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distinct zonings. Two of the entities have an R-PD7Y. One has a PO zoning, the same as the tower,
the remnants of the tower, and combining them into one singla entity as a massive developer in
order to shift densities from one location to the other to build this project.

If you today sbey or decide not to approve, to deny this application for Development Apreement,
you're basically telling us you do not want to shift zoning. So the only thing we have left iz to use
the zoning that the property is zoned for teday. The Development Agreement only allows for
zoning to shift. And with that, we got a boatload of regirictions and conditions for the next 30
years, governed and demanded by the City.

We only want to develop our property. The harm that you're causing us every time that you're
delaying this thing for the last two years for that matter, okay, is hundreds of thovsands of dellars
every month, Once we almost lost the property, and we were able to refinance it. The financing
coming up apain in 2 couple months. Okay. We have to move on with this property or else there
will be serious consequences. '

Everybody is happy in the back, They want the consequences. But they don't undexrstand they are
the biggest loser at the end of the day. In a word, there wiil be nothing there other than the desert
and nothing but fights. So, please, just allow this to move forward. I'm giving you my word as [
always do, and I always kept my word wher [ gave it to you or to anybody else here on this
Council, that when you approve this application in front of yow, in the next 60 days that you, we
will agrec to the advance, and in the next 60 days we'll sit agein with the hemeowners and
negotide to the best of our ability. And if we can come 1o an agrecment, this will supersede this
application.

You heard before from others here they're saying, oh you already gave them the 435, Not a weck
that went by, and I get into my office, the City Attorney, which I just cannot believe how he
worked, how hard he worked to try to get the deal between us and the neighbors. He said hold,
do niot build this, because [ want yvou to reduce the heights, and I want you to reduce it for One
Queensridge. Make more concessions to Quesnsridge.

On top of that, I want you to give them parking. So T can't design the project. | can't move
forward with this project waiting for Development Agreement. And we'll hold this project for 60
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mare days. So that could be included into Development A preement. But we have to get zoning
on our property and move forward.

It is, hasg been, this today is 19. If you would delay it, it's 20 abeyances that every single one of
them, except one, that we asked for on favor of Shauna Hughes and the homeowners, were asked
by the City, by saying you have to absy it. We're asking you to gbey it. And the costs, they just
keep on piling up. Just can't do it. If's simple.

MAYOR GOODMAN
Thank you,

YOHAN LOWIE

And by the way, for the shot across the bow that Shauna Hughes have just told you here, that,
you know, this is a shot across the bow, I will challenge you we will submit all the tapes o the
recerd. And § challenge you to find that statement that anybody made on our team. Not one
person in our toam made a comument like that, this is a shot across the bow.

And Frank Pankratz can tell you that, and I can submit the tapes to the record. You wort find
anything. What you will find, come on, Frank, you know we can't negotiate in good faith becanss
really we have to wait for all the litigation to expire.

You can listen 10 her. You can see if we are right, or if what she's telling you is right. You'll be the
judge. I'm asking you to approve this application, to 1move it forward.

MAYOR GOODMAN
Thank you.

YOHAN LOWIE
Thank you.
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MAYOR GOODMAN
You had something you wanted so subimit?

GEORGE GARCIA

A very simple procedural matter, just to ctarify that what I understood was basically the
indication that this item had to move forward because the clock was expiving on the map. There's
a mandatory, within the statuies, there's a mandatory time frame for & map to be epproved ar
denied. That was what stated by the Applicant’s represeatatives.

I just wanted to indicate that there's 1 document that's provided and filed by the Applicant,
specifically as part of the Department of Flanning's application process. And this is signed by
Vickie DeHart. It says: I so deing, the subdivider acknowledges that this election of the City's
acceptance of a tentative map application as complete shail be deemed to constitute the mutuat
consent of the City and the subdivider to extend the time jimit set forth in NRS.

So you don't have a binding clock on you. They've already waived that right, I'll submit that to
the record.

MAYOR GOODMAN
Ckay.

YOHAN LOWIE

If you did finish, put that on the clock. This is whet the homeowners are entitled to. This is
what's on everybody's deed. T don't have fo put it on the magnifier. You can see it. If says "Futwre
Development.” The piece of property that we are trying to develop right now shows in
everybody's document in this book, on page 1.3, firture development, shows the entire golf
course's development. This is what's recorded on title, and that's what given to every single

homeewner who's buying a house in Queensridge. Thank you
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MAYOR GOODMAN
Thank you.

COUNCILMAN COFFIN
Your Honor?

MAYOR GOODMAN

Councilman?

COUNCILMAN COFFIN
1had a feeling that, becauss I could not hear Garcia very well, the microphone could not pick
you up. Your remarks are not in the record.

GEORGE GARCIA
Let tne, then if [ can get that document back.

COUNCILMAN COFFIN
And 1 think yau've got to do something,

GEORGE GARCIA

Thank you. The red light's on, but apparently if it wasn't, I'd be happy to repest that, So the point
that I believe was made and [ heard the Applicant’s representative saying that there was some
urgency becanse the clock had run out or was running out because of the time. There's a statutory
time frame for them to approve maps, for tentative maps, [ just want to clarify that there isno
such time frame in this particular instance. The Applicant has waived ihat right,

Specifically, there was a document that was signed with the application that says in so doing, the
subdivider acknowledges that this election and the city's acceptance of a tentative map
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application as complete shafl be deemed to constitute mutual consent of the City and the
subdivider to extend the time limit set forth in NRS.

So that's signed by Vickie DeHart. They basically signed a waiver saying there is no time frame
running. So you have, you are free to take whatever actions s necessary or appropriate,

MAYOR GOODMAN
Thank you. And I'm going to close public comment now and —

STEPHANIE ALLEN
Well, T was just, Your Honor, I was just going to say 1 had just that we had signed that waiver. So
we weren't disputing that.

MAYOR GOODMAN

Okay. Thank you very much. Okay. At this point, shall we move through the agenda one by one?
Is that what is appropriate? Or is there comument from Council as we go forward?

BRAD JERBIC

[ think it's up to you to take individual comments from Council and then a motion, and ¢o
through the motions on¢ by one.

MAYOR GOODMAN

Okay, Any comments that the Council would care to make at this point before [ tum it over? I
guess I turn, yes, Councilman Barlow?

COUNCILMAN BARLOW

Yes. There was & comment that was brought forward, that I want clarification on and ask &
yuestion, And that has to do with the 61 units being proposed. Or is it 657 1t's 617
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STEPHANIE ALLEN
Sixty-one,

COUNCILMAN BARLOW
Sixty-one units being propesed. The question that I have is for Tom. Under the GPA, the way 1
nnderstand it, we can hold the Applicant jo the 61 under the GPA, the 61 units, by coadition?

TOM PERRIGO

Your Honot, through you, Councilman, you have the discretion, as a Council, to approve or deny
an application, or in the case of a general plan amendment approve it for a lesser density or
approve it for a smaller arca. So I think when you're saying to hold it to the 61, 1 think you're
talking about reducing the acreage to be consistent with the tentati ve map and the site plan, 1s
that what you mean by holding?

COUNCILMAN BARLOW

Yes.

TOM PERRIGO
Okay. Yes, you do have that discretion.

COUNCILMAN BARLOW
Qkay. Thamk you,

MAYOR GOODMAN
Councilman Coffin?
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COUNCILMAN COFFIN

Thank you. I just have a question about legal counsel's advice. As I understand it, we have been
advised to abey this item. That was a long time ago in this course of events here. But | can
understand why, because it's deeper than [ thought, It's, to the people whe live it every day, it
mugt be frustrating. Also, they feel they're on the threshold of something very bad, because the
¢lection was held and scats arc going to ¢hange. But I'm going to follow the councilman's, §
mean the counsel’s advice and seggest we abey. But I don't know how long you would choose to
do that, Mayor. [ have no idea what the appropriate amount of time is.

MAYOR GOODMAN
Okay. Well, et me, 'm glad you asked that question, because -

COUNCILMAN BARLOW
Well, mayor.

MAYOR GOODMAN
Yes?

COUNCILMAN BARLOW

I didn't hear it that way. And se, for a point of clarification, T heard that we can vote this item up
or down. It was [tem 130 that the laga! counsel was requesting that item to be abeyed, And so T
don't want to put words in his mouth, but that was the woy I interpreted it. So Brad, if you wilk,
please provide that clarification, that would be helpful.

BRAD JERBIC

I don't imow why this is (inaudible). That's correct. I did not recommend an abeyance on 131
through 134. In fact, I think I made a pretty clear record. This is & pure planning item, and that's
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between you and the Applicant. With respect to 13¢ and 82, I do have a recommendation that
those be held on abeyance, and I'll make the record as to the reasons why when that comes up.

MAYOR GOODMAN

Ckay. Councilman Coffin, you want to turn off your microphone with these new, okay.

As we go shead, first of ail, I want to thank everybody that's been involved in the dialogue trying
to move this forward. I know it's resolvable, and I know how <lose we've become, And [ am
absolutely convinced it can be worked through, There is 2 timeline. It costs money, and I just —
it's beyond anything. I did say at last the meeting that we had passed that comer property.

And { know you understood it, Yohan Lowic. And out of total respect, I did say that I did net
want to move forward piecemeal, that I would go ahead with that corner and give full support,
even though it was not paticularly welcotned at that time, and you did bend so much. And ¢
kancw you'rc a developsr, and developers are not in it to donate proparty. And you have been
donating and putting back, but it has to pencil out. And it's costing you money every single day it
delays,

YOHAN LOWIE
Your Honor?

MAYOR GOODMAN
And s0, to be honest to you, I am only talking for me. I certainly agree with the fact that we've
been working for two vears, because we see the value of what vou can do, and we know what's

destined for the property. If you had walked awey from it, who would come in and develop it?

YOHAN LOWIE
They don't want me a the developer, Your Honor. They want somebody else.
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MAYOR GOODMAN

No, no, no. We're not there. I just want you to understand where Pm coming from, because [
asked for something. We have had two people so involved, working so many hours with you and
with the residcnts trying to get to a point whers you can move the whole properdy. And what [
said at that meeting, which 1 have to stand by, I have to stand by the Master Development Plan,
knowing ful} well that this is exactly what [ was talking about. I think your plan up thers in the
northwest pait of the property seems very fine, buat it's exactly that.

And again, on top of it all, | do apree —this is me alone — but I do agree while these two people
that are sitting biere have been participatory and heard everything every time, that it is only right
that we have new Council, and they are not going to even be seated until the 19th, when they're
sworn in, becanse we have no meeting between now and the 19th of July. That's the next Council
meeting,

And we cannot have them vote at that meeting, because they will have had no opportunity.
They're not swom in. Sa they have to have opportunity, hopefully, with our Counsel and with our
Planning Director, to be brought up to speed because, at this point, they've onty hed the public

cominent.

YOHAN LOWIE

Your Honor, it's a classic case of the surgery is success, has been successful, but the patient dicd
because it's a little too late, So it's a little too late. If you would like me 1o abey, to withdraw the

application for the ~

MAYOR GOODMAN
Na, I do not. We are so close.

