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1. STATEMENT OF FACTS
A, TFacts Relating to the Instant Motion.

This case invelves an application for Ianld use entitlements for an approximately 250 acres
of land, upon which the Badlands Golf Course is presently being operated. Plaintiffs seek to enjoiny
Defendants Fore Stars, 180 LLC and Seventy Acres, LLC from developing (heir land by seeking

o enjoin the City of Las Vegas from acting up on development plans submitted by Fore Stars, 180}
LLC and Seventy Acres, LLC.

There is absolutely no dispute here as to ownership of the land Defendants seek tof
develop—Defendants own their respective parcels of land. The dispute poorly manufactured by
Plaintiffs is whether they can control, block, and/or bar development of Defendants® property|
which is adjacent to or in the vicinity of or adjacent to Plaintiffs’ house. They cannot. Plaintiffs)
without any support in the law or factual evidence in their favor whatsoever, assert that they werg
somehow “i)mmiscd” that the Badlands Golf Course—which is property owned by Defendants—|
would remain a golf course in perpetuity. This is a lie, but even if it were true, Moving Defendant
did not sell Plaintiffs their home in 2000. The Queensridge Master Declaration, Plaintiffs’]
Purchase Agreement, well settled case law, zoning on the land, and all documents in the record of]
title support the Defendants’ land is developable as residential housing. Plaintiff’s canno
reference a single document within the title records nor their Purchase Agreement documents to
support that their claims. The Plaintiffs have filed a frivolous Complaint and Amended Complain
followed by now a frivolous Motion for a Preliminary Injunction against the City of Las VegEJ

- seeking to enjoin the Defendant, City of Las Vegas’® actions in response to Defendant Property

? There is absolutely no standing for Robert N. Peccole or Nancy A. Peccole, as individuals, to make any
claims within their Complaint against any of the Defendants. They are neither owners nor have they any
interest in the subject matter of their Complaint as individuals. Any claims that they would seek to bring,
must be in their names as Trustees of their Trust, not as individuals, As such, Robert N. Peccole and
Mancy A. Peccole should be dismissed from this Complaint.

5
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Owners’ development plans submitted by Defendants Fore Stars, 180 LLC and Seventy Acres
LLC. | '

Defendants are proceeding with the development of the 250 acres of land they own and
control (Development Property”™). Defendants already have the express right to develop thd

Development Property and those rights were vested through a zoning ordinance action in 2001 by

the City of Las Vegas (and designated RPD-7 through resolution of intent by the City of Las Veg;

in 1990). The Development Properly has been, and is zoned, RPD-7, meaning up to 7.49 dwellin
units (du) per acre may be constructed on each acre of land (approximately 1785 units withou
having to seek any zoning change or change to the General Plan for the City of Las Vegas). Thd
presently pending applications seck to reduce the RPD-7 zoning on the 180 acres immediately
adjacent to the Queensridge common interest community {0 R-E which allows only 2 units pe
acre. This fact alone makes Plaintiffs’ prayer for injunctive relief illogical and without merit,

The Development Property has never been under the conirol of the Queensridgd
Association. The Queensridge homeowners have never paid agsessments to operate the golf coursel
nor does the Queensridge Association pay the taxes for the Development Property. The
Queensiidge common interest community has its own “open space” within the Prupc;"ty, which ig
under the control of the Queensridge Association, and which more than satisfies the “open space”
requirements of the City of Las Vegas.

In their Amended Complaint, Plaintiffs essentially allege that Defendant Fore Stars and ity
prineipal, Mr. Lowie, and companies and individuals affiliated with them as agents or employees|
colluded with City of Las Vegas officials, employees, or agents for certain zoning and entitlements
changes. This assertion is false and defamatory. At all times, Fore Stars lawfully parceled itg
property and sought changes to the existing zoning and entitlements exclusively through the

regular lawful process outlined by the City of Las Vegas ordinances and Nevada law.

RORO005257

23448



EHB COMPANIES

DREAM, DESIGN, DELIVER

EHE Companises (EHB Cos.) is a branded-group of real-estate development and building
companies headqguartered in Las Vegas, Nevada. Since 1993 EHB Cos' principals, Yohan Lowis,
Vickie DeHart and Paul DeHart, have developed more than three million square feet of commercial,
residential and retail properties, including the acclaimed One Queensridge Place, Tivoll Village
and Sahara Center. EHB Cos. designed and is presently constructing the new Nevada Suprems
and Appellate Court Building in downtown Las Vegas. The building will be leased to the State of

Nevada and is expected to be completed in December of 2016.

EHB Cos. has a passion for world-class architectural design and & commitment to delivering
the most distinctive properties made possible by its unprecedented production and sourcing
capabilities. EHB Cos. is comprisad of a team of impassioned professionals with an entreprensurial

spirit and commitment to delivering timeless product that transform communities.

EHB Cos. MISSION

To develop timeless, aesthetically
inspired real estate properties
that provide the catalyst for vibrant,

transformative communities.

COMPANIESD
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THE COMPANY

20 Years In The Neighborhood

ONE Y
 QUEENSRIDGE
e

R ALTWAY POl L
W Chalenea

2 =
— 4 g

7 FORT %
i APACHE ¢

ralened

EHB Cos. has bullt over 3 MILLION
SQ FT of residential and commercial
properties and has invested over

$1 BILLION, all within a 1.5 MILE
radius of Queensridge.

OEE QUEENSRIDEE PLACE
2189 Unit High Density Multi-Family
Residential Condominiums

TIVOL: WILLAGE

451,000 sq 7t Mixed Use Center

HARA CENTER

34
222,000 sq ft Retail Center

LAKE SAHARA PLAZA
153,000 sq ft Nursing Home
+ Office Center

FORT APACHE COMMORNS
65,000 sq ft Mixed Use Center

CHARLESTON STONME MARTY
22,000 sq ft Retail + Office Center

COMPANIES
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THE COMPANY

Still In The Neighborhood

The principals of EHB Cos. ALL
LIVE IN QUEENSRIDGE OR ONE
QUEENSRIDGE PLACE and are the
SINGLE LARGEST OWNERS within
both developments with a total of 15
residential properties.

i Additionally, EHB Ces. owns 275+
ACRES of undsveloped land including
SEVEN RESIDENTIAL PARCELS

. == and RENAISSANCE, a 23 acre retail/
“REWAISSANGE | | commercial/residential site.

TR : : .
"*%“m{-eg* 2 il 1 Outside of the neighborhood:
P " / wre 4
=2t : EHE Cos. dss.Jgned is constructing
57 and owns the p

|G APPELLATE COURT BUILDING

AN
in downtown Las Vegas.

COMPANIES
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2016 Major Modification of the 1990 Amendment to the Peccole Ranch overall Conceptual Master
Plan

PREPARED FOR and BY:
180 Acres LLC, Seventy Acres LL.C
.and Fore Stars Ltd
1215 8. Ft. Apache Rd., Suite #120,
Las Vegas, NV 89117

(Collectively, “Applicants™)

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

Kaempfer Crowell
1980 Festival Plaza Drive, Suite. 650
Las Vegas, NV 89135-2958

February 23, 2016

(Last Updated June 23, 2016)
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Section [ - Introduction

In early 1990, the 1,569.6 acre proposed 1990, Amendment to the Peccole Ranch overall
Conceptual Master Plan (hereinafter “1990 Amendment”) was submitted to the City of Las Vegas for
the approval of an Amendment to the 1989 Peccole Ranch overall Conceptual Master Plan.
Subsequently, on April 4, 1990, the Las Vegas City Council approved the rezoning of the 996.4 acres
in Phase Two of the Peccole Ranch overall Conceptual Master Plan from NU to zoning categories of
R-PD7, R-PD3 (subsequently corrected on January 29, 1991 to R-3), and C-1.

The narrative in the 1990 Proposed Amendment described the intent of that Plan and compared
the 1990 Amendment with the previously approved 1989 Peccole Ranch overall Conceptual Master
Plan (hereinafter “1989 Master Plan™). This narrative clearly referenced that the 1990 Amendment
was intended to be "conceptual” in nature. This reference certainly was in keeping with how the
Peccole Ranch overall Conceptual Master Plan has been implemented over the past 26 years, as there
are very significant variances from what was proposed to be built in the 1990 Amendment and what
was actually built. !

Following the 1990 Master Plan’s update in early 1990, all subsequent development was
approved and conducted by way of =zone change/site (plof) plan/mapping without
amendments/modifications to the 1990 Master Plan, notwithstanding non-conformity to the 1990
Master Plan.

This 2016 Major Modification to the 1990 Amendment (hereinafter "2016 Major
Modification") represents a Major Modification only with respect to the 250.92 acres on which the
Badlands golf course is currently operated, This 250.92 acres is hereinafter referred to as the
“Property”. (For information purposes, one hundred twenty four (124) acres of the Property was designated as
Single-Family in the 1990 Amendment) This Major Modification also reflects the repurposed uses sought
by Applicants on the Property as follows:

e 183.71 acres: These 183.71 acres (The Preserve) are redesignated as “Estate Lots™ in this 2016
Major Modification. This acreage comes significantly from the 401 acres designated as
“Single- Family” in the 1990 Amendment’s Phase Two.

o Applicants have chosen to provide a maximum of only 75 home sites on this entire
183.71 acres, with more than 50% of this acreage as enhanced landscape areas (It is
important to note that this reduction in permitted density from these acres® already
existing R-PD7 zoning, up to 7.49 Units per acre, is entirely voluntary and is not for the
purpose of satisfying any City imposed open space requirement or otherwise secve in
any regard as a “quid pro quo™.)

e (7.21 acres: This 67.21 acres (The Seventy) are redesignated as “Luoxury Multi Family” in this
2016 Major Modification allowing a total of 2,400 Luxury Multi Family Units as well as 200
Agsisted Living Units. In addition to this acreage coming from the “Golf Course Drainage™
designated land in the 1990 Master Plan’s Phase Two, it also comes partially from each the

PRJ-63491
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acreage designated “Single- Family” and “Resort Casino™ in the 1990 Amendment (Phase
Two).

By approval of this 2016 Major Modlﬁcanon, the 1990 Amendment is modified to reflect the
repurposed uses on the Property.

The 1989 Master Plan (Exhibit A) which was approved by the City of Las Vegas on February
15, 1989 comprised 1,716.3 acres. The 1990 Amendment (Exhibit B) illustrated a reduction in the
1,716.3 acreage due to the elimination 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 (included in the 1989 Master Plan) owned and
managed by the Las Vegas Valley Water District was also removed in the 1990 Amendment. Another
51.93 acres with various land uses, some relating to the right of ways associated with the
aforementioned land removed, were also removed in the 1990 Amendment. Consequently, the 1990
Amendment comprised 1,569.6 acres with 573.2 acres in Phase One and 996.4 acres in Phase Two.
Similar to the 1990 Amendment in which land was removed, and so that a portion of an APN is not
located partially within and partially outside the 1990 Amendment, a 17.8 acre portion of APN #138-
32-723-001 is removed, as part of this 2016 Major Modification, from the 1990 Amendment’s Phase
Two acreage. (See Exhibit G).

The 1990 Amendment noted that:

“Peccole Ranch is located within the northwest and southwest growth areas of the Las

Vegas Metropolitan Area (Exhibit C), and has an excellent time-distence relationship to
surrounding support services, employment centers, and tramsportation network including
MecCarran International Airport. This pavticular area of the Valley has been experiencing a
rapid growth vate as demonstrated by those developments occurring in the Peccole Ranch
vicinity.... Planning efforts for planned communities promote viable growth, compatibility with
aa}acen! uses, and a r:.'ommxrmem to quality. It is this trend that became the basis of a Plan
ld_maintai ibility _to accommodate future market changes. The proposed Plan is
Cancepmd in_nature to allow detailed planning at the time of development. In this wav the

lifestvles of the anticipated population can be met". (Emphasis added)

The above statements were in fact, necessary and appropriate in 1990 and are even more
necessary and appropriate today. The 1990 Amendment was specifically intended, designed and
drafted to, "maintain flexibility to accommodate future market changes” with a clear recognition
that, “The Plan is conceptual in nature to allow detailed planning at the time of development.” In
fact, the developer under the 1990 Amendment 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, nevertheless insisted that the R-PD7
zoning classification remain on the land developed as golf course (Exhibit D), and that the
development potential of this golf course be disclosed, so that if and when changing market or
other conditions necessitated it, the land developed as golf course (most importantly for purposes
of this Major Modification the “Property™) could be developed with, among other things, already
zoned and permitted residential use.

-PRu-63481
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To further evidence this flexibility of purpose, and as can be seen in Exhibits E-1, E-2, F-
1 and F-2, the as-built condition of the Master Plan property is pot similar to either the 1989
Master Plan or 1990 Amendment.

The repurposing of use, reflected in the 2016 Major Modification, of the Property
presently used for golf course is in response to continued market changes, not the least of which
is the erosion of the golf industry, an erosion from which Las Vegas is not exempt. The number
of golfers in the United States has fallen from a high of nearly 30 million in 2000 to
approximately 21 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 terribly
underperforming. Nationally, golf course closures, 732 in the last 4 years, 1503 in the last ten
vears (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 what was once land used for golf course.

The 1989 Master Plan and 1990 Amendment incorporated office, neighborhood
commercial, a nursing home, and a mixed use village center around a strong residential base in a
cohesive manner. A destination resort-casino, commercial/ office and commercial center (in
the 1990 Amendment) were included in the northeasterly portion of the Master
Plans. Special attention was given to the compatibility of neighboring uses for smooth
transitioning, circulation paiterns, convenience and aesthetics. The vision and goal of those
Master Plans continue with this 2016 Major Maodification.

Also of importahce to the 2016 Major Modification is the nearby and conveniently located
transportation network, consisting of “freeways” such as 1-215, US-95 and the Summerlin
Parkway and major section lines roadways, including Durango Drive, Charleston Boulevard,
Sahara Avenue, Rampart Boulevard, Hualapai Way, Town Center Drive and Alta Drive. All of
these freeways and roadways are designed to carry elevated amounts of traffic volumes, including
the traffic that will result from the repurposed uses under this 2016 Major Modification. A traffic
study to address traffic considerations has been prepared and submitted to the City and does
support this Major Modification.

The development plan for Peccole Ranch was designed to benefit the current and long range
needs of the Las Vegas Meiropolitan Area. The same is true of this 2016 Major Modification. Overall
project character and identity of the Property now proposed to be developed as outlined in this 2016
Major Modification will continue to reflect the highest standards of quality as demonstrated by the
many adjacent and nearby developments built by affiliated companies of the Applicants. Such
developments include the building of: (i) forty (40) very high end estate homes, built in Queensridge
North and South, representing nearly 40% of all estate homes in Queensridge North and South, (ii) the
towers at One Queensridge Place, (iii) Tivoli Village, (iv) Fort Apache Commons and (v) Sahara
Center, all built upon Peccole Ranch Conceptual Master Plan s properties.

- PR:J-63491
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Section II - Historical Land Use Flexibilit

The current as-built condition compared to that designated in the 1990 Amendment differs
extensively, as shown on the Exhibit F-1 overlay. The differences in designations between the as-
built condition of the lands today and the 1990 Amendment include:

1. Seventy-eight (78) Single-Family lots and four (4) common area lots (or portions thereof) in
Phase Two were built on land designated for Golf Course Drainage.

2, An additional nine (9) holes of golf course, on approximately 70 acres, were not
contemplated at the time of the 1990 Amendment, but were ultimately constructed upon
property designated Single-Family and subsequently zoned RPD-7.

3. One hundred twenty four (124) acres of golf course were built on land not designated as Golf
Course Drainage.

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

5. A mixed-use commercial development was constructed at the southwest corner of Charleston
Boulevard and Fort Apache Road on a parcel that was designated as a Nursing Home.

6. Single-Family developments were constructed on the 19.7 acre site designated as Schools.

7. Single-Family developments were consirueted at the northwest comer of Durango Drive and
Alta Drive on 63.44 acres designated as Commercial Center,

8. The 19 acre parcel designated Commercial at the northeast cornmer of Charleston
Boulevard and Hualapai Way has been built out as Single-Family residential.

9. The 32 acre parcel designated Multi-Family at the northwest corner of Charleston
Boulevard and Palace Court has been built out as Single-Family residential.

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

Accordingly, with respect to the Property, this 2016 Major Modification modifies the 1990
Amendment to reflect the location of the Property and the uses proposed, as shown on Exhibit G,

Section IIT - Residential
The entirety of the Property presently used as golf course (except for 4.5 acres zoned PD)
is zoned R-PD7 as reflected in Clark County Records and as confirmed in City of Las Vegas

Zoning Verification Letter dated December 30, 2014 (Exhibit H). By approval of this 2016
Major Modification, the additional zoning designations of R-E and R-4 will replace the cxisting
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R-PD7 zoning to be consistent with the planned development of the Estate Lots, Luxury Multi
Family and 200 Assisted Living Units.

The demand for housing remains strong in the area, reflecting the continued volume of in-
migration to the Las Vegas Valley and internal population growth. The repurposed designations
of the Property are based upon market conditions and the continuning market demand for
extremely high end Estate Lots/custom homes as well as Luxury Multi Family Units and Assisted
Living Units, all of which are reflected as part of this 2016 Major Modification.

