
 
 

IN THE SUPREME COURT OF THE STATE OF NEVADA 

CITY OF LAS VEGAS, A POLITICAL 
SUBDIVISION OF THE STATE OF 
NEVADA,  

Appellant, 
vs. 

180 LAND CO., LLC, A NEVADA LIMITED-
LIABILITY COMPANY; AND FORE STARS, 
LTD., A NEVADA LIMITED-LIABILITY 
COMPANY,  

Respondents. 
 
180 LAND CO., LLC, A NEVADA LIMITED-
LIABILITY COMPANY; AND FORE STARS, 
LTD., A NEVADA LIMITED-LIABILITY 
COMPANY,  

Appellants/Cross-Respondents, 
vs.  

CITY OF LAS VEGAS, A POLITICAL 
SUBDIVISION OF THE STATE OF 
NEVADA,  

Respondent/Cross-Appellant. 

 
No. 84345 

 
 
 
 
 
 
 
 
 
 
 
 

No. 84640 
 

 
AMENDED 

JOINT APPENDIX 
VOLUME 128, PART 8 

 
LAW OFFICES OF KERMITT L. WATERS 
Kermitt L. Waters, Esq. 
Nevada Bar No. 2571 
kermitt@kermittwaters.com 
James J. Leavitt, Esq. 
Nevada Bar No. 6032 
jim@kermittwaters.com 
Michael A. Schneider, Esq. 
Nevada Bar No. 8887 
michael@kermittwaters.com 
Autumn L. Waters, Esq. 
Nevada Bar No. 8917 
autumn@kermittwaters.com 
704 South Ninth Street 
Las Vegas, Nevada 89101 
Telephone: (702) 733-8877 
Attorneys for 180 Land Co., LLC and  
Fore Stars, Ltd.  

LAS VEGAS CITY ATTORNEY’S OFFICE 
Bryan K. Scott, Esq. 
Nevada Bar No. 4381 
bscott@lasvegasnevada.gov 
Philip R. Byrnes, Esq. 
pbyrnes@lasvegasnevada.gov 
Nevada Bar No. 166 
Rebecca Wolfson, Esq. 
rwolfson@lasvegasnevada.gov 
Nevada Bar No. 14132 
495 S. Main Street, 6th Floor 
Las Vegas, Nevada 89101 
Telephone: (702) 229-6629  
 
Attorneys for City of Las Vegas 

Electronically Filed
Sep 30 2022 11:18 a.m.
Elizabeth A. Brown
Clerk of Supreme Court

Docket 84345   Document 2022-30914

mailto:kermitt@kermittwaters.com
mailto:jim@kermittwaters.com
mailto:michael@kermittwaters.com
mailto:autumn@kermittwaters.com
mailto:bscott@lasvegasnevada.gov
mailto:pbyrnes@lasvegasnevada.gov
mailto:rwolfson@lasvegasnevada.gov


CLAGGETT & SYKES LAW FIRM  
Micah S. Echols, Esq. 
Nevada Bar No. 8437 
micah@claggettlaw.com 
 4101 Meadows Lane, Suite 100 
Las Vegas, Nevada 89107 
(702) 655-2346 – Telephone 
 
Attorneys for 180 Land Co., LLC and  
Fore Stars, Ltd.  

McDONALD CARANO LLP 
George F. Ogilvie III, Esq. 
Nevada Bar No. 3552 
gogilvie@mcdonaldcarano.com 
Amanda C. Yen, Esq. 
ayen@mcdonaldcarano.com 
Nevada Bar No. 9726 
Christopher Molina, Esq. 
cmolina@mcdonaldcarano.com 
Nevada Bar No. 14092 
2300 W. Sahara Ave., Ste. 1200 
Las Vegas, Nevada 89102 
Telephone: (702)873-4100  

LEONARD LAW, PC 
Debbie Leonard, Esq.  
debbie@leonardlawpc.com 
Nevada Bar No. 8260 
955 S. Virginia Street Ste. 220  
Reno, Nevada 89502 
Telephone: (775) 964.4656 

SHUTE, MIHALY & WEINBERGER, LLP 
Andrew W. Schwartz, Esq.  
schwartz@smwlaw.com 
California Bar No. 87699 
(admitted pro hac vice) 
Lauren M. Tarpey, Esq.  
ltarpey@smwlaw.com 
California Bar No. 321775 
(admitted pro hac vice) 
396 Hayes Street 
San Francisco, California 94102 
Telephone: (415) 552-7272 
 
Attorneys for City of Las Vegas 

 

mailto:micah@claggettlaw.com
mailto:gogilvie@mcdonaldcarano.com
mailto:ayen@mcdonaldcarano.com
mailto:cmolina@mcdonaldcarano.com
mailto:debbie@leonardlawpc.com
mailto:schwartz@smwlaw.com
mailto:ltarpey@smwlaw.com


W
ha

t 
ar

e 
th

e 
C

ity
 r

ul
es

 to
 c

re
at

e 
an

 R
-P

D
?

o 
I 

D
ev

el
op

m
en

t 
P

la
n:

. P
ro

po
se

d 
Li

st
 o

f U
se

s,
 A

cr
ea

ge
s,

 D
en

si
ty

/ln
te

ns
ity

. C
on

ce
pt

ua
l L

oc
at

io
n 

of
 A

ct
iv

iti
es

 a
nd

 U
se

s

' N
um

be
r 

an
d 

T
yp

es
 o

f 
D

w
el

lin
g 

U
ni

ts
 &

 C
om

m
er

ci
al

 F
lo

or
 A

re
a

. C
om

m
on

 A
re

as
/R

ec
re

at
i 

on
/O

pe
n 

S
pa

ce
 &

 A
m

en
iti

es
. P

ub
lic

 S
tr

ee
ts

 &
 P

ar
ki

ng
. D

ra
in

ag
e

o 
D

es
ig

n 
G

ui
de

lin
es

, 
C

C
&

R
's

 &
 O

fte
n 

D
ev

el
op

m
en

t 
A

gr
ee

m
en

ts

å

ROR022301

23710



In
 P

ec
co

le
 R

an
ch

 P
ha

se
 ll

 w
ha

t w
as

 a
pp

ro
ve

d 
by

th
e 

C
ity

 C
ou

nc
il 

in
 1

99
0?

. 
M

as
te

r 
D

ev
el

op
m

en
t 

P
la

n:
. 

4,
24

7 
un

its
 o

f 
si

ng
le

 fa
m

ily
 a

nd
 m

ul
tif

am
ily

. 
2,

80
7 

un
its

 o
f 

si
ng

le
 fa

m
ily

 o
n 

40
1 

ac
re

s

' 
t,4

4O
.u

ni
ts

 o
f 

m
ul

ti-
fa

m
ily

 o
n 

60
 a

cr
es

; 
w

hi
ch

 e
xc

ee
ds

 t
he

 a
ve

ra
ge

 g
ro

ss
 d

en
si

tv
 a

llo
ca

tio
n 

of
 4

2O
 u

ni
ts

 1
7.

0
un

its
/a

cr
e 

X
 6

0 
ac

re
s 

=
 4

20
 u

ni
ts

) 
by

 1
02

0 
un

its
 (

1.
,4

40
 u

ni
ts

 -
 A

fO
 u

ni
ts

 =
 IO

2O
 u

ni
ts

).
 T

he
 a

dd
iti

on
al

 f
 .d

Z
O

m
ul

ti-
fa

m
ily

 u
ni

ts
 w

er
e 

tr
an

sf
er

rê
d 

fr
om

 a
pp

ro
xi

ní
at

el
y 

1,
45

.7
 a

cr
es

 o
f 

go
lf 

co
ur

se
 a

ci
ea

ge
 t

7 
un

iV
ã 

cl
1-

q5
"1

ac
 =

 I,
02

0 
un

its
).

. 
2t

L 
ac

re
s 

of
 g

ol
f 

co
ur

se
/d

ra
in

ag
e

. 
19

4 
ac

re
s 

of
 C

om
m

er
ci

al
/O

ffi
ce

. 
56

 a
cr

es
 o

f 
R

es
or

t C
as

in
o

. 
60

 a
cr

es
 o

f R
ig

ht
 o

f 
W

ay
. 

L3
 a

cr
es

 o
f 

sc
ho

ol

' 
$p

P
lg

ye
d 

M
as

te
r 

D
ev

el
op

m
en

t 
P

la
n 

E
xc

er
pt

 w
ith

 P
la

nn
in

g 
&

 C
ity

 C
ou

nc
il 

M
in

ut
es

 o
f 

M
ar

ch
 B

, 
19

90
 &

 A
pr

il
4,

 L
gg

}.
{.

 S
ee

 E
xh

ib
it 

C
 -

 L
an

d 
U

se
 T

ab
le

 a
 M

as
te

r 
D

ev
el

op
m

en
t 

pl
an

 E
xc

er
pt

;
{' 

S
ee

 E
xh

ib
it 

D
-1

 &
 D

-2
 -

 P
la

nn
in

g 
C

om
m

is
si

on
 
A

ge
nd

a 
M

in
ut

es
 f

or
 M

as
te

r 
D

ev
el

op
m

en
t 

P
la

n 
&

 Z
on

e 
C

ha
ng

e 
2-

17
-1

-9
90

;
* 

S
ee

 E
xh

ib
it 

E
-1

 &
 E

-2
 -

 C
ity

 C
ou

nc
il 

A
ge

nd
a 

M
in

ut
es

 f
or

 M
as

te
r 

D
ev

el
op

m
en

t 
P

la
n 

&
 Z

on
e 

C
ha

ng
e 

Z
-I

7-
90

;
{' 

S
ee

 E
xh

ib
it 

F
 - 

C
ity

 A
ct

io
n 

le
tte

r 
fo

 r
 Z

-1
7-

90
, 

as
so

ci
at

ed
 w

ith
 Z

on
in

g 
O

rd
in

an
ce

 
#5

35
3)

t3

ROR022302

23711



H
ow

 w
as

 th
e

P
ec

co
le

 R
an

c
N

um
be

r 
tt7

" 
in

 R
-P

D
7 

U
se

d 
in

h 
P

ha
se

 ll
?

' 
F

irs
t t

he
 d

ev
el

op
er

 d
et

er
m

in
ed

 t
he

 g
ro

ss
 a

cr
ea

ge
 o

f P
ha

se
 l

l w
hi

ch
 w

as
 9

36
 a

cr
es

 (
99

6.
4 

ac
re

s
m

in
us

 t
he

 6
0.

4 
ac

re
s 

of
 P

ub
lic

 R
ig

ht
 o

f 
W

ay
).

 (
S

ee
 E

xh
ib

it 
C

, 
po

rt
io

n 
of

 a
pp

ro
ve

d 
M

as
te

r
D

ev
el

op
m

en
t 

P
la

 n
)

. 
S

ec
on

d,
 t

he
 d

ev
el

op
er

 m
ul

tip
lie

d 
th

e 
93

6 
ac

re
s 

tim
es

 "
7"

 t
o 

de
te

rm
in

e 
th

e 
ov

er
al

l 
gr

os
s 

de
ns

ity
al

lo
w

ed
 i

n 
P

ha
se

 l
l" 

T
ha

t 
m

ax
im

um
 p

ot
en

tia
l g

ro
ss

 r
es

id
en

tia
l 

de
ns

ity
 w

as
 6

,5
52

 a
llo

w
ab

le
 u

ni
ts

,

. 
A

t 
th

e 
P

la
nn

in
g 

C
om

m
is

si
on

 m
ee

tin
g 

in
 M

ar
ch

 8
, 

19
90

, 
th

e 
de

ve
lo

pe
r 

vo
lu

nt
ar

ily
 r

ed
uc

ed
 h

is
al

lo
w

ab
le

 r
es

id
en

tia
l d

en
si

ty
 b

y 
al

m
os

t 
2,

20
0 

un
its

. 
(S

ee
 P

la
nn

in
g 

C
om

m
is

si
on

 m
ee

tin
g 

m
in

ut
es

M
ar

ch
 8

, 
19

90
, 

E
xh

ib
its

 D
-1

 &
 D

-2
)

. 
T

he
 d

ev
el

op
er

 a
sk

ed
 fo

r;
 a

nd
 w

as
 g

ra
nt

ed
 b

y 
th

e 
C

ity
 o

n 
A

pr
il 

4,
 t

99
0,

 th
e 

rig
ht

 t
o 

bu
ild

 a
m

ax
im

um
 o

f 
4,

24
7 

re
si

de
nt

ia
l 

un
its

. 
(S

ee
 a

nd
 t

he
 M

in
ut

es
 o

f 
th

e 
C

ity
 C

ou
nc

il 
on

 A
pr

il 
4,

 1
99

0,
E

xh
ib

it 
E

-t
, 

E
-2

 &
 E

xh
ib

it 
F

).

. 
T

he
 N

um
be

r 
of

 A
pp

ro
ve

d 
re

si
de

nt
ia

l 
un

its
 h

as
 n

ot
 c

ha
ng

ed
 s

in
ce

 A
pr

il 
4,

 L
99

0 
C

ity
 A

pp
ro

va
l

7

ROR022303

23712



W
ha

t 
w

as
 th

e 
de

ns
ity

 o
f r

es
id

en
tia

l a
pp

ro
ve

d
in

 a
ll 

of
 P

ec
co

le
 R

an
ch

 P
ha

se
 ll

'T
ot

al
 o

f 4
,2

47
 u

ni
ts

 o
f 

si
ng

le
 fa

m
ily

 a
nd

 m
ul

ti-
fa

m
ily

 o
n 

99
6.

4 
ac

re
s.

T
hi

s 
nu

m
be

r 
ha

s 
no

t c
ha

ng
ed

 s
in

ce
 1

-9
90

 a
pp

ro
va

l.
o 

{.
3 

dw
el

lin
g 

un
its

 p
er

 a
cr

e 
w

ith
 R

ig
ht

-o
f-

W
ay

 (
G

ro
ss

 D
en

si
ty

)
*4

,2
47

/9
96

.4
=

 4
.2

6 
T

hi
s 

is
 to

 s
ho

w
 t

he
 e

ffe
ct

iv
e 

de
ns

ity
 if

 a
ll 

la
nd

 is
 in

cl
ud

ed
be

fo
re

 s
pe

ci
fic

 lo
ca

tio
ns

 a
nd

 c
ha

ng
es

 in
 d

en
si

ty
 b

y 
de

ve
lo

pm
en

t 
tr

an
sf

er

' 4
.5

 d
w

el
lin

g 
un

its
 p

er
 a

cr
e 

w
ith

ou
t 

R
ig

ht
-o

f-
W

ay
 (

N
et

 D
en

si
ty

)

*4
,2

47
 /

(9
96

.4
 -

 6
0 

=
 9

36
.4

)=
 4

.5
9

&

ROR022304

23713



W
ha

t 
is

 a
m

ou
nt

 &
 d

en
si

ty
 o

f s
in

gl
e 

fa
m

ily
a 

pp
ro

ve
d?