YOHAN LOWIE
We are not close. We are far away because we are going to —
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MAYOR GOODMAN
Wait, Wait, Wait,

YOHAN LOWIE
We arc not going to be in contrel of the property, Your Honor.

MAYOR GOODMAN
Okay.

YOHAN LOWIE

For the, 60 days from today, 60 days from today, okey, we may be nat in contral of the property.
So if you want to vote today, P'm asking you ~ I'm forcing a vote today. I'm esking you to vote
today.

MAYOR GOODMAN
Okay. We will.

YOHAN LOWIE
Ewven i{f' T have to withdraw the application.

MAYOR GOODMAN
Okay.

YOHAN LOWIE
Okay.
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MAYOR GOODMAN
We'll move forward with that. I just, I want you to understand I made a comment. [ have to, I'm

sotry, [ have to prerogative of the Chair, Yohan.

YOHAN LOWIE
Yeah.

MAYOR GOODMAN

T've admired your work always. You know that. But | made a commment that [ would go for that
property on the northeast corner knowing how weil you bend on it and how fabulous it was, and
I said I cannot move forward. In pood conscience, [ will not, I will not vote, 1 am one vote out of

this number, and you may have them.

YOHAN LOWIE

Please take your vote. We'll appreciate anything you do nght now. 1 just want to tell you if we
have to withdraw the application for the Development Agreement, we will, This is three
comparies, separate companies that you're irying to force us to bring them together. | have no
choice, I have to sell them off in pieces. So you're never going to see development agrecment as 1
told you before. It just took ancther year, a year,

MAYOR COODMAN
I know,

YOHAN LOWIE
Because they are not cooperating and not negotiating. They're only delaying.

MAYOR GOODMAN
Ckay.
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YOHAN LOWIE
And this delay will cause us te bifurcate the property. So the next time we'l! come here, we're not
going to be controtling 250 acres or 235 acres or whatever it is,

MAYOR GOODMAN
Okay. We are sa close. At least that's what ! am told by our Counsel.

YOHAN LOWIE
I understand. | have my own problems. Every developer has problems, hundreds of thousands of
doliars a month (o maintain a piece of properiy.

MAYOR GOODMAN
Okay. Let me go shead and move these then.

YOHANR LOWIE
We don't have a problem. We're willing to bifircate. So we will bifurcate the property.

MAYOR GOODMAN

Okay. We'll go ahead and we'll move on each one, F'in going to read each itemn. Ordo [ tum
these? Now, wait one second. I did read them into the record. So, at this point, Coungilman
Beers, we're going to start with you on Agenda lem 131, Do you have a motion?

COUNCILMAN BEERS

Yes, Your Honor, I do. Although, I have to say I think for the first time in five years, it doesn't
really matter how I move, nor does it matter how you vote. One of the guys made a comment
earlier about the worst thing that could possibly have happened, and this is it, because this is the
default existing entitlement.
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Qur choice all along has been this, represented by the 61 units on the 30x acres, or the alternative
scenario, which is non-uniform density, creating additional - well, we all know the plan, creating
the additional density down by the existing Queensridge Tower and unprecedented, exceptional
low density on two-thirds of the land.

So [ think actpally the fastest way for the property owner to exetrise their property rights would
probably be for us to deny this, because then they can go to court and a court will immediately
reverse us, because this is so far inside the existing lines. And, you know, consistently alf along
['ve had twe priotities. The first is protecting taxpayers, and the second is protecting land values
at Queensridge, And unfortunately, we're getting to the worst case scenario,

So 1 would move to pass. Motion is to pass number 131.

COUNCILMAN COFFIN
If I may comment?

MAYOR GOODMAN
Yes, please.

COUNCILMAN COFFIN

Your Honor, 1 suppose it's on the motion. Well, for a long time, and I still have not given up my
optitnism that thers could be an agreement on the entire parcel, alf 250 acres, whatever it is, They
say we're a long way away, Maybe we are,

1met with Mr. Lowie and his management team twice last year, late last yesr, I think it was
December, maybe January, and presented what 1 thought was a good idea to just, as & concept,
consider it order to make the neighbors feet a lot more welcoming to this new thing.

And they chose not to do that. But I feel like, yeah, ¥ still feel like we can do someothing. They've
got some rights, but the neighbars heve & lot of rights too. Ang while they've been conceding,
everybody's been conceding. So there's been some, but they're still a long way away, as

Mr. Lowie says.
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8o I can't vote for this. 'm worried about the fact now we've approved one thing oh one end, but
we approved something on the other end with a positive vote here and then we're stuck with
sorzething in the middie.

It looks to me that that's kind of how it poes. It's piecemeal, even though you didn't want to do it |

If we approve this, it starts, it's piecerneal, And that then takes away — everybody gives a litile
more, leverage disappears, and there's izss and less chance for negotiation.

8o I'have to oppose this, because it's a piecemeal approach, and I still hold out hopes for a
holistic approach te this whole thing. They know my feelings on this. So, you know, we made
that public six months ago. In any event, thaak you very much.

COUNCILMAN BARLOW
Mayor?

MAYOR GOODMAN
Yes.

COUNCILMAN BARLOW

Question en the motion.

MAYOR GOODMAN
I'm soncy?

COUNCIEMAN BARLOW

1 said question on the motion,

MAYOR GOODMAN
Okay.
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COUNCILMAN BARLOW

Someone brought forward a suggestion that 1 thought maybe quite a few of us may have missed.
You may have; you may have not. Bul T caught on to it. And that was by moving forward on this
item, that the Development Agreement would supersede anything that we do on this motion. I
believe Mr. Yohan, did you state that?

BRAI JERBIC

I can clarify that. I think that there's been an indication by M. Lowie and his attorneys, and [
have said the same thing, that if this does pass, it ts inconsistent with whai we have negotiated
thus far. In order for it to be consistent, they would have to give this up as part of the
Development Agreement negotiation, So the Development Agreement, as currently drafted,
again not finished, but curzently drafted, atlows for 65 custom homes on 183 golf course.

COUNCILMAN BARLOW

Sixty-five Or sixty-one?

BRAD JERBIC
Pardon?

COUNCILMAN BARLOW

Sixty-five or sixty-one?

BRAD JERBIC
Sixty-five is what's in the Development Agreement. Sixty-one is what's in this application.

COUNCILMAN BARLOW
Okay.
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BRAD JERBIC

The 61 ir this application is in & very limited comer. It's much denser than what would be, in fact
it's as dense as what would be on the entire course virtually if we had & development agreement.
So it is inconsistent, absolutely inconsistent with that Development Agreement that's still not
[inished, If that Development Agreement does get finished and it gets up before for the Council,
one of the things that they will have to do, and they're telling vou now they will agree to, is give
up the 61 if they win todey. Is that right?

COUNCILMAN BARLOW
And so, o my understanding, they're on an aces now, and from what 1 understand further, is that
the Development Agreement could be potentially two-acre parcels instead of one?

BRAD JERBIC
It is a sub potentially. kt is absolutely the —

COUNCILMAN BARLOW
S0, in essence, the neighbors will be in a better position?

BRAD JERBIC

Well, we believe, in my negotiations with the neighbors that have participated in negotiations,
they havz told me they requested two-acre parcels, and that was a concession that we won during
that negotiation. So the entire golf course, the 183 acres, except for one small piece on the
southeast side, which ar¢ minimuvm hatf-acre parcels and about 15 homes there, the remaining 36

homes of the 65 would be spread cut over the rest of the golf course on two-acre minimum

percels.
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COUNCILMAN BARLOW

Okay. S0, to e, the win/win would be to approve what's before us now. And I believe that's 2
part of the motion right now, if | heard the Councilman correctly, and for them to come back
after the Development Agreement is approved and have the Development Agrecment supersede
what we have before us here today.

CHRIS KAEMPFER

Your Honor?

COUNCILMAN BARLOW
Mr, Kaempfer.

MAYOR GOODMAN
Your button is off.

CHRIS KAEMPFER.

We are stating absolutely on the record that an approval today will be superseded by the
Development Agreement. It gets us — [ was not meking things up. It gets us something today,
Now, alternatively, if you want o go to the next itemn and approve the Development Agresment
subject to continuing to work on a couple of things and realizing that those things we're
continding to work on are in an area where a site development review has to come forward
anyway, we can do that. We just need some approval today.

Our suggestion was we approved something that is so squarely in accordance with zoning
practice and zoning faw, that we approved that subject to us continuing to negotiate in good faith,
and once that Development Agreement is executed, this zoning is gone.
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COUNCILMAN BARLOW

Weil, I don't see how we can approve the Development Agreement today when, in fact, there's
yet more work to be done. But I do like the idea of the fact that we are working towards that
Development Agreement. And from iy understanding, it's almost there? So -

CHRIS KAEMPFER
Here's, is where we are. The Development Agreement, and T wish I had something I could show
you, but the, and T think this is & very important consideration.

COUNCILMAN BARLOW
Okay.

CHRIS KAEMPFER
Especially for those who happen to be having a home for sale. The thing that is killing —

BRAD JERBIC

Chaig, if'] can sfop you right there, | understand the question. But we are really wandering way
into Item 130 and the Development Agreement. { {hink the Council's question is ~ I think there's
got to be a simpler answer than a big long presentation that wanders way off the topic that we're
agendaed for,

I think that if the question is, do you think we're close or not, I think yes or no and I'll explain
later when we get to 130.

CHRIS KAFMPFER
Well, can I, all right. That's a very, very fair point. If you could go to the overhead please and I'lt

Jjust show where the issues are.
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COUNCILMAN BARLOW
That will be helpful. Thank you.

CHRIS KAEMPFER

All right. There are no real issues all the way through hete. Evetybody here gets two zores, a
minimum two-acre lots. Everybody, except for my neighbors and me down here, and we get half-
acre lots.

Now, the arcas that we're still working with sre here and here, two areas. And this is what [ was
irying to point out in the development area that has 1o be approved with a site development
review. But [ won't pet there. But that is what cverybody has.

Now, one of the issues that has been hurting our community is when you try to sell your home,
they say: What's going to be on the golf course? Can you imagine, can you imagine if you're
selling your home and you say, well, behind me is a two-acre Iot, and it's part of Development
Agreement that's already approved.

3o all of as, in our minds, have to think that that's where we have to be. But it's here and it's here,
and you have Yohan Lowie's word and he's worked here. You'll have mind and you'll have
Stephanie's that we will continue to work in good faith and get it done. But we need something
today. We need something in order to convince our lender that this is real and it's just not another

step in losing money and putting money into this project..

COUNCILMAN BARLOW

Okay. I undetstand. Thank you.

Mayor, my commeni on the motion is the fact that I'm going to, if [ heard the Councilman
coreectly, that the metion is for approval on 131, so I'm going to support that. However, 'm
going to step out on a limb and also take the recommendation of my City Attorney when we
come te 130. So my motion wilt be for approval on 131, Thank you. f mean my position on 131
for the motion of approval is to follow the Councilman's position.
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MAYOR GOODMAN
Okey. There is a motion made to approve Agenda ltem 13§,

COUNCILWOMAN TARKANIAN
Can I say something, Mayor?