Exhibits J-1 and J-2 reflect the repurposed land uses and Development Areas of the
Property. i

In particular, the 183.71 acres (Development Area 4) is devoted 1o large Estate Lot development.
Exhibits K-1 and K-2 illustrate, by way of example an area between Orient Express Court and
Winter Palace Drive that shows its emvent condition compared to a conceptual rendering of its
enhancement with the repurposing of the Property. Other portions of the 183.71 acres will have
enhanced landscape areas commensurate with their lot sizes. These Estate Lots will be of multiple
sizes averaging 2.4 gross acres with a minimum of ten (10) of these Estate Lots five (5) acres or more.
The minimum lot sizes will be pursuant to R-E zoning. Lots less than one (1) acre will be built
pursuant to R-E zoning setbacks. All Estate Lots | acre or more will have Building Area
specifications as provided below and as further specified in Exhibit B to the Design Guidelines which
is Exhibit D to the Development Agreement. This Estate Lot offering will be unprecedented, with
more than 50% of The Preserve being landscaped areas.

These Estate Lots are one of a kind, representing a rare concentration of extremely large
Estate Lots with quality design, construction and landscape guidelines in an Association(s),
producing an unparalleled, luxury residential development.

Each Estate Lot of one (1) acre or more will have a limited buildable area. This means
that the portion of the lot that is built with footprints of the main residence and ancillary
structures, (hereinafter "home site") will be limited as follows: The buildable area for a home site
on a one (1) acre lot will be limited to a maximum of 50% of the total lot or one-half (1/2) acre of
the one acre lot. The buildable area for a home site on a three (3) acre lot will be limited to a
maximum of 33% of the total lot or one (1) acre of the three acre lot. The buildable area for a
home site on a five (5) acre lot 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 buildable area of 25% of the tofal lot.
Home sites on lots not enumerated herein will be correspondingly sized. Lots smaller than one
and one half (1 '4) acres may have a pool and its related structures, as well as hardscape,
constructed outside the home site. Lots four (4) acres or more may have multiple buildable
arcas/home sites (as further specified in Exhibit B to the Design Guidelines which is Exhibit D to
- the Development A greement), subject to the building limitation as set forth above.

In addition to each Estate Lot having a limited buildable area, cach Estate Lot will also
have enhanced landscaping, which may consist of large areas of both grass and/or artificial turf;
with an abundance of trees planted throughout, and on the borders of, each Estate Lot. Water
retention areas may be utilized on a number of the larger lots, subject to appropriate
governmental approval. . Exhibit J-1 shows in dark green the area to be developed with the
large Estate Lots; it is intended that the entirety of the 183.71 acres will be designated in the
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General Plan as Desert Rural Density Residential (DR) and zoned Residence Estates District (R-
E).

The 67.21 acres (consisting of 65.08 and 2.13 acres) shown in yellow on Exhibit J-1
represent the arca to be developed with Luxury Multi Family homes and Assisted Living Units.
This Luxury Multi Family and Assisted Living development will occur in three Development
Areas. The time frame for actual development within these three (3) Development Areas is
dependent on market conditions.

The Development Area 1 consists of wup to 720 Luxury Multi Family Units en the
southwest corner of Rampart Boulevard and Alta Drive, specifically located on 17.49 acres and
legally described as assessor parcel number 138-32-301-005 (Exhibit J-2, light green).

The balance of these 67.21 acres, that is, the 49.72 remaining acres, will be built out over
time (being Development Areas 2 and 3) as market conditions permit, with a variety of Luxury
Multi Family offerings including the 200 Assisted Living Units.

Development Area 2 is the approximately 20.69 acres that lie to the southwest of the
aforementioned 17.49 acres (Exhibit J-2, yellow). Present development plans contemplate a
combination of 4 story (up to 55’ in height) to 6 story (up to 75" in height) Luxury Multi Family
offerings and two mid-rises 150" in height.

Development Area 3 is the approximately 29.03 acres (Exhibit J-2 Orange) nearest to the
east side of Development Area 4 (the Estate Lot development). Development of Luxury Multi
Family homes in this Development Area will be limited to 4 storics except as provided herein.
The Westerly edge condition of Development Avea 3 adjacent to existing homes not part of the
Property will incorporate sensitivities as will be reflected in the respective site plan when these
particular developments are presemted to the City for Site Development Review, These
sensitivities will address building setbacks, landscape treatments in setbacks, building height of
the most immediate adjacent portion of any buildings and building elevations. More specifically,
in the first 75" from the property line of the adjacent existing homes not part of the Property,
there will be no building structures (“No Building Structures Zone™). These No Building
Structures Zones’ 75° will contain landscaping, EVA (Emergency Vehicle Access), walking trail
and drives through Development Area 3 to Development Area 4. The next 75 adjacent to the No
Building Structures Zones will be the building transition zone (“Building Transition Zone"). In
the Building Transition Zones, the height of building structures shall be no higher than 35" above
the finished floor of adjacent existing homes not part of the Property. The ahove zones are
illustrated in Exhibits L-1 and J-2.

Much of the planned Luxury Multi Family development in these 67.21 acres is located
near or adjacent to the presently existing (and substantial) commercial and multi-family
developments along the Rampart Boulevard corridor.

As part of this proposed Luxury Multi Family development, a roadway will be constructed
through the 67.21 acres, connecting Alta Drive and Rampart Boulevard. This roadway will
provide an alternative route to traffic that would otherwise use the Rampart Boulevard and Alta
Drive intersection. It is clearly anticipated that this roadway would be used significantly by
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residents in these newly proposed Luxury Multi Family developments.

As with the 183.71 acre Estate Lot development (Development Area 4), this 67.21 acre
Luxury Multi Family development, in addition to having a variety of Luxury Multi Family
offerings and Assisted Living offering, will incorporate enhanced landscaping which will consist
of large areas of both grass and/or artificial turf, with an abundance of trees planted throughout
the site. Substantial open space, park areas, finess rooms, pools, recreation areas and walking
paths will also be provided to varying degrees throughout the 67.21 acres. There will be special
emphasis on providing enhanced landscape buffers adjacent to any presently existing Single-
Family and Multi-Family residences not part of the Property. A wall, up to 10 feet in height, will
serve to separate Development Areas 1, 2 and 3 from Development Area 4 and the wall will
provide pated access points to Development Arca 4. It is intended that 67.21 acres will be
designated in the General Plan as Residential High (H) and zoned High Density Residential
District (R-4).

Attached (Exhibit M-1) is a report jointly prepared by the Urban Land Instifute, the
American Institute of Architects, the National Multi Housing Council and the Sierra Club
entitled, “Higher Density Development—NMyths and Facts”. This report addresses multi-family
development and its misconceptions—and perceived impacts—on a community. The findings in
this 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 and opportunity to repurpose the Property is here and now. This urgency applies both
to Estatc Lot development and as to Luxury Multi Family development (as evidenced in part, by the
interest expressed and offers received from potential buyers and studies done by the Brookings
Institute (Exhibit M-2), among others, including the Urban Land Institute’s publication (Exhibit M-3)
entitled “The Case for Multifamily Housing” which demonstrate that the present desire is for “vibrant,
compact and walkable communities.”)

Section IV — Design Guidelines. Development Standards and Uses

The Design Guidelines, Development Standards and Uses provided as an exhibit to the
Development Agreement applies to the Property only; and with regard to the Property, it
specifically supersedes any conflicting design criteria set forth in both 19.06.060 and 19.06.120
of the Las Vegas Municipal Code.

Section V - Commercial

The Peccole Ranch Conceptual Master Plan area, as well as a number of adjacent and
nearby properties, offers very significant amounts of commercial. Some of this commercial is
built out and operating. Other commercial is built 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 at success, commercial in this area, whether it is already built, or approved but
not yet built, must be supported by nearby residential development. It is also a fact that nearby
commercial operates as a significant convenience and benefit to nearby residents. Consequently,
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to be successful, commercial and residential must work together and there must be adequate
amounts of each to serve the other.

High intensity uses such as retail, restaurant and office, with their attendant employment
opportunities, are incorporated into the commercial/office and neighborhood commercial areas in land
incorporated in the 1990 Amendment. With respect to this trade area there are, specifically, and
representing some of its millions of square feet of retail, restaurant and office development, included
in the land incorporated in the 1990 Amendment the following:

o The retail uses in the Sahara Center at the northeast corner of Sahara Avenuve and
Hualapai Way;
® The retail and restaurant uses at the Hualapai Commons at the southeast comner 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;

° The office complex at Sir Williams Court at the southwest corner of Rampart
Boulevard and Sir Williams Court;

° The mixed use development at Tivoli Village at the northeast corner of Rampart
Boulevard and Alta Drive;

2 The retail and restaurant uses at the northeast corner of Sir Williams Court and Rampart
(portion of Boca Park);

° The office complex and preschool at the northeast corner of Hualapai Way and Alta
Drive;

° The office, retail and restaurant uses at Fort Apache Commons at the southwest corner

of Charleston Boulevard and Fort Apache Road;

@ The office, retail, restaurant and entertainment uses at Village Square at the norfhwest
corner of Sahara Avenue and Fort Apache Road; and

° A medical office at the southeast corner of Charleston Boulevard and Apple Drive.

Also, there is a large amount of additional office, retail and restaurant uses located within the
adjacent Boca Park at the northeast corner of Charleston Boulevard and Rampart Boulevard and the
Crossroad Commons at the southeast corner of Charleston Boulevard and Rampart Boulevard. And all
of this commercial development does not take into consideration the significant amount of commercial
now existing and still planned at “Downtown Summerlin™ just two miles away.

Also, the 1990 Amendment contains a 52.5 acre destination resort-casino site, being the
Suncoast Hotel and Resort, which is located at the northwest intersection of Alta Drive and Rampart
Boulevard. Neighborhood amenities, such as bowling alleys, movie theatres and restaurants are
provided as part of the Suncoast Hotel and Resort. In addition, the immediate area provides
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significant other amenities at both the J.W. Mariott/Rampart Casino and the Red Rock Hotel &
Casino. These hotel/resorts will benefit as well from the additional residential development planned
with this 2016 Major Modification.

The bottom line is that, as evidenced from the above, there is substantial commercial both
already built and planned to be built in and around the area. This commercial must have nearby
residential in order to remain, or become, successful, and there remains only a limited amount of
undeveloped land in this area to provide patrons with these commercial offerings,

The 1990 Amendment provided for 237 (197 acres “Neighborhood Commercial/Office” plus
40 acres “Mixed-Use Village Center”) acres of commercial. There are cwrrently 179 acres. This
variance results largely from land that was planned as commercial in the 1990 Amendment but wlich
was actually developed as Single-Family residential. Up to 7,500 square feet of encillary commercial
is ptanned as part of the development of The Seventy.

Section VI - Land Currently Used As Golf Course Rg)umoscd.

No golf course is provided in this 2016 Major Modification,

The land currently used as golf course will be repurposed as detailed in and as provided throughout
this 2016 Major Modification. 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 lighted course) with
their related facilities, at the Angel Park Golf Course on Rampart Boulevard, as well as by eleven
additional golf courses in a 4 14 mile rading (Exhibit N).

Section VII - Drainage

The two primary flows (one from Hualapai Way and the other from Charleston Boulevard) that
traverse as open flow channels through portions of the Property presently used as golf course will be
incorporated into open flow channels or underground concrete box culverts or a combination of both
that will connect to the existing box culverts at Rampart Boulevard and Alta Drive. All drainage must
comply with the Clark County Regional Flood Control District Drainage Design Manual. The design
of the open flow channels and box culverts will be subject to appropriate governmental approval from
the City of Las Vegas Public Works, Clark County, Nevada, the State of Nevada and the federal
government. The drainage considerations for the Property are not, in any real way, different from what
is the case upstream as the flows flow through open flow channels located in Peccole Ranch to the
south and Summerlin to the west and as was done with box culverts in the development of Tivoli
Village, the latter is development with which an affiliated entity of the Applicants was the developer.

The FEMA designated flood plain covers 67.23 acres of the Property (representing only 26%).
The 67.23 acres contain 22,9 acres of a drainage flow line easement in favor of the City of Las Vegas.
An additional 12.4 acres of such drainage easements lay outside of the FEMA designated flood plain.

Maintenance responsibility of the drainage infrastructure is addressed in the Development

Agreement.
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Section VIII - Grading

Based on studies done by Applicants’ engineers, Applicants have been advised, and are
confident, that the site can be balanced so that during development trucks hauling fill material either in
or out of the Property will not be necessary, except for the import of landscape fill materials necessary
for the planting and support of the landscape vegetation.

Section IX - Roads/Streets

Roads/Streets sections on the Property and relating to the repurposed uses of the Property, will
be approved and constructed as provided for in the traffic study and in the Design Guidelines,
Development Standards and Uses set forth in the Development Agreement.

Section X — Schoi

No new schools sites are planned as part of this Major Modification. The 19.7 acre school site
proposed in the 1990 Amendment was subsequently built out as Single-Family. Practical experience
and actual as-built development statistics show (as supported by the Urban Land Institute report on
multi-family development referenced earlier herein) 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 multi-family development, since neither one of the foregoing typically
involve large family oceupancies. Consequently, the development of the Property is not contemplated

to have a substantial impact on schools. Furthermore, as stated in the November 2010 Brookings .

Institute Report, Exhibit M-2 “The Next Real Estate Boom”, “85% of the new households formed
between now (2010) and 2025 will be single individuals or couples with no children at home”, That
being said, after the approval of this 2016 Major Medification and during the course of the
implementation of this 2016 Major Modification, the Applicants will continue to work with the School
District to explore ways that the Applicants may be of assistance in mitigating any actual impacts that
the additional residences on the Properly may actually have on nearby schools.

Further, as can be seen in the Economic & Fiscal Benefits Study (Exhibit O), there are very real and
very significant fiscal benefits that are realized from development under this 2016 Major Modification:
and the Clark County School District is a significant beneficiary of those benefits. As the study shows,
the estimated “One-time /Non-Recurring Tax Revenue” to be received by the School District and
“Annual Recurring Tax Revenue™ are many millions of dollars.

Section XI - Development Plan

Design Guidelines, Development Standards and Uses for the Property will be applied
pursuant to the terms and conditions of the Development Agreement which will be presented to and
considered by the City of Las Vegas in conjunction with this 2016 Major Modification. Additionally,
prior to any submittal to the City of Las Vegas, the “Master Developer” pursuant to the Development
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Agreement must approve any and all land use submittals, including architectural plans and other
applications affecting the Property.

Section XII - Quality of Development

Asg part of the Development Agreement, Design Guidelines will be established for the
Property. Covenants, Conditions and Restrictions will be established to help guarantee the
continued guality of development, and Homeowner’s Association(s) will be established for the
maintenance of common arvea(s).Separate subsidiary associations will be created within
individual development parcels to maintain the common areas within those developments,
In addition to these protections, and to the extent provided in the Development Agreement, the
City of Las Vegas will be able to monitor development standards through any review process that
may be required with regard to the development of the individual Luxury Multi Family and
Assisted Living components.

ection X1II - General Plan Conformance

Just as the City of Las Viegas General Plan is designed as a set of guidelines to help direct
the future growth of the City, the 2016 Major Modification is in conformance with the following
Las Vegas General Plan Planning Guidelines:

- Provide for an efficient, orderly and complementary variety of land uses.

- Provide for "activity centers" as a logical concentration of development in each
community area of the City to encourage economic, social and physical vitality, and
expand the level of services.

. Encourage the master planning of large parcels under single ownership in the growth
arcas of the City to ensure a desirable living environment and maximum
efficiency and savings in the provision of new public facilitics and services.

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

Section X1V - Conclusion
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Based on the Property’s R-PD7 zoning on which the Badlands golf course is currently
operated, the Property was acquired in order to ensure that an economically viable project that
enriches the overall neighborhood is developed. When the golf course closes, the 2016 Major
Modification to the 1990 Amendment will prescribe an appropriate repurposing of the Propetty that
will revitalize Queensridge and the surrounding area and benefit the entire City of Las Vegas.

Additionally, the project will provide the following benefits:

Ag the City continues to grow, this Major Modification provides meaningful, needed
housing in this desirable suburban core of the City;

The addition of residential homes on the Property will support and revitalize the
commercial uses in the area;

The Assisted Living Units will allow neighborhood residents an additional opportunity
to “age in place”, namely to stay in the neighborhood, and, for existing neighborhood
residents to have the potential opportunity for their family members to *age in place”
close by.

There will be significant economic and fiscal benefits derived from the development of
the Property as outlined in the study prepared by RCG Economics (Exhibit O);

The Clark County School District, among others, is directly and continually benefited
by the tax revenue realized.

After the installation of the approved drainage infrastructure, the FEMA flood plain
designations will be removed from a number of Queensridge properties; and

The implementation of 2016 Major Modification will provide for the orderly and
proper development of the Property. 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 footprints, and significantly
enhanced landscaped with an abundance of trees; and (i) Luxury Multi Family
developments, with enhanced landscaping and first class amenities; and (iii) an
Assisted Living Component, will together create a community unlike anywhere else in
southern Nevada; a community of varying lifestyles but one which will ensure that
Queensridge/One Queensridge Place continues to be the place where one wants to call
home.

The proposed development reflects a cultural and economic stimulus plan that will deliver a
strategically planned multi-family residential lifestyle development (The Seventy) and an unrivaled
single-family estate neighborhood (The Preserve) on 250.92 acres, enswring the amenitized and
landscaped acreage of more than 50% of the entire Property. The plan will transform a community
into one of the most desired in the City of Las Vegas.
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ONGOING AVAILABILITY TO PROJECT INFORMATION

EHE Companies has and will continue to provide projectinfarmation to any member of the community
interestad in learning about the proposed development. We strongly encourage you to speak with us
directly to ensure that all of your questions have been addressed.,

A FINAL NOTE

Over the last 20 years, EBH Companies has helped define Queensridge as one of the premier
neighborhoods in Las Vegas and is responsible for building almost 40% of the custom homes in
Queensridge and community landmarks such as One Queensridge Place and Tivoll Village. All
principals and executives currently live in Queensridge or One Queensridge Place. There is simply
no other group of individuals who has invested more or who curranily have a vested interest as much
as those at EHB Companies.