. 2
,8

07
 u

ni
ts

 o
f 

si
ng

le
 f

am
ily

 o
n 

40
L 

ac
re

s

'T
hi

s 
eq

ua
ls

 7
 d

w
el

lin
g 

un
its

 p
er

 a
cr

e 
on

 th
e 

ar
ea

s 
re

qu
es

te
d 

fo
r 

si
ng

le
fa

m
ily

 d
ev

el
op

m
en

t 
2,

80
1*

+
O

t 
i::

=
 7

3

ROR022305

23714



W
ha

t 
w

as
 th

e 
de

ns
ity

 a
pp

ro
ve

d 
fo

r 
M

ul
ti-

F
am

ily
. I

,4
40

 u
ni

ts
 o

f 
m

ul
ti 

fa
m

ily
 o

n 
60

 a
cr

es

'T
hi

s 
eq

ua
ls

 2
4 

dw
el

lin
g 

un
its

 p
er

 a
cr

e 
on

 th
e 

ar
ea

s 
re

qu
es

te
d 

fo
r

m
ul

ti-
fa

m
ily

 d
ev

el
op

m
en

tl,
,4

40
 t

 
60

 m
 2

4

1f
i

ROR022306

23715



W
ha

t w
as

 th
e 

D
en

si
ty

 a
pp

ro
ve

d 
fo

r 
th

e 
25

0
ac

re
s 

of
 g

ol
f c

ou
 r

s 
el

op
en

 s
pa

c 
el

dr
ai

na
ge

?
o 

N
O

N
E

: 
A

nd
 th

is
 h

as
 n

ot
 c

ha
ng

ed
 in

 m
or

e 
th

an
 tw

en
ty

 y
ea

rs

. S
ee

 E
xh

ib
¡t

 C

ROR022307

23716



D
¡d

 th
e 

D
ev

el
op

er
 u

se
 R

es
id

en
tia

l 
un

its
 g

en
er

at
ed

 b
y 

th
e 

25
0

ac
re

s 
of

 G
ol

f 
C

ou
rs

e/
O

pe
n 

S
pa

ce
 a

nd
 D

ra
in

ag
e 

in
 o

th
er

de
ve

lo
pm

en
ts

 w
ith

in
 P

ha
se

 ll
?

. Y
E

S

' 
R

es
id

en
tia

l 
un

its
 t

ha
t 

co
ul

d 
ha

ve
 b

ee
n 

us
ed

 b
y 

th
e 

or
ig

in
al

 d
ev

el
op

er
 o

n 
th

e 
25

0 
ac

re
s 

of
 g

ol
f 

co
ur

se
/o

pe
n

sp
ac

e/
dr

ai
na

ge
 w

er
e 

in
te

nt
io

na
lly

 a
ss

ig
ne

d 
to

 t
he

 6
0 

ac
re

s 
of

 m
ul

ti-
fa

m
ily

 (
1,

44
0 

un
its

) 
w

h¡
ch

 a
ss

ig
nm

en
t

w
as

 a
pp

ro
ve

d 
by

 th
e 

C
ity

 in
 L

99
0 

as
 p

ar
t 

of
 th

e 
P

ec
co

le
 M

as
te

r 
D

ev
el

op
m

en
t 

P
la

n.

' 
A

dd
it¡

on
al

 r
es

id
en

tia
l u

ni
ts

 g
en

er
at

ed
 b

y 
th

e 
25

0 
ac

re
s 

of
 g

ol
f 

co
ur

se
/o

pe
n 

sp
ac

e/
dr

ai
na

ge
 w

er
e 

as
si

gn
ed

 t
o

th
e 

21
.6

3 
ac

re
s 

of
 m

ul
ti-

fa
m

ily
 (

5L
6 

un
its

) 
de

ve
lo

pm
en

t 
kn

ow
n 

as
 Q

ue
en

sr
ig

de
 O

ne
 T

ow
er

s 
as

 w
el

l a
ito

ot
he

r 
re

si
de

nt
ia

l 
de

ve
lo

pm
en

ts
 w

ith
in

 P
ha

se
 l

l t
ha

t 
ex

ce
ed

ed
 7

 u
ni

ts
 p

er
 a

cr
e.

' 
B

qq
ln

ni
ng

 w
ith

 t
he

 C
ity

's
 1

99
0 

ap
pr

ov
al

 o
f 
th

e 
P

ec
co

le
 M

as
te

r 
D

ev
el

op
m

en
t 

P
la

n 
P

ha
se

 ll
 a

nd
 th

ro
ug

h 
th

e
ad

di
tio

n 
of

 t
he

 la
st

 n
in

e 
ho

le
s 

in
 1

-9
96

 t
o 

pr
es

en
t, 

th
er

e 
ha

s 
ne

ve
r 

be
en

 a
ny

 r
es

id
en

tia
l 

un
its

 p
er

m
itt

éd
 o

n
th

e 
25

0 
ac

re
s 

of
 g

ol
f 

co
ur

se
/o

pe
n 

sp
ac

e/
dr

ai
na

ge

' 
T

he
re

fo
re

, 
no

 r
es

id
en

tia
l 

un
its

 h
av

e 
ev

er
 b

ee
n 

ap
pr

ov
ed

 o
n 

th
e 

25
0 

ac
re

s 
of

 g
ol

f 
co

ur
se

/o
pe

n
sp

ac
e/

dr
ai

na
ge

. 
T

he
 2

50
 a

cr
es

 h
as

 b
ee

n 
de

si
gn

at
ed

 b
y 

th
e 

C
ity

 in
 it

s 
G

en
er

al
Þ

la
n 

as
 P

ar
k/

R
ec

re
at

io
n/

O
pe

n
S

pa
ce

 f
or

 m
or

e 
th

an
 2

0 
ye

ar
s.

 H
ow

ev
e6

 r
es

id
en

tia
l 

un
its

 g
en

er
at

ed
 b

y 
th

e 
ap

pl
ic

at
io

n 
of

 t
he

 R
-P

D
7 

fo
rm

ul
a

to
 t

he
 2

50
 a

cr
es

 (
7x

25
O

=
17

50
 u

ni
ts

) 
w

er
e 

us
ed

 b
y 

th
e 

or
ig

in
al

 d
ev

el
op

er
 i

n 
m

ul
ti-

fa
m

ily
 d

ev
el

op
m

en
ts

w
ith

in
 t

he
 M

as
te

r 
D

ev
el

op
m

en
t 

P
la

n 
an

d 
w

er
e 

sp
ec

ifi
ca

lly
 a

pp
ro

ve
d 

by
 th

e 
C

ity
.

L¿

ROR022308

23717



W
ha

t 
di

d 
th

e 
M

as
te

r 
D

ev
el

op
 e

r/
D

ec
la

ra
nt

ch
oo

se
 to

 b
u¡

ld
 a

s 
ap

pr
ov

ed
 b

y 
th

e 
C

ity
?

' B
ui

lt 
l-,

83
8 

S
¡n

gl
e-

F
am

ily
 o

 n
 3

62
 a

cr
es

' B
ui

lt 
an

d 
E

nt
itl

ed
 1

,,1
57

 M
ul

ti-
F

am
ily

 o
n 

60
 a

cr
es

. 2
50

 A
cr

es
 o

f 
G

ol
f 

C
ou

rs
e 

D
ra

in
ag

e
. 4

.9
2 

A
cr

es
 P

a 
rk

/O
pe

n 
S

pa
ce

. I
94

 A
cr

es
 o

f 
C

om
m

er
ci

al
/O

ffi
ce

. 5
3 

A
cr

es
 o

f R
ig

ht
 o

f 
W

ay
. Z

er
o 

A
cr

es
 o

f S
ch

oo
l

ROR022309

23718



H
as

 th
e 

C
ity

 c
on

fir
m

ed
 b

y 
or

di
na

nc
e 

th
e 

P
ar

k/
R

ec
re

at
io

n/
O

pe
n 

S
pa

ce
de

si
gn

at
io

n 
un

de
r 

its
 G

en
er

al
 P

la
n 

fo
r 

th
e 

or
ig

in
al

 1
8 

ho
le

s 
of

 th
e

B
ad

la
nd

s 
G

ol
f C

ou
rs

e 
w

hi
ch

 is
 a

 p
er

m
is

si
bl

e 
us

e 
un

de
r 

R
-D

P
?

o 
ln

 1
-9

92
bV

 a
do

pt
io

n 
of

 a
 n

ew
 G

en
er

al
 P

la
n 

w
hi

ch
 c

ov
er

ed
 t

he
 o

rig
in

al
18

 h
ol

es
. 

(S
ee

 E
xh

¡b
¡t

 G
)

. l
n 

19
96

 b
y 

ad
op

tio
n 

of
 a

 F
in

al
 M

ap
 (

F
M

-8
-9

6)
 t

he
 1

8 
ho

le
s'

 p
ar

ce
l

w
as

 e
st

ab
lis

he
d.

 T
he

 G
en

er
al

 a
lre

ad
y 

re
fle

ct
ed

 P
ar

k/
R

ec
re

at
io

n/
O

pe
n

S
pa

ce
 d

es
ig

na
tio

n 
fr

om
 t

he
 1

99
2 

G
en

er
al

 P
la

n 
(S

ee
 E

xh
ib

¡t
 H

)

L4

ROR022310

23719



H
as

 th
e 

C
ity

 c
on

fir
m

ed
 b

y 
or

di
na

nc
e 

th
e 

P
ar

k/
R

ec
re

at
io

n/
O

pe
n 

S
pa

ce
de

si
gn

at
io

n 
un

de
r 

its
 G

en
er

al
 P

la
n 

fo
r 

th
e 

ad
di

tio
na

l t
 h

ol
es

 o
f t

he
B

ad
la

nd
s 

G
ol

f C
ou

rs
e 

w
hi

ch
 is

 a
 p

er
m

is
si

bl
e 

us
e 

un
de

r 
R

-P
D

?

' l
n 

19
96

 b
y 

ad
op

tio
n 

of
 a

 T
en

ta
tiv

e 
M

ap
 (

T
M

-8
2-

96
) 

an
d 

F
in

al
 M

ap
(F

M
-1

90
-9

6)
 t

he
 a

dd
¡t

¡o
na

l n
in

e 
ho

le
s 

ar
e 

ad
de

d 
to

 t
he

 o
rig

in
al

 1
-8

ho
le

s'
 p

ar
ce

l (
S

ee
 E

xh
¡b

¡t
 l;

 S
pi

tz
 a

nd
 G

en
ze

r 
Le

tte
rs

; 
E

xh
ib

its
 J

-1
,, 

J-
2

&
 J

-3
)

o 
ln

 1
99

9 
C

ity
 a

do
pt

s 
an

 u
pd

at
e 

to
 t

he
 G

en
er

al
 P

Ia
n 

(G
P

A
-1

4-
99

) 
th

at
re

fle
ct

s 
al

l 2
7 

ho
le

s 
as

 P
ar

k/
R

ec
re

at
i o

n/
O

pe
n 

S
pa

ce
. 

(S
ee

 E
xh

¡b
it 

K
)

r:
:

ROR022311

23720



W
ha

t 
is

 le
ft 

to
 B

ui
ld

?

. O
n 

th
e 

40
1-

 a
cr

es
 o

f 
S

in
gl

e 
F

am
ily

 -
 N

o 
ne

w
 lo

ts
, 

so
m

e 
ho

m
es

 o
n

th
os

e 
ap

pr
ov

ed
 l

ot
s 

no
t y

et
 c

on
st

ru
ct

ed

' O
n 

th
e 

60
 a

cr
es

 o
f 

M
ul

ti-
F

am
ily

 -
 e

nt
itl

ed
 b

ut
 n

ot
 y

et
 b

ui
lt 

in
cl

ud
ed

 in
to

ta
l; 

16
6 

un
its

 a
t Q

R
 T

ow
er

s,
 3

00
 u

ni
ts

 a
t T

iv
ol

i, 
an

d 
10

0 
un

its
 a

t
R

en
a 

is
sa

 n
 c

e

o 
N

ot
hi

ng
 o

n 
th

e 
25

0 
ac

re
s 

of
 G

ol
f 

C
ou

rs
e/

O
pe

n 
S

pa
ce

/O
ra

in
ag

e 
w

hi
ch

w
as

 r
eq

ui
re

d 
as

 p
ar

t 
of

 th
e 

P
D

 a
nd

 a
pp

ro
ve

d 
by

 th
e 

C
ity

 p
ur

su
an

t 
to

th
e 

M
as

te
r 

D
ev

el
op

m
en

t 
P

la
n 

w
hi

ch
 w

as
 c

om
pl

et
ed

 m
or

e 
th

an
 1

5
ye

ar
s 

ag
o 

w
ith

ou
t 

an
y 

su
rv

iv
in

g 
M

as
te

r 
D

ev
el

op
er

 o
r 

D
ec

la
ra

nt
.

1l
;

ROR022312

23721



A

ROR022313

23722



Exh¡b¡t A
December 3A,2Al4

Frank Pankatz
ENB Companies
9755 W. Charleston Blvd.
Las Vegas, NV 89117

RE: 138-31-713-002
138-31-712-004
138-3 1-610-002
t 3 8-3 t ¿72-002 (TW-s1 3 5 0)

lìgcct!i'*li

.JÄf,J 0 5 2t;5
TASVEGAS

CITYCOUNCIL

CAROLYIV G. GOODMAN
MAYOR

STAVROS S-ANTHOÌ.¡Y
MAYORPROlEM

LOIS TARI(A¡.¡IAN

STEVEN D. ROSS

RICKIY. BARLOW

soe corpii¡
BOE BEERS

ELIZABETH N. FRETWELL
CTV ¡¡¡NAGER

crvoFLA6 vEoAs
DEPARTMENT OF PLA|INING

DEVELOPMENT SERVICES CENTER
333 NORÎH RANCHO DRIVE

3RD FLOOR
I. ÂS VEG,AS, NEVADA 89106

vaßÉ702.229.æ41

FAX702-474.0352

TTY 702.388.S108

www.lasvegEsnevada,gov

Mr. Panlaata ¡1 cco: i Éirrg D*p':' trr:oni

This letter is in response to a request for zoning verification on properties located within
Las Vegasn Nevada with Assessor's Parcel Numbers of 138-31-713-002; 138-31-712-004;

138-31-610-002; and 138:31-2L2-002. The subject properties are zoned R-PD]
(Residential Plq"ned DevelopmentÐisfict- 7 Units per Acre)'

The R-PD Díshict is intended to provide for ftexibility and innovation in residential

development, with emphasis on enhanced residential amenities, ef[icient utilization of open

spacg the separation of pedestrian and vehicular haffic, and homogeneity of land use

paüerns. The densþ allowed in the R-PD District shall be refleoted by a numerical

desigrration for that dishict. @xample, R'PD4 allows up to four units per gross aore.) A
detailed listing of the permissible uses and all applicable rcquirements for the R-PD Zone

are located in Title 19 ("Las Vegas Zoning Code') of the Las Vegas Municipal Code. The

Las Vegas ZaningCode may be found onthe City of I¿s Vegas website:

htþ://www. lasvegasnevada. gov/IawsCodes/zoning-laws. htn

The deparhnent is unable to provide you with a statement as to whether or notthis property

oonforms to eurent City codes. If a use or building is nonconforrning, then Title 19.14

grants certain rights to the owner, whioh are addressed in Sections 19.14.040 and

19.14.050 located in Title 19 ('Unified Development Code') of the Las Vegas Municipal
Code. The Unified Development Code may be fouud on the City of Las Vegas website:

http ://www. tawe gasnevada. gov/files/ClV-Unified-Devel opment-Code.pdf

Should you wish to obtain copies of a Certificate of Occupancy.or other public records

related to the subject propefy, please contact the Las Vegas Building and Safety

Deparrnent at (702)229-625l.Information regarding City code violations on the subjeot
property can be obtaíned from the Code Enforcement Division of the Building and Safety

Deparftrent at Q A\ 229 AYï.

If you have any questions concerning this matter, please contact me at (702) 229-6745.