MAYOR GOODMAN
Please.

COUNCILWOMAN TARKANIAN

I would like to aay something. And that is yesterday evening, maybe it was 6:30 or so, spoke
with the lawyer, one of your lawyers, for the developers, And ai that time I said to him I'm as
close as I've ever been 1o vote for this because I don't like the piecemeal stuff. T don't think it
works.

And I want to tell you L don't think Yohan is an ogre. I think he's 2 brilliant designer. [ wish to
heck I could have that design of the gate where I live. And he has done a tremendovs amount in
meeting the requests of people who live in that area. | don't know if Fve ever seen anybody who's
done as much as far as, you know, filling in gullies and giving you football field lengths behind
you and stuff like that,

But there were a couple questions, maybe three or four that I wanted to check out. And so |
intended to have my staff do that today. T couldn't, because 1 was exhausted from the short-term
mental preparation and } had no time for it. And so I came today, and P told at about 7:45 a.m.
today that this item, that we were going to be abeyed, Jt was going fo be abeyed. And s0 [ told
my staff. [ didn't have them go do, look up this information that I needed, because [ don't live in
the northwest. They live a different style out there, and I feef I need to study it some.

And so I couldn't tefl my staff go out and get it, when I'm being told it's going 1o be abeyed. [ did
not know you were really on the agenda for sure until 1 saw after 5:00 taright all of the lawyers
started coming in and I'm wondering, what the heck? It's being abeyed.
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So this bothers me becavse, and I'm not blaming anybody, but [ didn't get my questions
answered, 1 didn't get my question snswered. 1 didn't have time to look into things as much as 1
wonid like {0 look into things.

1 don't blame anybody. I don't think Yohan is terrible. I love all you guys. I've worked with you
before. You've abways been up and honest with me.

But I do want to say this. I'heve felt, I think the Mayor felt the satne way, we should not split thig
up at the time. We split it up, and [ felt we're going to have some problems. [ voted apainst that,
and we have had problems,

And the other concern [ wanted to check into was [ was going to find out information what other
new buildings are going in there, You know, people quickly show me on a mag, but I don't know
that area the way 1 know my ward. And so they're showing me quickly on the map, oh, they're
going to do this hers and they're poing to do that there. What is that going to do to the whole
thing and whole complexion?

50, just to let me finish, I do think the peaple that live there ctight to be gratefill for what's been
given. I've never seen that much given before. But I can't vote for apptoval of this because [
haven't had time to look info it. Net your fault, I'm not blaming anybody, but doggoue it, ! need
to [eok into these things because I'm niot as familiar with them.

And also, I want to tell you, Doug Rankin did not use the word "collusion.” Not one time did he
use the word "coltusion.” F've never heard him use the word "coltusion.” I've worked with him 10
years. And when Doug comes up here, and he's got all this information. In 10 years that I've
warked with him, I've never found him to give me incorrecs information. In fact, when he left
here, 1 and my staff were aghast, becausc he has the historical knowledge that nobody else at that
fime had.

So I just wanted to tel( you how I feel. F'm not knocking anybody with the developer. I just need
mere time.

CHRIS KAFMPFER
By the way, Your Homnor, | think it's important to say Mr. Lowie did not suggest that —
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YOHAN LOWIE
Poug Rankin.

CHRIS KAEMPFER
Doug Rankin saicd that.

YOHAN LOWIE
To the contrary.

CHRIS KAEMPFER
That's not.

YOHAN LOWIE

L apologize. To the contrary, I said the pposite. [ said Mr. Bice said that an ex-city employee
would come here and testify there was a collusion between this developer and Staff. And in
Mr. Rankin's deposition, he said no collusion, absotutely no colfusion was done in good faith.
Okay. Thank you very much,

COUNCILWOMAN TARKANIAN
I take that back. But I don't take back the praise | gave him, because Fve worked with him ofien.
No really, I mean, but I take back that you said that. I just thought you made a mistake, because

some of us do.

CHRIS KAEMPFER
These guys are pretty tremendous themselves in their own right.

COUNCILWOMAN TARKANIAN
Yeah, and they are tremendous.
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CHRIS KAEMPFER
Yes.

COUNCILWOMAN TARKANIAN

And dopgone it, they've worked their heads off over that, and [ understand that. It's just that I just
feel that responsibitity that I need to know this. My goodness, look how important this issue is to
everybody that lives up in the northwest. So I just wanted to tell you thas.

MAYOR GOODMAN
Okay. All right. There's been a motion end a cali for the vote. And we're waiting for Councilman
Coffin and then please post it on Agenda Item 131 (Motion passed with Tarkanien, Goodman and

Anthony voting Na). The motion carries.

COUNCILWOMAN TARKANIAN
Which 1 thought it wouid,

COUNCILMAN COFFIN
I'm sorTy. I pushed the wrong button. I'm really sorty.

MAYOR GOODMAN
No. No.

BRAD JERBIC
There's been a mistake. If the Clerk could reset the voting machine and recast the votes,

COUNCILWOMAN TARKANIAN
Or if the fact we've no board meeting.
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MAYOR GOODMAN
Okay. So we are poliing. Just revote.

RRAP JERBIC
We need the Clerk fo reset and revote on the motion. The motion is to approve 131, and
Councilman Coffin indicated he hit a wrong button, and so you need to revote.

MAYOR GOODMAN
And please post (Motion fafled with Coffin, Tarkanian, Goodman and Anthony voting No).
The motion does not pass.

BRAD JERRBIC

The motion fails.

MAYOR GOODMAN
The motion passes. Phease, don't do this. [ mean this is such a privilege.

BRAD JERBIC
Excuse me, there was a motion to approve that did not pass. There now needsto be a motion to

deny. So somebody who voted in the majority needs to make a motion to deny 131,

COUNCILWOMAN TARKANIAN
That's got to be Coffin.

MAYOR GOODPMAN
Okay. There needs to be a2 motion to deny made.
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COUNCILMAN COFFIN
Your Honor, I'll make a motion to deny Item 131.

MAYOR GOODMAN
Okay. There's 2 motion to deny 13 1. Please vote on Agenda {tem 131 to deny on 131 and then
please post (Motlon passed with Foss and Bocrs voting Ne).

BRAD JERBIC
That motion passes. The motion, the 131 Is denied. We need a motion on 132,

MAYOR GOODMAN
And on 1327

COUNCILMAN BEERS

Why don'’t we let Councilmen Coifin make the motions?

MAYOR GDODMAN
Okay, Couneilman Coffin on 132,

COUNCILMAN COFFIN
Your Honor, | move to deny 132,

MAYOR GOODMAN
There's 8 motion on Agenda ltem 132 to deny. Please vote and please post (Metion passed with

Barlow, Ross and Beers voting Ne).

COUNCILWOMAN TARKANIAN
We take that back. Thanks.
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MAYOR GOODMAN
This is a motion to deny on Agenda Item 132, and that carries. On Agenda ftern Number 133,

COUNCILMAN COFFIN
Your Honor, | move te deny Item 133,

MAYOR GOODMAN
There's a motion on Agenda Item 133 to deny. Please vote and please post (Motion passed with
Barlow, Ross ard Beers voting No). The motion carries. And Agenda Itern 1347

COUNCHLMAN COFFIN
Your Honor, I move to deny Item 134,

MAYOR GOODMAN
And there's a motion on Agenda Item 134 to deny. Ploase vote. Please post (Motion passed with
Bariow, Ross and Beers voting No). The motion carries.

ITEM 130
MAYOR GOODMAN

Agenda ltem 130, not to be heard, oh that’s that, DIR-70539, director’s business, public hearing,
Applicant/Ovwmer 180 LAND CO, LLC, ET AL, for possible action on a request for a
Development Agreement between 18¢ Lond Company, LLC, et al. and the City of Las Vegas on
250.92 acres at the southwest corner of Alta and Rampart Boulevard. This is a public hearing, 1

declare itopen. Do we, now, Counsel?
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BRAD JERBIC

What I'd like to do, and I know there’s gonna be some active discussion on this, but if I could
begin. As the record has already been made, there has been an awfil lot of discussion, and it's
really funny every time I tatk 1o the developer, people think that he’s pulling my strings; every
time 1 talk to the neighborhood, they think they are pulling my strings. I can telt you right now,
the only one pulting my strings, Mayor, is you and your request to bring back a development
agreement. And 50, I've been working very, very hard to work with neighbors and work with
snybody who will talk and what they would like to see in their neighborhood.

1 can tell you that Elaine and Dale Weisner have been incredible. Elaine is head of the board,
and they've had & very, very difficult decision and a very, very difficult time having to try and
gether information only to find out they don’t have the authority to negotiate.

Ann Smith and her neighbors on Ravel Court are just wonderful people, who [ have tried very,
very hard to try and find a solution to what I think is 2 uniquely burdensome situation into their

arsf.

I'm tocking out and [ see Eddie and Alise on Tuder, and afl of you, there’s a special situation out
there, that [ think we're very, very close to having that resolved.

There's a fourth situation, a fourth situation, that came to my attention through a neighbor that
lives inan drea that’s gonna receive the two-acre lots; and that request was to have some kind of
agreement to keep critical, and 1’m using that word deliberately, etiticel paets of the golf course
green until development. And the reason wus pretty simple: The reason is that if you have a
house for sale in Quecnsride, you're going to enter through the north gate or the south gate. And
for any of you who have been out there, you will drive past open parts of the golf course that are
vormally very green. And the fear that this neighbor expressed to me is if those critical areas, not
the whole golf course, but those critical aroas, if they were to tum brown and full of weads, the
persen who drives in to go look at 2 home for sale is going to furn right around and leave,
because that sets a statement for what the community is and would Tower property values.
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I thought those were vatuable issues, I thought they were righteous issues. 1 don't think that they
were issues that people made up. And § siill think to this moment they are solvable issues. I don't
think we -- there probabiy are more that people will open up. And 1 will address everyone
individually. So if anybody has a list of things they think should be in this agrecment that are not,
I say these words, speak now or forever hold your peace, because [ will listen to you and we'll
tatk about it. And if it needs to be in that agreement, we'll do our best 10 get it in it.

But I do not like the tactics that look like we're working, we're working, we'te working and, by
the way, here's something you didn't think of [ could have been told aboat six months ago. So T
undesstand Mr. Lowie's frustration, There's some of that going on. There really is. And that's
unfortunate. [ don't consider that good faith, and I don't consider it productive.

So [ gay now fo the neighbors that are out here, and this is not, that comment was not 2imed at
you. You've been wonderful in meeting with me and talking with me, and you've been very
wonderful in giving the ground that you can give and not giving the ground that you can't give o
protect your homes and your property values.