COMPANIES
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SETTING THE RECORD STRAIGHT

Redevelopment of Badlands Golf Course

In recent weeks various communications fraught with inaccuracies and misrepresentations have
been anonymously disseminated to Queensridge homeawners. Despite the open invitation by EHB
Companies to provide accurate and detailed information related Lo the Project, no efforls were made
by the anonymous authors to contact our representatives to verify the accuracy of the statements
made. We encourage all homeowners to engage in a direct dialogue with EHB Companies to allow for
atransparent exchange of information and facts. Below you will find accurale information correcting
the deliberate falsehoods being eirculated. If you still have questions and/or concerns, please do not
hasitale to contact Jennifer Knighton at jknighton@eshbeomparies.com ar 702-940-6930to schedule
a time to speak or meet with an EHB Companies exgcutive.

PROJECT SUBMISSION STATUS

Commencing in August of 2015, entittement applications were submitted to the City of Las
Vegas. These applicalions included a change to the existing R-PD7 zoning (Residential Planned
Development — up to 7.49 units per acre) on the Property, which is currently operated as a golf
course under a lease by a third party operator, The change would allow for 3,020 luxury multi-family
units on the easternmost 70 acres {The Saventy) and up to 60 estate lots on the rernaining 180 acres
adjacent to Queensridge (The Preserve). The applications are consistent with presantations
macde to Queensridge and One Quesnsridge Place homeowners beginning in August of 2015.
Various City departments are reviewing the submissions and will be subject to the approval of
the Planning Commission and City Council.

DISPELLING THE CONSPIRACY THEORY

On Septemnber 8, 2015, the Planning Commission reviewed agenda ilem #24 (GPA-60759) in which
the City of Las Vegas, as the requesting applicant, was seeking to amend its General Plan to allow
for changes to the PCD (Planned Community Development) designation. This amendment would
have allowad lhe Planning Department to use its discretion in density limits for any given project.

p 702-940-6930 £ 702-940-5931 1215 5. Fort Apache Drive, Suita 120 Las Vegas, NV 89117 el heo mpanies.com
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EHB Companies did have an application pending to change the Property's General Plan designation
frorn PR-OS (Park/Recreation/Open Space) to PCD. However, neither the amendment to the
City's General Plan (again initiated by the City, not EHB Companies) nor the amendment of the
Property’s General Plan designation, would have changed the density requests within EHB
Companies’ pending entitlement applications, nor eliminated the mandatory neighborhood
meetings, various City departments’ reviews and Planning Commission and City Council
public hearings.

LITIGATION

On BDecember 15, 2015, a meritless lawsuit was filed by Jack B. Binion, Frank A, Schrek, Duncan
R. Lee and Irene Lee, Robert N. and Nancy Peccole, Trustees of the Robert N, and Nancy Peccole
Trust, Turner Investments LTD, Roger P. and Carolyn G. Wagner and Trustees of the Wagner Family
Trust, all of whom own homes directly adjacent to the golf course.

The lawsuit quastions the validity of the City of Las Vegas’ process for review and approval of parcel
maps. If the City's process for approval of parcel maps were found non-compliant with Nevada law,
then all parcel maps processed in the same manner, estimated to be In the thousands, would be
rendered invalid, The lawsuit has no merit. However, as stated very candidly by Yohan Lowie
at the August 2015 neighborhood meetings, any litigation filed, irrespective of merit, does and
will affect the plans for the Property.

DENSITY

The Property is zoned R-PD7 which classification allows for up to 7.49 units per acre. This
zoning was verified by the City of Las Vegas in a Zoning Verification Letter provided to EHB
Companies on December 30, 2014, prior to EHB Companies’ acquisition of Fore Stars Lid, the
then owner of the Property.

In lieu of pursuing construction of up fo 1,800 homes throughout the Property, the pending entitiement
applications seek to reduce the density on the 180 acres (The Preserve) by building only 1 unit per 3
acres on average {up to 60 estate lots), while concurrently providing luxury multifamily near the Alta/
Rampart corridor's existing commercial and rultifamily.

TOTAL NUMBER OF UNITS

The total number of units being requestad is 3,080, comprised of up to 60 estate lots in The Preserve
and 3,020 luxury multi-family units in The Seventy. Thers is no longer a consideration for a 2 for 1
exchange on assisted living units,

PROPERTY VALUES

Appraisers recognize that there is no single variable (i.e. the loss of a golf course) that determines
the valus of any given property. In order to reach a sound conclusion on valuation, appraisers
perform extensive research and consider multiple variables, in this case including the replacement
of a golf course with multi acre estates, the permanant preservation of open space through deed
restrictions ar conservation easements, the addition of extensive landscaping impravements and the
reduction of the epidemic securily concerns that plague Queensridge.

COMPANIES
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Furthermore, no comparative scenarios, including the development of the Property under the existing
R-PD7 zaning by merchant builders and public park/desert conditions created by the shutdown of
the golf course, have been cited by Project opponents, thereby allowing homaowners to make an
informed opinion as to what is ultimately best for the community. One factor that is indisputable is
that the present uncertainty surrounding the direction of the development of the Property has
a negative impact on Queensridge homes values. Any litigation will serve to further delay the
certainty and marketability of Queensridge homes.

PRESERVATION

Under the present application, approximately 50% of the entire Property and approximately
65% (120 acres) of The Preserve will be permanently preserved under conservation easements
or deed restrictions. The Preserve will be extensively landscaped (whereas today the golf course
is only 35% green and the remainder native) and calls for the planting of approximately 7,500 trees,
whereas presently there are only 1,014, '

FEMA FLOOD ZONE

Approximately 75% of the Property is NOT in the FEMA flood zone and is currently bulldable
without FEMA reclassification. The Master Drainage Study, which has been submitted to the City of
Las Vegas, as required, contains a flood mitigation plan for the entire Property, which includes sixty-
seven (67) acres that are within the FEMA flood zone. Included in the FEMA designated flood zone
are portions of residential propertias along the golf course including 15 lats on Orient Express, 4 lots
on Kings Gate Court, 3 lois on Winter Palace Drive and 3 HOA common areas. These properties will
benefit from the construction of underground drainage culverts, similar to those under Tivoli Village,
as they will be removed from the FEMA flood designation zone.

TRAFFIC

A Master Traific Study has been submitted and traffic impacts will be held to the same’standards
and review process as any other project requesting entitlements from the City. It is also important
to remember that the traffic study reflects demands associated with a fully complete development.
Traffic generated by the proposed development will accur over the course of many years allowing
for a gradual impact on City roadways.

COMMUNITY SAFETY, SECURITY AND WELFARE

The redevelopment of the Property will have a significantly positive impact on the safety,
security and welfare of Queensridge by removing the vulnerabilities that currently exist due
to both the proximity to a public golf course and the pedestrian accessible drainage culverts
under Charleston Bivd. and Hualapai Way. The proposed drainage plans includs the installation of
underground drainage culverts that will safely contain water flow below ground. An established and
more secure perimeter will be created by removing the open culvert access (6' x 25" on Charleston
Blvd. and 8' x 16' on Hualapai Way), heightening a portion of the existing walls along the golf course
to 10 feet or more and installing & 10 foot wall between The Preserve and The Seventy. These efforts
will help deter opportunistic criminals who now enter the public golf course with great ease.

COMPANIES
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DEVELOPMENT AGREEMENT

The Devslopment Agreement, which memaorializes the lerms and conditions of the Project, continues
to be negotiated with the City. It is an ongoing process and the final decument will be far more
comprehensive than the inilial draft. The proposed final agreement will be posted on the City's and
EHE Companies websites prior lo the Planning Commission hearing. If approved, it will become a
binding contract betwean the applicants and the City of Las Vegas.

CONSTRUCTION TIMING, ACCESS AND IMPACT

Work will commence no sooner than 16 months from today, The process of rough grading and
installation of underground drainage culverts will take approximalely 6-9 months for each of the
seven segments of The Preserve and 6-12 months for The Seventy. Once complete, what will remain
an The Preserve will include single family home construction similar to that presently taking place
on Kings Gate Court and on The Seventy, construction on a scale equal to or less than that of One
Queensridge Place.

Construction cannot and will not take place 24 hours a day, 7 days a week throughout the course of
the Project. Construction is subject to noise ordinances, which limits the allowable timeframe to 11
hours/day on The Preserve and an exception of 16 hours/day on The Saeventy to allow for expedited
construction, EHB Companiss built 40% of the custom homes in Queensridgs, Tiveli Village and One
Queensridge Place and has always workad cooperatively with the adjacent neighbors to ensure that
interruption is minimized.

In addition, the Praoperty's raugh grading is expected to balanced and therefore fill dirt related to this
operation will not be transperted in or out and roads will nol be damaged. Construction equipment
will access the site from Hualapai Way or Alta Drive, MOT through the Gueensridge north and/
or scuth gates.

EARTH PROCESSING

Earth processing will be limited to 16 hours per day and wili occur oniy during the 6-8 months
that vrough grading will occur, Given that the facilily will be located at least 500 feet from any
residential structure, impact on existing homeowners will be minimized. EHB Companies is also
required to obtain approval from the Clark County Department of Air Quality Management for all
aspects of earthwork, processing and slorage, and all aspects of construction are subject to City
nolse ordinances.

SCHOOL IMPACT

The Project will net have a substantial impact on area schools and is not expected to require any
additional school sites, I additional capacity is ultimately needed, the Clark County School District
has a process for the planning and absorption of any additional studenis.
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We are pleased to share that the City staff including those at the Planning Department have RECOMMENDED
APPROVAL for our proposed development, The Planning Department stalf in particular, is comprised of the
day-to-day professionals who function as zoning administrators and process all plans that are ultimately heard
by the Planning Commission.

With that, we at EHBE Companies understand that you still may have guestions about our plans. We have found
that when homeowners had an opportunity to better understand our vision, they have becoms more comfortable
about the prospects of change. Many at EHB Companies are residents of Queensridge and One Gueensridge
Place, and as such, are joint stakeholders in the future of our neighborhood.

The following are some of many of the questions we have fielded. If you have any further questions, we will be
more than happy to speak or meet with you at your convenience.

Why does EHB Companies desire to develop residences on the property where
Badlands Golf Course is operated? Why not just leave the course the way it is?

While Badlands was once a profitable use of the property, times have changed. The average number of golf
rounds and the price per round have both decreased significantly since the recession that began almost a
decade ago. This decrease is reflective of the golf industry as a whole, which has suffered similar challenges
nationwide. Golf courses by the hundreds have been closing across the country for the past decade and with
the tremendous amount of water necessary to nurture a golf course, it's simply not a viable option. In order to
preserve some of the positive elements of the goll course, we have proposed a development on the westarn
portion of the property (The Preserve) in which more than 50 percent will consist of landscaping, foliage and
open areas.

Originally the buildings to be constructed on the northeast corner of the property

(the area knowr as The Seveaty) were going to be condominiums to be sold to buyers.
Mow we’re hearing you want permission from the city to make it a rental preperty. Why?
And what impact do you believe rental units will have on our guality of life?

Whether a multifamily property is for rent or for sale is not a condition of zoning, In other words, developers
need not ask permission for developing a property for sale versus for rent. Our intent was always to entitlie
and develop purpose built condominiums that once complete, may either be sold or rented based on market
conditions af the time. The condominium product will be high quality and the amenities first class. Those factors
are the ultimate driver of the type of residents who live there. By way of example, many of One Queensridge
Place's condominiums were and slill are used as rental units.

P 702-940-6930 e info@EHBCompanias.com 1215 5. Fort Apache Drive, Suite 120 Las Vegas, NV 83117 ehbheompanies.con:
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EHB Companies development plans keep changing. Initially, there were going to be 3,020
condo units. Now you’re saying the number has been reduced to 2,400, You previously said
there would be 60 home sites on the 180-acre parcel known as The Preserve. Now you say
there will be 75. Why all the changes? How can we be sure of what will eventnally be built?

This refinement was based on feedback from local residents and the City of Las Vegas Planning Depariment is
the process that occurs to ensure that the best project gets built.

While EHB Companies’ reputation and track record in real estate development speaks for itself (40 percent
of the custom homes in Queensridge, One Queensridge Place and Tivoli Village), part of the approval of our
project includes a Development Agreement, which is a contract with the City of Las Vegas, ensuring that what
is approved is what is built,

How many condo buildings will be constructed on the northeast corner?
Will they be shorter or taller than the buildings at One Queensridge Place?

There are a total of 2,400 condominium units (with the option to construct 200 assisted-living units complimentary
to the condo units) within an undefined set of bulldings, subject however to a height restriction not to exceed 150
faet (for the 2 mid-rises), or 70 + feet lower than One Queensridge Place's first two towers and 100 feet lower
than the approved, but yet to be built, third tower, Generally, other buildings will be 4-8 stories (55 feet to 75 feeat).

We hear that EHB Companies continues to delay the permit requests in front of the city
Planning Commission and the City Council. Why all the delays?

Postponements are normal given the size and complexity of the project and are for the purpose of refining the
project based on City and neighbor feedback. The last postponement was at the request of the City and
not EHB Companies. We have extended an open invitation to all residents of the adjacent Queensridge
neighborhood to meet and discuss the project In detail. I you still have gquestions, please schedule an
appointment to meet with us.

What’s this we hear about our losing 25 percent of our property value because of the loss of
the open space in Queensridge? How can we support your development if it’s going to lead to
the loss of our property value?

Queensridge property values have significantly lagged below similar communities for many years prior to our
announcing plans to develop the property in late 2015. Consider that between 2012 and mid-2015 hornes at The
Ridges cornmanded an 86 percent premium to homas at Quesnsridge. This value differential is not unique to
The Ridges, as Red Rock Country Club, Canyon Fairways and Tournament Hills all sell at significant premiums
to Queensridge. In other words, Queensridge property value had been lost prior to the announcement of the
development and Queensridge homeownears should start to consider the positive impact of having some of
the largest homes, owned by some of the wealthiest homebuyers, adjacent to Queensridge within the EHB
Companies project.

p 702-940-6930 e Info@EHBCompanies.com 1215 8. Fort Apache Drive, Suite 120 Las Vegas, NV 89117 ehbcompanies.com
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and Mr. Pankratz to get together and in good faith try and negotiate a resolution that can be
brought before this Council. If it can't be brought back, the expectation is that we'll be notified
immediately, and the expectation is everybody will work in good faith from this point forward.

That, | believe, is the motion. Everything else —

COUNCILMAN BEERS
On 1-0-1 and -10-2?

BRAD JERBIC
On 1-0-2, yes. | think that's —

MAYOR GOODMAN
Thank you.

BRAD JERBIC
On 1-0-1, 1-0-2, 1-0-3 and 1-0-4 is the Director's Business, which is included in these four

motions.

COUNCILWOMAN TARKANIAN
I just want to say I'm going to vote against that, but I do believe in a large part of it. It's just

there's part of it | don't agree it, with.

MAYOR GOODMAN

Okay. There's a motion. Please vote. And please post. The motion passes. (The motion carried
with Coffin, Tarkanian and Antony voting No.) So, now we will move on. Is it appropriate,
and, Ms. Hughes and Mr. Pankratz, thank you very much. You have mountains to climb and
things to do. And Mrs. Hughes, we all wish that this can come to a great resolve, that both sides

are very, 85 percent happy. 85 percent would be a win-win.
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MAYOR GOODMAN

And moving at this point which way on that? I'm sorry, because Mr. Mayor Pro Tem had my ear.

BRAD JERBIC
You have two choices. One would be to allow withdrawal without prejudice, and the other would

be to hold it in abeyance for a period of time at your discretion.

MAYOR GOODMAN

And you are saying because of the holidays it should be, if it's held in abeyance, what?

BRAD JERBIC
I'm talking with Ms. Fretwell a moment ago, and we were thinking 60 to 90 days, | think would

be an appropriate period of time for an abeyance.

CHRIS KAEMPFER
Sixty.

MAYOR GOODMAN
Sixty? Okay. So, do | move that?

COUNCILMAN BEERS
Your Honor, | need some clarification too. | thought I heard the applicant's representative say
that it's far more likely they would just simply move ahead with the existing entitlement, which

gives us no options if this doesn't move forward. | don't know.

CHRIS KAEMPFER

I have just been told, Your Honor, members of the Council, if we abey it for 60 days, we're going
to work with everybody within that 60 days, both with regard to this application and the previous
one, but with the previous ones, we have to refile the whole thing again because it was

withdrawn. This way, if there's good faith as we're moving forward, even if we don't reach a
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resolution, but there's good faith moving forward, then in 60 days from now, you can vote

however you feel, whether you, however, you want to vote.

MAYOR GOODMAN
And | will hold that out there that | then could move, as counsel has said, to rescind my vote in

the negative on 1-0-5.

CHRIS KAEMPFER
Well, actually, all you have to do is reconsider, as Brad will tell you, reconsider the vote, vote to

hold all items, and then your vote, no vote is not out there.

MAYOR GOODMAN
Okay.

CHRIS KAEMPFER

Neither is anybody else's no vote.

MAYOR GOODMAN
Okay. I like that. Wait. Yes?

BRAD JERBIC

Make a motion to reconsider. It passes. Then move to abey and then pick the time.

MAYOR GOODMAN
Okay. I make a motion to reconsider on 1-0-5. I am making that motion to reconsider on 1-0-5,
please. What happened to Councilman Coffin? He has to come back here or we'll spend the

morning —

COUNCILMAN COFFIN

I'm sorry.
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MAYOR GOODMAN
I made, what did | make? To reconsider on 1-0-5. You're allowing me to reconsider. (The
motion failed with Coffin, Barlow, Tarkanian and Anthony voting No.)That fails. So, how in

the majority there, what happens on the rest now?