Eddowes
Planner I
Planning & Development Department

PRJ-63491
02t25t16

g
FM#J73É.Q4-12
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Exh¡bit D-l
f;GEIID6

ANNOTATED AGENDA AND FINAL MINUTES

ITEM

24. MASTER ÐEVELOPMENT PLAN AMENDMENT

COUNCIT CHAMBERS . 4OO EAST STEWART AVENUE

PHONE 38ó-6301 coMMtss¡oN AcTtoN

Cq'lt*Vyt
PLANNING COMMISSION

l4arch 8, 1990

Pqge 29

Babero -
APPROVED, subJect to staff's
conditíons and Condition No. 4
requiring public notice when
there wil'l be an arch'itectura'l
review on the resort/casÍno
and co¡nmercial center sites,
and CondÌtíon No. 5 stating
the appìicant is to post signs
on the property 'indicating
the proposed uses.
Unanimous
(Bugbee and Dixon excused)

MR. l{ILLIAMS stated this request
ís to amend the approved Master
Development Plan that was approved
in 1989. Phase II contains
996,4 acres. It is predominantty
single family dweìlings. However,
there wi'll be multifamily,
resort/cas'ino, golf course,
commercial office, school and
rights-of-way. The signifÍcant
change is the addition of the
golf course and a ìarger resort/casino
site and 100 acre shopping
center site. The corrnercÌal
site was in the 198L plan and
taken out in the 1989 plan-
Each parceì w'ill be subject
to a review by the Planning
Conmjssion. The overall density
is 4.3 uníts per acre. Staff
feels Apple Lane shou'ld be
extended over from Rampart
Boulevard to Durango Drive
to gíve better vehicu'lar access
to the commercÍa'l parcel.
Hualpai lllay also has to be
extended. The Gaming Enterprise
District indÌcates thÍs area
cou]d contain one destìnatÍon
resort/casíno, but the applicant
would have to have a major
recreatÍona'l faciìity and a
mìnimum of 200 rooms. Staff
recommended approval, subject
to the condîtions.

l¡ILLIAfi PECC0LE appeared and
represented the application.
Phase I is 751[ compìete. This
request is for Phase II.
A, lrlAYNE SMITH, Land Planner,
1515 East Missouri Avenue,
Phoenix, Arizona, appeared
and represented the applicant.
The ¡nain street will be 80
feet wide from Char'leston Boulevard
south and then curving to the
northeast.

Appl i cant:
AppI i c ati on :

l'liLLIAM PECCOLE i982 TRUST
Re(uest for approva'l to
a¡nend the Mastqr Development
Plan
East side of Hualpai l,lay,
west of Durango Drive,
between the south
boundary of Angel Park and
Sahara Avenue
996.4 Acres

Locati on :

Si ze:

STAFF RECOMMENDATION: APPROVAL, suþject
to the folìowing:

1. A naxinun of 4,247 dwellÌng units
þe a.llowed for Phase II.

2. Hua'lpaÍ lrlay be extended as a public
street north of Charleston Bou'levard
to the north property line as required
by the Department of PublÌc Works.

3. Extend Apple Lane a'long the north
sìde of thÌs sÍte and adjacent to
Angel Park, east of Rampart Boulevard
to Durango Drive, as required by
the Department of Public l,lorks.

PROTESTS: 5 SPeakers at MeetÌng

ROR022330
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fiGET{Dfi

ITEM

i

ANNOTATED AGENDA AND FINAL MINUTES(;q 
"1, 

l/.4 Vr4*t

PLANNING COMMISSION
March 8, 1990

Poge 30

GREGORY BARLOI,I, 704 Minto Court,
appeared in protest. He was
concerned about the 100 acres
for a shopp'ing center because
of its large size bringing
too much traffic 'into the area
and the aesthetics of the center.
However, he would like to have
some shopp'ing in that area.
He wou'ld like to have a public
hearing held when this project
comes back for a design review.
The various types of zoning
should be posted on the property.

KATHERINE SAUER, 8917 Condotti
Court, appeared Ín protest.
She objected to the casino.
because of the traffic it wi'll
generatè. There are a lot
of children in that area and
she does not want the children
to 'live near a casino-

lj
PAM EASTBERG, 7913 Fancifuj,
appeared in protest. She objected
to the casÍno being in a residential
area.

ULRICH SMITH, 8813 Brescia
Drive, appeared in protest.
He objected to the casino.

RAY BINGHAM, 8345 Cove Landing
Avenue, appeared in protest.
He objected to locating the
shopping center next to a park
because of all the traffic
the center will generate-

l{iLLIAI4 PECC0LE appeared in
rebuttal. They are working
with the City on the interchange
at the SurnmerlÍn Parkway so
that traffic can move north
and south. They will participate
in a Special Improvernent Dìstrict
for their area. Two schoo'ls
are be'ing constructed in Phase
1. This will be a qualÍtY
project. He would be agreeable
to an architectural revìew
by the City. A'l'l their propertY
shows the zoning. The shoppÍng
center wi'lI be approxinatelY
a million square feet contaìnÍng
stores that are not presentìY
in Las Vegas,

To be heard by the CitY CouncÌl
on 4/4/90.

(7 : 37-8:09 )

COUNCIT CFIAMBERS . 4OO EAST STFWART AVENUE

PHONE 38ó-63Oi coMMtsstoN AcnoN

24. MASTER DEVELOPMENT PLAN AMTNDMENT (CONT'D)

ROR022331
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ANNOTATED AGENDA AND FINAL MINUTES

W'l t*Vrc¡+
PLANNING COMMISSION

March 8, 1990

Poge 31
COUNCIT CHAMBERS O 4OO EAST STEWART AVENUE

PHONE 38ó-6301 comMtsstoN AcfloN

25. Z-L7-90

Appl Ícant:
Appl i cati on:

Location:

Proposed Use

2 on record wîth staff
1 speaker at meeting

1 speaker at meeting

HILTIAM PECCOLE 
.l982 

TRUST
Zoning Rec'l assification
Fro¡n: N-U (under Reso'lution

of Intent to R-1, R-2
R-3, R-PD7, R-PD8,
R-MHP, C-1, c-2, P-R
and C-V)

To: R-P07, R-3 and C-l
East side of Hualpai Way,
west of Durango Drive,
between the south boundary
of Angel Park and Sahara
Avenue
Singie Famíìy Dwel1 ings,
MuIti-Fami'ly Dwel 1 Ìngs,
Cormercial, Office and
Resort/Casi no
996.4 Acres

Babero -
APPR0VED, subject to staff,s
conditÍons and additional conditions
requiring the app'licant to
post signs on property indicating
the zoning and that a pubìic
hearìng be he'ld on the development
plan on the commercÍal and
casJno sites.
Unanímous
(Bugbee and DÌxon excused)

MR. Ì'IILLIAMS stated this request
is to approve the zoning that
was indicated on the Master
Deveìopment Plan. The development
p'lans will be submitted to
the Planning Commìssion for
review prior to development.
Staff recommended approvaì,
subject to the conditjons.

tIILLIAM PECC0LE appeared and
represented the appTicatíon.
He concurred with staff's conditions.

GREGORY BARL0I,ú, 704 Minto Court,
appeared in favor if certain
conditions are met. He wants
a review of each parcel before
the Planning Commission wÌth
a. notíce posted announcing
that a public hearing will
be held. Before any buììding
is compTeted Rampart Boulevaid
must be finished. He would'like the feeder roütes also
improved.

ULRICH Sl'lITH, 8813 Brescia
Drive, appeared 'in protest.
He objected to the casino.

l.llLLIAM PECC0LE appeared Ín
rebuttaì. The casino will
be buffered on the north by
the Angel Park Golf Course
and on the south by his golf
course. 0n the east sìde will
be commerciaì and on the west
side a tennis court.

A. }IAYNE SMITH, Land Planner,
1515 East Missouri Avenue,
Phoenix, Arizona, appeared
and represented the applicant.
The applicant has reduced the
density by about 2,200 units
to help ba'lance the traffic
f'l ow.

To be heard by the City Council
on 4/4/90.

(8:09-8:23)

Size:

STAFF IIEC0MI{ENDATI0N: APPR0VAL, subject
fõ-ilì-eTõilor,,fng: *

1. A maximum of 4,247 dwel'ling units
be allowed for Phase II.

2. Conformance to the Conditions of
Approval for the Peccole Ranch Master
Development P'lan, Phase IL

3. Approval of plot p'lans and buildÍng
e'levat.ions by the Pìanning Commission
for each parcel prior to development.

4. At the time development ìs proposed
on each parcel appropriate right-of-way
dedicatïon, street inprovements,
drainage p'lan/study submittal, drainageway
'improvements, sanitary sewer collection
systen extensions and traffic signal
system participation sha'lI be provided
as requïred by the Department of
Pub'l Íc l,lorks.

5. The existing Resolution of Intent
on this property is expunged upon
approval of this applicatÍon.

6. Resolution of Intent with a five
year time 'l imit.

7. Standard Conditions 6 - B and 11..

PROÏESTS:

FAVOR:

ROR022333
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Exhib¡t D-2
fiGE]TDfi

¡TEM

25. 2-17-90

ANNOTATED AGENDA AND FINAL ÍiIINùTES

COUNCIT CI{AMBERS . 4OO EAST STEWARÍ AVENUE

PHONE 386 ó30r coMMISStON /\CltON

W"lt*V,5*t
PLANNING COMMISSION

l4arch I, 1990

Poge 31

Babero -
i\PPROVED, subJect to staff's
condrtlons and addltronal condrtrons
requrrrng the applrcant to
post signs on property rndrcatrng
the zonlng and that a publrc
hearrng be held on the development
plan on the conmerclal and
casrno srtes.
Unanimous
(Eugbee and Drxon excused)

l4R lllLLIAl,lS stated thrs request
ts to approve the zonrng that
was rndlcated on the l4aster
Deveìopment Plan The development
plans wrll be subnltted to
the Planntng Comnisslon for
review prlor to development
Staff reco¡,mended approval ,
subject to the condrtrons

l,¡ILLIAI'l PECCOLE appeared and
represented the appl rcatron
He concurred wrth staff's cond¡tlons

GREGORY B,ìRLOH, 704 lfinto Court,
appeared rn favor lf certarn
cond¡t¡ons are met lle wants
a review of each parcel before
the Plannrng Conmrssron r+rth
a notlce posted announcrng
that a publlc hearrng wrll
be held. Before any burldrng
ts completed Ranpart Boulevard
must be fln¡shed. He would
like the feeder routes also
tmproved

ULRTCH SI4ITH, 8813 Brescra
Drlve, appeared rn protest
He obJected to the casrno

HILLIT\l'l PECCOLE appeared rn
rebuttal The caslno wlll
be buffered on the north by
the Angel Park Golf Course
and on the south by hr s gol f
course 0n the east slde wlll
be conmercial and on the west
srde a tennrs court.

Â l,tAYNE SltlTH, Land Planner,
1515 East Missourl Avenue,
Phoeníx, llrtzona, appeared
and represented the applrcant,
The applicant has reduced the
densrty by about 2,200 unrts
to help balance the trafflc
flow,

Appl I cant'
Appl'lcatlon:

Locatlon:

Proposed Use:

Si ze:

I.IILLI'IM PECCOLE I982 TRUST
Zonr ng Recl assr ficatlon
From' N-U (under Resolutlon

of Intent to R-1, R-2
R-3, R-P07, R-PD8,
R-I1HP, C-1, C-2, P-R
and C-V)

To' R-PD7, R-3 and C-l
East srde of Hualpar [,lay,
west of Durango Drlve,
between the south boundary
of Angel Park and Sahara
Avenue
Single Famr ly Dwell rngs,
HuI ti-Fanl Iy Dwel I r ngs,
Co¡mercral, 0ffrce and
Resort/Casr no
996.4 Acres

STAFF RECOHHENDAT¡0I: APPR0VÂ1, subJert
6.TfeT.fio¡rmg:

1 A maximun of 4,247 dwellrng unrts
be allowed for Phase II

Z. Conformance to the Condrtlons of
Approval for the Peccole Ranch l.laster
Devel^opment Plan, Phase IL

3. Approval of plot plans and burldlng
elevatrons by the Plannrng Commlsslon
for each parcel prror to development

4, At the tÍme development ls proposed
on each parcel approprrate right-of-way
dedrcation, street rmprovements,
drarnage plan/study submlttal, drarnageway
rmprovements, sanitary sewer collectron
system extenslons and traffrc signal
system particlpation shall be provrded
as required by the Departnent of
Publ lc l{orks.

5. ïhe existrng Resolutron of Intent
on th¡s property is expunged upon
approval of this applicatron

6. Resolution of lntent wlth a f¡ve
year tíme limrt.

7. Standard Condrtrons 6 - I and 11

PROïESTS: 2 on record wlth staff
1 speaker at neeting

FAV0R: 1 speaker at meetrng

To be heard by the Crty Councrl
on 4/4/90,

(8.0e-8.23)

ROR022334
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Exhib¡t E-l
frGEr{Ðfr

3. llaster Develoment Plan Anenünent
reìated to Z-I7-90

Reguest for apÉr¡val to anrend the
lhster Deve'lopnent Plan for property
located on the east side of Hualpai
lay, ¡cst of Durango Drive' betueen
the south boundary of Angel Park
and Sahara Avenue.

Pl anning Comi ssíon unaninously
recømended APPR0VAL, subjeet to:

1. A naximum of 4,247 drelling
unÍts be allored for Phase II.

2. Hualpai llay be extended as a
public streÊt north of Charleston
Boulevard to the north propÉrty
'line as required by the Departnent
of Public ldorks.

3. Extend Apple Lane along the
north slde of this site and
adJacent to Angel Park' east
of Rarapart Boulevard to Durango
DriYe, as required by the Depart-
mnt of Publlc ldorks.

4. Signs sh¡]l be posted on tfie
rcsort/casino and cærcl¡l
center siteg to indicate the
proposed uses.

5. The surr.ounding property ormers
shall be notifled when tìhe devel-
opment plans for the resort/casi¡o
and con¡¡erclal center sites
are subnitted for review.

Staff Reco¡nendation: APPR(IVAL

PROTESTS¡ 5 (at meeting)

APPROVED AGËIIiDÀ ITËi'.

CITY COUNCIL MINUTES
MEETING OF

AFRIL 4, 19gI

cfTY corJNcL
COUNC¡L Cl{AMBEtr¡ ¡ 4OO EAST STEWART A/ENI.JE

PHONE 3g6-60fl

g'f^f a& Uû Vega 000 648

1433
to

L437

ITEM

X. COIIIIJNITY PI.ANI{INÊ AIID DEVELOPI-IEI{T DEPT
lco¡¡Tt[uED)

6. ZO}¡E CHAI{GE - PUELIC HEARING

Page 48

ACTION

ll0LEtl - APPKIUE äs recoNrnÊnded subject
to the co¡dltloas.
þtlotr carzled Ylth Hlgginsonra¡Etðlning¡ because hls eqloyer had
dme buslness rith lr. Pæeole.

Clert to tlotlfy ¡nd Pla¡ning to Proceed.

ffi

RO8ERT PECC0LE,2760 Tioga Pine Circle,
appeared. He stipulated to the
condltions Ín<licating that the hote'l
and casino al ong with the conuercia'l
center plans HDuld be approved by the
Counci l.
C0UHCIL!,!AI{ ADAI{SEI¡ said he previously
wr¡te a letter to both the Peccole
and Su¡nerlin people asking then to
post signs on the property indicating
the hote¡ and casino sites. He also
asked that uhen people buy prrperty
they be given a plot plan and a n¿p
whlch muld shor the future caslno
site in relation to their property
and they lre asked to sÍgn an
acknorledgnent when they receive this
lnfon¡atfon to resolve ðny problems
of notificatlon.

f{o one appeared in opposltlon.