Having said that, we have constanily been accused of changing this Development Agreement.
And I hear it every single Development Agrcement megting, Once again, it's changed again. Jt's
changed apain. Bul, you know, it's really funny. This Developrnent Agreement has changed
because people have requested changes. And 50 when you request io get a chunge request and
you incorporate it, you can't get a rock thrown at your head for doing that. And that's not fair.
And I can also szy one morc thing, because I just want to say it publicly. f have enormous respect
for both parties. [ also have respect for peopic in the litigation. And it's a fact that when Mr.
Schreck was attacked in the litigation, I defended him. It was a fact that when Shauna was given
a subpoens for a deposition, I got her out of it. I'm not trying to burt anybody in this negotiation,
For anybody in this room that thinks otherwise, you'rs just plain wrong. Okay?

So let me go on 1o the Development Apreement. We deliberately left it on the website in the form
thet it was last submitted, without changes. And 1 did thet to evoid one more time having
neighbors come here and say it's changed again. The goal was this. Leave that agreement on the
website, and then when we had changes from the Planning Commission, changes from the
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Recommending Committee, which there was one, and chanpes that I hoped to negotiate last
night and over the weekend; if we got all those, we'd roll them all into just one tast change.
That's why the agreement that's on the website right now doesty't reftect all those changes that
have occurred to date and clearly don't reflect the changes for Ravel, for Tudor Park, for the
greening of the golf course, and the other isswe I mentioned.

T think that because we are this cloge, I think that it would be wrong to have the Council consider
an agrezment that you haven't ¢ven scen, We haven't presented you with a final version ofit, 1
don't think it would be right to go forward with open issues that [ think could be resolved.
Now, T can be, 'll be provea right or wrong pretty dam quick. There's no doubt about it. If
everybody thinks that this can't be resolved, I'm going to ook like an idiat in a month, and I
deserve it. Okay?

But the fact of the matter is I don't believe that, | do believe that it can be resolved. 1 do belicve
there's an awful lot of good faith that's been shown, and I think we are very close. But for that
reason, [ don't think it's appropriste right now, well [ won’t say apprapriate, [ don't think it's
ready o be heard by the Council right now. I'm certainly not ready to have an agreement
approved with those areas still not cornpletely nailed dowr.

MAYOR GOODMAN

Well, and we have not, if I might, Mr. Jerbic, we have not been privy to the information
regarding those three items and thea the fourth one you just brought up, which was brought up
tonight. And my biggest concem is going forward with this and having these two wonderful
Council persons, who have been through the beginning, two years or a year and a half of this,
this is their last Council meeting.

And 50 to have new members brought on and expect them to be brought up to speed in 24 hours
from their swearing in is an impossibility. So that's beyond our control to have any reasonable
way of bringing two new people on this beard up to speed. And they need to have the
information. And the next, unless we call, which I'm going to ask yon, instead of, let's say they're
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swort: in, the date is the 19th of July, the following, next scheduled Council meeting is the 21st,
correct?

BRAD JERBIC
The Znd of Augnust.

MAYOR GOODMAN

I mean 2nd of Angust. Sorry. What if? This may be an open-ended quesiion that you can't even
possibly answer. But with everything working as best as it can for two new Council members to
be brought up to speed on a development agreement, what is reasoneble to assure, and cen we
hold = special meeting so we don't have to wait that long, because every day we wait, Mr. Lowie
is having financial pursuit, so put it that way? What is reasonable, and when can we have a

special session?

BRAD JERBIC

That's a good question. 1 can't read anybody's mind. [ know Mr. Sercka is hete today, and we
have not had an opportunity to meet yet. | met Ms. Fiore very briefly, just to shake hands a
couple of days ago. And so I haven't had the opportunity to ask them that question - how long
will it take you 1o really get up to speed?

I can say that [ am prepared now to get sverything to whoever is going to be siiting here on the
16th of July as soon as it's drafted. And, but the reat problem is I am not able to have an
attomey/elient conversation with cither of the new members of Council uniil they are technically

$Worm in.

MAYOR GOODMAN
1 was just going to say they're not sworn in.
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BRAD JERRIC

So ] can talk with them. I can provide them with the documents, 1 can answer questions. But if it
gets into an attorney/elient conversation about litigation or something, I won't bo able to do that
until the swearing in occurs,

30 I'm mote than happy o finish this deal. I''m more than happy fo accelerate it and get it to the
new metnbers as soon as possible so they can ask ali the questions that they need to, But | dont
know if that right number is two weeks, or four weeks, or one day, T don't know.

MAYOR GOODMAN

Councilwoman?

COUNCIEWOMAN TARKANIAN

. Jerbic, we have in the past swora in new members at a special meeting, not at the Council
heeting, nol the regular Council meeting. We didn't even do it in Council chambers, In fact, 1
think I was one of them. We did it in & smaller room someplace in the City. So I think you could
call a special meeting. I mean you might want to check that out. But I know that [ was, when I

was, well maybe it was — [ don't know. I could be wrong.

BRAD JERBIC
You may be different. [ need to Jook at this.

COUNCILWOMAN TARKANIAN
I'm very tired. It's been over 12 hours now,

BRRAD JERBIC
You won in a rcall election, and I think the recall election was a little bit diferent. But 1 look

into it and find out if that's a possibility. Then, of course, we'd want to consult with the new
members of Council to see if that's what they would want to do, I don't know.
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I do know that right now, if it went an its ordinary trajectory, the swearing in would be July 19th,
and the next mesting after that would be August 2nd,

And 50 1 can tell you 1 personally believe I will know very quickly, in less than a week, I hope,
whether or not these issues will be resolved or not, And if they are resolved, that written
agreement witl be distributed to everybody, including the new members of Coungil, so that they
can look at it and meet with neighbors and see what the support is, i it's thers or not.

CHRIS KAEMPFER

Well, Your Honor, if 1 might chime in here just for a minute. 1 will not deny the efforts that Bead
has put into this. I mean, it's incredible. And he's not helped us. I mean, if he was here to help us,
we wouldn't have taken it from 3,000 units down to 2,100 units. Thanks, Brad, very much for
knocking 900 units off the project. All right. We wouldn't have two-acre lots everywhere, All of
those things are driven by him and agreed to by us.

But as hard s he worked and 25 good a man as he is, 'm telling you right now and you — if 'm
wrong, you can say Cheis, you're wrong ~ I don't care what agreement we reach,  don't care.
There will be the same people who come up here and tell you that the Develepiment Agreement
is defective, that it doesn't have this. T've never seen any kind of development agreement that is
this sfoppily done. You can't even approve it because this.

We don't want to go through that, We don's want any of that anyore. We're tired. AH of us are
tired. All right. Those of us who live in this community are tired.

And what I was hoping the Development Agreement could do was put to rest the uncertainty that
has made living there unbearable for & lot of people, especially like I said, when you're sellin I
your home and they say, what's happening with the golf course, and you go, 1 don't know. It may
be developed. Tt may not be,

Theze is & mentality on the other side, not the neighbers necessarily, but there's a mentality that
they still want to see, if they can, no development, I was told early on by someone espect very
much that he would rather see it a desert then a single horne built.
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Now, that position may have changed, but that's what I'm dealing with. That's what ail of us are
dealing with. And I am just so much, [ am so afraid that if we dort't approve something tonight,
that we'll get nothing. And that's what { think is gonna happen.

| think what's gonna happen on August 2nd, and maybe rightfully so, our new people are going
1o look at you and they're going to say; Mayor, Council people, we've only been here two weeks.
We nced to hold it another 3¢ days. And I'm net blaming them, 1 would probebly, you know,
think about saying the same thing. So now another 380,000 goes out. We're dying. And maybe
that's what they want. Maybe they want this guy to die, so what, you know, I don't know. But I'm
Just telling you that's what I've been told to say.

I believe it for Mr. Lowie, and I'm vary concerned about the fact if we were to say those three
issues, Tudor, keep it green, Ravel Court, we resolve those three issues, that's not, I mean, I just
don't belicve that's going to be it, 1 think there is going (o have the same people come up and say;
Don't you realize the Master Plan and the General Plan and the 2oning and all. Forget what these
people think. We're experts, You guys here, you're just the guys that work for the City of Las
Vegas,

To me, ['ve never seen a sitnation where you say I disregard completely what these gentlemen,
who are 2s smart ag you'll ever find, as thorough as you'll ever find, and would belicve somehody
else who says they're wrong. So whatever you do, God love you and bless you and keep you, but
T"'m just saying I cen't guarantee what happens with a hold.

[ think you ought to approve it, and I think you ought to say I trust you'll work those other issues
out, and that will provide those people, most of vs who live on that golf course, with two-acre
lots guaranteed under a development sgreement. Thank you.

YOHAN LOWIE

Mr. Jerbie, I just want to say, add one more thing. Condition number four is unsceeptable, The
golf course is dead, As of today, we cannol, nio longer support inrigating and meintaining green
on the golf course. So if you want to confinue negotiation, itern number four cannot be a part of
this, a part of the negotiation,
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Mayor, as I told you, you know, elections have consequences and so does continual denial of our
application, and the ability of us financing this piece of property has congequences. And we

cannot irrigate no longer.

MAYOR GOODMAN

AT can tefl you is T said what I said very clearly, and I've said it to Mr. Jerbic, Every time he's
gong in to ry again with something, and last week he came to me and | said, How are we? And
he said we are so closa to this.

And 1 said it at the time that we voted on the corner of Rampart and Alta, 1 said it clearly. [
cannot vote for any other project until we've got this resolved. And [ believe this man; I've
known him for 35 or 40 years. That puts you older than probably you are. But the reality is he
delivers, He tells the truth to me. I'm not saying you have ever, but we don't have that length of
the reiationship. And because he's an attomey and because he's worked with you and your team
and with the residents, and because | made a commitment that I didn't want it piecemeal - I'm
not dentying that anything that you touch you haven't - cverything that I've seen, contrary to
comments that aren't true, everything I know you will deliver the finest. You will deliver it.

! want to abey this. I want you to hang in to August 2nd. You can do that

YOHAN LOWIE
Ne, Feant and I will net. And T just want to tell you something, I want 1o ask you a question.
Under which lepal theory are you forcing me o bring three different companies under one

agreement and to give you one holistic project? 've tried it for two years. It doesn't work.

MAYOR GOODMAN

No, nto, no. I know -
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YOHAN LOWIE
You d_on't have — under which, on what are you relying? Which law are you relying to, to force
me to do it?

MAYOR GOODMAN

No, t1e, 0o, I'mt niot, All I'mt relying on the fact is [ know the numbers have to pencil out for you.
So when you reduce an area, in order to make il work for you as the developer, you've got to put
more peeple in another area. It needs to be cotnpatible with people that are hormeovners, with the

feeling of beauty — yeu can do it. You can do it

YOHAN LOWIE
The 61 lot is compatible. The 61 lot you just denied is compatible.

MAYOR GOODMAN

I'm not saying it isa't.

YOHAN LOWIE
And every application from now on —

MAYOR GOODMAN

I'm not saying it isn't.

YOHAN LOWIE

Let me finish, Any other application we're going to bring from now on will be compatible. We
are anly going to bring R-PD7. You don't have to worty about development agreement. There is

no development agresment, because we're going to bifurcate this property. I can no longer trust
this Counci to ever give us to develop the property.
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MAYOR GOODMAN
Okay. Oh, wait a minute,

YOHAN LOWIE
Wait & minute. To ever allow us to develop the propesty.