BRAD JERBIC

Make a motion to allow withdrawal without prejudice, or you can make a motion to deny?

MAYOR GOODMAN
And who does that?

BRAD JERBIC

Whoever wants to make that motion can make it, if you, anybody can make that motion.

COUNCILWOMAN TARKANIAN

May | ask what motion you're talking about? Since we've discussed several, just tell me —

BRAD JERBIC
For want of a better way to put it, nobody's going home until we have a motion in the

affirmative.

COUNCILWOMAN TARKANIAN
Okay. The Mayor said we could not escape anyway, so we knew that. What is the motion you're

talking about now?

BRAD JERBIC
There are two that we're left with, since that motion didn't pass, and that is to allow withdrawal

without prejudice, or to deny, unless | hear something from Tom or Betsy that | can't think of.
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COUNCILWOMAN TARKANIAN

To allow to, okay, let them, to allow to withdraw.

COUNCILMAN COFFIN

Your Honor, I'll make that motion and, the reason I'll make that motion is to end this, because |
think the signal has been strongly sent that there will, we have an open mind, you hold the power
on this thing, and | think you have said loud and clear there needs to be movement, and | believe
there will be because of that as long as we are kept informed. And so therefore, | will make that

motion to allow them to withdraw.

COUNCILWOMAN TARKANIAN
And if | might say, Chris, you would be someone who would be working hard so that we can

work together and get over our anger, right?

CHRIS KAEMPFER
Yeah. | would hope.

COUNCILMAN BEERS

Your Honor, to be clear, what | heard the applicant say was that if the motion was to abey for 60
days, they would work on it. | didn't hear them say if the motion is to allow them to withdraw
with prejudice that they would continue working on a development agreement. What | did hear
them, I'm sorry, without prejudice, what I did hear them say is that they're likely to move

forward with the existing entitlement.

COUNCILMAN COFFIN
What | heard was —

COUNCILMAN BEERS

We've had them now —

Page 267 of 270
ROR006468

23480



7782
7783
7784
7785
7786
7787
7788
7789
7790
7791
7792
7793
7794
7795
7796
7797
7798
7799
7800
7801
7802
7803
7804
7805
7806
7807
7808
7809
7810

CITY COUNCIL MEETING OF
NOVEMBER 16, 2016
COMBINED VERBATIM TRANSCRIPT - ITEMS 101-107

COUNCILMAN COFFIN

What | heard was the language from our attorney, not from anybody else.

CHRIS KAEMPFER
What I, Your Honor?

BRAD JERBIC

Let me say, since the original motion failed, since the original motion failed, we need a new
motion. It doesn't have to be a motion to deny. I think you can make a motion to hold an
abeyance right now and see what happens. A straight up motion, hold an abeyance for 60 days. If

one of you wants to make that —

COUNCILMAN ANTHONY
Thought we already did that.

BRAD JERBIC
No, you made a motion to rescind. I think a motion for abeyance right now, you could make that

right now and see what happens.

COUNCILMAN COFFIN
Okay. All right. I think, by the way, it has the same effect.

COUNCILMAN BARLOW
Mayor? Allow me the opportunity to hold this item in abeyance for 60 days, please. Motion on

the floor.

MAYOR GOODMAN
Thank you. There's a motion. Please vote to hold this in abeyance for 60 days. Please vote. (The

motion carried unanimously.)
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LUANN D. HOLMES
That will be the January 18th meeting.

CHRIS KAEMPFER
January 18th. All right. Thank you everybody.

BRAD JERBIC

You need to vote on the all the other.

MAYOR GOODMAN
Wait. What do we do with 1-0-6 and 1-0-7, same thing?

BRAD JERBIC
You can take them both in one motion if that's your request, take 1-0-6 and 1-0-7 and make the

same motion.

MAYOR GOODMAN

Hold them in abeyance? Yes. Councilman Barlow, would you vote on 1-0-6 and 1-0-7, please?

COUNCILMAN BARLOW
Yes. | would like to take 1-0-6, 1-0-7, hold it in abeyance for 60 days as well, Mayor. Thank

you. That's my motion.

MAYOR GOODMAN
Please vote. Councilman Beers. Okay, please post. Motions carry. (The motion carried

unanimously)

CHRIS KAEMPFER
Thank you. We'll see you in two months.
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ITEM 52 - GPA-62387 - ABEYANCE ITEM - GENERAL PLAN AMENDMENT -
PUBLIC HEARING - APPLICANT/OWNER: SEVENTY ACRES, LLC - For possible
action on a request for a General Plan Amendment FROM: PR-OS
(PARKS/RECREATION/OPEN SPACE) TO: H (HIGH DENSITY RESIDENTIAL) on
17.49 acres at the southwest corner of Alta Drive and Rampart Boulevard (APN 138-32-
301-005), Ward 2 (Beers) [PRJ-62226].

ITEM 53 - ZON-62392 - ABEYANCE ITEM - REZONING RELATED TO GPA-62387 -
PUBLIC HEARING - APPLICANT/OWNER: SEVENTY ACRES, LLC - For possible
action on a request for a Rezoning FROM: R-PD7 (RESIDENTIAL PLANNED
DEVELOPMENT - 7 UNITS PER ACRE) TO: R-4 (HIGH DENSITY RESIDENTIAL) on
11 17.49 acres at the southwest corner of Alta Drive and Rampart Boulevard (APN 138-32-
12 301-005), Ward 2 (Beers) [PRJ-62226].

13 ITEM 54 - SDR-62393 - ABEYANCE ITEM - SITE DEVELOPMENT PLAN REVIEW
14 RELATED TO GPA-62387 AND ZON-62392 - PUBLIC HEARING -
15 APPLICANT/OWNER: SEVENTY ACRES, LLC - For possible action on a request for a
16 Site Development Plan Review FOR A PROPOSED 720-UNIT MULTI-FAMILY
17 RESIDENTIAL (CONDOMINIUM) DEVELOPMENT CONSISTING OF FOUR, FOUR-
18 STORY BUILDINGS on 17.49 acres at the southwest corner of Alta Drive and Rampart
19 Boulevard (APN 138-32-301-005), R-PD7 (Residential Planned Development - 7 Units per
20  Acre) Zone [PROPOSED: R-4 (High Density Residential)], Ward 2 (Beers) [PRJ-62226].
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CITY COUNCIL MEETING OF
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VERBATIM TRANSCRIPT - ITEMS 52-54
MAYOR PRO TEM ROSS
All right. Well, good afternoon, everybody. | will call this afternoon session of the Las Vegas
City Council to order. We are on Agenda Item 51 for possible action. Any items that the Council,
Staff and/or Applicant wish to be stricken, tabled, withdrawn, or held in abeyance to a future

meeting may be brought forward and acted upon at this time. Councilwoman Tarkanian?

COUNCILWOMAN TARKANIAN

The following items are going to be either stricken or abeyed. Item number 52, GPA-62387 is an
abeyance item, and the request is to abey it to February 15th, 2017, request by the Applicant.
Item number 53, ZON-62392 is an abeyance item, rezoning related to GPA-62387. The
Applicant/Owner is Seventy Acres, LLC. The request is to abey to February 15th, 2017, and it
was made by the Applicant.

Item number 54, SDR-62393 is an abeyance item, Site Development Plan Review related to
GPA-62387. Abeyance to February 15th, 2017 was requested by the Applicant.

END RELATED DISCUSSION
RESUMED RELATED DISCUSSION

MAYOR PRO TEM ROSS

And that's your motion?

COUNCILWOMAN TARKANIAN

My motion is to accept these as given.

MAYOR PRO TEM ROSS
Thank you very much. There's a motion. Please vote. And please post. (Motion carried with

Goodman excused.) And that motion passes.

END OF DISCUSSION
/ph

Page 2 of 2
RORO011231

23484



% 0»6 LM VW Agenda Item No.: 100.

AGENDA SUMMARY PAGE - PLANNING
CITY COUNCIL MEETING OF: FEBRUARY 15, 2017

DEPARTMENT: PLANNING
DIRECTOR: TOM PERRIGO [ ]Consent [X] Discussion

SUBJECT:

GPA-62387 - ABEYANCE ITEM - GENERAL PLAN AMENDMENT - PUBLIC HEARING -
APPLICANT/OWNER: SEVENTY ACRES, LLC - For possible action on a request for a
General Plan Amendment FROM: PR-OS (PARKS/RECREATION/OPEN SPACE) TO: H
(HIGH DENSITY RESIDENTIAL) on 17.49 acres at the southwest corner of Alta Drive and
Rampart Boulevard (APN 138-32-301-005), Ward 2 (Beers) [PRJ-62226]. The Planning
Commission (5-2 vote) and Staff recommend APPROVAL.

PROTESTS RECEIVED BEFORE: APPROVALS RECEIVED BEFORE:
Planning Commission Mtg. Planning Commission Mtg.
City Council Meeting City Council Meeting

RECOMMENDATION:
The Planning Commission (5-2'vote) and Staff recommend APPROVAL.

BACKUP DOCUMENTATION:

Location and Aerial Maps - GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
Conditions and Staff Report - GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
Supporting Documentation - GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
Photo(s) - GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

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

Backup Submitted from the April 12, 2016 Planning Commission Meeting

Backup Submitted from the July 12, 2016 Planning Commission Meeting

Back up Submitted from the October 18, 2016 Special Planning- Commission Meeting
Backup Submitted from the November 16, 2016 City Council Meeting (Part 1) -
Protest/Support Postcards for GPA-62387-and ZON-62392 [PRJ-62226]; Presentation Binders
Volume I and Il and CD by George Garcia for GPA-62387, ZON-62392 and SDR-62393 [PRJ-
62226]; Comments and The 720 Documentation by Attorney Chris Kaempfer for GPA-62387,
ZON-62392 and SDR-62393 [PRJ-62226]; Emails from the Clark County School District by
Attorney Stephanie Allen, Letter from Clark County Superintendent Skorkowsky by Patrice Tue,
Declaration of Annexation by Michael Buckley, Implications of Redevelopment Analysis by
Bryan Gordon, Comments and Maps by Attorney Frank Shrek, Comment and Protest Petition by
Steve Caria and Certified Transcript of Badlands Homeowners Meeting by David Mason for
GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]; Queensridge Owners Association
Resolution and Councilman Beers Literature by Elaine Wenger-Roesener, Protest Petition by
Anna Smith, Queensridge History by Clyde Spitze, Letters by Paula Quagliana, Public Works
Inter-Office Memorandum by Dale Roesener, Letter from Attorney Kevin Blair, Drainage
Assessment Report for Queensridge and CD by Nelson Stone for GPA-62387, ZON-62392 and

CoNSUR~WNE
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CITY COUNCIL MEETING OF: FEBRUARY 15, 2017
SDR-62393 [PRJ-62226]; Comments, Peccole Ranch Master Plan with Exhibits, NRS 278A,
Presentation Binders Volume | and 1l and CDs by George Garcia for GPA-62387, ZON-62392
and SDR-62393 [PRJ-62226]
10. Backup Submitted from the November 16, 2016 City Council Meeting (Part 2) - District
Court Case A-15-729053-B; District Court Case A-16-739654-C; District Court Orders for Case
A-16-739654-C; The New Vision Communication Outreach Summary; Reno City Council Court
Case, Peccole Ranch Master Plan; City Council Approval Letter From May 1990; Master
Declaration of Covenants, Conditions, Restrictions and Easements for Queensridge; Map of
Queensridge CIC Annexation History; Grant, Bargain and Sale Deed; Quitclaim Deed Regarding
Conveyance to Seventy Acres LLC; Quitclaim Deed Regarding Conveyance to 180 Land Co
LLC; Purchase Agreement and Addendum for Custom Lots at Queensridge North; Conditions
and Staff Report From July 12, 2016 Planning Commission Meeting; NRS 278A.080 and NRS
116.1201; Emails Dated October and November 2016; Declaration of LuAnn Holmes by
Attorney James Jimmerson for GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]; Protest
Petition by Robert Peccole; The 720 Traffic Impact and Traffic Study for The Two Fifty by Greg
Borgel for GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
11. Backup Submitted from the November 16, 2016 City Council Meeting (Part 3) - Verbatim
Transcript
12. Protest Postcard - GPA-62387 and ZON-62392 [PRJ-62226]
13. Submitted after Final Agenda — Protest email for GPA-62387, ZON-62392 and SDR-62393
[PRJ-62226]
14. Submitted at Meeting — Summarization Letter Submitted by Shauna Hughes, Miscellaneous
Documents Submitted by Frank Schreck, Miscellaneous Documents Submitted by George
Garcia, Aerial Maps and a Copy of Paragraphs from the Nevada Revised Statutes Submitted by
Patrick Spilotro, Proposed Amended Condition #15 to SDR-62393 Submitted by Russell M.
Rowe and Examples of Planned Unit Developments (PUD) Submitted by Jimmy Jimmerson for
GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

Motion made by BOB BEERS to Approve to M (Medium Density Residential)
Passed For: 4; Against: 3; Abstain: 0; Did Not Vote: 0; Excused: 0
RICKI Y. BARLOW, CAROLYN G. GOODMAN, STEVEN D. ROSS, BOB BEERS;

(Against-BOB COFFIN, LOIS TARKANIAN, STAVROS S. ANTHONY); (Abstain-None);
(Did Not Vote-None); (Excused-None)
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MAYOR GOODMAN

Only an hour late. Agenda Items 100 through 102.

Agenda Item 100, GPA-62387 on a request for a General Plan Amendment from PR-OS
(Parks/Recreation/Open Space) to H (High Density Residential); 101, ZON-62392 on a request
for rezoning from R-PD7 (Residential Planned Development - 7 Units Per Acre) to R-4 (High
Density Residential); and Agenda Item 102, SDR-62393 on a request for a Site Development
Plan Review for a proposed 720-unit multi-family residential condominium development
consisting of four four-story buildings. The Applicant/Owner is Seventy Acres, LLC on

17.49 acres, the southwest corner of Alta Drive and Rampart Boulevard, R-PD7 (Residential
Planned Development - 7 Units Per Acre), Zone proposed R-4 (High Density Residential).

The Planning Commission and Staff recommend approval on all items. These are in Ward 2 with
Councilman Beers, public hearing items which | declare open. Is the Applicant or representative

president?

CHRIS KAEMPFER

Yes, Your Honor. Chris Kaempfer and Stephanie Allen here on behalf of the Owner and
Applicant. Also, should you have questions appropriate for their consideration; we have our
traffic folks in the audience. We have Mr. Pankratz here, Mr. Lowie as well, Greg Borgell. So
we're all here if there's any question that needs to be answered that Stephanie and I do not have

an answer for.

BRAD JERBIC

If | could before Mr. Kaempfer begins his presentation, Your Honor, | need to bring to
everybody's attention that Councilman Barlow has a flight tonight, where he has to be at the
airport for check-in at 6:30, which means he has to leave City Hall no later than 6:00 p.m. So
that's two hours. I'm saying it because | was there, as you all know, last night. It went well over
two hours, because there were legal presentations and stuff like that. So I'm bringing it to the
Mayor's attention so that when people ask for time to speak and make their presentation, keep in

mind that we're going to probably lose Councilman Barlow after 6:00.
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neighbors, who have expressed concerns about traffic, height, density, schools, and for rent as
opposed to for sale condominiums.

And as a consequence, Your Honor and members of the Council, and especially Councilman
Beers and Mr. Jerbic, as a result of that, all of that listening, we are advising you today that, as
required by Councilman Beers, we are hereby reducing the number of units in this project from
the 720, for which we applied and for which Planning Commission granted approval, to 435.
That is a reduction of nearly 300 units from the project we originally proposed.

In addition and to address both the concerns raised by Councilman Beers and by our neighbors,
especially and more importantly the neighbors in the Towers, who are the only ones immediately
adjacent to this project, we have changed this project to a for sale condominium development
and not a for rent development.

So it went from 720 units to 435 and from for rent to for sale. And those are requirements that
were imposed on us, I'd like to say that we accepted those graciously, but they were requirements
that were imposed on us by Councilman Beers.

Now, to address the comments made by Mr. Jerbic, Mr. Perrigo, and Mr. Lowenstein throughout
this entire Queensridge zoning process, the reduction to 435 units means that the density of our
project will be 24.9 units per acre, and that density will match precisely and exactly the density
of the Queensridge Towers, which is our immediate neighbor to the west, as you can see and

Stephanie can explain. Why don't you explain what those numbers are?

STEPHANIE ALLEN

Sure. If we can have the overhead, please, that would be great. There we go. This exhibit shows
the density of One Queensridge Place, Phase | and Phase II. The original Phase | density was
24.4 units per acre. Phase Il was 25.5 units per acre, which equates to an overall density of 24.9

units to acre, which is exactly what we're requesting today with the reduction.

CHRIS KAEMPFER
The size of the acreage involved here is 17.49 acres. When you take that times 24.9, it reaches

the 435. Why is that important? Because it achieves the exact compatibility and comparability

Page 7 of 128
RORO017237

23488



169
170
171
172
173
174
175
176
177
178
179
180
181
182
183
184
185
186
187
188
189
190
191
192
193
194
195
196

CITY COUNCIL MEETING OF
FEBRUARY 15, 2017
VERBATIM TRANSCRIPT - ITEMS 100-102

which your legal counsel and your Planning Department have emphasized time and time again,
to anyone who will listen, as being the standard by which appropriate zoning is to be measured.
It's also important to note that this 24.9 units per acre is the same density as the Towers, despite
the fact that our project is closer to Rampart and closer to Alta. It is a standard zoning practice
that we have seen, all of us have seen implemented time and time again, that the closer you get to
a major street, the density increases from what is away from it. In this particular case, that is not
the case. The density is the same.