üt

ø)'k#
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CITY COUNCIL }IINU'IES
I'tEETit{6 0F

APRIL 4, 1990

Ê. z0NE clrAr{cE - Pug,LIc HEARTNo

3. l4aster DeveloÞment Plan Amendment related to 2-17-90

000649

approved llaster
I contains 996.4
betçeen Durango
There are 4,247

3 dwelling units
agenda.

x

lhls ls a request to amend a portion of a previously
Plan for the Peccole Ranch Prtperty, Phase II. Phase I
acres and comprises property located south of Angel Park
Drive and Hualpaf Uay extending south t¡ Sahara Avenue.
units propcsed and the gross density for Phase II is 4.
per acre. A related iten, Z-17-90, is Item X.Ê.4, on thls

l{aster lÞvelopaent Plans have been approved for this property in 1981,
1986 and 1989. The portion ldentified as Phase I ras approved as part
of the 1989 Plan and Js currently under develop¡nent. The slgnÍflcant
chanEes to this plan fron the 1989 plan is the additlon of a golf course,
a larger resort/casino slte and the 100 acre connercial center slte north
of A'lta Drive, between Durango Drive and Rampart Boulevard. The proposed
multl-fanily use3 have been reduced fi¡¡n 105 acres to 60 acres. A L9.7
acre school slte is designated on a site sosth of Charleston Boulevard.
The fo'llowing tãble indlcates thê proposed land uses and acreage for
Phase II:
r-Allp usE

Slngle Famlly
ltultl-famlly
l{ei ghborhood Comerci al /0ffíce
Resort/Casino
Golf Course/Drainaç
School
Ri ghts-of-l{ay

PHASE II ACREAGE PERCENT OF SITE

40.30;401
60

194.3
56.0

211.6
t3.1
60.4

At the P'lanning Com¡issio¡ neetingr st¿ff ind!cated that the densfty
of this l,laster Plan cres withln the average density of 7 units per acre
reco¡rmended in the General Plan. Staff recomended, horever, that Apple
Lane should be extended to Durango Drive in conJunction rith the shopping
center site. The Plannlng Conurission reconmended approva'l of the Plan
subJect to the resort site and shopplng center uses being posted with
slgns to indicate the proposed uses. Tlle Plannlng Comisslon also required
that the surroundlng property crüers be notifled rhen developrcnt plans
for the resort and co¡mertlal center sltes ar¡e submitted for r¡evier.

There ¡ere several prctestants at the meetlng who voiced their objection
to the slze of the shopping center slte and the proposed destlnat'lon
resort site.

Plannìng Co¡mÍsslon Reconmendation: APPROYAL

Staff Recmndatlon: APPR0YAL

PROTESTS: 5 (at meetlng)

sæ lrmøro-uEATlü rlP

fo

DEPART}IEIIT OF COIíII'IJ!¡ITY PI-AI.IIIING
Ât{D 0EVELoP[iEI{T

., 
ii-'.':. ¡+:,i.1 | "-.-:.-.-:-.--r
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Exh¡b¡t E'2 t
frGEt{îrÃ erhl

LUU¡\L¡L MI¡\U I E:j
MEEIING oF 

I-i[*ii* 
Vega

Ll¡l

C¡TY COUNCIL

COUNCIL CHAMEEFS ' ¿!0 EAST STEI ABT AÆNUE
PHONE 3B&ÊO11

000651
Page 49

ITEM

X COII'T'IIITY PTAI¡I{II{G AI{D DEVELOP¡iIENT DEPÎ
(coilTlr{uEDl

G Zor{E cHAt{cE - PUBLTC HE¡RM9

4 2-17-90 - tlllllam Peccole 1982
Trust

Reouest for reclassrfrcatron of
property located on the east s¡deof Hualpar Hay, wegt of Durango
Drlver betueen the south bound¡iy
of Angel Park and Sahara Avenue

Fr¡n: N-U

nd.[t - APPFÏED ¡s rucürndGd sub¡cctto tlË condltlcr¡.
lbtlot crrrrcd rtü Hf oarnsoa
'aöstrlaing. bcc¡usc hrs e¡¡õyii---ñi¿
dqle hr¡nÊss rrth lh. peccole. -

Clat to flotffy ¡nd plannrng to prcceed.

ir¡tÉt

the request
Fesidencel,

ACTlON

r437

1438
t0

To R-PD3

R.PO7

c-1

Prcposed Use

(l{on-Urban ) (under
Resolutron of Intent
to R-1' R-2, R-3,
R-P07, R.PD8, R.I,IHP,
P-R' C-1' C-2 and
c-v)

(Res¡dentlal Planned
Developnent)

(Re¡rrlentr¡l Planned
Develog¡cnt) anrl

(Lrmted Co¡¡nerclal )

SIÍIGTE FAII¡LT DTETL-
IilGS, ruLTT.FAII¡LY
DTELLIilCS, COIIIERCIAL,
OFFICE AI'¡D RESORT/
cAsltto

TLIAI' PECCOLE, 2760 Tr oga Prne Clrsle,
prcsent

C0üllClL¡{All ADAIISEI{ sard thl s ïas I n

confornrncs mth the Gener¡l Plan.
The multl-famly acretge uas reduced
fron 100 to 60 and rt wrll all be located
on the ÉJor stnets.

Ilo one apÞe¡æd rn opposrtron

There ras no dlscusston

N0TE: The portron of thrs agenda
whtch rndrcates thrs reclassrfi-
catron rncludes a request for
R-PD3 zonrng, rn addrtron to R-PD7
and C-1, rs a typographrcal error.
The applrcat¡on and alI other
documentatron correctl y rdentrfies

as R-3 {Limit€d it¡ltiple

Plrnnrng Comrssron unrnrnously
recou:nded APPROVAL, sub¡ect to.

1 A maxlnl,trt of 41247 drcl ltng
unrts be alloræd for Phase II
Confonn¿nce to the condltlons
of rpproval for the Peccole
Ranch lhster Development Pla¡,
Phase II
Apprcval of plot plans and bulld-
lng elevatrons by the Plannrng
Com¡rssro¡ for each parcel prroi
to developonnt.

At the trre developnent rs prcpos-
ed on each parrel approprr¡te
nght-of-rry dedrcatron, stæet
rrprovemnts, dralnaEe plan/study
suhrttal, drrrnagerry rnproye-
nrntsr santtary seuer collectton
systeil extenstons and trrfflcsrgnrl systen partlcrpafion
shal I be prcvrded as reiurrcdby the Departnent of Publlc
llorfs

R- c- 1.
2

3

4

I
I
!ì

APPßlVL0 AGE¡IDA

\¿ (,a
- contrnued
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,,-Exhib¡t F t Ir''

MAYORNON LURIE

cotNcILtrEN
BOBNOLEN

STEVEMILLER
ARNIEADAMSEN

SCOTTHIGGINSON

ilanuary 29, L99L

l,ltllram Peccole 1982 Trust
2760 ltoga Prnes Crrcle
Las Vegas, Nevada 89117

RE. Z-17.90 . Z(}NE CHANGE

Gentlemen

CORRECTED LETTER

CITY of LAS VEGAS

The Crty Councrl at a regular meetrng held Aprrl 4, 1990 APPROVED
the request for reclassrfrcatlon of property Iocated on the east
srde of Hualpar lllayn west of Durango Ðrrve, between the south boundary
of Angel Park and Sahara Avenue, from: N-U (Non-Urban)(under Resolu-
tron of Intent to R-1, R-2, R-3, R-P07, R-P08, R-MHP, P-R, C-1, C-?
and C-V), to: R-3 (Limited llultiple Residence), R-PD7 (Resldentlal
Planned Development) and C-l (Llmlted Commercra'l ), Proposed Use
Stngle Famrly Dwellrngs, Mult¡-Famrly Dwellrngs, Commercral, 0ffrce
and Resort/Casrno, subJect to:

A maxrmum of 4,247 dwe'llrng unrts be allowed for Phase II
Conformance to the condltrons of approval for the Peccole
Ranch Master Development Plan, Phase II.
Approval of plot plans and bur ldrng elevatlons by the
Plannrng Connrssron for each parcel prror to deveiopment.

At the trme development rs proposed on each parcel applo-
prrate rrght-of-way dedrcatton, street rmprovements, dratnåge
plan/study submtttal, drarnageway rmprovements, sanrtary
sewer collectron system extensrons and trafflc srgnal system
partrcrpatron shall be provrded as requtred by the Department
of Publrc l.Jorks

{

I

2

3

4

I

¡.a¡¡ll¡ ll¡lrl¡r'
rtt¡fft

'l

I

lr,

ll

lr

400E SIEV|TARTAVENUE . LAS VEGAS, NEVADA 89101 . (702) 3S6{0lt
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Ì,ltllram Peccole 1982 Trust
January 29, 1991
RE. Z-].'7-gO - ZONE CHANGE (

Page 2.

5 Srgns shal'l be posted on the resort/casrno and commerclal
center s¡tes to rndrcate the proposed uses.

6 The sumoundr ng property o¡¡ners shal I be nott f '¡ ed when
the developnent pìans for the resort/casrno and commerclal
center srtes are submrtted for revtew.

7. The exrstrng ResoÏutron of Intent on thls property ls
expunged upon approval of thts appllcatlon.

8. Resolutron of Intent wrth a ftve year ttme llmtt.

9 Satrsfactron of Crty Code requrrements and destgn standards
of all Crty departments.

10. Approvaì of the parkrng and drtveway plans by the Trafflc
Engr neer.

11. Repatr of any damage to the exrstrng street tmprovements
resulttng fron th:s development as requrred by the Department
of Publrc Works

LZ. Provrsron of frre hydrants and water flow as requrred by
the Department of Frre Servrces.

Sr ncerel

KATHLEEN M TIGHE
City CIerk

Kl4T. cmp

cc: Dept. of Connunrty Plannrng & Development
Dept of Publtc l,lorks
Dept of Frre Servrces
Dept. of Burldrng & Safety
Land Development Servrces

Mr. A. l,layne Smtth
A. llayne Sm¡th & Assocrates

t s ts T#*l;,'i;;ïil',;äil"oo
VTN Nevada
2300 Paseo Del Prado, A-100
Las Vegas, Nevada 89102

Sean l4c0owan
2300 tl. Sahara, Box 10
Las Vegas, Nevada 89102

I

1/
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Exhib¡t I0ctobet8. f996

Mr ClydE O SpÞe, Mce Pres¡dent

Pentacoæ
676Íl West Charleslon Boulevard
LasVegas, Nevada 89102

Re BADI.ANDS GOLF COURSE' PHASE 2

DearMr Sp¡Ëe

Crty records lndlcate that an l8 hole golf course v'¡th assoclated faslftes wEl approved

as part of the Peccola Ranch Master Plan n 199f) Ths property was subseguenüy

zon-ed R-FDZ (Resdenüal Planned Development - 7 Un¡ts FerAcre) Any expanspn of
the golf course wthm the R-PD7 area would ba atlowed sub¡ect to the approval of a plot

pfan Þy lhe Planrung Commlsson .

lf any add¡tpnat tnfonnat¡on ¡s needed regardmg thn property please do not hes¡tate to

contsÉtme

very

RobertS Gemer, Plannng SuPervsor
Cunent Plannng DrYson
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DECLAR.A.TION OF CLYDE O. SPITZE

I, Clyde O. Spitze, being duly sworn, declares as follows:

1. I have personal knowledge of the facts stated herein and am competent to testif,i to

those facts. I am above the age of 18.

2. In I972I was working at the civil engineering firm VTN of Nevada. In that role,

William Peccole became one of my clients. From 1972 up through 2005, when I retired, I

continued to do work for Mr. Peccole.

3. In the various engineering firms for which I have worked or been affiliated, I was

intimately involved in the creation and implementation of the Master Plan for Peccole Ranch,

including Peccole Ranch Phase II, working as Mr. Peccole's maîager of engineering.

4. I am aware that the entities affîliated with Yohan Lowie are presently attempting

to claim that the land use designation of the Badlands Golf Course as being devoted to

parks/recreation/open space ("PROS") was somehow a purported mistake, done without the

properly owneÍs' knowledge or consent. That claim is untrue. I personally managed the civil

engineering work for Mr. Peccole concerning Phase II of the Master Plan, which included the

Badlands Golf Course. That property was specifically and expressly designated as open space

by Mr. Peccole pursuant to the terms of the Master Plan and at no point in time was there ever

discussion that the property would be used for residential or other development. To the con|rary,

it was expressly identified and reserved as open spâce, in no small part because it constituted the

required drainage for the Phase II development.

5. In fact, n 1996 as part of the golf course's expansion to add an additional nine

holes, I sought clarification from the City of Las Vegas - at Mr. Peccole's request - to confirm

that the approved zortrng for the property of RPD-7 was in no way incompatible with the land

use desiguation for the golf course/open space. The reason that we wanted this conf,rmration

from the City was because a prospective buyer's bank was loaning monies for development of

residential lots along the golf couïse frontage. The bank wanted confirmation that the golf

courso usage was compatible with the approved zoning. After all, the bank did not want the

1

ROR022356

23765



ROR022357

23766



EXHIBIT A

ROR022358

23767



*: þ;'
+l

WHruTgÊffiRffi
.ú.#tF-N{s*ry:

gITl 803t

.se$ter¡icrÉ, 1å9s

ÀAi'RsberÌ {ftiã$tr
g¡Urì[Ls,¡V**ãs
F,þn¡ungÞ¡ì'Tñf,fi
sfi0,8 'Ëts*Êrt ÃTænrx
¡.åÌ..VggB&Î{V gp¡qr

xË Ð,qdl¡gde €dËC0ffs;;F¡FsÊ A

Ðeår E|çtb

Á.F hsw $ræ Ësdb$ds .!¡t

rÞs!i}æü l!È
:[*nEr,i]s:s tbs,üS
Ietrc¡frn iåqtgqB

Tþ¡Þ¡{irü f$Èio¡Jt' q{instüq.rat¡iÞ ¡n ülp,'mårttf

.æddi¡t¡n¡l S,

Iþ¡le- Fls!'Ðdfüpd
I çt*rlÈbkc E

vnsl$ å nç.d,,Ths

Þìd8tr*îS!t$

¿ir¡¿.S*rTjfr$

nnúrr
,üiÀûtrtu¡Ëôf

Êrssú{üçJ
salsæglgú

'ffffi
æ.;È- f *fÆ
4¡ ¡C

.g'
KiH-.d

:H* h{-s

,=' ffiiffi ffio

rs" tå
'.}Y.¡.å"

'dEii

Ëhr,I4r

*,,* \er"
dìl'

*\'

"n
k

d4fF

ñ,Nñ-SW$SSqS
¡¿

:6¡€31Y€$tË.trqeüåsËn:Ss!¡!ësiüd¡[s.äV$$Ð$,'SS,ïEd¡i S${$A if$$*sF0i.i$nW¡

ROR022359

23768



EXHIBIT B

ROR022360

23769



,j

P\i sJ
W

I$Åsud
&lll¿.sl¡ÊùÎfJûfllN

ffrrrAsl¡l¿ssE
[,1!¡4f l: æÅstpìL

t$TY #f L&$,,VH,ffiAS
FtÅHNf$¡Ê ÅNË tHfFt"fi FeJ€f rlT ft EPÅRTfirËAT

0e,l*Þef ü" t$ü

ful¡ tlyde 0 SplÞe, V+eç Fresdent
FæntesoË,
ËT6$ 1[¡sst,*harJeeton Bçu! everd

l-qs Vegas¡ Np.vada ü$l'09

Rs B&FL-ÊNÈ$'G$LF $ttiRsË' FHA$Ë:Ë

Heær:Mr $Ptteiå:

t¡ty rcsürds rndicete that en Ts ha!æ gollÛoursË with Êss$fåt€d feüllrties wÊs approrg$

ax nari of ftte p**d$äãntn *iãst-ãt Fþn rn Is$û Tlie prnperly utas subsequentll

;6[]þ:rriíti*.õdA* pmnne* Eevel+pmant " ? u¡r¡tç Ferflarg,] idnv çxpnnston'nf

iüäi coir;J -rÃ+iñtihri{."pnî *rea wc*Éi: na aTlewe d sub¡est to thä apprqvel of' a plrt,

plbn Bgflre FfEr¡¡¡¡¡g tomffi¡sslsil t

If nny additronsl lnformattçt¡ ¡s n+eded vsgard¡n$ thffi,PrÛFtrV Flsåse do nnt h*sÉate tu

esntssi ¡ne

Ve¡y

{

I

ffiçþed $ (::enrerr Flânnin$ Su$erflqsf

GHsrent FlafflinF Ðlv¡$lÊn

RSfå,'srh

*tfiffi
eiiü*ils.ù¡s5

SNNÑ-SNRSN
**o'usrËlvÁsrÀvËl'¡ttÊì-'.!4$T.lryff i'svåÞÁ$91ç¡'pec6-'tfgÐs2s'6ðIt{yülggl 

" {ræ}3üS5ju8{r$ul

ROR022361

23770



J

ROR022362

23771



1

ROR022363

23772



Exhibit J-l
11t21t96 PI-ANN|NG COftilSStON

4.1. Til{2-96 - PECCOLE WEST LOT l0 - PECCOLE 198,1TRUST - Requæt for a Tenhtive
Map on proærty located on üre southeast comer of HualapaiWay and Alh Ddve, N{l (l.lon-

UÉan) Zone under Resohfion of lntent to R-PD7 (Residential Planned llevelopment - 7
Units PerAcre), Síze: 1Tg.7A Acres, No. of Lots: S,lllfard 2 (Adamsen).