MAYOR GOODMAN

Nao, no, no.

YOHAN LOWIE
it's a continuous denial.

MAYOR GOODMAN
If you want to divide the property, then we have something.

YOHAN LOWIE
What do you have?

MAYOR GOODMAN
Well, you just said you could bifurcate the property, You're not going to develop —

YOHAN LOWIE

Bifurcate it and sell it oifin picces. But do you think that the next applicant is going to come in

and is going to come in here -

MAYOR GOODMAN
No -
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YOHAN LOWIE
~ and you're going to tell him about development agreement and the dream?

MAYOR GOODMAN
We're saying we are so close to this.

YOHRAN LOWIE
Your Honor, we're not so close to it. Now you got further, further than any, bacause I cannot no
longer hold the property. That's all, You made a decision, and I just want you 1o know that itcm

number four cannot be negotiated, because we don't have the funding to do it.

MAYOR GOODMAN

Okay. All right. S0 where arc we on thig, Mr. Jerbic? What do we vote on this? I don't want to go
into more public comment, I was hoping that we could just go ahead, abey everything, becanse
we want to get the new Council person seated, have you and Torn Pertigo bring everybody up to
speed, and then move this an the 2nd of August or earlier. But T did lock at my calendar, and
literatty from the 10th to the 2™, it is the proper two wecks.

BRAD JERBIC

Let me say my recommendation iz still for abeyance, 1 will say that a lot of things Mr. Kaempfer
said ate correct. I think that I really do believe and it's true that there are going to be people that
are going to oppose this, No matter what it i3, t10 matter how many people like it, there's going to
be a group that will never like it, and that's a given.

There's also this fear that issues will continve to open up, and there will be more and more
demands. And that's where [ have to use my skills to say enough is enough. And that's why I said
tonight, speak now or forever hold your peace.

1 think that they have these issues. If somebody comes to me now with an issue they should have
come to me with moaths sgo, I'm peing to ignore them, because that's just not fair cither, You
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cat't continue to whittle away at this agreement by throwing new things at it all the time. There's
been two years for people to make their comiments, | think that we are that closc.

1 know Yohan disagrees with me, but [ do believe that — and if at the end of the day, and Il make
you this promise, Yohan, if at the end of the day, we're down to that onc issue and that is the
greening of the golf course and there's no agreement on that, Il present it to the Council for their

decision.

MAYOR GOODMAN

So 1s my comment —

BRAI} JERBIC
I will net stop it from going to this Council, because we can't get an agreement on the gresning

of the gol¥ cowrse. T let them make the decision.

MAYOR GOODMAN
Okay.

BRAD JERBIC

And if the Council says greening iz so important to us, we don't like it, they'll vote you down.
And if they say the greening is something that, in the scheme of the entire agreement, isn't a hill
to dis for, then theyll vote you up. But that's how I plan to handle those issues that we can't

nepotiate throuph.

COUNCILMAN COFFIN
Your Honor?

Page 122 of 128

ROR(24587

25878

25855



3280
3281
3282
3283
3is4
3285
3286
3287
3288
3289
3290
3291
a2
3203
3294
3295
3296
3297
3298
3268
3300
3301
3302
3303
3304
3305

CITY COUNCIL MEETING
JUNE 21,2017
COMBINED YERBATIM TRANSCRIPT —~ AGENDA ITEMS 82, 130-134

BEAD JERBIC
I don't plan to use that as an excuse in the future to stop this Council from looking at an
agreement. You've got my wotd on that.

COUNCILMAN COFFIN
Your Honor?

MAYOR GOODMAN

Please.

COUNCILMAN COFFIN

I'm afraid we've put our Council in a bad position using him as a negotiator. I think the fact is
that he's done gl he can, and I think that he should now be our counsel, and that if any
negotiating happens, it should be between the members of the Council and the interested parties.
He's al a peint now where [ don't want him to be compromised. Not only is he tired, but he also
feels, you know, I'm sure he fegls that it's futile,

But I remarked, [ earlier remarked that | will still continue to work. And, you know, 1 may be
heard to be just flapping my gums, but I'm still where I was in December that there could be
something easy on the ayes, something very nice for these peopls and that land out there. So now
that's my position, I'm still open minded, but E must continue —

MAYOR GOODMAN
Okay. What ['d like to de is move a question, with your permission down there, [ am going to
move 10 abey Agenda Item 130 to Augus! Znd, and then we're going o read into - I'm going to

make that nxotion to abey this Item 130 te August 2nd. So thet's my motion. Please vote.

Where is Mr. Bears?
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JAMES JIMMERSON
May we be heard? May the applicant be heard on this motion?

MAYOR GOODMAN
Mr, Beers, There's a motion to abey to August 2nd on Agenda Item 130

JAMES HMMERSON
Can we not be heard on that? Can both sides be heasé on that matter, just for three minutes?

MAYOR GOODMAN
No, ne. No, No, No.

JAMES JIMMERSON
We've not been heard on this matter at all.

YOHAN LOWIE

Your Honor, we're objecting to the abeyance under the law. Under 278A 0233, we're objecting to
it. 278, I'm sorry, 6233. We're objecting to it. We're asking you, we’re asking for a vote,
MAYOR GOODMAN

Okay. 8o you've made your recerd, and that's what's the most impertant thing, Could we please

post the vote on the abeyance?

JAMES JIMMERSON
With our statement of law and rights in our final decision.

Page 124 of 128

ROR024589

25880

25857



3331
3332
3333
3334
3335
3336
3337
3338
3339
3340
3341
3342
3343
3344
3345
3346
3347
3348
3349
3350
3351
3352
3353
3354
1355
3356
3357
3358

CITY COUNCILMEETING
JUNE 21, 2017
COMBINED VERBATIM TRANSCRIPT - AGENDA ITEMS 82, 130-134

MAYOR GOODMAN
Ckay. And sv that motion carries (Motion carrie with Ross and Beers voting No). We arc
abeyed.

ITEM 82
MAYOR GOODMAN
I"m going to go to Agenda Item 82, Bill oumber 2017-27, for possible ection, adepts that certain
development agreetment entitled *Development Agreement For The Two Fifty™, entered into
between the City and 180 Land Co, LLC, et al,, pertaining to property generally located at the
southwest corner of Aila and Rampart. Sponsored by: Councilman Bob Beers.
[ 2m going to make the motion. Oh, do we have to read that in? Yes, we’ll read that in, please.

BRAD JERBIC

Your Honor, bill number 201727, an ordinance to adopt that certain development agreement,
entitled “Development Agreement For The Twe Fifty™, entered into between the City and 180
Land Co, LLC, ¢t al,, and to provide for other refated matters,

MAYOR GOODMAN

I’'m going to move this be abeyed to August 2™, with the new Councii seated, please. That's
my motion, Please vote, and please post. And that motion carries (Motion carried with Ross
voting No).

So, at this point -

CHRIS KAEMPFER
Your Honor?

MAYOR GOODMAN
— I'mt gonaa ask you, Mr. Jerbic —
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BRAD JERBIC
Yes.

MAYOR GOODMAN

~ as yob speak with the developer team that you centinue to do your best, depending upon where
they come with this, and that you will meet, if, in fact, everything can move forward with the
new seated Council, Ms, Fiore and Mr. Siroka, and meke appointments for them o get up to
speed with 21l these items so thai they are ready to move forward on August 2™, pending how
you work forward and where needed with Mr. Petrigo joining in.

CHRIS KAEMPFER

Your Honor —

BRAD JERBIC
Thask you, We will,

MAYOR GOODMAN
Please, Could you speak —

CHRIS KAEMPFER
May [ say & couple of words -

MAYOR GOODMAN
It’s up to Councilman —

CHRIS KAEMPFER
— tor the Councilman?
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MAYOR GOODMAN

—my Council over here. Is that alright, more?

BRAD JERBIC
Oh, yes.

CHRIS KAEMPFER
I just wantto say & couple of words to the departing Councilmen, if I might.

MAYOR GOODMAN
Yes, but please get closer *cause you’re 2o far up.

CHRIS KAEMFPFER

Okay. I just wanted to say, Councilman Ress, Councilman Beers, thank you very much for all of
the years of working together. ‘The hard work, the compromise, whatevey, you are both class
gentlemen, and I know wherever, whatever you do, whatever you decide is better than this,
you're gonna have a great time,

And [ just want to say seriously, thank you for all of your hard work and for being such good
people, And although it’s not really cool any more to say it, [ want to say God bless you and
keep you well. Okay. Thank you,

COUNCILMAN ROSS
With your permission, Mayor? Thank you, Mr. Kaempfer,

MAYOR GOODMAN
Yes. Ploase, wait Mr, Kacmpfer, he’s responding,
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COUNCILMAN ROSS
Thank you, Mr. Kaempfer.

STEPHANIE ALLEN
1 just wanted te echo that. We'll miss you, and we appreciate ail of your hard work and fime and
dedicativn. So thank you so much for everything you’ve done for the City of Las Vegas to make

it so great,

COUNCILMAN ROSS
Thank you.

STEPHANIE ALLEN
We appreciate it.

MAYOR GOODMAN
Thank you.

COUNCILMAN ROSS
Thack you.

MAYOR GOODMAN
And | can assure you the Council feels the same way. We're very proud of these gentlemnen and
everything that they have done as public servants, both with the legistature and City Council.
Mayor Pro Tem Ross, for his 12 years here and devotion to the citizens and penple and
development, just kudes.

(END OF DISCUSSION)

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

City of Las Vegas

AGENDA MEMO - PLANNING

PLANNING COMMISSION MEETING DATE: JANUARY 12, 2016

DEPARTMENT:
ITEM DESCRIPTION: APPLICANT/OWNER; SEVENTY ACRES, LLC

PLANNING

= STAFF RECOMMENDATION(S) **

. CASE™ L mmrRN g REQUIRED FOR
o NomBER | . RECOMMENDATION _APPROVAL
GPA-62387 Staff recommends NOQ RECOMMENDATION,
ZON-62392 Staff recommends NO RECOMMENDATION. GPA-62387
SDR-62393 Staff recommends NO RECOMMENDATION, subject to GPA-62187
] conditions: ZON-62392
L OONDITIONS =+
SDR~62393 CONDITIONS
Plagnning

Approval of a General Plan Amendment (GPA-62387) and Rezoning (ZON-62392) shall
be required, if approved.

This approval shalt be void two years from the date of final approval, unless exercised
pursuant to the provisions of LVMC Title 19.16. An Extension of Time may be filed for
consideration by the City of Las Vegas.

All development shall be in conformance with the site plan and landscape plan, date
stamped 12/21/15 and building elevations and floor plans, date stamped 11/30/15, except as
amended by conditions herein.

All necessary building permits shall be obtained and final inspections shall be completed in
compliance with Title 19 and all codes as required by the Department of Buitding and
Safety.