Now, to address the concern of height raised by our Tower neighbors, we are agreeing to keep
the height of the structure at no higher than the height of the podium of the Towers. And again,

Ms. Allen can point out we have two very brief slides to show you.

STEPHANIE ALLEN

So One Queensridge Place, the elevation of the podium is 2,748. You can see here the highest
point here on this project, because of the significant elevation change, the highest point is 2748.
So it will remain blow the podium to protect the views of the residents of One Queensridge

Place.

CHRIS KAEMPFER

And that also shows another.

STEPHANIE ALLEN
This is just a rendering showing generally what the corner would look like with that elevation

change and, again, the protection of the views to the residents.

CHRIS KAEMPFER
So again, and | think that's very important, the neighbors to our immediate west will have a
development no higher than the podium.

Now, to address the concerns of traffic, all traffic for the project will enter and exit on Rampart
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MAYOR GOODMAN
- only after you say your name.

SHAUNA HUGHES

- okay. Shauna Hughes. Thank you. 1210 South Valley View, Suite 208.

Mayor Goodman, members of the Council, | am submitting this letter to you and for the record
to summarize what has occurred since we were here last before you on this entire development.
During the last Council meeting, on November 16th, | was directed to meet with the developer's
representative, Mr. Pankratz. The following day, | contacted him and we agreed to have our first
meeting the following week. We've met thereafter on 11/30, 12/21, 12/28, and 1/6.

My meeting notes indicate the first meeting was attended by Frank, Todd Davis, who's inside
counsel for EHB, George Garcia, planning professional at my invitation, and myself. | was told
at this meeting that the golf course would be closing, which it has since closed. | asked for a
maintenance plan and a security plan concerned that with the golf course closed, they would
need their own security as the HOA contract of security had been asked not to enter onto the
private property of the golf course. But I've not yet received either of those plans to this point,
and they still remain a concern.

I made the following points. The neighborhood and members of the City Council want a
complete development plan for the entirety of the land to be developed, which I'd like to remind
you is 250 acres. The neighborhood and members of the City Council want a development
agreement so that all of the issues are clearly set forth in an enforceable contract. We want to
preserve the maximum amount of open space. We need density reductions to maintain the
compatibility with the existing neighborhood development. | indicated the neighbors were very
concerned about traffic issues.

While this list is not exhaustive of the issues covered in the two-hour meeting, it is what |
repeated in each of our subsequent meetings. Two hours into the meeting, Mr. Lowie entered our
meeting and threw Mr. Garcia out.

At our next meeting, which was attended by Frank, Todd, and myself, we basically went over the

history of the project and had nothing new on either side to add.

Page 20 of 128
RORO017250

23490



546
547
548
549
550
551
552
553
554
555
556
557
558
559
560
561
562
563
564
565
566
567
568
569
570
571
572
573
574
575

CITY COUNCIL MEETING OF
FEBRUARY 15, 2017
VERBATIM TRANSCRIPT - ITEMS 100-102

On 12/21, the meeting was attended just by myself and Frank, after the Mayor intervened with
Mr. Lowie to insist that we meet alone. This was also a repeat of the previous meetings
summarized above. Mr. Pankratz asked me for specific suggestions to change the proposed
development. We concluded that meeting with a promise to meet again with a proposal to
address many of the issues.

Thereafter we met on the 28th. Unfortunately, no changes were suggested or offered by the
developer. As | was leaving, | happened to ask if the developer had filed anything with the City
and was told that they had filed for tentative map approval of 61 lots on 35 acres in the northwest
corner of the property off Hualapai and Alta and were planning to file a GPA that very day.

I expressed my surprise and disappointment that they chose that path in the middle of our
negotiations. I told Frank that the filing of tentative map and GPA was problematic as it violated
the critical concern of the neighborhood that a development proposal for the entirety of the land
be submitted. I also reiterated, again, density concerns.

On the 6th, Mr. Pankratz and | had our final meeting that I'm allowed to talk about. There
actually were more. Nothing new was discussed or proposed by the developer. During the course
of our negotiations, Mr. Lowie directed his staff to remove security cameras that had been
purchased and placed on flood control structures owned by the City of Las Vegas and installed
by Queensridge HOA. The HOA had received the only permission they thought they needed,
which was from the City, to place the cameras on their structures.

Security cameras were delivered to the HOA office after their removal. These cameras were used
to spot entries onto the golf course by unauthorized persons, yet they were removed ostensibly
because the HOA had not received permission from Mr. Lowie in advance of their installation
months before.

Mayor, | am very disheartened and disappointed that we were not able to make any progress
towards a resolution as we had been directed to do by this body. I have been publicly and falsely
accused of not bringing anything to the table, and | want to assure all of you that I tried my best
to emphasize the need for the reduction in the proposed density.

Unfortunately nothing, not even a single unit was offered during any of the meetings that Frank
and I had. In truth, not a single suggestion toward meeting any of the goals was ever brought to
the table.
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I would like to state publicly that | do not blame Mr. Pankratz for this at all as | do not believe he
was given the authority by Mr. Lowie to make legitimate offers. He is a building development
professional and I'm sure would have had plenty to contribute if he had been allowed.

Unless and until Mr. Lowie understands the need to work with the neighbors and reach a global
solution, | do not believe that anything further can or will happen. It is incumbent on this body to
convince Mr. Lowie that he does indeed need to work with the neighbors of this already exiting
masterplan community if we are to have any realistic opportunity for mutual resolution. As you
no doubt recall, we made a substantial case against the apartment proposal before you tonight
prior to the modification at the last Council meeting, so | will not go over any of those points
again.

However, 1'd like to make one or two final concluding remarks. | know the tone of my comments
are negative, and as the point of our last meeting, that is exactly how I've felt and | believe I've
accurately represented the situation.

Subsequent to our last meeting, your City Attorney strong armed all of us into a room, which we
appreciated, actually. However, we were all asked to sign, including myself, a non-disclosure
agreement about what was discussed in that meeting because it was in the guise of settlement
negotiations. That was the first time that | ever heard of the proposal that you heard about
tonight.

I don't know when you maybe had heard about it before, but we first heard about it a week ago,
the reduction from the 720 to the 430. What was the final number?

FRANK PANKRATZ
435.

SHAUNA HUGHES

435, which more corresponds to the density that is adjacent in the Towers. However, we were not
allowed to talk about it. We were not allowed to pursue it. We were not allowed to see any
documents that may need to be modified as a result of that reduction.

And | do not want to sound negative about that being a legitimate step forward. It absolutely is.

However, it's one of probably a hundred steps. And my grave concern, based upon the experience
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MAYOR GOODMAN
For the entire property?

CHRIS KAEMPFER

All 17.49 acres, yes, ma'am.

MAYOR GOODMAN
And how about the remaining property, that will have to be variable as you come back? But can
this be achieved through a master plan, a general development plan?

CHRIS KAEMPFER

Ma'am, we are hoping for that. As someone -.

MAYOR GOODMAN
Okay. That's -.

CHRIS KAEMPFER

- now, you know, | -.

MAYOR GOODMAN

- no, no, no. We've come somewhere, and, Mr. Jerbic, | am going to ask for your assistance here
on this, because my personal feeling and | have no idea who's voting with what. | know there's a
tremendous sensitivity to the homeowners and their investments and everything we've been
hearing for this year and a half. | do know the developer, and I don't think I've ever had so much
as a cup of coffee with him on a friendship basis, but I've seen his projects go. | never gave any
indication that | was going to be supportive. | did see the early plans. I thought they looked
beautiful when they were presented back a year and a half ago.

But what | have seen finally is movement. | would hope the entire acreage would never be

developed piecemeal. But what | feel is we've made progress, and it's good progress. And so
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flood control, traffic, all these items that everybody's brought up, that's all subject to how the
development proceeds according to what's been agreed to.

I don't want to see piecemeal development. But | know for any developer it has to pencil out.
Now, we hope it doesn't pencil out to the point that it's ruination for everybody else who's living
in this beautiful community. | cannot believe that that will happen. And when | said, look, these
are votes that | asked for something to happen, and if it did not happen, | was absolutely opposed
to it all. But we have a section and a piece that is being reduced in half almost and that a
guarantee on that of medium density.

As each piece were to come back, it is the prerogative of this Council, in respect to everything
you've been saying, to deny any further development. That is what is here. That is what | am
seeing. And I think the development the way it's been presented, you will probably be able to be
hearing more from us. I'm sure you'll be hearing more from the development, developer as it's
going forward, but the mere fact of the change, no exit off of Alta, | mean there is movement.
And what we want to do is save every piece of property and make it the way you intended it to
be and not be piecemeal in this development.

And so | wanted you to know there was never any deal. But what | did ask of Shauna Hughes
and Frank Pankratz, as we went through, | kept asking them or our City Attorney or Mr. Perrigo,
is there any movement? And | heard again and again and again, no. And then, in my opinion,
that was it.

And whether it's at last minute, it is, in fact, here for that development and that is a step.
Everything from that piece on has to come back here. That piece has to pass flood control.

I don't know all the parts of everything that it has to go through to accomplish and develop. But |
want you all to know that your anger may persist. | know what | was wanting to see happen and
a movement and an acceptable use of that piece. | don't want to see it piecemeal. | don't want that
for my vote coming back here as piecemeal. | want to see a general development agreement.

So, at this point, what I'm going to do is hear from any other Council member. And Mr. Jerbic or
Mr. Perrigo, is there anything you want to add?

And how do we handle this with Councilman Barlow on the phone? | know you're on mute
again. If, in fact, because of the timing and I have no idea how long everybody will be speaking,

my biggest concern is, if is that if this doesn't pass, it doesn't pass.
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CHRIS KAEMPFER

Then, then Your Honor, if | might. If the 61 homes on the 35 acres is where the heartbreak is and
the heartache is, then that's the one that should be delayed and not go forward as opposed.

All right. All right. Here is my problem. Here's my problem. People can, you want the absolute
truth. People can stand up here and say we think there is going to be development. We know
there's going to be development. We know they can develop the property. All right? That's not
what they're told. That's not, in my opinion, what they believe. And when they say there's
development, what your City Attorney has said from day one, which is not what | wanted, your
City Attorney has -

MAYOR GOODMAN

Please, wait, wait. Please, everybody. Please be respectful here.

CHRIS KAEMPFER

- your City Attorney has told me and anybody who would listen from day one that comparable
and compatible zoning is what he is entitled to. | didn't propose and don't think that's the best
zoning for our community.

You want my opinion? The best zoning for our community was the 75 homes on the 183 acres.
That is what | think is good planning, and then what you do is you sit down and you talk about
what kind of density is allowed on that 70, what kind of protections we can give to Ravel Court,
what kind of protections you can give to Fairway, what kind of protections you can give to
Tudor.

MAYOR GOODMAN

You're talking about a general plan, master plan.

CHRIS KAEMPFER
Right. But this part, this part tonight is part of it. Why are we telling them that it can't even move

forward with something that everybody acknowledges is part of it?

Page 105 of 128
RORO017335

23495



3036
3037
3038
3039
3040
3041
3042
3043
3044
3045
3046
3047
3048
3049
3050
3051
3052
3053
3054
3055
3056
3057
3058
3059
3060
3061
3062
3063
3064

CITY COUNCIL MEETING OF
FEBRUARY 15, 2017
VERBATIM TRANSCRIPT - ITEMS 100-102

MAYOR GOODMAN
You're preaching to the choir to me. | believe that corner, but I know it's not going to work. And |
see Mr. Lowie right here, and | know while you look very wonderfully, professionally dressed

and everything, you're not standing there to just support these two. Please.

YOHAN LOWIE

Good evening, Mayor, Council. We have all spent a lot of time on this project, and we all have
worked very hard. And you can see how many people here are suffering over their uncertainty
for the last 18 months on this golf course.

I’ve been, for the last 18 months, I've been demonized, villainized, and vilified by some
homeowners that cause all this still here with people over our intentions of what we want to do
with the golf course. Yet, we came out, right out of the box with one project, a holistic project for
the entire property, for all 250 acres, four different parcels of land that were owned by, that
would encompass this 250-acre golf course.

And | came up and | proposed what | want to do for Queensridge first before what I'm going to
do for ourselves. It included between $15 million and $20 million worth of improvements to
Queensridge, including giving 5 acres on Queensridge South and about 4.5 acres on Queensridge
North, building another clubhouse on Queensridge North, building a bridge between the two
neighborhoods, renovating the clubhouse on Queensridge South, putting new gates on the
property, turning Queensridge into what it needs to be, giving life to the neighborhood and
developing the greatest project ever built in Nevada on 180 acres, 60 lots at 3.3 acres on average
lots, which most lots were between 5 and 15 acres, because we had along the streets 1 and 1.5-
acre lots.

And then I want to put 3,000 units down on the bottom, on a low-rise type of a product in order
to, in order to move the density and allow the financial ability to develop the 180 acres.

We've been faced with an organizer position that was built over the time, over the years. You
know what happened, because we came and told you what happened, what are the demands that
were put on us. We have to give land and water rights. We refused to do that, and here we are

today.
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3493 MAYOR GOODMAN
3494  Okay. There is a motion to approve with the amendment mentioned by Councilman Beers. How
3495  say you, Councilman Barlow?

3496

3497 COUNCILMAN BARLOW
3498  Yes.

3499

3500 MAYOR GOODMAN

3501  Yes. Okay. Will you please post? And we have Councilman Coffin and Councilwoman to still
3502  vote, please.

3503  And the motion carries. (The motion carried with Coffin, Tarkanian and Anthony voting
3504  No.) And on Agenda Item 101?

3505

3506 COUNCILMAN BEERS

3507 1 would move approval of 101, with the change that instead of the requested R-4, it be
3508 dropped down to R-3.

3509

3510 MAYOR GOODMAN

3511  And that is your motion?

3512

3513 COUNCILMAN BEERS

3514  Are there any other conditions on 101, Staff?

3515

3516 TOM PERRIGO
3517 No.

3518

3519 MAYOR GOODMAN
3520 Okay.
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COUNCILMAN BEERS
That would be where we would, would that not be also? Okay. Yes, ma'am.

MAYOR GOODMAN

Okay. That is your motion. Please vote. And Councilman Barlow, how say you?

COUNCILMAN BARLOW
Yes.

MAYOR GOODMAN
And please post. And that motion carries. (The motion carried with Coffin, Tarkanian and
Anthony voting No.) And Agenda Item 102?

COUNCILMAN BEERS

And I guess | would add to the chorus, it's now six of us have made this comment, but | believe
that Councilman Ross shares it. We would like all parties involved here to go back to the
development agreement that was posted with the November agenda and mark it up, print it out,
go home, mark it up.

If you don't like something, put a red circle around it. If you want to change numbers, change
numbers, but we need to have meetings where those marked-up development agreements are
brought back so that we have concrete starting points for our discussions and hopefully get to the
end of this process.

So with that, Your Honor, on Item 102, | would move for approval, but we do have a couple

of additional -

MAYOR PRO TEM RQOSS
Councilman, just for the record, | affirm what you just said about that.
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COUNCILMAN BEERS
- thank you.

MAYOR GOODMAN
Thank you.

COUNCILMAN BEERS
The additional conditions on Number 102 would be the reduction to the number of units at 435,
that the developer has agreed to, changes in floor plan are subject only to administrative review

and will not come back here.

TOM PERRIGO
Through you, Mayor, Councilman, we'd like to take a stab at those two conditions, then, if you

please.

COUNCILMAN BEERS

I've got one more.

TOM PERRIGO
Oh, sorry.

COUNCILMAN BEERS
Which is the Suncoast language that | think was submitted to you. | don't have the exact
language, but in concept, if the traffic flow in or out of what we're doing here tonight accesses

Alta, then a new traffic study needs to be conducted and it needs to be approved by the Council.

MAYOR GOODMAN

Okay. That's your motion? Anything more there?
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COUNCILMAN BEERS
Well, let's get Planning to correct my verbiage.

PETER LOWENSTEIN

Madame Mayor, the first one would be the maximum number of 435 units shall be allowed.
The second one would be revised floor plans depicting a maximum of 435 units shall be
submitted to the Department of Planning prior to or at the same time as application is

made for building permits.

MAYOR GOODMAN
And the condition about this traffic study?

PETER LOWENSTEIN
I'll leave that one as it stands.

MAYOR GOODMAN
Okay.

STEPHANIE ALLEN
Your Honor, just briefly a clarification. Did we want to limit it to for sale product as opposed to

for rent?

MAYOR GOODMAN
Oh, right. Yes.

COUNCILMAN BEERS
Yes. There's another condition.

MAYOR GOODMAN

No rental. For sale project.
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COUNCILMAN BEERS
The product will be for sale.

MAYOR GOODMAN
Okay. You heard that, Councilman Barlow? That, that was the other piece, that they are not rental

apartment units; they are condos, sale, sale.

COUNCILMAN BARLOW

Yes, ma‘'am.

MAYOR GOODMAN

Okay. Is that your motion?

CHRIS KAEMPFER

Your Honor?

COUNCILMAN BEERS

That's my motion, Your Honor.

CHRIS KAEMPFER
Your Honor, just to be clear for the Suncoast, they wanted to make sure that that traffic
study would be part of any kind of public hearing so they would have input. I just wanted

to make sure that was the case.

MAYOR GOODMAN
Okay. So there's a motion on Agenda Item 102, subject to the conditions that were put on. And

how say you, Councilman Barlow?

COUNCILMAN BARLOW
Yes.
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CITY COUNCIL MEETING OF
FEBRUARY 15, 2017
VERBATIM TRANSCRIPT - ITEMS 100-102

MAYOR GOODMAN
Thank you. And will you please post? (Motion carried with Coffin, Tarkanian and Anthony
voting No.) And the motion carries. So there's a lot ahead. And thank you. Thank you all for

coming. We feel, as you've said -

COUNCILWOMAN TARKANIAN

Oh, wait, Madame Mayor?