NOTAPUBUC HEARING P.C.: FINALACTION

APPLIGATION REQUEST:

This request is for the approval of a Tentative Subdivision Map which contains 5 lots.

BACKGROUND DATA:

04104190 The City Council approved R-PD7 (Residential Planned Development - 7 units per acre)

zoning for this site as part of a larger requesl (Z-17-90).

01104195 The City Council approved R-PD7 (Residential Planned Development - 7 units per acre)

zoning for this site as part of a larger request (2-146-94).

FINDINGS:

These 5 lots are development parcels which will be developed as single family compact lots and a golf course,

and conform to the two related zoning cases associated with this development.

STAFF RECOMMENDATION: APPROVAL, subject to the following:

1. Conformance to the Conditions of ApprovalforZoning Applications Z-17-90 and2-14ù94.

2. The Peccole West Final Map (FM 8-96) shall record prior to the recordation of the Final Map for this

site as required by the Department of Public Works.

Provide dedication for Alta Drive in accordance with the conditions of approval stated within the

Peccole West Tentative Map (TM-101-95) as required by the Department of Public Works.

4, lf such has not already been completed by the Master Developeç construct half-street

improvements including appropriate overpaving on Hualapai Way adjacent to this site concunent
with development anywhere on this site as required by the Department of Public Works, AII existing

overpaving damaged or removed by this development shall be restored at its original location and to

its original widft concunent with development of this site as required by the Department of Public

Works.

A-1. TM-82-96 - PageTwo

3.
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5. Constud full widh sFeet improvemenß abng Alh ùir€ betrrcen Rampad Boulevad and Hualapai

Way corrcunent wih he finst phase of derælognent anpüere on ü's site as rcquited by üte

tÞprfrnent of Public Works. Consfrr¡dion of Alta Drirre my be phæed wih develop,ment of
irdivilual sites; honever, ürc limiß of ænsfi.dion shall be determined by üte City Erqirreer b
pruvide conlinuous conidors to he individual siþs, and æ is rccessay to handle increases in

fraffc demand. The City of Las Vegas reserì/es üre right b demard üre limefy mnshrclbn of any

and all irrcomplete full-widft sfreet improræmenb on AlÞ ùive betvræen HualapaiWay and Rampart

Boulerard when area faffc correms nny prcmpt srch a requæt

Contibute $187,020.00 per ûre Peccob Ranú Sþnal Participation Proposal priorto he issuanæ of
building or off-site permÍts as required by üre Deparfnent of Public Wofts. The developer may

provide to tfre City Engineer a cost breakdovin based on he indivldual pod sites created by útis

map. The golf course sites must provide payment prior to the issuance of any permits for the golf

coune sites or pdor to the recodation of a final map for those sites, whichever may occur fimt, lf
the residential pod sites are further divided, payrnent is expected prior to any recordation of final

maps for those individual residential suMivisions. A payment plan shall be provided and payments

are expected prior to any maps that allow final development of ûre individual sites. lnstall all

appurtenant underground facilities, if an¡ djacent to his site needed for the future traffic signal

system concunent with development of his site. The City of Las Vegas reserves the right to utilize

the conüibuted traffic signal monies fur ûre installation of haffic sþnals at any oher intensection

within he general facility which is impacted by tris development and wttich has a more immediate

need for signalization.

Provide public sewer easements for all public se\i,ers not located within existing publíc sÍeet right-

of-way prior to the issuance of any permits as required by the Departnent of Public Works.

lmprovement Drawings submitted to the City for review shall not be approved for construction until

all requíred public sewer easements necessary to connect this site to he existing publíc sewer

system have been secured.

Provide two lanes of paved, legal aæess to each individual parcel within this site pdor to occupancy

of any units within this development as required by the Department of Public Works.

Site development to comply with all applícable conditions of approval for the overall Peccole West

Tentative Map TM-101-95, 2-17-90, Z-146-94 and all other sit*related actions as required by the

Department of Public Works.

The approval of all Public Works related improvements shown on this map is in conæpt only,

Specific design and construction details relating to size, type andlor alignment of public

improvements, including but not limited to street, sewer and drainage improvements, shall be

resolved prior to approval of the construction plans by the C¡ty. All deviations from adopted City

Standards must receive approval from the City Engineer prior to the recordation of a Final Map or the

approval of the construction plans, whichever may occur first,

b.

7

8.

L

10.

11. Standard Condition Nos. 1 - 5.
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PI-ANNING AND DEVELOPMENI DEPARTIIIENT

Norcmber26,1ffi

Mr. Bruce Bayne

Peccole 1982Trust
9999 West Charþston Boulevad
Las Vegas, Nevda 89117

RE: TENTATIVE MAP - PECCOLE WEST LOT l0 - Trvl-82-96

Dear Mr. Bayne:

Your request fur a Tentative Map on property located on t¡e southeast comer of Hualapai Way and Alta Drive,

N-U (Non-Urban) Zone under Resolution of lntent to R-PD7 (Residential Planned Development - 7 Units Per

Acre), Size: '179.70 Acres, No. of Lots: 5, Ward 2 (Adamsen), uas considered by the Planning Commission on

November 21, 1996.

The Planning Commission unanimously voted to approve your request, subject to the following:

1. Conformance to the Condítions of Approval forZoning Applícations 2-17-90 andZ-14Ç94.

The Peccole West Final Map (FM 8-96) shall record prior to the recordation of the Final Map for this

síte as required by the Department of Public Works.

Provide dedication for Alta Drive in aæordance with the condÍtions of approval stated within the

Peæole West Tentative Map (TM-101-95) as required by the Department of Publíc Works,

lf such has not already been completed by the Master Developer, construct half-sfeet improvements

íncluding appropriate overpaving on HualapaÍ Way adjacent to this site concunent with development

anywhere on this site as required by the Department of Publíc Wotts, All existing overpaving

damaged or removed by thís development shall be restored at its orÍgínal location and to íts oríginal

width concunent with development of this site as required bythe Department of Public Works.

2.

3.

4.
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TO: Mr. Bayne

RE: Tfr482-96

10.

I-brember26, 1996

PageTno

5. ComÍr¡dfutlwidh stret imprcvemenb abrg Alta Drive betueen Ranpart Boulevard and Hualapai

Way as required by üre tÞpartnent of Public Wofts. Consür¡dion of Alh ûiræ may be phd
wiûr development of indivirlual sites; howerær, tre limib of consfrr¡dbn $all be determined by üp
City Engineer to provide continuous conidons to the individual sites, and as is necessary b hardle

incrcases in ffic demand. The City of Las Vegas resenes ürc dght b demand fte limefy

construction of any and all incomplete full-widft sfreet improvemenb on Alta Driì/e behæen

Hualapai Way and Rampart Boulevad when area frafic concems may prompt such a reques[

Contribute $187,020.00 per the Peccole Ranch Signal Participation Proposal prbr to tre issuance of
building or ofi-site permits as required by he Department of Public Works. The developer may

provide to ttre City Engineer a cost breakdown based on he indivirJual pod sites created by ttis
map. The golf course sites must provide payment prior to the issuance of any permÍb for the golf

course sites or prior to the recodation of a final map for those sites, wftiche\er may occur first. lf
the residential pod sites are further d¡vided, payment is expected prior to any recordation of final

maps for those índívidual residential subdiúsions. A payment plan shall be provided and paymenb

are expected prior to any maps that allow final development of he individual sites. lnstall all

appurtenant underground facilities, if any, adjacent to üris site needed for the fufure ffic signal

system concunent with development of ftis site. The City of Las Vegas reserves the dght to utilize

the conûibuted traffic signal monies for the installation of taffc sþnals at any other intensection

within üre generalfacility which is impacted by this development and wtrich has a more immediate

need for signalization.

Provide public sewer easements for all public sewerc not located wihin existing publíc sfeet dght-

oÊway prior to the issuance of any permits as required by the Departnent of Public Works.

lmprovement Drawings submitted to the City for review shall not be approved for construction until

all required public sewer easements necessary to connect this site to he existing public sewer

system have been secured.

Provide two lanes of paved, legal access to each individual parcel within this site prior to occupancy

of any units within this development as required by the Department of Public Works,

Site development to comply with all applicable conditions of approval for the overall Peccole West

Tentative Map TM-101 -95, Z-17-90, Z-146-94 and all other sit*related actions as required by the

Department of Public Works.

The approval of all Public Works related improvements shown on his map is in concept only.

Specific design and construction details relating to size, type and/or alignment of public

improvements, including but not limited to street, sewer and drainage improvements, shall be

resolved prior to approval of the construction plans by the City, All deviations from adopted City

Standards must receive approval ftom the City Engineer prior to the recordation of a Final Map or the

approval of the construction plans, whichever may occur first.

6.

7

8.

9.
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TO: Mr. Bayne

RE: TltrlS2-96

Norcmber26,196
PageThrce

11 Appo'ral of the Tentaitiræ Map shall be for no more tran tuefve (12) monfts. lf a Final [@ b not

recorded on all or a porlion of üe arca embraced by üre Tentatiræ Map wiÛrin hrclve (f a rltoflüts of
üre approvalof úre Tentatirc Map, a nerTentailirc illap must be filed.

12. Sfeet names must be provided in accod witr fie Cit!/s Sfeet Naming Regulations.

13. All derælopment is subiect to he oondÍtions of City departnents and State SuMivision Sffi¡bs.

14. A Drain4e Plan and Technical Drainage Study must be submitted to and approrcd by fte
Deparfrnent of Public Works prior to fte recodation of a Final Map.

15. A fully operational fire protection system, including firc apparatus roads, fire hydranb and water

supply shall be installed and shall be funclioning prior to construction of any combuslible sfirctures.

This action by the Planning Commission is final unless a written appeal is filed with the City Clerk wihin seven

days of the date of üis Ietter or here is a review action filed by ûre City Council witrin the same time perid.

Very truly yours,

David Clapsaddle, Senior Planner

Cunent Planníng Division

DC:cc

cc; Ms, LizAinsworth
Pentacore Engíneering, lnc,

ô763 West Charleston Boulevard

Las Vegas, Nevada 89102
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\'-f I Exhibrt J-2

clTY of LASVEGA-S
- Þr-nruruirue nruD DEVELoPMENT DEPARTMENï

November 26, '1996

Mr. Bruce Bayne

Peccole 1982 Trust

9999 West Charleston Boulevard

LasVegas, Nevada 89117

RE: TENTATIVEMAP . PECCOLEWESTLOT 10 - TM-82-96

Dear Mr. Bayne:

- .._::'
your requbsi'for a Tentalive Map ori þroperty located on_t6esoutheast comer of HualapaiWay *{{l}g'Dryt'

Ñ:ü'(tffiü,úilonñ¡r;'Rä*iait¡ìn ot'tntentto R-PD7 (ResidenlìalPþnned.Develop*lt:,I Unäs Per

ÀC õi..itiZgJõÀr*r, rug. oiloi*iS, WarO 2 (Adamsen), was consideéd by the Planning Coiùmission on

November21,1996.

The Planning commission unanimously voted to apProve your request, subject io the foltowing:

1. Conformance to the conditions of Approval for Zoning Applicaìíon sz-17-90 and 2146-94'

2. The Peccole west Final Map (FM 8-96) shall record prior to the recordation of the Final Map for ih-s

site as required by the Deparfnent of Public Works.

3, provide dedication for Alta Drive in accordance with ttre conditions of approval stated within ihe

peccole WestTentative Máp [M-101-95) as required by the Department of Public Works'

4. lf such has not already been completed by the Master Developer, construct half-streei improvemenb

including appropriate ôu"'páving än Hualåpai Way adjaænt to fhis site concunent with development

ãn.,*¡.î,t äi ti.,ir ritu ãi reqiiireu by the oepäftm-ent of Public Works. All existing overpaving

damaged or r*moveOiy inir iruelopment shall be restored ai its original location and to its original

widih concunent with Odvetopment oittris site as required by lhe Depariment of Public Works'

s10-o1ffi/95

400 E. srE-wART AVENUE' LAS VEG4SJ J'IEVADA 89 l0 I-29 I 6

i' Q02i22g-6017 (voICE) ' (702) 386-9108 (TDD)

i' : 
" ,';' "-i'
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T0: Mr, Bayne

RE: TM-82-96

November26,1996
Page Two

5. Consiruct full width street improvements along Alta Drive between Rampart Boulevard and

Huatapai Way as required by the Department of Public Wo*s Construction of Alia Ddve may be

phased raiitir developmeni of individual sites; however, the limiis of construction shall be determined

by the Ciiy Engineer to provide æntinuous conidors io the individualsites, and as is necessary to

handle increases in traffic demand. The Gity of Las Vegas reserves the right to demand the timely

construction of any and .all incomplete full-widtfr sbeet improvements on Alta Drive between

Hualapai \,Vay and Rampart Boulevard when area traffic concems may prompt such a request.

6. Contibute $187,020.00 per the Peccole Ranch Signal Participation Pioposal pdor to the issuanæ

of building or off-site permits as requhed by the Deparünent of Public Works. TTe developer may

provide to the City Engineer a cost breakdown based on the individual pod sites created by this

map, The golf course sites must prwide payment prior to the issuance of any pennits for the gotf

course sites or prior to lhe recordation of a final map for lhose sitæ, whichever may oecur first. lf
ihe residential pod sites are further divlded, payment is expæted pdor to any reærdation of final

maps for those individual residenüalsubdMs'rons. A payment plan shall be províded and payments

are expected prior to any maps ihat allqw final development of the individual sites. lnstall all

appurtenant underground facilities, if any, adjacent to this sîte needed for ü¡e fufure faffc signal

syrtem cqncunent with development of this site. The City of Las Vegas reserves fte right to utilize

the confuibuted traffc signal monies for the installation of haffic signals at any other intersection

within the generalfacility which is impacted by ttris development and which has a more immediaie

need for signalization.