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

The minimum distance between buildings shall be at least 30 feet.
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7.

1L

A technical landscape plan, signed and sealed by a Registered Archilect, Landscape
Architect, Residential Designer or Civil Engineer, must be submitied prior to or at the same
time application is made for a building permit. A permanent underground sprinkler system
is required, and shall be permanently maintained in a satisfactory manner; the landscape
plan shali include irrigation specifications. Installed landscaping shall not impsde visibility
of any traffic control device. The technicat landscape plan shall include the following changes
from the conceptuzl landscape plasy:

A.  Provide at leasl three additional 36-inch box shade trees (Pinus pinea) within the
provided landscape buffer area along the south perimeter of the site, for a total of 29
trees,

B.  Provide at least four, five-gallon shrubs per required tree in perimeter landscape buffess.

A fully operational fire protection system, including fire apparatus roads, fire hydrants and
water supply, shall be installed and shali be functioning prior to construction of any
combustible structures.

Prior to the submittal of a building permit application, the applicant shall meet with
Department of Planning staff to develop a comprehensive address plan for the subject site.
A copy of the approved address plan shall be submitted with any future building permit
applications related to the site,

All City Code requirements and design standards of ali City Departments muss be satisfied,
excepl as modified herein,

Public Weorks

Correct all Americans with Disabititics Act (ADA) deficiencies on the sidewalk ramps
accessing this site on Alta Drive and Rampart Boulevard in accordance with code
requirements of Titie 13.56.040 to the satisfaction of the City Engineer concurrent with
develepment of this site. All existing paving damaged or removed by this development
shall be restored at its original location and to its original wideh concurrent with
development of this site.

Unless otherwise allowed by the City Engineer, construct sidewalk on at lcast one side of
all access drives connecling this site to the adjacent public streets concurrent with
development of this site. The connecting sidewalk shalt extend from the sidewalk on the
public sireet 10 the first intersection of the on-site roadway network and shall be terminated
on-site with a handicap ramp,

Landscape and maintain all unimproved rights-of-way on Alta Drive and Rampart
Boulevard adjacent to this sile. All landscaping and private improvemenis instatled with
this project shall be situated and maintained so as to not create sight visibility obstructions
for vehicular traffic at all development access drives and abutting street intersections.

s |

ROR025330

25886

25863



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

Conditions Page Three
January 12, 2016 - Planning Commission Meeting

14.

15.

Submit an Encreachment Agreement for tandscaping and private improvements in the Alia
Drive and Rampart Boulevard public rights of way prior to this issuance of permits for
these improvements. The applicant must carry an insurance policy for the term of the
Encroachment Agreement and add the City of Las Vegas as an additionally insured entity
on this insurance policy. I requested by the City, the applicant shall semove property
encroaching in the public right-of-way at the applicant's expense pursuant to the terms of
the City's Encroachment Agreement. The installation and maintenance of all private
improvemenits in the public rigiv of way shall be the responsibility of the applicant and any
successors in interest to the property and assigns pursvant to the terms of the Encroachment
Agreement. Cootdinate all requirements for the Encroachment Agreement with the Land
Development Section of the Department of Buiiding and Safety (702-229-48346).

A Traffic Impact Analysis must be submitted to and approved by the Department of Public
Works prior to the issuance of any building or grading permits, submittal of any
consteuction drawings or the recordation of a Map subdividing this site, whichever may
occur first, Comply with the recommendations of the approved Traffic Impact Analysis
priot lo occupancy of the site. The Traffic lmpact Analysis shall also include a section
addressing Standard Drawings #234.1 #234.2 and #234.3 to determine additional right-of-
way requireenents for bus turnouts adjacent to this site, if any; dedicate all areas
recommended by the approved Traffic Jmpact Analysis. All additional rights of way
required by Standard Drawing #201.1 for exclusive right turn fanes and dual left turn lanes
shall be dedicated prior to or concurrent with the commencement of on site development
activitics unless specifically noted as not required in the approved Traffic Impact Analysis.
Phased compliance wiil be allowed if recommended by the approved Traffic Impact
Analysis. No recommendation of the approved Traffic Impact Anatysis, nor compliance
therewith, shall be deemed Lo modify or eliminate any condition of approval imposed by
the Planning Commission or the City Council on the development of this site,

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

A Drainage Plan and Technical Drainage Study must be submitted to and approved by the
Department of Public Works prier to the issuance of any building or grading permils or
submittal of any construction drawings, whichever may occur first. Provide and improve
all drainageways recommended in the approved drainage ptan/study. The developer of this
site shall be responsible to construct such neighborhood or local drainage facility
improvements as are recommended by the City of Las Vegas Neighborhood Drainage
Studies and approved Drainage Plan/Study concurrent with development of this site, We
note that this site is within a Federal Emergency Management Agency (FEMA}) designated
flood zone and that no perntits of any kind will be issued until alter the Conditional Leter
of Map Revision {CLOMR) is approved by FEMA.

[ 55 ]
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ESTAFE REPORT *=

PROJECT DESCRIPTION

The site, which is located at the corner of twe major thoroughfares, contains the nottheastern
portion of an existing 27-hole golf course. The applicant is proposing to cedevelop a 17.45-acre
portion of the golf course into a mulii-family condominium community containing four, four-
story buitdings. The current land use designation of PR-0S (Parks/Recreation/Open Space) does
not allow for multi-family residential uses: therefore, the applicant is also requesting a General
Plan Amendment. Accompanying the General Plan Amendment is a request to rezonc the
propetty 1o increase the allowable residential density, as it is currently zoned for a maximum of
7.49 dwelling units per acre.

A maximum of 720 residential units are proposed, composed of a mix of studio, one, two and
three-bedroom units, The buildings are configured so that the residential units are wrapped
around multilevel parking structures 1hat will not be visible from public rights-of-way. Access to
the sile is provided from Rampart Boulevard, with emergency access to Alta Drive. The site
features a 5,000 square-foot common recreation building and outdoot pool area, along with
secondary open recreatéon arcas located near Buildings 2 and 3. The property slopes down from
the north and cast, so that the proposed buildings would have little impact on views. The
architectural design of the buildings is comparable to and compatible with the Parisian style of
the adjacent Queensridge Towers condominivm development.

The site s part of the Peceole Ranch Master Plan. The appropriate avenue for considering any
amendment to the Peccole Ranch Master Plan is through the Major Modification process as
outlined in Title 19.10.040. As this request has not been submitted, staff recommends that the
General Plan Amendment, Rezoning and Site Development Plan Review requests be held in
abeyance has no recommendation on these items at this time.

ISSUES

¢ The proposed development requires a Major Modification of the Peccole Ranch Master Plan,
specifically the Phase Two area as established by Z-D017-90. As such, staff is recommending
that these items be held in abeyance,

¢ A General Plan Amendment is proposed from PR-OS (Parks/Recreation/Open: Space) to H
(High Density Residential) on the site, which allows for residentiai densities of greater then
or equal to 25.5 dwelling units per acre,

* A Rezoning is proposed from R-PD7 (Residential Planned Development — 7 Units per Acre)
to R-4 (High Density Residential) on the site, which allows for multi-family dweltings
without density limitations. However, density will be limited by the 55-foot height timitation
and other development standards irnposed by this zoning district.

[ 55 ]
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» The site is at a significantly lower grade than the existing adjacent One Queensridge Place
candominium development to the north. The lower elevation of the proposed buildings will
lessen the impact to that development and would meet the 3;1 proximity slope from existing
single-family residences to the west.

BACKGROUND INFORMATION

Related Relevant City Actionis by PED, Fire, Bldp., otc.

12/17/80

The Board of City Commissioners approved the Anmexation (A- 0018 80) of
2,243 acres bounded by Sabara Avenue on the south, Huatapai Way on the
west, Ducharme Avenue on the north and Durango Drive on the east. The
annexation became effective on 12/26/80.

03/20/81

The Board of City Commissioners approved a Rezoning (Z-0034-81) from N-
U (Non-Urban} w R-1 (Single Family Residence), R-2 {Two Family
Residence), R-3 (Limited Multiple Residence), R-MHP (Residential Mobile
Home Park), R-PD7 (Residential Planned Development), R-PD& (Residential
Planned Develepment), P-R (Professional Offices and Parking), C-1 {Limited
Commercial), C-2 (General Commercial) and C-V {Civic) gencraily located
north of Sahara Avenue, south of Westcliff Drive and extending two miles
west of Durange Drive. The Planning Commission and staff recommended
approval. This application included a “generalized {and use plan.”

03/07/86

The City Council approved the Master Development Plan for Venetian
Foothills on 1,923 acres generally located north of Sahara Avenue between
Durango Drive and Hualapai Way. The Planning Commission and stafT
recommended approval. This plan included two |8-hole golf courses and a
{06-acre regional shopping center. {Venctian Foothills Master Development
Pan]

The City Council approved a Rezoning (Z-0030-86) to reclassify property
from N-U (Non-Urban} (under Resolution of Intent) to R-PD4 (Residential
Planned Development), P-R (Professional Offices and Parking), C-1 (Limited
Commercial}, and C-V (Civic) on 585.00 acres generally located north of
Sahara Avenue between Durango Drive and Hualapai Way. The Planning
Commission and staff recommended approval. [Venetian Foothills Phase
One]

02/15/89

The City Council considered and approved a revised master development plan
for ihe subject site and renamed it Peccole Ranch to encumber 1,716.30 acres.
Phase 1 of the Plan is generally located south of Charleston Boulevard, west
of Fort Apache Road., Phase Il of the Plan is generally located north of
Charleston Boulevard, west of Durango Drive, and south of Charleston
Boulevard. east of Hualapai Way. The Planning Commission and staff
recommended approval. A condition of approval limited the maximum
number of dwelling units in Phase One to 3,150. The Phase One portion of
the plan on 448.80 acres was subsequently rezoned (Z-0139-88). [Peccole

Ranch Master Development Plan]
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Related Relevant Clty Actions by P&D, Fire, Bidp., ele.

04/04/90

The City Council approved an amendment to the Peccolc Ranch Master
Development Plan to make changes relaied to Phase Two of the Plan and to
reduce the overall acreage to 1,569.60 acres. Approximately 212 acres of
tand in Phase Two was planned for a gotf course. The Planning Commission
and staff recommended approval. [Peccole Ranch Masler Development Plan]

Fhe City Council approved a Rezoning (Z2-0017-90) from N-U (Non-Urban)
(under Resolution of Intent to multiple zoning districts) to R-3 (Limited
Multiple Residence), R-PD7 (Residential Planned Development — 7 Units per
Acre) and C-1 (Limited Commercial) on 996.40 acres on the cast side of
Hualapai Way, west of Durango Drive, between the south boundary of Angel
Park and Sahara Avenue. A condition of approval Jimited the maximum
number of dwelling units for Phase Twe of the Peccole Ranch Master
Development Plan to 4,247 units. The Planning Commission and staff
recemmended approval, {Peccole Ranch Phase Two]

12/05/96

A (Parent) Final Map (FM-0008-96) for a 16-lot subdivision (Peccote West)
on 570.47 acres ai the northeast carner of Charleston Boutevard and Huatapai
Way was recorded [Book 77 Page 23 of Plats]. The golf course was located
on Lot 5 of this map.