MAYOR GOODMAN

- Yes?

COUNCILWOMAN TARKANIAN

Before we finish -

MAYOR GOODMAN
We're not through. We have to stay.

COUNCILWOMAN TARKANIAN

- no, no, | mean, on this, what we're voting on. We had a lot of good material that came from
Attorney Jimmerson, and we're going to get a copy of that. Could we have the materials that
were referred to by the opposition? Could we each have a copy of that too, you brave people?

MAYOR GOODMAN
We can get it from our City Clerk's Office.

COUNCILWOMAN TARKANIAN
City Clerk has it. So would you give one to each of us please, of what was given to you by the
other? Thank you.
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CITY COUNCIL MEETING OF
MARCH 15,2017
VERBATIM TRANSCRIPT — ITEMS 33 AND 45-48
ITEM 33 — FOR POSSIBLE ACTION - Any items from the afternoon session that the
Council, staff and/or the applicant wish to be stricken, tabled, withdrawn or held in
abeyance to a future meeting may be brought forward and acted upon at this time
ITEM 45 - GPA-68385 - GENERAL PLAN AMENBMENT - PUBLIC HEARING -
APPLICANT/QOWNER; 180 LAND COMPANY, LLC - Fur possible aciion on a request
for a General Plan Amendment FROM: PR-0OS (PARKS/RECREATION/OPEN SPACE)
TO: . (LOW DENSITY RESIDENTIAL) on 166.99 acres at the southeast corner of Alta
Drive and Hualapai Way (APN 138-31-702-002), Ward 2 (Beers) [PRJ-67184]. Staff has
NO RECOMMENDATION. The Planning Commission vote resulted in a TIE which is
tantamount to DENIAL,
ITEM 46 — WYR-68480 - WAIVER RELATED TO GPA-68385 - PUBLIC ITEARING -
APPLICANT/OWNER: 180 LANT) COMPANY, LLC - For possible action on a request
for a Waiver TO ALLOW 32-FOOT PRIVATE STREETS WITH A SIDEWALK ON
ONE SIDE WHERE 47-FOOT PRIVATE STREETS WITH SIDEWALKS ON BOTH
SIDES ARE REQUIRED WITHIN A PROIMOSED GATED RESIDENTIAL
DEVELOPMENT on 34.07 acres at the southeast corner of Alta Drive and Hualapai Way
(Lot 1 in File 121, Page 100 of Parcel Maps on file at the Clark County Recorder's Office;
formerly a portion of APN 138-31-702-002), R-PD7 (Residential Planned Development - 7
Units per Acre) Zone, Ward 2 {Beers) [PRJ-67184], The Planning Commission (4-2 votc)
and Staff recommend APPROVAL.
ITEM 47 — SDR-68481 - SITE DEVELOPMENT PLAN REVIEW RELATED TO GPA-
68385 AND WVR-68480 - FUBLIC HEARING - APPLICANT/OWNER: 180 LAND
COMPANY, LL.C - For possible action on a request for a Site Devclopment Plan Review
FOR A PROPOSED 61-LOT SINGLE FAMILY RESIDENTIAL DEVELOPMENT on
34.07 acres at the southeast corner of Alta Drive and Hualapai Way (Lot 1 in File 121, Page
100 of Parcel Maps on file at the Clark County Recorder’s Office; formerly a portion of
APN 138-31-702-002), R-PD7 (Residential Planned Development - 7 Units per Acre) Zone,
Ward 2 (Beers) [PRJ-67184]. The Planning Commission (4-2 vote) and Staff recommend
APPROVAL.
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CITY COUNCIL MEETING OF
MARCH 15, 2017
VERBATIM TRANSCRIPT - ITEMS 33 AND 45-48
ITEM 48 - TMP-68482 - TENTATIVE MAP RELATED TO GPA-68385, WVR-68480
AND SDR-68481 - PARCEL 1 @ THE 180 - PUBLIC HEARING - APPLICANT/
OWNER: 180 LAND COMPANY, LLC - For possible action on a request for a Tentative
Map FOR A 61-LOT SINGLE FAMILY RESIDENTIAL SUBDIVISION on 34.07 acres at
the southeast corner of Alta Drive and Hualapai Way (Lot 1 in File 121, Page 100 of Parcel
Maps on file at the Clark County Recorder’s Office; formerly a portion of APN 138-31-
702-002), R-PD7 (Residential Planned Development - 7 Units per Acre) Zone, Ward 2
(Beers) [PRJ-67184]. The Planning Commission (4-2 vote) and Staff recommend
APPROVAL.

Appearance List:
CAROLYN GOODMAN, Mayor

STEVEN D. ROSS, Mayor Pro Tem

2:14:45 — 2:18:02 (3 minutes)

Typed by: Debra A. Outland
Proofed by: Stacey L. Campbell
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CITY COUNCIL MEETING OF
APRIL 19, 2017
VERBATIM TRANSCRIPT - ITEMS 64 AND 69-72

MAYOR GOODMAN

For possible action, any items from afternoon session that the Council, staff, and/or applicant
wish to be stricken, tabled, withdrawn, held in abeyance to a future meeting may be brought
forward and acted upon at this time. Mayor Pro Tem.

MAYOR PRO TEM ROSS

Thank you. Your Honor, the applicant has requested an abeyance on Agenda Items 69, 70, or 69
through 72. This is GPA-68385, WVR-68480, SDR-68481 and TMP 68482 — Abeyance Items —
Applicant/Owner: 180 Land Company LLC, southeast corner of Alta Drive and Hualapai Way,
and they’ve asked that to be abeyed to the May 17, 2017 meeting.

END RELATED DISCUSSION
RESUMED RELATED DISCUSSION

MAYOR PRO TEM ROSS

That would be my motion.

COUNCILMAN BEERS

Your Honor?

MAYOR GOODMAN
Okay, thank you. Yes?

COUNCILMAN BEERS

Before we vote on Items, the abeyances, 69 to 72, if | would just beg an indulgence for a
moment. During my primary campaign, my opponent said Mr. Jerbic had warned the Council
several times that there’s no possibility of inverse condemnation at the Badlands Golf Course,

and Brad, could you clarify?
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CITY COUNCIL MEETING OF
APRIL 19, 2017
VERBATIM TRANSCRIPT - ITEMS 64 AND 69-72
BRAD JERBIC
I’ll be happy to, and I know this has come up quite often. Let me state emphatically, any

property, any property in the city privately owned, including the Badlands Golf Course —

MAYOR GOODMAN
Can | back you up just one sec? Can you repeat slowly Councilman Beers’ comment, and then
clarify what that is that he is talking about so that we all can understand it who aren’t lawyers.

BRAD JERBIC

Councilman Beers represented that it has been stated by others during his primary that I had
represented to this Council that no possibility of inverse condemnation could occur at the
Badlands Golf Course. The, this subject — I’ll elaborate a little bit. This subject came up only in
a limited context of an application before the Planning Commission, not before the City Council
wherein we discussed RPD 7 and whether or not there was likely inverse condemnation with
respect to the 720 units that this Council voted on and where you gave 435 a couple meetings
ago. So, if the question is, is there any possibility of inverse condemnation on Badlands or
anything else, and | say this with all caution to protect the City, any private property, that is any
private property in the city, including the Badlands Golf Course, can be the subject of inverse
condemnation. The individual facts and circumstances of each situation determine whether a
viable claim of inverse condemnation is present. So, it would all depend on a number of factors
which don’t exist right now, but can it ever occur on any private property including Badlands,

yes.

MAYOR GOODMAN

Thank you. Any clarification, comments anybody needs? Thank you. Thank you.

MAYOR PRO TEM ROSS

There’s a motion though.

Page 4 of 5
RORO018826

23506



107
108
109
110
111
112

CITY COUNCIL MEETING OF
APRIL 19, 2017
VERBATIM TRANSCRIPT - ITEMS 64 AND 69-72
MAYOR GOODMAN
Okay. So, there is a motion now on those recommendations by Mayor Pro Tem. Please vote and
please post. Councilwoman. Motion carries. (Motion carried unanimously) Thank you very
much.
END OF DISCUSSION
/dao

Page 5 of 5
ROR018827

23507



CASE: GPA-68385 (PRJ-67184)
RADIUS: 1000 FEET

GENERAL PLAN OF SUBJECT PROPERTY: PR-OS (PARKS/RECREATION/OPEN SPACE)
PROPOSED GENERAL PLAN OF SUBJECT PROPERTY: L (LOW DENSITY RESIDENTIAL)

RORO018831

23508



UGN SRR

%;1 B 200504 1 40002551
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138-31-312-001 o

138-31-312-002 04 1412805 13.50:00

138-31-418-001 T20850068007

138-33-616-002 Requestor

STEWART THILE OF WEVADA
Fyances Deane i

RECORDING REQUESTED BY STEWRT Tiyus
AND WHEN RECORDRD MAIL TO: Clark County Recorder  Pas: §

Tore Stars, Ltd,
g51 8. Rampat Blvd., Suite 220
Las Vegas, Nevada 89145

Attention: Larry A, Miller

MAIL TAX §TATEMENTS T

Sams 18 above.

GRANT, BARGAIN AND'S

FOR VALUABLE CONSIDERATION, receipt ofx‘.y.rf!}iql] is hereby acknowledged, the
PECCOLE 1982 TRUST, DATED FEBRUARY 15, 1982, 2510 an undivided Forty Five percent {(45%)
interest and WILLIAM PETER AND WANDA RUTH PECCOLE FAMILY LIMITED
PARTMNERSHIP, a3 (o an undivided Tifty Five percent (55%) intéresﬁ,“fi’«'hose addresses we 851 §
Rampart Blvd,, Las Vegas, Nevada 59145, docs hereby grant, bargain, selland convey to FORE STARS,
JLTD., aNevada limited liability cornpany, whose address is 851 5. Rampart Blvd., Suite 220, Las Vegas,
Nevada 89145, that certain. real property in the County of Clark, State of Nevada, motc particularly
deseribed in Exhibit "1" attached hereto and incorporated herein by this reference.

SUBJECT TO (a) non-detinquent taxes for the fiscal year 2004 - 2005, (b) encurnbrances,
covenants, conditions, restrictions, reservations, righ{s-of-way and casements that are validly of record
and (c) alt matters that would be revealed by anacourate ALTA Survey or physical inspection of the real

property.

TOGETHER WITH al! and singular (he tepcinents, hereditaments and appurtenances theraunto
belonging or inanywise eppertaining.

L PRJ-63491
02425816

RORO020046
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Dated ns of: Aptil 11, 2005

PECCOLE 1982 TRUST, DATED
FEBRUARY 15, 1982

By:  Peccole-Nevada Corporation, Trustee

Byd&m & &w—(»’é’ﬁ

Larmy A. Wiiller, Chicf Breeutive Officer f
WILLIAM PETER AND WANDA RUTH
PECCOLE FAMILY LIMITED PARTNERSHIP
P
By: Pecoole-Nevada Corporation, General Partner
B

sy, beil

By
Larry A, ¥iiller, Chief Execntive Ofieer

STATE OF NEVADA 3}

COUNTY OF CLARK )

This instrument was acknowledged before me on April [] , 2003, by Latry A Miller Chief Bxecutive
Officer of Pecoolc-Nevada Corporation, the Trustes ot the Peceolei1982 Trust, dated Tebruary 1 5,1982
and the Genetal Partner of the Williara Peter and Wanda Ruth Peccole Pamily Limited Partnetship.

- ’_ bc(‘&f\tﬂ,’\’
Notary Fggﬁg&z laéleg oﬂft MNevera NOTARY PUBLIC
Q) omNNE BALOASSARE | My commission expives: Dunss Z zoob
e My Appolntmont Expires £
No; %‘”‘l June 2, 2006 -
2 PRJ-63491
02125116
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CITY COUNCIL MEETING OF
MAY 17, 2017
VERBATIM TRANSCRIPT - ITEMS 55 AND 69-72
79 MAYOR GOODMAN
80 —andthen, 69 to 72.
81
82 MAYOR PRO TEM ROSS
83  We’re good, Mayor. | gotit.
84
85 MAYOR GOODMAN
86  Okay. Do you want to read them in please, and then 809.
87
88 MAYOR PRO TEM ROSS
89  Allright. Yes, Your Honor.

90

91 END RELATED DISCUSSION

92 RESUMED RELATED DISCUSSION
93

94  The applicant has requested Agenda Items 69 through 72 be abeyed to the June 21% meeting.

95 They are GPA-68385, WVR-68480, SDR-68481 and TMP-68482. These are abeyance items.
96  Applicant/owner is 180 Land Company, LLC at the southeast corner of Alta Drive and Hualapai.
97

98 END RELATED DISCUSSION
99 RESUMED RELATED DISCUSSION
100

101 MAYOR PRO TEM ROSS
102 And that is my motion.

103

104 MAYOR GOODMAN
105 Okay.

106

107 MAYOR PRO TEM ROSS
108 Isthere more?
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CITY COUNCIL MEETING OF

VERBATIM TRANSCRIPT - ITEMS 55 AND 69-72

MAYOR GOODMAN

MAY 17,2017

Well done. There is a motion on abeyance items.

COUNCILMAN BEERS

Could Mayor Pro Tem repeat that motion, please?

MAYOR PRO TEM ROSS

Yes, | can.

MAYOR GOODMAN

Please vote, and please post. There’s a motion on the abeyance items. If you’ll vote, please.

(Motion carried unanimously)

/dao
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0’1’7 0»5 Lﬁd Vogm Agenda ltem No.: B2.

AGENDA SUMMARY PAGE
CITY COUNCIL MEETING OF: JUNE 21, 2017

DEPARTMENT: CITY ATTORNEY

DIRECTOR: BRADFORD R. JERBIC [Jconsent PJ Discussion
SUBJECT:

RECOMMENDING COMMITTEE: BILLS ELIGIBLE FOR ADOPTION AT THIS MEETING

NOT TO BE HEARD BEFORE 3:00 P.M. - Bill No. 2017-27 - For possible action - Adopts that
certain development agreement entitled “Development Agreement For The Two Fifly,” entered
into between the City and 180 Land Co, LLC, cf al., pertaining to property generally located at
the southwest comer of Alta Drive and Rampart Boulevard. Sponsored by: Councilman Bob
Becers

Fiseal Impact
No Impact [C] Augmentation Required
Budget Funds Available

Amount:
Funding Source:
Dept./Division:

B

L]

11/

! [ /e

PURPOSE/BACKGROUND: ' |

This bill will adopt that certain development agreement entitled “Development Agreement For
The Two Fifty,” entered into between the City and 180 Land Co, LLC, ct al.' The development
agreement pertains to property generally located at the southwest corner of Alta Drive and
Rampart Boulevard. The development agreement is proposed to be approved by the City
Council on June 21, 2017. This ordinance formalizes the adoption in accordance with State law.

RECOMMENDATION:
FORWARDED to Full Council to the'6/21/2017 City Council Mecting pursuant to the 6/19/2017
Recommending Committec Meeting,

First Read — 6/7/2017 First Publication — 6/8/2017

BACKUP DOCUMENTATION:

1. Bill No. 2017-27

2. DRAFT - Development Agreement for The Two Fifty

3. Submitted after Final Agenda - Backup Submiticd at the June 19, 2017 Recommending
Coemmittce Mecling

Motion made by CARGLYN G, GOODMAN to Hold in abeyance to 8/2/2017

Passed For: 6; Against: 1; Abstain: 0; Did Not Vote: 0; Excused: 0
BOB COFFIN, RICKL Y. BARLOW, LOIS TARKANIAN, CAROLYN G. GOODMAN,
STAVROS S. ANTHONY, BOB BEERS; (Against-STEVEN D. ROSSY; (Abstain-Nong); (Did

Not Vote-None); (Excused-Nong)
CEEEE;ED ASﬂTBgE(OOPY ; g i
Stacey Gamgpibell, Chief Dﬁ:uly City Clerk

iy of Las Vegas 9/0/ 7 2,692 #geo
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a\'ly 0/6 LA/& V&SM Agenda Item No.: 82,

CITY COUNCIL MEETING OF: JUNE 21, 2017

Minutes:
See Item 131 for a Combined Verbatim Transcript of Items 82 and 130-134.

Appearance List:

CAROLYN GOODMAN, Mayor

BRAD JERBIC, City Attorney

CHRIS KAEMPFER, Legal Counsel for the Applicant
STEVEN D. ROSS, Councilman

STEPHANIE ALLEN, Legal Counsel for the Applicant

RORO021824
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BILL N, 2017-27
ORDINANCE NO,
AN ORDINANCE TO ADOPT THAT CERTAIN DEVELOPMENT AGREEMENT ENTITLED
“DEVELOPMENT AGREEMENT FOR TIIE TWO FIFTY,” ENTERED INTO BETWEEN THE

CITY AND 180 LAND CO, LLC, ET Al., ANID T PROVIDE FOR OTHER RELATED
MATTERS.

Sponsored by: Councilman Bob Beers Summary: Adopts that certain development
agreement entitled “Development Agreement
For The Two Fifty,” entered into between the
City and 180 Land Co, LLC, et al., pertaining
to property generally located at the southwest
corner of Alta Drive and Rampart Boulevard
THE CITY COUNCIL OF THE CITY OF LAS VEGAS DOES HEREBY
ORDAIN AS FOLLOWS:
SECTION 1: That certain development agreement cntitled “Development
Agreement For The Two Fifty,” entered into between the City and 180 Land Co, LLC, et al., which
was approved by the City Council on June 21, 2017, and which is on file with the City Clerk's
Office, is hereby adopted in conformance with the provisions of NRS Chapter 278.
SECTION 2:  This Ordinance, as well as the development agreement adopled by

Section 1, shall be recorded in the office of the County Recorder in accordance with the provisions

of NRS Chapter 278.