7, Provide public sewer easemenb for all public sewers nol located within existing public sfi"eet right-

of-way prior to the issuance of any permits as required by the Department of Public Works.

lmprovement Drawings submiited to the City for review shall not be approved for e¡nshuction unlil

all requhed public sewer easements necessary io connect lhis site to the existing public sewer

system havebeen secured.

8, Provide two lanes of paved, legal access io each individual paræl within this site priot to occupancy

of any units within this development as required by the Depariment of Public Works.

9. Site development to comply with all applicable conditions of approval for the overall Peccole Wesi

Tentative Map TM-'101-95 ,Z-17-90, 2-146-94 and all other site-related actions as required by the

Department of Public Works.

10, The approval of all Public Works related improvemenis shown on this map is in concept only.

Specific desþn and conslruction details relating to size, type andlor alignment of public

improvements, including but not limited to street, sewer and drainage impruvements, shall be

resolved prior to approval of the ænstruction plans by the City. All deviations irom adopied City

Standards musi receive approvalfom the City Engineer prior to the recordation of a Final Map or

the approval of ihe construciion plans, whichever may oæur first
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TO: Mr. Bayne

RE: TM{2-96

David Clapsaddle, Senior Planner

Cunent Planning Divisíon

DCræ

November26,1996
Page Three

11. Approval of the Tentative Map shall be for no more than twelve (12) months. lf a Final Map is noi

recorded on all or a portion of the area emb¡aced by lhe Tentalive Map wiiliin twelve (12) months oí
the approval of the Tentative Map, a new Tentative Map must be filed.

12. Street names must be provided in accord with the City's Street Naming Regulations.

13. All development'rs subject to the conditions of City departmenb and State SubdMsion Statutes.

14. A Drainage Plan and Technical Drainage Study must be submitted to and approved by the

Department of Public Works priorto the recordatîon of a FinalMap.

15. .A fully operalional fire protection system, including firc apparatus roads, fre hydnants and water

supply, shall be installed and shall be functioning pnbr to construction of any combustibþ

skucturæ.

This action by lhè Planning Commission is finalunless a wriiten appealis filed with the City Clerk wiihin seven

days of the date of this letterorthere is a review action filed by ttre City Councilwithin the same time period.

Verytrulyyours,

&Øn*¿'

cc: Ms. LizAinsworih
Peniacore Enginesring, lnc.
6763 West Charieston Boulevard

Las Vegas, Nevada 89102
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TCCARCIA

Executive SummarylReport in Brief

Based on a review of information presented, the files obtained and reviewed from the Ciiy of Las

Vegas, reviews of present and past City of Las Vegas Municipal Codes as well as the Nevada

Revised Statutes {NRS), legislative history, interviews conducted with other experts and me and my

offices years of experience in both the public and private secior practice of planning and

development, ii is my professionalopinion that Peccole Ranch Phase ll, (The Plan"), is part of an

overall Planned Development a.k.a.: Masier Planned Community, Planned Unit Development
(PUD), Planned Residential Development, which is approved, recorded and completed thus
affording it protection under Nevada Revised Statutes 2784 (see appendix Legis

PUD 08). This protection ensures property owners can reasonable rely on the plan to protect the
benefits of the plan and investment into the planned community and that no modification, removal

or release io the provisions of PUD may be made by any applicant that would impair such reliance.

Additionally, no application to modify the plan can be made or processed withoutthe furthering
the mutual interests of the residents and owners in the PUD to preserve the integrity of the approved
plan.

Ihe proposed applications by 180 Land Company, LLC for a General Plan Amendment (GPA)

to change the land use designation from PR-OS (Parks/Recreation/Open Space) to L (Low

Density Residential) and without a modification of the zoning of RPÐ-7 (Residential Planned

Development) will eliminate ihe open space wiih incompatible development of the approved,

recorded and completed plan for Peccole Ranch Phase ll.

Within the Peccole Ranch the Master Development Plan and PUD large swaths of land were
contemplated and set aside with maps that created a golf course for the conservation of natural

arroyos areas subject to intense flooding which were designated in the Plans as Golf
Course/Drainage/Open space and provides the singular major amenity to accomplish the goals of
the State under NRS 278 and 361 (see appendix Legislaiive Hístory PUD 07, 08 & 09)

regarding the conservation and preservation of scenic open space which was for the enjoyment, not

the use, of the residents and property owners.

Furthermore, the current applications for a General Plan Amendment, Siie Plan Review,
Waiver and Tentative Map for 61 unitson 166 acres is incompatiblewith theplanned and

built PUD's existing land uses, zoning and development in the area. lt adversely affects the
surrounding properties; does not adequately provide for ihe public safety and does not protect the
interest of the public or the residents/property owners of the PUD.

TCCARCIA
A Plcrrning & De,¡e lapnreni Services Corpolcriiort

1055 Whi?ney Ranch Dr.,SuiÍe 2lü, Henderson. NV 8?t14
Telephone: VAz' 435-99A9 tscsimile: l712l $5-A457 Ë-tu1ail: ggcrcia@gcgorcioinc-ccm
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Assuch,the applications currently pending before the City all fail to meet therequirements

of NRS and in addition fail to meet the requirements, practices and procedures of the City. The

current applications are defective and deficient and should not be processed or approved. The

process for handling the applications that were accepted by the City is also defective.

ln simple terms, this is doing the wrong thing the wrong way! lt is fundamentally contrary to the

statutes,legislative history and intent, City Codes, policiesand proceduresto the detriment of those

who have a reasonable expectation as to their quality of life, peace, tranquility, enjoyment of scenic

open space and property values. lt also undermines every similarly situated master planned

community and golf course or open space.

ln fact, the promise of every PUD/Masier Planned Community would be irrevocable broken with the

approach suggested by the applicant and C¡ty staff. The promise is that the master

developer/declarant is given great latitude in distributing density and intensity of land uses and

flexibility in design and development standards in exchange for creating a cohesive community with

detailed execution of planning and design principles that are not acmmplished with standard

Euclidian zoning. The master plan communities include open space, amenities, buffers,

building appearance and orientation that create higher land values to justify the enhanced

innovative planning which then benefits the larger community and guarantees the residents and

owners that ultimately as the development is built they can assured it will remain protected by its
plans and related documents to sustain its higher land values, quality of life, enjoyment of open space

and other amenities and design features .

To break that promise violates the public trust, rules of law, sound planning, and encourages a golf

course gold rush to similarly convert other golf course open space to buildable land. This in turn will

discourage future master planned community buyers who would no longer believe that their lifestyle

choices and investments would be protected. This is the type of bait-and-switch the legislature

strived to avoid.

The scope for this report is to look at Queensridge and their approvals from the time the property

was purchased to September 2015 to assess and determine what entitlement rights for the 166

acres (a part of the roughly 250) that constitute the golf course/drainagelopen space. Then to
examine the applications to amend the General Plan for the 166 acres to allow Low Density

without a modification of the R-PD zoning district, for compliance with the entitlements and any

protections afforded under the Peccole Ranch Master Plan Phase ll and RPD-7 zoning district

, along with compliance to the City's Plans, ordinances, policies and practices.

The overall area Peccole Ranch planning area to be considered will include Venetian Foothills, the

predecessor to Peccole Ranch, and then the Peccole Ranch Master Plan Phases I & ll. Phase

ll is the Subject Area and includes Queensridge, Badlands Golf Course, Queensridge Towers,

Suncoast Hotel Casino, Tivoli, Renaissance and more. The entire planning area encompasses most

of the land that is roughly bounded by Sahara Avenue on the south, Alta Drive on the north,

Rampart on the east and Hualapai Way on the west.
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Planning Area Overview & Histor)¡ ln Brief (see Appçndix General Plan

Historv of Peccole and Zoninq Historv of Peccole)

Annexation
The project area was annexed along with all of the parcels that encompass the entire

Peccole Ranch Master Plan on December 26, 1980.

Venetian Foothills: A Planned Community
On May 18, 1981 the City of Las Vegas approved Venetian Foothills on the area ihai is
now known as Peccole Ranch. The Land use included areas of Low, Medium and High

Ðensities, Mobile Homes, as well as Commercial, Office and Educational areas. A
reservoirwas also planned in the area.

On May 7, 1986 the City of Las Vegas City Council approved a Master Development

Plan for the Venetian Foothills Planned Community. This Planned Community included

Residential Planned Developmeni District (R-PD) zoning ranging from 2.5 dwelling units

per acre to 8.0 dwelling units per acre for single family homes on 706.8 acres.

Townhomes were approved at 8.0 to 10.0 dwelling units per acre on 63.6 acres.

Multifamily was also approved for density of 18.0 la 22.0 dwelling units per acre on a
total of 85.3 acres. lt should be noted that on that the Master Plan Map noted that the

density of 6.4 du/ac was based on the acreage for the land and the densities. When the

open space and golf course were added in the dwelling units per acre dropped to 3.7.

The approval letter from the Reclassification of Property gave ihe approval of R-PD4,

which would be consistent with the idea of a Planned Unit Development where the entire

acreage, including golf course and open space is used in calculating dwelling units per

acre. lt appears from the maps in thefile, that staff compared the 1981 Venetian

Foothills Map to what was being proposed in 1986.

Student Population Projects were completed for this Planned Development so that it
could be ensured that there were enough educational faciliiies to accommodate the

development.

Other uses approved were Regional Shopping Cenier approved on 106.1acres,

Commercialon 73.8 acres, Office on 105.3 acres, Employment on 131.0 acres, Special

Use on 16.5 acres, Resort on 40.6 acres, Open SpacelGolf Course on 399.3 acres, Club

House on 1 1.0 acres, CasitaslTennis on 9.4 acres, Community Services on 5.3 acres,

Schools/Parks on 27.9 acres, Utilities on 26.9 acres and Rights of Way on 114.4 acres.

Peccole Ranch Master Development PIan Phases I & ll

On February 15, 1989 the City of Las Vegas City Council approved a Master

Development Plan for all of Peccole Ranch Planned Development. At that same time

they approved Phase I of Peccole Ranch, which consisted of R-PD7, R-3, C-1for single

family resídential, multifamily residential, commercial and mixed use commercial, which

consisted of retaillservice commercial, office commercial and multifamily residential (Z-
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139-88). They were allowed a maximum of 3,150 dwelling units. lt also included open

spaceidrainage along the washes throughout the development.

Phase one of Peccole Ranch was the area west of Fort Apache Road, south of

Charleston, north of Sahara and east of the Grand Canyon alignment.

It should be noted that Z-139-88 has been amended42 times.

On April4, 1990, the Peccole Ranch Master Plan received approvalfrom the City of Las

Vegas City Council for a Master Development Plan Amendment for Phase ll as well as

zoning approvals (2-17-90). The significant changes to the Master Development Plan,

was a larger resort/casino site and a 100 acre commercial center north of Alta Drive,

between Durango Drive and Rampari Boulevard. The amount of acreage set aside for
multifamily decreased from 105 acres down to 60. The land uses approved were 401

acres of single family, 60 acres of multi-family, 194.3 acres neighborhood

commercial/office, 56 acres of resort casino, 211.6 acres of golf course/drainage, 13.1

acres for a school, and 60.4 acres of rights-of-way.

Peccole Ranch Phase 2 also received a Reclassification of Property (Z-17-9O)'Íor a

maximum 4,247 dwelling units and for RPRD-3 (which was to be R-3 for the multifamily

24 units per acre) and RPD-7 for single family products and C-1. The minutes indicate

that the overall gross density for phase 2 is 4.3 dwelling units per acre for the entire

746.1 acres of residential zoning. According to the minutes, the density had been

reduced by 2,20O units to help balance the trafficflow.

It should be noted that Z-17-90 has been amended 40 times.

On January 4, 1995, the City of Las Vegas approved GPA-54-94 and 2-146-97 that

amendment the Peccole Ranch Master Plan, specifically Phase 2,that changed locations

of approved zoning categories but did not change the approved number of dwelling

units orthe allocation of land uses.

On August 2,1995, the City of Las Vegas City Council approved 2-49-95 and GPA-31-
95, that changed a 19 acre site from commercial area to residential, which allowed for
the development of Lot 12. This approval did not change the maximum number of

single family units that could be built.

On February 9, 1998 the City Council of the City of Las Vegas approved 2-134-97 thal
changed the zoning from R-3 to RPD-10 for single family homes and granted a waiver to
the required open space (that was required with the RPD-10 development) because it

was "located within proximity to a golf course, reducing the need for community open

space".

On October 18, 2000, the City Council approved an amendmentZ-134-97(1)to allow for
an encroachment into the required seiback for balconies. 194.08.040.8.4 of the Las
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Vegas Zoning Code allowed "on any lot which adjoins a golf course, park area, common

area or similar open space to have balconies to extend 5 feet into the required setback

toward the open space, however that the project ion extends no closer ihan three feet

from the property line. The approval allowed for the balconies to be built 3.5 feet from

the rear property line because of the Badlands Golf Course.

Zoning and Land Use

Overvíew of what a PUÐ

A Planned Unit Development has been defined as a "mixture of single-family

residences, town houses, apartments, some commercial and institutional uses, and

occasionally, some industry...Planned unit development controls were developed

largely by the privaie sector to provide the public sector wiih an effective means of

regulating such developments, a concept which did not fit comfortably under

traditional zoning district regulations" {lnstitute for Local Government Land Use and

Planning, 2004 edition of the glossary,also seeappendix Definitions 01 & 02)

The concept of a Planned Unit Development is not a new concept. ln the United

States, we began to see them in the 1950s on the east coast. lt first appeared in

ordinance in the 1960s. Euclidean zoning needed tools to assist in projects that

did not fit neatly in the Euclidean zoning box. There have been a number of tools
.or approaches to solving this dilemma. Some of the tools that have been used

Planned Unit Developments, performance standards, phased development

controls, growth management techniques, clusterzoning, flex zoning and transfer
development rights. These tools have been used independently and in

combination to meet the goals of a project.

How they work- lnstead of doing tradiiional Euclidean zoning where a parcel of
land has one zoning designation divided up into several even parcels, the
projects cluster the housing or increase densities in certain areas around a

common open space or public space. This gives the developer more flexibility in

the locations and product types while maintaining a lower average density across

the entire project.

Nevada Revr'sed Sfafufes (NRS,I

ln 1973, the State of Nevada added a section in the Nevada Revised Statues

titled Planned Development. The Legislative declaration states that "the

provisions of this chapter are necessary to further the public health, safety,

morals and general welfare in an era of increasíng urbanization and growing

demand for housing of alltypes and design; to provide for necessary commercial

and industríal facilities conveniently located to that housing; to encourage a
more efficient use of land, public services or private service in lieu thereof...to
encourage more efficient use of land...to insure that increased flexibility of
suþstantive regulations over land development authorized in this chapter be
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administered in such a way as to encourage the disposition of proposals for land
development without undue delay.

The NRS 2784.065, added in 1981 and later amended in 1989, defines

"Planned Unit Development as "an area of land controlled by a landowner, which

is to be developed as a single entity for one or more planned unit residential

developments, one or more public, quasi-public, commercial or industrial areas,

or both. Unless otherwise stated, a "planned unit development" includes the term
"planned unit residential development." (see appendix Legis

05)

The Peccole Ranch Master Plan was and is a Planned Development, like its

predecessor Venetian Foothills, that meets the legislative intent as found in the

declarations of NRS278. They are planned developments to protect the welfare
of the property owners from potentially flooding. This planning tool allowed the

development to move fonrvard and develop at an average density (4.5 dwelling

units/acre or du/ac) that was more in keeping wiih the City's land planning for the

area that allowed up to I du/ac, while still addressing the drainage issues

through the property.