03/30/98

A Final Map [FM-0190-96] for a four-lot subdivision (Peccole West Lot 10)
on 184.01 acres at the southeast corner of Alta Drive and Hualapai Way was
recorded [Book 83 Page 61 of Plats].

03/30/98

A Final Map {FM-0008-86(1)] to amend portions of Lots § and 10 of the
Peccole West Subdivision Map on 368.81 acres at the northeast cormer of
Charleston Boulevard and Hualapai Way was recorded [Book 83 Page 37 of
Plats].

07/07/04

The City Council appreved a Rezoning (ZON-4205) from R-PD7 (Residential
Planned Development — 7 Units per Acre} and U (Undeveloped) [M {(Mcdium
Density Residential) General Plan Designation] to PD (Planned Development)
on 20.10 acres on the south side of Alia Drive, approximately 450 feet west of
Rampart Boulevard. The request included the Quesnsridge Towers Master
Development Plan and Design Standards. The Planming Commission and
staff recomimended approval.

07/07/04

The City Council approved a Variance (VAR-4207) 10 allow a side vard
setback of 239 feet where residential adjacency standards require 570 feet on
20.10 acres on the south side of Alta Drive, approximately 450 feet west of
Rampart Boulevard.

The City Council approved a Site Development Plan Review (SDR-4206) for
a 385-unit condominium complex, consisting of two |é-~story and two 18-
story towers with anciliary uses, clubhouse, and a 17,400 square foot, single-
story office building on 20.10 actes on the south side of Alta Drive,

approximately 450 feet west of Rampart Boulevard.

| ss ]
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Related Relevant City Actions by P&D, Fire, Bldg., etc,

The Planning Commission accepted the applicant’s rcquest to Withdraw
Without Prajudice its application for a General Plan Amendment (GPA-9069)
from PR-OS {Parks/Recreation/Qpen Space)} to MLA (Medium Low Attached
Density Residential} on 6.10 acres at the southwest cotner of Alta Drive and
Rampart Boulevard.

The Planning Comaission accepted the applicant’s request to Withdraw
Wilhout Prejudice its application for a Rezoning (ZON-9G06) from R-PD7
(Residential Planned Development —~ 7 Units per Acre) to R-PD7 (Residential
Planned Development — 7 Units per Acre} on 5.40 acres al the southwest
corner of Alta Drive and Rampast Boulevard.

The Planning Commission accepted the applicant’s request to Withdraw
Without Prejudice its application for a Site Development Plan Review (SDR-
8632) for a proposed 24-unit townhome development on 6.10 acres at the
soythwest corner of Alta Drive and Rampart Boulevard.

81/12/06

The City Council approved a Major Modification (MOD-53701) of the
Queensridge Towers Development Standards dated May 20, 2004 to amend
development standards regarding land use, building setbacks and stepbacks,
buitding height and parking on 20.10 acres on the south side of Alta Drive,
approximately 410 feet wesi of Rampart Boutevard.

The City Council approved a Variance (VAR-53502} to allow a 582-foot
08/06/14 building setback where residential adjacency standards require an 810-foot
setback for a proposed 22-story residential tower on a 7.87-acre portion of a
10.53-acre parcel al 9119 Alta Drive.

The City Council approved a Major Amendment (SDR-53503) of an
approved Site Development Plan Review {SDR-4206) for a proposed 22-
story, 310-foot tall, 166-unit mulii-family building and a single-story, 33-foot
tall, 17,4G0 square-foot office building on a 7.87-acre portion of a 19.53-acre
parcel at 9119 Alta Drive.

A fout-lot Parcel Map (PMP-59572) on 250.92 acres at the southwest corner
06/18/15 of Rampart Boulevard and Alta Drive was recorded [Book 120 Page 49 of
Parcel Maps).

A two-lot Parcel Map (PMP-62257) on 70.52 acres at the southwesl cormer of
11/30/15 Rampari Boulevard and Alta Drive was recorded [Book 120 Page 21 of Parcel
Maps].

‘ Most Recent Change of Ownership

11/16/15 [ A deed was rccordcd for a changc in anershlp

“Reluted Building Periils/Busifiess Licensex

There are no building permits or business licenses relevant to these requests.
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Pre-Application Meeting S, .
Multiple meetings were held with the applicant to discuss the proposed development and its
impacts, and the timelines and requirements for application submittal.

Neighborkood Meeting L o . R .

A neighborhood meeting was held at the Badlands Club House, 9119 Alka
Drive, Las Vegas at 6:00 p.m. There were approximatelyl 70 members of the
public, six members of the development team, one Department of Planning
staff member and one City Councilperson in attendance.

A set of display boards were set up for area neighbors to learn about the
project. The boards contained the current views of the neighborhood and the
proposed plans for redevelopment of the golf course. The developer gave a
brief introduction and described the project, inviting neighbors to visit each
display station. Members of the development team stood next to the displays
to answer any guestions.

Questions and concerns from the neighbors and answers by the Development

Team included the following:
+ Will rezoning this parcel cause the other golf course parcels to also be

1215715 rezoned? Wo, this is just for the 17 acres,

+ Wilt these be apartmenis or condominiums? These would be mapped

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

Much higher density than the surrounding area

Traffic on already congested perimeter sireets

Devaluing neighboring property

Taking propesty out of master plan and rezoning for higher density is

not legal

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

+ Master plan designates this property as R-PD?7. How could it now be
rezoned for unlimited density?

An informal vote to gauge support was taken by one neighbor, Nearly all in
attendance were opposed to the proposal.

Field Cheik

Ihe site coﬁtaiﬁs an existing golf course in operatihg Gondition. The land
12/03/15 slopes downward from Rampart Bouievard and Alta Drive and has ample
landscaping around the perimeter.
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Detatls of Apphcahon Requesr
Site Area . ’ .
Net Acres | 1749
Surrounding - | Existing Land Use Per | . Planned or Special  § . ., , . s
Progenty Title19.12 | Land Use Designation | Loisting Zoning District
Commercial . .
. Recreation/Amusement PR-OS R-PD7 (Residential
Subject Property (Parks/Recreation/Open | Planned Development - 7
(Outdoor) — Golf’ Space) Units per A
Course pace nits per Acre}
Multi-Famity
Residential GTC (General Tourist PD (Planned
N {Condominiums) / Commercial) Development)
orth
Club House
. SC (Service C-1 {Limited
Hotel/Casino Com(mercial) Com(mcrcial}
South Office, Other Than SC (Service C-1 ¢Limited
Listed Commercial) Commercial)
. SC {Service PD (Planned
East Shopping Center Commercial) Dewfiopm ent)
Roopommerclal PR-OS R-PD7 (Residential
West (Parks/Recreation/Open | Planned Development - 7
{Outdoor) - Golf Space) Unit A
Course [ nits per Acre)
.Master Plan Areas Compliance
Peccole Ranch N
Special Purpose and Overlay Districts n Compliance
No App tcab]e Spcc:al Purpose or Overlay Distri cts . N/A
B Tl R — Camhance
"Fra:]s {Rampart l"edestr:an Path] Y
Las Vegas Redevelopment Plan Area N/A
Project of Significant Impact (Development Impact Notification Assessment) N/A
Project of Regional Significance N/A
. ss |
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DEVELOPMENT STANDARDS
Pursuani to Title 19.06, the following standards apyly:
Stanedard -~ - . . ‘Requiredidliowed Provided | Compliance
Min. Lot Size 7,000 SF 761,864 SF Y
Min. Lot Width N/A 405 Feet N/A,
Min. Setbacks
+ Front 10 Feet 15 Feet Y
+ Side 5 Feet 33 Feet Y
» Corner 5 Feet 15 Feet Y
+ Rear 20 Feet 35 Feet Y
Min. Distance Between Buildings Unlimited 38 Feet Y
Max. Building Height 35 Feet 4 stories/d7 Fect Y
Max. Density Limited by height 41.2 dufac N/A
Screened, Gated,
Trash Enclosure Scrf;;‘:?;??ﬁ?]’i;! a wia Rcu_)f or Y
Trellis
Mech. Equipment Screened Screened Y
- Existing Zoning .~ Permiticd Deénsity - - Units Allowed
R-PFD7 (Residential Planned
Development — 7 Units pet 7 dufac 131
Acrc)
Proposed Zoning Permitted Density Units Allowed
R“'R(;‘;;ﬁgnﬂzﬁf“y Unlimited, except by height Unlitnited
General Plan - Permitted Density - - Units Allowved -
PR-0S
{Park/Recrealion/Open NfA N/A
Space)
" Proposed General Plan” " | - Permitted Dénsity _ Units Allowed .
H (tigh Density Residential Unlimited Unlimited
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Pursuant to Title 19.06 anel 19.08, the following standards apply:
(NOTE: NORTH refers to the buffer abutting Alta Drive; EAST refers fo the buffer abutting

Rampart Drive)

R Landscaping and Open Space Standards .

Standards Required ' Provided | Compliance
- : Retio Treey S

Buffer Trees:

* North 1 Tree / 20 Linear Feet 16 Trees 19 Trees Y

+  South 1 Tree / 20 Linear Feel 29 Trees 26 Trees N

« East 1 Tree / 20 Linear Feet 63 Trees 71 Trees Y

«  West ] Tree / 20 Linear Feet 61 Trees 76 Trees Y
TOTAL PERIMETER TREES 171 Trees 192 Trees Y

1 Tree / 6 Uncovered
Parking Area Trees Spaces, plus 1 ir¢e at the 10 Trees 41 Trees Y
ead of each row of spaces

LANDSCAPE BUFFER WIDTHS

Min. Zone Width

» North 10 Feet I5 Fect Y

v South 6 Feet 6 Feet b

+ [East 10 Feet 15 Feet Y

+  West 6 Fect 6 Tect Y

Existing wall
Walt Height 6 to B Feet Adjacent to Residential along west Y
PL
Funetional : _ Actual Compliance
Street Name - Classification of |- Governing Document | Street Width. | with Street
: _Street(s) T (Feet)  Section
Rampart Boulevard Primary Arterial Master Plan of Strocts 100 Y
and Highways Map
Alta Drive Major Collector MBSIEI_‘ P lan of‘Streets 34 Y
and Highways Map
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Pursuant to Title 19.08 and I

GPA-62387, ZON-62392 and SDR-62393 [PRI-62226|

9.12, the fo!fowi:_:g parking standards ﬂpp_i_}':

Parking Requirement . . o :

- | Grass Floer | _Regquired " | Provided | Complinnce
Areaor . |- . [ Parking Parking L

Use 1 Numberof .“@*@w-":=lsui§mmw - :ﬁnm.

o _Unigs | Rado | Regular} o ved | ROBHA | Cred

Multi-Family 1.25 VS TR I §

Residential 434 spaces per 530 o

(Studio/1 BR) unit

Multi-Family 1.75

Residential 262 spaces per | 459

(2 BR) unit

Multi-Famify

Residentiai 34 2spaces | qp

3BR) per unit

Guest Spaces 720 p;rifiiis 120 P A

TOTAL SPACES REQUIRED 1177 o 1323 |~ - Y

Regular and Handicap Spaces Required 1153 24 1296 27 Y

ANALYSIS

The site is located within Phase Il of the Peccole Ranch Master Plan area. Alta Drive and Rampart
Boulevard form the perimeter by which the property can be accessed by vehicle. Rampart
Boulevard is also designated as a Pedestrian Path in accordance with the Las Vegas 2020 Master
Plan. The trail path was implemented by construction of the existing sidewatk along the west side
of Rampart Boulevard.