RORO021825
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SECTION 3 If any section, subsection, subdivision, paragraph, sentence, clause
or phrase in this ordinance or any part thereof is for any reason held to be unconstitutional or
invalid or ineffective by any court of competent jurisdiction, such decision shall not affect the
validity or effcctiveness of the remaining portions of this ordinance or any part thereof. The City
Council of the City of Las Vegas hereby declares hat it would have passed each section,
subsection, subdivision, paragraph, sentence, clause or phrase thereof irrespective of the fact that
any one of mote sections, subsections, subdivisions, paragraphs, sentences, clauses or phrases be
declared unconstitutional, invalid or ineffective.

SECTION 4:  All ordinances or parts of ordinances or sections, subseclions,
phrascs, sentences, clauses or paragraphs contained in the Municipal Code of the City of Las

Vegas, Nevada, 1983 Edition, in conllict herewith are hereby repealed.

PASSED, ADOFTED and APPROVED this day of R
2017,
APPROVED:
By
CAROLYN G. GOODMAN, Mayor
ATTEST:

LUANN D. HOLMES, MMC
City Clerk

RO ED Ab"l() FORM:

/L{ﬁi' 3017
Val Stced, Date
Deputy City Attorney
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The above and foregoing ordinance was Tirst proposed and read by title to the City Council on the

day of , 2017, and referred to a committee for recommendation, the

committee being composed of the following members

thereafler the said committee reported favorably on said ordinance on the day of
. 2017, which was a meeting of said Council;
that at said meeting, the proposed ordinance was rcad by title to the

City Council as first introduced and adopted by the following vote:

VOTING “AYE"™:
VOTING “NAY™:
ABSENT:
APPROVEI:
By
CAROLYN G. GOODMAN, Mayor
ATTEST:

LUANN D. HOLMES, MMC
City Clerk
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THIS DEVELOPMENT AGREEMENT ("Agreement") is made and entered into this day
of , 2017 by and between the CITY OF LAS VEGAS, a municipal corporation of the State of
Nevada ("City") and 180 LAND CO LLC, a Nevada limited liability company ("Master Developer"). The
City and Master Developer are sometimes individually referred to as a "Party" and collectively as the

"Parties".

RECITALS

A. City has authority, pursuant to NRS Chapter 278 and Title 19 of the Code, to enter into
development agreements such as this Agreement, with persons having a legal or equitable interest in real
property to establish long-range plans for the development of such property.

B. The City has taken no actions to cause, nor has ever intended to cause NRS 278A to
apply to the Property as defined herein. As such, this Agreement is not subject to NRS 278A.

C. Seventy Acres LLC, a Nevada limited liability company ("Seventy Acres"), Fore Stars,
LTD., a Nevada limited liability company ("Fore Stars") and 180 Land Co LLC, a Nevada limited liability
company ("180 Land") are the owners (Seventy Acres, Fore Stars and 180 Land each individually an
"Owner" and collectively the "Owners") of the Property described on Exhibit "A" attached hereto
(collectively the "Property").

D. The Property is the land on which the golf course, known as the Badlands, was
previously operated.

E. The Parties have concluded, each through their separate and independent research, that
the golf course industry is struggling resulting in significant numbers of golf course closures across the
country.

F. The golf course located on the Property has closed and the land will be repurposed in a
manner that is complementary and compatible to the adjacent uses with a combination of residential lots
and luxury multifamily development, including the option for assisted living units, a non-gaming boutique
hotel, and, ancillary commercial uses.

G. The Property contains four (4) development areas, totaling two hundred fifty and ninety-

two hundredths (250.92) acres (hereinafter referred to as "The Two Fifty"), as shown on Exhibit "B"
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attached hereto.

H. A General Plan Amendment (GPA-62387), Zone Change (ZON-62392) and Site
Development Plan Review (SDR-62393) were approved for Development Area 1 (covering 17.49 acres of
the Property) for four hundred thirty-five (435) for sale, luxury multifamily units. Because Development
Area 1 has already been entitled, neither its acreage, nor its units, are included in the density calculations
for the balance of the Property provided for herein. However, the total units approved on the Property will
be factored into the respective portions of the Master Studies.

I The Parties acknowledge and agree that the Property is zoned R-PD7 which allows for
the development of the densities provided for herein.

J. The Parties desire to enter into a Development Agreement for the development of the
Property in phases and in conformance with the requirements of NRS Chapter 278, and as otherwise
permitted by law.

K. Seventy Acres and Fore Stars irrevocably appoint Master Developer to act for and on
behalf of Seventy Acres and Fore Stars, as their agent, to do all things necessary to fulfill Seventy Acres,
Fore Stars and Master Developer's obligations under this Agreement.

L. The Property shall be developed as the market demands, in accordance with this
Agreement, and at the sole discretion of Master Developer.

M. The Parties acknowledge that this Agreement will (i) promote the health, safety and
general welfare of City and its inhabitants, (ii) minimize uncertainty in the planning for and development of
the Property and minimize uncertainty for the surrounding area, (iii) ensure attainment of the maximum
efficient utilization of resources within City at the least economic cost to its citizens, and (iv) otherwise
achieve the goals and purposes for which the laws governing development agreements were enacted.

N. The Parties further acknowledge that this Agreement will provide the owners of adjacent
properties with the assurance that the development of the Property will be compatible and complimentary
to the existing adjacent developments in accordance with the Design Guidelines, Development Standards
and Permitted Uses ("Design Guidelines") attached hereto as Exhibit "C".

0. 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. City will additionally receive a
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greater degree of certainty with respect to the phasing, timing and orderly development of the Property by
a developer with significant experience in the development process.

P. Master Developer desires to obtain reasonable assurances that it may develop the
Community in accordance with the terms, conditions and intent of this Agreement. Master Developer's
decision to enter into this Agreement and commence development of the Community is based on
expectations of proceeding, and the right to proceed, with the Community in accordance with this
Agreement and the Applicable Rules.

Q. 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 to
the requirements, limitations, and conditions imposed by this Agreement.

R. The City Council, having determined that this Agreement is in conformance with all
substantive and procedural requirements for approval of this Agreement, and after giving notice as
required by the relevant law, and after introducing this Agreement by ordinance at a public hearing on

, 2017, and after a subsequent public hearing to consider the substance of this Agreement on

, 2017, the City Council found this Agreement to be in the public interest and lawful in all respects,
and approved the execution of this Agreement by the Mayor of the City of Las Vegas.

NOW, THEREFORE, in consideration of the foregoing recitals, the promises and covenants
contained herein and other good and valuable consideration, the receipt and sufficiency of which are

hereby acknowledged, the Parties hereto agree as follows:

SECTION ONE

DEFINITIONS

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

"Affiliate" means (a) any other entity directly or indirectly controlling or controlled by or under
direct or indirect common control with another entity and (b) any other entity that beneficially owns at least

fifty percent (560%) of the voting common stock or partnership interest or limited liability company interest,
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as applicable, of another entity. For the purposes of this definition, "control" when used with respect to
any entity, means the power to direct the management and policies of such entity, directly or indirectly,
whether through the ownership of voting securities, partnership interests, by contract or otherwise; and
the terms "controlling" or "controlled" have meanings correlative to the foregoing.

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

"Alcohol Related Uses" means a Beer/Wine/Cooler On-Sale use, Restaurant with Service Bar
use, Restaurant with Alcohol use and Lounge Bar as defined by the UDC.

"Applicable Rules" as they relate to this Agreement and the development of the Community
include the following:

(a) The provision of the Code and all other uniformly-applied City rules, policies,
regulations, ordinances, laws, general or specific, which were in effect on the Effective Date; and
(b) This Agreement and all attachments hereto.
The term "Applicable Rules" does not include any of (i), (ii), or (iii) below, but the Parties understand that
they, and the Property, may be subject thereto:
(i) Any ordinances, laws, policies, regulations or procedures adopted by a
governmental entity other than City;
(i) Any fee or monetary payment prescribed by City ordinance which is
uniformly applied to all development and construction subject to the
City's jurisdiction; or
(iii) Any applicable state or federal law or regulation.

"Authorized Designee" means any person or entity authorized in writing by Master Developer to
make an application to the City on the Property.

"Building Codes" means the Building Codes and fire codes, to which the Community is subject to,
in effect at the time of issuance of the permit for the particular development activity with respect to the
development of the Community.

"CCRFCD" means the Clark County Regional Flood Control District.
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"City" means the City of Las Vegas, together with its successors and assigns.

"City Council" means the City of Las Vegas City Council.

"City Infrastructure Improvement Standards" means in their most recent editions and with the
most recent amendments adopted by the City, the Standard Drawings for Public Works Construction Off-
Property Improvements, Clark County, Nevada; Uniform Standard Specifications for Public Works
Construction Off-Property Improvements, Clark County, Nevada; Uniform Regulations for the Control of
Drainage and Hydrologic Criteria and Drainage Design Manual, Clark County Regional Flood Control
District; Design and Construction Standards for Wastewater Collection Systems of Southern Nevada; and
any other engineering, development or design standards and specifications adopted by the City Council.
The term includes standards for public improvements and standards for private improvements required
under the UDC.

"City Manager" means the person holding the position of City Manager at any time or its
designee.

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

"Community" means the Property and any and all improvements constructed thereupon.

"Design Guidelines" means the document prepared by Master Developer entitled Design
Guidelines, Development Standards and Permitted Uses, attached hereto as Exhibit "C", and reviewed
and approved by City.

"Designated Builder" means any legal entity other than Owner(s) that owns any parcel of real
property within the Community, whether prior to or after the Effective Date, provided that such entity is
designated as such by Master Developer to City Manager in writing. For purposes of the Applicable
Rules, the term "Designated Builder" is intended to differentiate between the Master Developer, Owner(s)
and their Affiliates in their capacity as developer and land owner and any other entity that engages in the
development of a structure or other improvements on a Development Parcel(s) within the Community. A
Designated Builder is not a Party to this Agreement and may not enforce any provisions herein, but upon
execution and recordation of this Agreement, a Designated Builder may rely on and be subject to the land

use entitlements provided for herein. Designated Builder will work closely with Master Developer to
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ensure the Community and/or the Development Parcel(s) owned by Designated Builder is/are developed
in accordance with this Agreement.

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

"Development Parcel(s)" means legally subdivided parcel(s) of land within the Community that
are intended to be developed or further subdivided.

"Director of Planning" means the Director of the City's Department of Planning or its designee.

"Director of Public Works" means the Director of the City's Department of Public Works or its
designee.

"Effective Date" means the date, on or after the adoption by City of an ordinance approving the
execution of this Agreement, and the subsequent execution of this Agreement by the Parties, on which
this Agreement is recorded in the Office of the County Recorder of Clark County. Each party agrees to
cooperate as requested by the other party to cause the recordation of this Agreement without delay.

"Grading Plan, Master Rough" means a plan or plans prepared by a Nevada-licensed
professional engineer, also referred to as a Mass Grading Plan, to:

(a) Specify areas where the Master Developer intends to perform rough grading
operations;
(b) Identify approximate future elevations and grades of roadways, Development
Parcels, and drainage areas; and
(c) Prior to issuance of a permit for a Mass Grading Plan:
(i) the Director of Public Works may require an update to the Master
Drainage Study to address the impacts of phasing or diverted flows if the
Master Drainage Study does not contain sufficient detail for that permit;
and,
(i) Master Developer shall submit the location(s) and height(s) of
stockpiles in conjunction with its respective grading permit
submittal(s)/application(s).

(d) The Master Rough Grading Plan shall be reviewed by the Director of Public
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Works for conformance to the grading and drainage aspects of the approved Master Drainage Study.

"Grading Plan", which accompanies the Technical Drainage Study, means a detailed grading plan
for a development site within the Community, created pursuant to the UDC, to further define the grading
within Development Parcels, as identified in the Master Drainage Study, to a level of detail sufficient to
support construction drawings, in accordance with the CCRFCD Hydrologic Criteria and Drainage Design
Manual.

"HOA or Similar Entity" means any unit owners' association organized pursuant to NRS
116.3101, that is comprised of owners of residential dwelling units, lots or parcels in the Community, or
portions thereof, created and governed by a declaration (as defined by NRS 116.037), formed for the
purpose of managing, maintaining and repairing all common areas transferred to it or managed by it for
such purposes.

"Investment Firm" means an entity whose main business is holding securities of other companies,
financial instruments or property purely for investment purposes, and includes by way of example, and
not limitation, Venture Capital Firms, Hedge Funds, and Real Estate Investment Trusts.

"LVVWD" means the Las Vegas Valley Water District.

"Master Developer" means 180 Land Co LLC, a Nevada limited liability company, and its
successors and assigns as permitted by the terms of this Agreement.

"Master Drainage Study" means the comprehensive hydrologic and hydraulic study, including
required updates only if deemed necessary by the City, to be approved by the Director of Public Works
prior to the issuance of any permits, excepting grub and clear permits outside of FEMA designated flood
areas and/or demolition permits for the Property, or the recordation of any map.

"Master Land Use Plan" means the Master Land Use Plan for the Community, which is Exhibit
"B".

"Master Sanitary Sewer Study" means the comprehensive sanitary sewer study to be approved
by the Director of Public Works prior to the issuance of any permits, excepting grub and clear permits
outside of FEMA designated flood areas and/or demolition permits for the Property, or the recordation of
any map, including updates only if deemed necessary by the City where changes from those reflected in

the approved Master Sanitary Sewer Study's approved densities or layout of the development are
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proposed that would impact downstream pipeline capacities and that may result in additional required Off-
Property sewer improvements.

"Master Studies" means the Master Traffic Study, Master Sanitary Sewer Study and the Master
Drainage Study.

"Master Traffic Study" means the comprehensive traffic study, including updates only if deemed
necessary by the City, with respect to this Property to be approved by the Director of Public Works prior to
the issuance of any permits, excepting grub and clear permits outside of FEMA designated flood areas
and/or demolition permits, or the recordation of any map.

"Master Utility Improvements" means those water, sanitary sewer, storm water drainage, power,
street light and natural gas improvements within and directly adjacent to the Property necessary to serve
the proposed development of the Community other than those utility improvements to be located within
individual Development Parcels. All public sewer, streetlights, traffic signals, associated infrastructures
and public drainage located outside of public right-of-way must be within public easements in
conformance with City of Las Vegas Code Title 20, or pursuant to an approved variance application if
necessary to allow public easements within private property and/or private drives of the HOA or Similar
Entity or of the Development Parcels.

"Master Utility Plan" means a conceptual depiction of all existing and proposed utility alignments,
easements or otherwise, within and directly adjacent to the Property necessary to serve the proposed
development of the Community, other than those utility improvements to be located within individual
Development Parcels. The Master Developer shall align all proposed utilities within proposed public
rights-of-way and/or within public utility easements when reasonable and, if applicable, will dedicate such
rights-of-way to the City before granting utility easements to specific utility companies, and Master
Developer shall separately require any Authorized Designee to disclose the existence of such facilities
located on (or in the vicinity of) any affected residential lots, and easements necessary for existing and
future LVVWD water transmission mains.

"NRS" means the Nevada Revised Statutes, as amended from time to time.

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

"Off-Property Improvements," as this definition relates to the Master Studies, means infrastructure
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improvements located outside the Property boundaries required by the Master Studies or other
governmental entities to be completed by the Master Developer due to the development of the
Community.

"On-Property” means within the physical boundaries of the Property.

"On-Property Improvements," as this definition relates to the Master Studies, means infrastructure
improvements located within the Property boundaries required by the Master Studies or other
governmental entities, to be completed by the Master Developer due to the development of the
Community.

"Owner" has the meaning as defined in Recital C.

"Party," when used in the singular form, means Master Developer, an Owner (as defined in
Recital C) or City and in the plural form of "Parties" means Master Developer, Owners and City.

"Planning Commission" means the City of Las Vegas Planning Commission.

"Planning Department" means the Department of Planning of the City of Las Vegas.

"Property" means that certain two hundred fifty and ninety-two hundredths (250.92) gross acres
of real property which is the subject of this Agreement. The legal description of the Property is set forth in
Exhibit "A".

"Technical Drainage Study(s)" means comprehensive hydrologic study(s) prepared under the
direction of and stamped by a Nevada-licensed professional engineer that must comply with the CCRFCD
drainage manual. Technical Drainage Study(s) shall be approved by the Director of Public Works.

"Term" means the term of this Agreement.

The "Two Fifty Drive" means the roadway identified as the Two Fifty Drive extension, as may also
be referred to as the Clubhouse Drive Extension, and as is further addressed in Section 3.01(f)(vii)
herein, together with associated curb, gutter, sidewalk, landscaping, underground utility improvements
including fiber optic interconnect, streetlights, traffic control signs and signals other than those for which a
fee was paid pursuant to Ordinance 5644.

"UDC" means the Unified Development Code as of the Effective Date of this Agreement attached
hereto as Exhibit "E".

"Water Feature" means one or more items from a range of fountains, ponds (including irrigation
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ponds), cascades, waterfalls, and streams used for aesthetic value, wildlife and irrigation purposes from

effluent and/or privately owned ground water.

SECTION TWO

APPLICABLE RULES AND CONFLICTING LAWS

2.01. Reliance on the Applicable Rules. City and Master Developer agree that Master

Developer will be permitted to carry out and complete the development of the Community in accordance
with the terms of this Agreement and the Applicable Rules. The terms of this Agreement shall supersede
any conflicting provision of the City Code except as provided in Section 2.02 below.