Cíty of Las Vegas Planníng and Zoning Regulatíons

General Plan

o The City of Las Vegas required the 1990 Peccole Ranch Master Plan to

conform to the Las Vegas General Plan's Planning Guidelines. . ln

considering the Peccole Ranch Master Development the following

explanation was listed on how the project specifically conformed to the
City's General Plan: fsee appendix Z-17-90 Peccole Ranch Master Plan

Phase ll)

a

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 areas of the City to ensure a desírable

living environment and maximum efficiency and savings in the
provision of new public facilities and services.
Provide the continuing development of a diverse system of open

space.
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o On April 1, 1992 the City of Las adopted a new General Plan. ln this plan,

it acknowledged the Peccole Ranch Master Plan as a "planned

development" (see appendix General Plans and Admin of PUDs 03).

o The 1992 General Plan also provided clarification on land use categories.

For areas that had a zoning district classification of R-PD 6.71 to 9 the
General Plan Land Use designation is M (Medium Density Residential). lt
also provided clarification on what ParkslRecreation/Open Space (P) land

use caiegory was. lt states" This category allows for large public parks

and recreation areas such as public and private golf course, trail and

easements, drainage ways and detention basins, and any other large

acres of permanent open land (see appendix Gener
Peccole 10).

Zoning

o Planned Residential District (RP-D). The City of Las Vegas Zoning

Regulations at the time of the Peccole Ranch Master Development was
approved in 1990, provided for a Residential Planned Development Disirict
(R-PD). The requirements are found in Chapter 19.18 of the Zoning

Regulations at that time. The purpose of this district was "to allow for a

maximum flexibility for imaginative and innovative residentialdesign and

land utilization in accordance with the General Plan. lt is intended to
promote an enhancement of residential amenities by means of an

efficient consolidation and utilization of open space, separation of
pedestrian and vehiculartraffic and homogeneityof use patterns."

o The minimum lot size requirement for the RP-Ð was 5 acres. The only
other zoning classification that allowed for the flexibility to develop a

master planned community was the Planned Community (PC) zoning

district. The minimum acreage requirement for this designation was
3,000 acres, which was vastly greater the size of the Peccole Ranch

Master Planned Development at just under 1,000 acres-. lt should be

noted that in the City's General Plan dated April 1 , 1992, that only the
Summerlin master planned community had received the designation of
PC while several "planned communities" listed in the Southwest Sector,

including Peccole Ranch. This latter group all used the RP-D zoning
classification.

o The Zoning Regulations also provided dírection on density designations.

li stated "the number of dwelling units permitted per gross acre in the
R-PÐ District shall be determined by the General Land Use Plan. The
number of dwelling units per gross acre shall be place after the zoning
symbol 'R-PD'.
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Phase 2 of Peccole Ranch included 996.4 acres and designated 4,247

single and multi-family residential units with a net density of 4.5 du/ac.

The net developable land area used to achieve this average excluded
Right-of-Way, 60.4 acres. Had the ROW been included it would have
resulted in a gross density calculation.

As observed from the same table of land use data, the density of the
designated Single and Multi-Family would equate to 461.0 acres of
developable land wiih 4,247 total dwelling units or a density of 9.2 du/ac.
By íncluding the Single-Family acreage and the Golf Course
Drainage the density egøafes to 4.58 which is reflectíve of the Net
Ðensity on the chart at 4.5 du/ac (see appendix Zoninç Historv of
Peccole 20 Land Use Data Table).

ln order to stay within the density concepts of the Peccole Ranch Master
Development Plan and PUD the Plan had to include the densiiy of other
designated non-residential land including the Golf Course Drainage. This

in effect allows the developer to transfer the residential development
rights from those areas io the buildable residential areas.

ln addition, the Land Use Data Table explicitly states that for the non-

residential Land Uses of CommercialiOffice, Resort-Casino, Golf Course
Drainage, and Elementary School that there is not Net Density or Net

Units assigned to these areas. This is a clear understanding by the City

and master developer that those residential development rights have

been moved and that no residential is to go into those areas.

Based on this transfer of resídential development rights and averaging of
density which the developer offered through the RP-DiPUD zoning

technique an average net density was approved by the City in large part

due to the extensive open space provided by the Golf Course Drainage
area.

The result of this flexible approach also allowed individualareas for Multi-
Family to go as high as 24 dulac for multi-family or nearly 6 times above

the average net density of 4.5 all residential in Peccole Ranch Phase
Two.

Findings and Conclusions

The master developer proffered the golf course/ drainage/open space to transfer
residential development rights to areas that were more suitable for development.

This in-turn did the following: reduced developmeni costs; avoided expensive

flood mitigation measures; enabled a golf course as a revenue source;

established a golf course to attract and supported a Resort Casino;created open

space as a scenic amenity for the enjoyment of the resident, owners, and guests;
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allowed land and lot premiums for proximity to the open space amenity and golf

course; meet the State's land use and fiscal policies for open space and

conservation of natural resources; and obtain lower property taxes on the golf

course/drainage/open space.

Any effort to develop in the golf courseidrainage open space with Multi-Family
development thwarts the State law and fundamental underpínnings of the
approved and completed PUD. All resideniialdevelopment rights were removed
from the golf course for the benefit of the master developer to create a legacy
master planned community that as it was completed inures to benefit of the
residents and owners.

To allow such a change to the Plan would result in the applicant and the City

taking the value and enjoyment of their land, businesses and homes and
transferring the wealth to a single benefitting land owner that bought ihe land
long afterthe PUÐ was completed.

An appendix has been attached to these reports with specific information. Some information has

been highlighted by the author to provide emphasis on that section of a document, however the
importance of the document in its whole is not to be detracted and maybe of signification. For

Clarification, within the body of the report one will find references to the appendix. The document
is constructed to refer io the appendix then the tab corresponding to thai section as found in the
table of contents and then the subsection. An example would be (see appendix Lesislaiive
Historv PUD 05), the tab associated with the Legislative History PUD is tab 8 and the subsection is

05 - 1981 Leg lndust Comm 281A. Addition information that is notspecificallyreferencedinthe
reports can be found on the disks located within the back pocket of the binder provided. These
documents the full documents received from the City of Las Vegas, othergovernmentagencies,
home owners, and research collected by the author.

Attachments:
G.G. Garcia, lnc. Reports:

- Admin Camp Plans, Zon, PUDs. General Plan Administration 1985 to present day
. Peccole Ranch Master Development Plan Phase ll a Completed PUD

Appendix (Tabs) plus attachments/exhibits
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The Cifu's General Plan -Administration for the Peccole Ranch Master Develooment
Plan Area from l98S to present

Over the past 30 years, the City of Las Vegas has administered its General plan Land Use in
various methods and procedures. ln ihe 1985 the City adopt an overall General plan with land
use designated in general areas and not specific to any parcel (See appendix General plan
Historv of Peccole 01). Planning practices refer to this type oi plan as a utoo map. unaertying
the "blob map" of land uses were Short-Range Plans adopted for specific areas of the CitX añ
example of this was the Venetian Foothills Land Use Plan (See appendix General plan History of
Peccole 02)' The Short-Range Plans were also non-speòific to parcets anO atso utilized blob
mapping to indicate different land uses. As land develops, developers had options of enti¡ing
the land through the traditional Euclidian Zoning or by means of planned Unit Developm"ni
(PUD). lf the developer chose to develop by means of a PUD, then the General plan was further
refined by means of a Master Development Plan (See Appendix General plan Historv of peccole
03). Master Development were also non-parcel specific and estaOfisn general areas within the
PUÐ with land uses of residential, commercial, open space, offíce and other land uses. Masier
Development Plans received a public hearing at both Planning Commission and City Councíland
were indicated on the agenda as a Master Development Plan (see Mlsc Files & En
Aoendas). Master Development plans would also be accompanieãbyã =onffiãe which would
provide in detail the specific densities of residential, amount of open 

"pa"", 
amount of

commercial, design guidelines for development and other details required foi a pUD by State
Law and City Ordinances. No specific City case numbers were assigned to Master Development
Plans; the zoning case did receive a case number by the City for tracking purposes. The
developer often combined the land use plan and the zoning requirements in one document, as
in the case the Peccole Ranch Master Development plan phase ll.

ln 1992, the City of Las Vegas under a new Dírector of planni ng, adopts a revised and expanded
General Plan enera a4 The City introduces a
concept of Sector mapping to break the City into small planning areas within which goals,
objectives and land uses are provided for each sector. This new general plan creates three
subseciors of the Master plan (Southeast, Southwest and Northwest). The Peccole Ranch
Masier Development Plan is included in the Southwest Secior of the 1992 Las Vegas General
Plan. This new General plan sets the location of Iand uses for Peccole Ranch Master
Development Plan Phase ll as they were approved in 1990. At this time , the City also begins a
more formalized process foi land owners to amend the General plan for a change in land use
ln 1992 we see on Planning Commission agenda's applications to amend the General plan, an
example would be GPA-6-92. This process contínuesto date with only minor changes.

Below are milestone dates in the General Plan History of Peccole Ranch Master Development
Plan Phase ll.

1985

January 16, 1985 City adopts per NRS (Nevada Revised Statutes) the updated "Las Vegas
General Plan (1985)". Contained in the 1985 General Plan is the Short-Range plan See
appendix General Plan History of Peccole 10, which is "fhe administrative mechanism
whereby the city seeks to support and futfitl the concepts contained in the poticies and
programs enumerated in the long and Mid-Range Plans" (reference igBS CLV General
PIan)' The Short Range Plan is focused on residentialdevelopment and includes three
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basic types of Resídential Planning Districts: Urban, Suburban and Rural. The Short Range
Plan is further broken down into Community Profiles which comprise two or more residential
planning districts. The area which later became the Peccole Ranch Master Development
Plan is designated in 1985 as Urban Density Residential (See Appendix General Plan
Histo of Peccole 01 Suburban Density Residential and Service/General Commercial
Densities in this Community Profile area were to range from 3-6 units per acre, 6 to 12 units
per acre, 12 to 20 units per acre and to over 20 units per acre. The mix of residential
densities were expected within in each particular residential planning district per Table 3-
4_Seeappendix General Plan History of Peccole 10. These densities reflect those found in
the City of Las Vegas 1985 GeneralPlan.

{986

t98g

1990

Circa 1986, the City of Las Vegas produced a map titled "Peccole Property Land Use Plan".
(See appendix See Appendix General Plan Historv of Peccole 02). The "Peccole Property
Land Use Plan" includes the area which initial was known as Venetian Foothills and later
became the Peccole Ranch Master Development Plan Phase I and ll.

The Master Ðevelopment Plan of the Venetian Foothills Planned Community f$Ce¡Bpe¡dix
See Appendix General Plan Historv of Peccole 11) was
approved on March 25, 1986.

On February 15, 1989 the City of Las Vegas City Council approved a Conceptual Master
Development Plan for all of Peccole Ranch Master Planned Development. (See apoendix
General Plan Historv of Peccole 03). This approval replaced the Venetian Foothill Plan.
At that same time, the CiÇ also approved the applicant's Master Development Plan of
Peccole Ranch in a rezoning action (2-139-89) (See Appendix General Plan Historv of
Peccole 12), which consisted of R-PD7, R-3, C-1 for single family residgntial, muliifamily
residential, commercial and mixed use commercial, which consisted of retail/service
commercial, offîce commercial and multifamily residential. lt approved a maximum of 3,150
dwelling units. lt also included open space drainage along the washes throughout the
development.

On April 4, 1990, the City Council approved Phase ll of the Peccole Ranch Master
Development. The significant changes to the Phase ll Master Plan from the 1989 plan is the
addition of a golf course, a larger resorlcasino site and the 1O0-acre commercial center site
north of Alta Ðrive, behveen Durango Drive and Rampart Boulevard. The proposed multi-
family uses have been reduced from 105 acres to 60 acres. A 19.7 acres' school site is
designated on a site south of Charleston Blvd. At that same time, they also approved Phase ll
of Peccole Ranch planned unit development zoning, which consisted of R-PD7, R-3, C-1 for
single family residential, multifamily residential, commercial and mixed use commercial (Z-
17-90). They were allowed a maximum of 2,807 single family dwelling units 1,440 multi-
family units. lt also included 211-6 acres of open spacei drainage/golf course.

Phase I of Peccole Ranch was the area west of Fort Apache Road, much of the property
south of Charleston, north of Sahara and east of the Grand Canyon alignment. Phase ll
covered the remainder of the property which pertains to the property addressed in this
Memorandum. Note that Phase ll is not exactly the same as the property now known as

Queensridge, since it included property south of Charleston as well as property north of Alta
and east of Rampart.
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1992

rg93

1995

199?

On March 12, 1992 the City of Las Vegas adopts an updated General Plan. (See appendix

General Plan Historv of Peccole 04) This new general plan creates three subsectors of the

Master Plan (Southeasi, Southwest and Northwest). The Peccole Ranch Master Development

Plan is included in the Soutl,rwest Sector of the 1992 Las Vegas General Plan. Within

the Southwest Sector, the land uses designated for the Peccole Ranch Master Development

Plan include Medium Low Density Residential (>9 units per acre), Medium Density

Residential (>13.27 units per acre), Service Commercial and Parks / Schools I Recreation I
Open Space. Note that the area eventually becomes "The Badlands Golf Course" is

designated as Parks/Schools/Recreation/Open Space and Medium Low Density Residential
(>9 units per acre). At this place and time, the planned land use is in conformance with the

Peccole Ranch Master Development Plan Phase ll Él-Z-9Ð. (See General Plans and Admin

of PUÐs 03).

On April 21, 1993 the City of Las Vegas approves a request to amend the General for
portions of the Peccole Ranch Master Development Plan Phase ll. This General Plan

Amendment (GPA-7-93) (See Appendix General Plan Historvof Peccole 13) amended the

General Plan from SC (Service Commercial) to M (medium Density Residential) on property

located on the northeast corner of Rampart Boulevard and Alta Drive. Note this amendment

did not include the area that becomes "The Badlands Golf Course"'

On January 4, 1995 the City of Las Vegas approves a request to amend the General for
portions of the Peccole Ranch Master Ðevelopment Plan Phase ll. This General Plan

Amendment (GPA-54-95) (See appendix General Plan Historv of Peccole 14) amended the

General Plan from SC (Service Commercial), ML (Medium-Low Density Residential) and M

(medium Density Residential) to SC (Service Comrnercial), ML (Medium-Low Density

Residential) and M (medium Density Residential) on property located on the north side of

Charleston Boulevard, between Rampart Boulevard and Hualapai Way. Note this amendment

does not include the area that becomes "The Badlands Golf Course" but the submitted plan

showing the affected areas contains the golf course and is shown with dashed lines (See

apsendix General Plan Hislorv of Peccole 14). ln our research of the history of the Map

Plan of the golf course the City of Las Vegas provided two photos from the General Plan

Land Use Map showing the General Plan for the Badlands Golf Course asP
(Parks/RecreationlOs). ThesemapsaredatedOctober 17, 1995 and April 16, 1996 (See

appendix See Appendix General Plan History of Peccole 05 & 06)'

On February 5, 1997 the Cityof Las Vegas approves a request to amend the Generalfor portions

of the Peccole Ranch Master Development Plan Phase ll. This General Plan Amendment (GPA-

53-96) (See apoendix General Plan Historv of Peccole 15) amended the General Plan from

ML (Medium-Low Density Residential) to SC (Service Commercial) on property located on the

north side of Alta Drive 400 feet east of Hualapai Way. Note this amendment did not include

the area that becomes "The Badlands Golf Course".
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{999 to 2007

Circa 2007, the City of Las Vegas updated the Southwest Sector Plan of ihe City's General

Plan to reflect all General PIan Amendmentsfrom August 18, 1999 to September0S, 2005
(See Appendix General Plan Historv of Peccole 07). The map indicatesthe land usefor the

Peccole Ranch Master Plan Phase ll as Medium -Low Residential, General Tourist
Commercial, ParURecreation/Open Space, Service Commercial, Medium Residential, Public

Facility and Medium Low Attached Residential. Note that the Badlands Golf Course is shown

as ParklRecreation/Open Space.