2.02. Application of Subsequently Enacted Rules by the City. The City shall not amend, alter

or change any Applicable Rule as applied to the development of the Community, or apply a new fee, rule
regulation, resolution, policy or ordinance to the development of the Community, except as follows:

(a) The development of the Community shall be subject to the Building Codes and
fire codes in effect at the time of issuance of the permit for the particular development activity.

(b) The application of a new uniformly-applied rule, regulation, resolution, policy or
ordinance to the development of the Community is permitted, provided that such action is necessary to
protect the health, safety and welfare of City residents.

(c) Nothing in this Agreement shall preclude the application to the Community of
new or changed rules, regulations, policies, resolutions or ordinances specifically mandated and required
by changes in state or federal laws or regulations. In such event, the provisions of Section 2.03 through
2.05 of this Agreement are applicable.

(d) 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 option, in its sole
discretion, of accepting such new or amended rules by giving written notice of such acceptance to City.
City and the Master Developer shall subsequently execute an amendment to this Agreement evidencing

the Master Developer's acceptance of the new or amended ordinance, rule, regulation or policy within a
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reasonable time.

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 Developer with one or more provisions of
this Agreement or require changes to any approval given by City, this Agreement shall remain in full force
and effect as to those provisions not affected, and:

(a) Notice of Conflict. Either Party, upon learning of any such matter, will provide the
other Party with written notice thereof and provide a copy of any such law, rule, regulation or policy
together with a statement of how any such matter conflicts with the provisions of this Agreement; and

(b) Modification Conferences. The Parties shall, within thirty (30) calendar days of

the notice referred to in the preceding subsection, meet and confer in good faith and attempt to modify
this Agreement to bring it into compliance with any such federal or state law, rule, regulation or policy.

2.04. City Council Hearings. In the event either Party believes that an amendment to this

Agreement is necessary due to the effect of any federal or state law, rule, regulation or policy, the
proposed amendment shall be scheduled for hearing before the City Council. The City Council shall
determine the exact nature of the amendment necessitated by such federal or state law or regulation.
Master Developer shall have the right to offer oral and written testimony at the hearing. Any amendment
ordered by the City Council pursuant to a hearing contemplated by this Section, if appealed, is subject to
judicial review. The Parties agree that any matter 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. City Cooperation.

(a) City shall cooperate with Master Developer in securing any City permits, licenses
or other authorizations that may be required as a result of any amendment resulting from actions initiated
under Section 2.04.

(b) As required by the Applicable Rules, Master Developer shall be responsible to
pay all applicable fees in connection with securing of such permits, licenses or other authorizations.

(c) Permits issued to Master Developer shall not expire so long as work progresses

as determined by the City's Director of Building and Safety.
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SECTION THREE

PLANNING AND DEVELOPMENT OF THE COMMUNITY

3.01. Permitted Uses, Density, and Height of Structures. Pursuant to NRS Chapter 278, this

Agreement sets forth the permitted uses, density and maximum height of structures to be constructed in
the Community for each Development Area within the Community.

(a) Maximum Residential Units Permitted. The maximum number of residential

dwelling units allowed within the Community, as shown on Exhibit B, is two thousand one hundred sixty-
nine (2,169) units, with four hundred thirty-five (435) for sale, multifamily residential units in Development
Area 1, one thousand six hundred sixty-nine (1,669) multifamily residential units, including the option for
assisted living units, in Development Area 2 and Development Area 3 combined, and a maximum of sixty-
five (65) residential lots in Development Area 4.

(b) Permitted Uses and Types.

(i) The Community is planned for a mix of single family residential homes
and multi-family residential homes including mid-rise tower residential homes.

(ii) Assisted living facility(ies), as defined by Code, may be developed within
Development Area 2 or Development Area 3.

(iii) A non-gaming boutique hotel with up to one hundred thirty (130) rooms,
with supporting facilities and associated ancillary uses, shall be allowed in Development Area 2 or
Development Area 3. Prior to construction, a Site Development Plan Review shall be submitted and
approved.

(iv) To promote a pedestrian friendly environment, in Development Areas 2
and 3, additional commercial uses that are ancillary to multifamily residential uses shall be permitted.
Ancillary commercial uses shall be similar to, but not limited to, general retail uses and restaurant uses.
The number and size of ancillary commercial uses shall be evaluated at the time of submittal for a Site
Development Plan Review. Ancillary commercial uses, associated with the multifamily uses, shall be
limited to Development Areas 2 and 3, and shall be limited to a total of fifteen thousand (15,000) square

feet across Development Areas 2 and 3 with no single use greater than four thousand (4,000) square
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feet. It is the intent that the ancillary commercial will largely cater to the residences of Development
Areas 1, 2 and 3 to be consistent with an environment that helps promote a walkable community. Any
reference to ancillary commercial does not include the leasing, sales, management, and maintenance
offices and facilities related to the multifamily.

(v) Water Features shall be allowed in the Community, even if City enacts a
future ordinance or law contrary to this Agreement.

(vi) Uses allowed within the Community are listed in the Design Guidelines
attached as Exhibit "C ".

(vii) The Parties acknowledge that watering the Property may be continued or
discontinued, on any portion or on all of the Property, at and for any period of time, or permanently, at the
discretion of the Master Developer. If discontinued, Master Developer shall comply with all City Code
requirements relating to the maintenance of the Property and comply with Clark County Health District
regulations and requirements relating to the maintenance of the Property, which may necessitate Master
Developer's watering and rough mowing the Property, or at Master Developer's election to apply for and
acquire a clear and grub permit and/or demolition permits for the Property outside of FEMA designated
flood areas (and within FEMA designated flood areas if approved by FEMA), subject to all City laws and
regulations. Notwithstanding, Master Developer will use best efforts to continue to water the Property
until such time as construction activity is commenced in a given area.

(viii)  Pursuant to its general authority to regulate the sale of alcoholic
beverages, the City Council declares that the public health, safety and general welfare of the Community
are best promoted and protected by requiring that a Special Use Permit be obtained for certain Alcohol
Related Uses as outlined in the Design Guidelines attached as Exhibit "C". If a Special Use Permit is
required, it shall be in accordance with the requirements of this Section and Las Vegas Municipal Code
Section 19.16.110. The Parties agree that Master Developer may apply for Alcohol Related Uses and
Alcohol Related Uses shall have no specified spacing requirements between similar and protected uses.

(c) Density. Master Developer shall have the right to determine the number of
residential units to be developed on any Development Parcel up to the maximum density permitted in

each Development Area. Notwithstanding the foregoing, the maximum density permitted in Development
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Area 1 shall be a maximum of four hundred thirty-five (435) for sale, multifamily residential units;
Development Areas 2 and 3 combined shall be a maximum of one thousand six hundred sixty-nine
(1,669) multifamily residential units, including the option for assisted living units; and Development Area 4
shall be a maximum of sixty-five (65) residential lots. In Development Area 4, residential lots will be a
minimum one-half (1/2) gross acres in Section A shown on Exhibit B. All other lots within Development
Area 4 will be a minimum of two (2) gross acres.

(d) Maximum Height and Setbacks. The maximum height and setbacks shall be

governed by the Code except as otherwise provided for in the Design Guidelines attached as Exhibit
“C".

(e) Residential Mid-Rise Towers in Development Area 2. Master Developer shall

have the right to develop two (2) residential mid-rise towers within Development Area 2. The mid-rise
tower locations shall be placed so as to help minimize the impact on the view corridors to the prominent
portions of the Spring Mountain Range from the existing residences in One Queensridge Place. As
provided in the Design Guidelines attached as Exhibit "C", each of the two (2) mid-rise towers may be
up to one hundred fifty (150) feet in height.
(f) Phasing.

(i) The Community shall be developed as outlined in the Development
Phasing Exhibit "D".

(i) The Development Areas' numerical designations are not intended and
should not be construed to be the numerical sequence or phase of development within the Community.

(iii) Development Area 4's Sections A-G, as shown on Exhibit B, are not
intended and should not be construed to be the alphabetical sequence or phase of development within
Development Area 4.

(iv) The Property shall be developed as the market demands, in accordance
with this Agreement, and at the sole discretion of Master Developer.

(v) Portions of the Property are located within the Federal Emergency
Management Agency ("FEMA") Flood Zone.

(1) Following receipt from FEMA of a Conditional Letter of Map
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(vi)

Revision ("CLOMR") and receipt of necessary City approvals and
permits, Master Developer may begin construction in Development
Areas 1, 2 and 3, including but not limited to, the mass grading, the
drainage improvements, including but not limited to the installation of the
open drainage channels and/or box culverts, and the installation of
utilities. Notwithstanding, Master Developer may begin and complete
any construction prior to receipt of the CLOMR in areas outside of the
FEMA Flood Zone, following receipt of the necessary permits and
approvals from City.

(2) In Development Area 4 in areas outside of the FEMA Flood
Zone, Master Developer may begin and complete any construction, as
the market demands, and at the sole discretion of the Master Developer,
following receipt of necessary City approvals and permits.

(3) In Development Area 4 in areas within the FEMA Flood Zone,
construction, including but not limited to, mass grading, drainage
improvements, including but not limited to the installation of the open
drainage channels and/or box culverts, and the sewer and water mains
may commence only after receipt of the CLOMR related to these areas
and receipt of necessary City approvals and permits.

Master Developer and City agree that prior to the approval for

construction of the seventeen hundredth (1,700%") residential unit, by way of a building permit issuance or

group of building permit issuance that would encapsulate the construction of the seventeen hundredth

(1,700™) residential unit, Master Developer shall have substantially completed the drainage infrastructure

required in Development Area 4. For clarification, the completion of the aforementioned drainage

infrastructure required in Development Area 4 is not a prerequisite to approval for construction, by way of

building permit issuance, of the first sixteen hundred ninety-nine (1,699) residential units. For purposes of

this subsection, substantial completion of the drainage infrastructure shall mean the installation of the

open drainage channels and/or box culverts required pursuant to the City-approved Master Drainage

PRJ-70542
15 06/06/17

DIR-70539 - REVISED

RORO021845

23535



Study or Technical Drainage Study for Development Area 4.

(vii) The Two Fifty Drive extension, being a new roadway between
Development Areas 2 and 3 that will connect Alta Drive and South Rampart Boulevard, shall be
completed in accordance with the approved Master Traffic Study and prior to the approval for construction
of the fifteen hundredth (1,500™) residential unit, by way of a building permit issuance or group of building
permit issuance that would encapsulate the construction of the fourteen hundred and ninety-ninth
(1,499M) residential unit. For clarification, the completion of the Two Fifty Drive extension is not a
prerequisite to approval for construction, by way of building permit issuance, of the first fourteen hundred
and ninety-ninth (1,499") residential units.

(viii)  The Landscape, Parks and Recreation Areas shall be constructed
incrementally with development as outlined below in subsection (g).

(ix) In Development Areas 1-3, prior to the commencement of grading and/or
commencement of a new phase of building construction, Master Developer shall provide ten (10) days'
written notice to adjacent HOAs.

(x) In Development Area 4, prior to the commencement of grading, Master
Developer shall provide ten (10) days' written notice to adjacent HOAs.

(9) Landscape, Park, and Recreation Areas. The Property consists of two hundred

fifty and ninety-two hundredths (250.92) acres. Master Developer shall landscape and/or amenitize (or
cause the same to occur) approximately forty percent (40%) or one hundred (100) acres of the Property,
which includes associated parking and adjacent access ways, far in excess of the Code requirements.
Master Developer shall construct, or cause the construction of the following:

(i) Development Areas 1, 2 and 3. A minimum of 12.7 acres of landscape,

parks, and recreation areas shall be provided throughout the 67.21 acres of Development Areas 1, 2 and
3. The 12.7 acres of landscape, parks, and recreation area will include a minimum of: 2.5 acres of
privately-owned park areas open to residents of the Property, Queensridge and One Queensridge Place,
and occasionally opened to the public from time to time at Master Developer's sole discretion; 6.2 acres
of privately-owned park and landscape areas not open to the public; 4.0 acres of privately-owned

recreational amenities not open to the public, including outdoor and indoor areas (hereinafter referred to
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as "The Seventy Open Space"). A 1 mile walking loop and pedestrian walkways throughout will be
included as part of the 12.7 acres. The layout(s), location(s) and size(s) of the Seventy Open Space shall
be reflective in the respective Site Development Plan Review(s) and shall be constructed incrementally in
conjunction with the construction of the multifamily units located in Development Areas 1, 2 and 3. The
2.5 acres of privately-owned park area(s) shall be completed prior to the approval for construction of the
fifteen hundredth (1,500t residential unit, by way of a building permit issuance or group of building permit
issuance that would encapsulate the construction of the fourteen hundred and ninety-ninth (1,499%")
residential unit. For clarification, the completion of 2.5 acres of privately-owned park area(s) is not a
prerequisite to approval for construction, by way of building permit issuance, of the first fourteen hundred
and ninety-nine (1,499) residential units, by way of a building permit issuance or group of building permit
issuance that would encapsulate the construction of the fourteen hundred and ninety-ninth (1,499%)
residential unit. The Seventy Open Space shall be maintained and managed by Master Developer's
Authorized Designee, the respective HOAs, Sub-HOA or Similar Entity.

(i) Development Area 4. Because Development Area 4 will have a

maximum of only sixty-five (65) residential lots, approximately eighty-seven (87) of its acres will be
landscape area. The landscape area, although not required pursuant to the UDC, is being created to
maintain a landscape environment in Development Area 4 and not in exchange for higher density in
Development Areas 1, 2 or 3. The landscape area will be maintained by individual residential lot owners,
an HOA, sub-HOA or Similar Entity, or a combination thereof, pursuant to Section 4 of this Agreement.
Upon completion of Development Area 4, there shall be a minimum of seven thousand five hundred
(7,500) trees in Development Area 4.

(i) Master Developer may, at a future date, make application under City of
Las Vegas Code Section 4.24.140.

(h) Development Area 3 No Building Structures Zone and Transition Zone. In

Development Area 3, there will be a wall, up to ten (10) feet in height, to serve to separate Development
Areas 1, 2 and 3 from Development Area 4. The wall will provide gated access points to Development
Area 4. Additionally, there will be a seventy-five (75) foot "No Building Structures Zone" easterly from

Development Area 3's western boundary within seventy-five (75) feet of the property line of existing
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homes adjacent to the Property as of the Effective Date, as shown on Exhibit "B", to help buffer
Development Area 3's development from these existing homes immediately adjacent to the particular part
of the Property. The No Building Structures Zone will contain landscaping, an emergency vehicle access
way that will also act as a pathway, and access drive lanes for passage to/from Development Area 4
through Development Area 3. An additional seventy-five (75) foot "Transition Zone" will be adjacent to
the No Building Structures Zone, as shown on Exhibit B, wherein buildings of various heights are
permitted but the heights of the buildings in the Transition Zone cannot exceed thirty-five (35) feet above
the average finished floor of the adjacent existing residences' finished floor outside of the Property as of
the Effective Date, in no instance in excess of the parameters of the Design Guidelines. For example, if
the average finished floor of an adjacent existing residences, as of the Effective Date, is 2,800 feet in
elevation, the maximum building height allowed in the adjacent Transition Zone would be 2,835 feet.
Along the western edge of the Transition Zone, architectural design will pay particular attention to the
building exterior elevations to take into consideration architectural massing reliefs, both vertical and
horizontal, building articulation, building colors, building materials and landscaping. A Site Development
Plan Review(s) is required prior to development in Development Areas 1, 2 and 3.

(i) Grading and Earth Movement.

(i) Master Developer understands that it must obtain Federal Emergency
Management Agency's ("FEMA") CLOMR approval prior to any mass grading on the FEMA designated
areas of the Property. Master Developer may commence construction, and proceed through completion,
subject to receipt of the appropriate grading and/or building permits, on the portions of the Property
located outside the FEMA designated areas prior to obtaining FEMA CLOMR approval.

(i) Master Developer's intention is that the Property's mass grading 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 dirt for landscape fill.

(iii) In order to minimize earth movement to and from the Property, Master
Developer shall be authorized to process the cut materials on site to create the needed fill materials,
therefore eliminating or significantly reducing the need to take cut and fill materials from and to the

Property. After approval of the Master Rough Grading Plan, other than the necessary Clark County
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Department of Air Quality Management approvals needed, Master Developer shall not be required to
obtain further approval for rock crushing, earth processing and stockpiling on the Property; provided,
however, that no product produced as a result of such rock crushing, earth processing and/or stockpiling
on the Property may be sold off-site. The rock crushing shall be located no less than five hundred (500)
feet from existing residential homes and, except as otherwise outlined herein, shall be subject to Las
Vegas Municipal Code Section 9.16.

(iv) In conjunction with its grading permit submittal(s)/application(s), Master
Developer shall submit the location(s) and height(s) of stockpiles.

(v) There shall be no blasting on the Property during the Term of the
Agreement.

() Gated Accesses to Development Area 4. Gated accesses to/from Development

Area 4 shall be on Hualapai Way and through Development Area 3 unless otherwise specified in an
approved tentative map(s) or a separate written agreement.
3.02. Processing.
(a) Generally. City agrees to reasonably cooperate with Master Developer to:

(i) Expeditiously process all applications, including General Plan
Amendments, in connection with the Property that are in compliance with the Applicable Rules and
Master Studies and this Development Agreement; and

(i) Promptly consider the approval of applications, subject to reasonable
conditions not otherwise in conflict with the Applicable Rules, Master Studies and this Development
Agreement.

(b) Zoning Entitlement for Property. The Parties acknowledge and agree that the

Property is zoned R-PD7 which allows for the development of the densities provided for herein and that
no subsequent zone change is needed.

(c) Other Applications. Except as provided herein, all other applications shall be

processed by City according to the Applicable Rules. The Parties acknowledge that the procedures for
processing such applications are 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
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