,Present day

The current Southwest Sector Land Use Plan of the Ciiy's General Plan (See Appendix
General Plan of Peccole 081 indicates there have been no changes to the General

Plan in the Peccole Ranch Master Plan Phase ll. The map indicates the land use for the
Peccole Ranch Master Plan Phase ll as Medium -Low Residential, General Tourist
Commercial, ParklRecreation/Open Space, Service Commercial, Medium Residential, Public

Facility and Medium Low Attached Residential. Note that the Badlands Golf Course is shown

as Park/Recreation/Open Space.
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Peccole Ranch Master Deve Plan Phase ll a Gomoleted PUÐ

On April 4, 1990, the Peccole Ranch Master Plan received approvalfrom the City of Las Vegas
City Council for a Master Development Plan Amendment for Phase 2 as well as zoning
approvals (2-17-90) ($ee Apnendix Z-17-90 Peccole Ranch Master Plan Phase ll). The land
uses approved were 401 acres of single family, 60 acres of multi-family, 194.3-acres
neighborhood commercialioffice, 56 acres of resort casino, 211.6 acres of golf courseldrainage,
13.1 acresfora school, and 60.4 acres of rights-of-way. Peccole Ranch Phase 2 also received
a Reclassification of Property (2-17-90) for a maximum 4,247 dwelling units and for RPRÐ-3
(which was to be R-3 for the multifamily 24 units per acre) and RPD-7 for single family products
and C-1. The minutes indicate that the overall gross density for phase 2 is 4.3 dwelling units
per acre for the entire 746.1 acres of residential zoning. Since the original approval, the Master
Development Plan and original zoning (Z-17-9O) have been amended 40 times. These
amendments resulted in ihe completed development as it stands today which included the
entiilements and or completion of 1,838 single family units, 1,157 multi-family units, a resort
casino and 254.92 acres of open space/drainage/golf course. The Master Declarant, Nevada
Legacy 14, LLC, entitled, developed and sold the land on which the Peccole Ranch Master
Developmeni Plan is located upon (Appendix Proiect Co ).

Based on a review of information presented, the files obtained and reviewed from the City of
Las Vegas, reviews of present and past City of Las Vegas Municipal Code and ihe Nevada
Revised Statutes (NRS), interviews conducted with people involved with the project, and me
and my offices years of experience in both the public and private sector practice of planning and
development, it is my professional opinion that Peccole Ranch Phase 2, is a completed Planned
Unit Development as evidenced by the following:

o Recordation of the Parent Final Map (FM-8-96) (Appendix Proiect Campieie ü1)
r Recordatíon of subsequent subdivision maps that are in conformance to the original

zoning (Z-17-9A) and ihe Parent Final Map as approved and as approved by condition
(Appendix Mapping Historv û1 ta 31)

r The Master Declarant, Nevada Legacy 14, LLC has been dissolved tåppgld* ProlÊct
Complete 02)

o Per the City of Las Vegas all outstanding development bonds have been released
(Appendix Praiect Complete of Peccole 03)

ln Conclusion, The Peccole Ranch Master Development Plan is a Planned Unit Development
(see pervious report seciion) and is a completed Planned Unit Development.
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DEFINITIONS OF KEY TERMS

PLANNED UNIT ÐEVELOPMENT

4 planned Unit Development can be defined as a "mixture of single-family residences,

town houses, apartments, some comrnercial and institutional uses, and occasionally, some

industry... Planned unit development controls were developed largely by the private
sector to provide the public sector with an effective means of regulating such

developments, a concept which did not fit comfortably under traditional zoning district
regulations". (International City Managers Association's The Practice of Local
Government Plannine .1979 )

"A planned unit development (PIID) is a land development pattern that l) is planned as

an entity, 2) groups dwelling units into clusters or neighborhoods, 3) allows .an

appreciable amount of land for open space, 4) mixes housing types and land uses, and 5)

preServeSusefulnatura1resoufces.,'(UrbanLandInstitute,s@
Handbook. Third Addition" 2004)

Play:c?ed Unit Ðevelopnì€*t" rrieêns Õn* or m*re lcts, tracts, cr parcels *f land ta be

developed as a single entity, the plan far which måy proptse densiTy *:" intensity
transfers, density or intensity increas*s, mixing of land usÊ$? ûr any e*mbination
there*f, and which nray n*t eorrespond in lot sie*, bul( or type cf dwelling cr building,
use, density, intensity, lct c*verage, parking, r*quired cor*mûrì open spac€, *r cther
standards t* z*ning use district requirements that are *therwise appiicable t* the area

in which it is l*cated. {År*erican Flanning Association ûrcwing Srnart l-esislativs üuide
tnok 201S)

NRS 2784.065 "Planned unit development" defined.
1. "Planned unit development" means an area of land controlled by a landowner, whic.h is to be

developed as a single errtity for one or more plarured unit residential developments, one or more public,
cprasi-public, commercial or industrial areas, or botl.
2- Unless otherwise stated, 'þlanned unit development" includes the term 'þlanned unit residential
development."

(Added to NRS by 1981. 130; A 1989. 933)

NRS 2784.070 '6Planned unit resÍdential development" defined. "Planned unit residential
developmenl" means an area of land controlled by a landowner, which is to be developed as a single entÛ
for a number of dwelling units, the plan for which does not correspond in lot size, bulk or type of dwellìng,
density, lot coverage and required open space to the regulations established in any one residential district
created, fiom time to time, under the provisions of any zoning ordinance enacted pursuant to law.

(Added to NRS by 1973. 566) - (Substituted in revision for NRS 2804-070)

R-PD {PUD} as it appeared in the Las Vegas Municipal Code 1987

Chapter 19.18 P-PD Residential Planned Development District
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19.18.010 Purpose. The purpose of a pianned unit development is to allow a maximum
flexibiiity for irnaginative and innovative residential design and land utilization in
accordance with the General Plan. It is intended to promote an enhancement of residential
amenities by means of an efficient consolidation and utilization of open space, separation

of pedestrian and vehicular trafftc and a homogenerty of use patterns.

R-PD RESIDENTIAL PTANNED DEVELOPMENT DISTRICT Las Vegas MunicipalCode 2016

Section 19.1.050

lntent of R-PD District: The R-PD District has been to provide for flexibility and innovation in

residential development, with emphasis on enhanced residential amenities, efficient utilization

of open space, the separation of pedestrian and vehicular traffic, and homogeneity of land use

patterns. Historically, the R-PD District has represented an exercise of the City Council's general

zoning power as set forth in NRS Chapter 278. The density allowed in the R-PD District has been

reflected by a numerical designation for that district. {Example: R-PD4 allows up to four units

per gross acre.) However, the types of development permit- ted within the R-PD District can be

more consistently achieved using the standard residential districts, which provide a more

predictable form of development while remaining sufficiently flexible to accommodate

innovative residential development. Therefore, new development under the R-PD District is not

favored and will not be avaílable under this Code.

OPEN SPACE

NRS 3614.040 t'Open-space real property" defined. "Open-space real properfy" means:

l. Land:
(a) Located within an area classified pursuant to NRS 278^250 and subject to regulations designed

to promote the conservation of open space and the protection of other natural and scenic resou¡ces

from unreasonable impairment; and
(b) Devoted exchuively to open-space use.

2. The improvements on the land described in subsection i that is used primarily to support the open-

space use and not primarily to increase the value of surrounding developed properry or secure an irnmediate
monetary refum.
3. Land that is used as a golfcourse.
4. Land regarding which the owne¡ has granted ancl has outstanding a lease of surlàce water rights
appurtenant to the property to a political subdivision of this State for a municipal use, if the land was

agriculturai real properfy at the time the lease was granted.
(Added to NRS by 197 5 " L7 56; A. 1987 - 613; 2Q{}5 .2664:' 2009. 1229)

NRS 3614.050 ('Open-space use" defined. "Open-space use" means the ctrre¡rt employment of land, the

presewation of rvhich use would conserye and enhance natural or scenic resoluces, protect streams and water
supplies, maintain natural lèatures which enhance control of floods or preserve sites designated as historic by the

Ol'fice of Historic Preservation of the State Department of Conservation and Natural Resou¡ces. The use of real
properfy and the improvemenls on that real property as a golf course shall be tleemed to be an open-space use of
the land. The use of land to lease surlàce water rights appwtenant to the properly to a political sutrdivision of this
State for a municipal use shall be deemed to be an open-space use of the land, if the land was agricultural real
property at the time the lease was granted.
(Added to NRS by 1975.1756: A1979,208 1987.437;1993- 1576;2001"94A:2005.2664;2t09" 1229 2011,

æt5)
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Las Vegas Municipal Code 2016 Chapter 19.18

Open Space. Any parcel or area of land or water essentially unimproved and set aside,

dedicated, designated, or reserved for public use or enjoyrnent or for the private use and

enjoyment of owners and occupants of land adjoining or neighboring such open space.

Open Space, Common. Land within or related to a development that is designed and intended

for the common use or enjoyment of the residents of the development and their guests.

ûverËay District" meäns a dlslrict that is superimp*scd over one or more zoning districts cr
parts of districts and that imposes specified r*quirenrents that are in additi*n to those

ctherwise applicable for the underlying zon*.[58]

. An cverlay district ìs a type cl district that lies ** tcp of another, like a bedspread cver a

blanket. Th* blanket is the underlying zaning district, such as a single*family detach*d with

].ü,ûûû-squsre-fnat lats. Wiih an averlay zone, the pr*vislons of underlying zonês that are r:ot

*ffectsd by the prcvisiorrs of the *verlay z*ne remain the same. lnstead, like the bedspread

ovar the blanket, the requirements cf the overlay dlstrict are placed cver parti*ns of the
underlying zûn* rr zones. The bccndari*s oT the *verlay alsa do nst have ta c*rrespond
perfectly witlr the underlyìng :o*e; tlre ov*rlay district may c*ver cnly part of a regular zürì€ *r
mãy crver part *f several underlying uones. {Ãmerican Planning Åsscciation Growing Smart

Lesislative Gui rlp B*eik ?C1Ë1

"Site Plê*" meåfis a scaled drawing that shows the d*velopment of lots, tracts, or parc*ls,

whether *r nst sueh devel*pm*nt c*nstltutes a subdivision or resubdivisisn *f the site. Å site

plan may include el*vatior"rs, secticns, and othtr architecturaf, iandscape, and *ngineering

drawings âs mãy be necsssary t* explain elem*nts *f t*e devei*pme*t subject tn review;

Gro*¡ir:p Smart Guide Bcok 2û161
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Defined Planning Terms {lnstitute for Local Government Land Use and Planning,2OA4 edition of the

glossary. The terms in this glossary are adapted from previous editions of the Planning Commissione/s

Handbook (2000 and 2OO4), the Planner's Pocket Guide (1992), and the Municipal Revenue Sources

Handbook (2001), all published by the League of California Cities. Other sources include the California

Planning Guide and the General Plan Guidelines (both published by the Governo/s Office of Planning

and Research), and the Glossary of Climate Change Terms {published by the U.S. Environmental

Protection Agency.) Any errors or omissions are the responsibility of the lnstitute for Local

Government.)

Development Agreement. A legislatively approved contract between a jurisdiction and a person having

legal or equitable interest in real property within the jurisdiction that "freezes" certain rules,

regulations, and policies applicable to development of a property for a specified period of time, usually

in exchange for certain concessions by the owner

Development Rights, Transfer of (TDR). A program that can relocate potential development from areas

where proposed land use or environmental impacts are considered undesirable (the "dono/'site) to

another {"receiver"i site chosen on the basis of its ability to accommodate additional units of

development beyond that for which it was zoned, with minimal environmental, social, and aesthetic

impacts.

General Plan. The general plan is the foundation for land use planning by units of local government. The

plan provides a vision for the foreseeable planning horizon - usually 10 to 20 years - and translates it

into goals and policies for the physical development of the city or county. All other land use ordinances,

policies and practices flow from the general plan. The general plan covers all of the land within the

jurisdiction and any additional land that, in the agency's judgment, bears relation to its planning.

Highest and Best Use. An appraisal term of art but one also used by the development industry that

refers to the potential use of a property which bríngs the greatest profit to its owners. ln theory, the

economics of the real estate market establish a maximum value for each parcel of land at any given

time.

Planning does not seek to salely maximize the highest potential land price. City planning looks at a

broader range of factors or element in the General Plan for the City. The State also prescribes ín NRS 278

the minimum elements to be addressed. As a result, property owners sre not necessarily entitled to the

"highest and best use" use when that use may have negotive effects on the use and enioyment of
neighboring properties. (Ctarifuing statement by author)

lnfill Development. Development of vacant or underutilized land (usually individual lots or leftover

properties) within areas that are already largely developed.

Overlay Zoning. Additional or stricter standards to existing zoning that can be used to protect particular

natural or cultural features or to avoid or mitigate potential hazards.

Parcel Map (lot split). A subdivision map that divides a parcel into four or fewer lots. A city or county can

place conditions on the approval of parcel maps.

Planned Unit Development {PUD}. Land use zoning which allows the adoption of a set of development

standards that are specific to a particular project. PUD zones usually do not contain detailed
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development standards. Those are established during the process of considering proposals and adopted

by ordinance upon project approval.

Regulatory Taking. A regulatory taking occurs when a regulation becomes so onerous that it has the

practical effect of a physical appropriation of land. An extreme example would be zoning private land as

a public park. Such a regulation does two things: 1) it prevents the owner from putting the land to any

economic use, and 2) it prevents the owner from exercising one of the most fundamental characteristics

of property ownership: the right to exclude others. Thus, the regulation would have a similar effect as if

the public agency had condemned the land and built a park.

Site Plan Review. The process whereby local officials, usually the planning commission and staff, review

the site plans of a developer to assure that they meet the purposes and standards of the zone, provide

for necessary public facilities like streets, parks, and schools, and protect adjacent properties through

appropriate siting of structures and landscaping.

Spot Zoning. The awarding of a use classification to an isolated parcel of land that is detrimental or

incompatible wíth the uses of the surrounding area, particularly when such an act favors a particular

owner. A special circumstance like historical value, environmental importance, or scenic value could

justify special zoning for a small area. Supreme Court of Nevada test of spot zoning is whether the

amendment was made with the purpose of furthering a comprehensive zoning scheme or whether it

was designed merely to relieve the land of a restriction which was particularly harsh upon that particular

land. McKenzie v. Shelly, 362P.2d268,77 Nev.237 (Nev', 1961)

Subdivision Map Act. State law that vests the regulation and conlrol of the design and improvement of

subdivisions in local legislative bodies, including the requirement for tentative and final subdivision

maps.

Zoning. The division of a city or county by legislative regulations into areas, or zones, that specify

allowable uses for real property and size restrictions for buildings within these areas; a program that

implements policies of the general plan.
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