Since the original approval of the reclassification of property (Z-0017-90) that created the Peccole
Ranch Master Plan Phase Two area, there has been munerous land use entitlements processed
within the Master Plan area. Entitlements have ranged from Site Development Plan Reviews to
establish Residential Planned Development (R-PD) zoning district development standards, 1o the
amending of the City of Las Vegas 2020 Master Plan and City of Las Vegas Zoning Atlas. Past
fand use entitlement practices have varied in respect to proposed developments within the Peccole
Ranch Master Plan Phase Two area, specifically in regards to the means in which a developer has
been able to propose development with or without an associated modification of the Peccole Ranch
Master Plan. It is the determination of the Department of Planning that any proposed development
not in conformance with the approved Peccole Ranch Master Plan would be required to pursue a
Major Modification of the Pian prior to or concurrently with any new entitlements.

[ S8 |
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The development is generaliy in conformance to Title 19 requirements for the R-4 (IHigh Density
Residential) zoning district and with gencral development standards for residential uses. 1f the
proposed General Plan Amendment and Rezoning are apptoved, all setback, height and density
requirements wouid be met by the proposal. Abthough the site does not qualify for residential
adjacency standards, the low grade of the site relative to the adjaceni lands ensures thal the
height of the buildings will not block views or create constant shadows throughowt the daytime
hours.

Ample landscaping is provided along the entire perimeter of the site, wilth 36-inch box Italian
Stone Pine and Swan Hill Olive trees specified. These species are considered “bulletproof* by
the Southern Nevada Regional Planning Coalition Regional Plant List are appropriate for this
area. Several pine trees were omitted from the south buffer area near the termination of the
emergency vehicle access. According to staff analysis, three additional trees are needed to meet
the minimum planting requirement along the south perimeter. As a condition of approval, the
additional trees witl be required to be added to the techaical landscape plan reviewed for
building permit.

The building elevations indicate four-story buildings in the Parisian style that is similar to the
existing One Queensridge Place condominiums adjacent to the west of this site. The ground
levels contain a stone veneer, with successive {loors utilizing plaster exteriors. Colors vary
within an earth tone palette. Portions of each building are inset to provide fagade relief and
variation. Rooflines are varied between flat roofs and meansards with dormer windows.
Individual units feature balconies and floor to ceiling windews. The number of studio, one, two
and three-bedroom units varies on each building levef. Units range in size from approximately
2,700 square feet to 6,200 square feet.

The Clark County School District projects that approximately 182 primary and secondary school
students would be introduced inio the area by the proposed development on this site, Of the
three schools serving the area (Bonner Elementary School, Rogich Middle Schoof and Palo
Verde High Schoel), the District notes that each school was over capacity for the 2015-2016
school year, with Bonner Efementary the most critical al 151 percent of capacity,

FINDINGS (GPA-62387)

Section 19.16.030(I) of the Las Vegas Zoning Code requires that the following conditions be met
in order to justify a General Plan Amendment:

1, The density and infeusity of the proposed General Plan Amendment is compatible
with the existing adjacent land use designations,

The proposed General Plan Amendment would resuit in the modification of the Peccole
Ranch Master Plan. Without the approval of a Major Modification io said plan no finding
can be reached at this time.

| ss ]
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62224]

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

The zoning designations allowed by the proposed amendment will be compatible with
the existing adjacent land uses or zoning districis,

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

There are adequate transportation, recreation, utility, and other facilities to
accommodate the uses and densities permitted by the preposed General Plan
Amendment; and

Alta Drive and Rampart Boulevard are designated on the Master Plan of Streets and
Highways map as Major Collector and Primary Arterial roadways, respectively. Both
roadways are adequate to address the anticipated traffic eounts that this amendment would
altow on the site.

The proposed amendment conforms te other applicable adopted plans and policies
that include approved neighborhood plans,

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

FINDINGS {ZON-62392)

In order w0 approve a Reroning application, pursuant 10 Title 19.16.090¢L.), the Planning
Commission er City Council must affirm the following;

1.

The proposal conforms to the General Plan.

The proposed reclassification of property to an R-4 (High Density Residential} zoning
district would result in the modéfication of the Peccole Ranch Master Plast.  Without the
approval of a Major Modification to said plan no finding can be reached at this time.

The uses which would be aliowed on the subject property by approving the rezoning
will be compatible with the surrounding land uses and zoning districts.

The proposed uses allowed within an R-4 {(High Density Residential) zoning district would
result in the modification of the Peccole Ranch Master Plan. Without the approval of a
Major Modification to said plan no finding can be reached at this time,

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

RORO25542

25898

25875



GPA-62387, ZON-61392 and SDR-62393 [PRJ-62226]

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

The repurposing ofa portion of an established master planned development would result in
the modification of the Peccole Ranch Master Plan.  Without the approval of a Major
Modification to said plan no finding can be reached at this time.

Street or highway facilitics providing access ¢o the property are or will be adequate in
size to meet the requircments of the proposed zoning district,

Alta Drive and Rampart Boulevard are designated on the Master Plan of Streets and
Highways map as a Major Collector and Primary Arterial roadways, respectively. Both
roadways are adequate in size 0 address the anticipated requirements of the proposed
R-4 zoning district.

FINDINGS (SDR-62393)

In order o approve a Site Development Plan Review application, per Title 19.16. [00{E) the
Planning Commission and/or City Council must affins the following;

L

The proposed development is compatible with adjscent development and
development in the area;

The proposed development would result in the medification of the Peccole Ranch Master
Plan. Without the approval of 2 Major Modification to said plan no finding can be reached
at this time,

The proposed development is consistent with the General Plan, this Title, the Design
Standards Manual, the Landscape, Wall and Buffer Standards, and other duly-
adopted city placs, policies and standards;

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

Site access and circelation do not negatively impact adjacent roadways or
neighborhood traffic;

Primary access io and from the site would be from Rampart Boulevard. This project witl
add approximately 4,788 trips per day on Alta Drive and Rampart Boudevard.  Alta Drive
is currently at about 39 percent of capacity and Rarnpart is at about 88 percent of capacity.
After this project, Alta Drive is expected to be at about 53 percent of capacity and Rampart
to be at about 97 percent of capacity. Based on Peak Hour use, this development will add
into the area roughly 446 additional cars, or about fifteen every two minutes. Further
analysis is needed pending the results of the required traffic impact analysis o determine
what addilional traffic controls, if any, need to be implemented.
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Building and landscape materials are appropriate for the area and for the City;

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

Building elevations, design characteristics and other architectural and aesthetic
features are not unsightly, undesirable, or obnoxious in appearance; create an
orderly and aesthetically pleasing environment; and are harmonious and compatible
with development in the area;

Building ¢levations are compatible with the Parisian architectural style employed on the
One Queensridge Place buildings to the west of this site. The buildings will be situated at
a lower grade than the surrounding area, thereby preserving the existing views from the
adjacent residential areas,

Appropriate measures are taken to secure and protect the public health, safety and
general welfare.

The proposed development would result in the modification of the Peccole Ranch Master
Plan. Without the approval of a Major Medification to said plan ro finding can be rcached
at this time.

NEIGHBORHOQOD ASSQCIATIONS NOTFIFIED 27

NOTICES MAILED 243
APPROVALS 1
PROTESTS 1
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DEPARTMENT OF PLANNING -

STATEMENT OF FINANCIAL INTEREST

caso Number. @GP A-62387  spn. 13832301004

Name of Property Owner: Seveity Acres LLC

Mane of Applicant: Seventy Acres LLC

Name of Representative, FCW Enginoering, IneCindic Gee

To the best of your knowiedge, does the Mayor or any member of the City Council or
Planning Cormission have any financial interast in this or any other property with the
property owner, applicant, the property owiwr or applicant’s geneml or limited pontners, or
an officer of their corporation or Limited Liability company?

[1ves E Ne

If yes, plerse indicate the member of the City Ceunsi! or Plannicg Commission who Js
involved and list the name(s) of the person or persons with whom the City Officiel holds
an interest  Also list dhe Assessor's Parcel Number if the property in which the interest is
held is different from the case parcel.

City Official;

Partner(s):

AFN:

Signature of Property Owner: { ) Jj m A j’
Print Name: \j MHH-V‘I’

Subseribed and swom before me

Tois & D day of NovL Ry 015

(EEANN STEWART-SCHENGKE
Kotary Pubile, Slale of Navada
Appainiment Ho, 07-4284.4
Wy At Explres Sl 26, 1010

lic in and for said County and State

Notary

PRJ-62226
ofopagakipmmpit

B ined 131406 Lidepotitpplioation Mack
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!F,P.-\RTE\-"I ENT OF PLANNING

APFLICATION / PETITION FORM
AppHeation/Petition For: GENERAL PLAN AMENDMENT (GPA)
Project Address {Location) £. Ramparl/¥V. Charlesten/Hualapai/Alta

Project Name—QBCHESTRA VILLAGE Proposed Use

Assessor's Parcel #(s) Portion of 138-32-301-004 Ward # _2

General Plan: exising PROS  proposed T _Zoning; oxisting BEP2 ___proposed R=t
Commercial Square Footage Floor Arena Ratlo

Gross Acres 1749 Lots/Unifs 4 Density

Additional Information

PROPERTY OWNER SevettyAcresblC =~ Contact Frank Pankratz

Address 1215 Soulh Fort Apache Road, Suite 120 Phone;_{782) M0 8530 Jruy. (02 8408021
City Las Yeqas State Nevarla Zip 89117

E-mai] Address Franki@ehbcompanies,.com

APPLICANT Seventy Acres LLC Contact Frank Pankralz -
Address 1215 South Fort Apache Road, Suile 126G Phone;_(F02) 940-6830 Ty  (F02) 9406831 :
City Las Vegas State _Nevada Zip 89117
E-mail Address Frank@ehbcompanies.com
REPRESENTATIVE GCYY Enpineering, Inc. Contact Cindie Ges
Address 1555 South Rainbow Phone; V02 0042107 - ([102) Boe-z293
City Las Vegas State Mevada Zip 89148
E-mail Address _cges@gcwenginesting.com
Taceldy that [ nny e applicate 2od that the indretion sbadbied with Uiy, ppplieation in ks wsd assends 1o 850 ben of ey k dodge and baliaf 1 el d that tho Coty fa2uct rerp e

raccanchey (o [nfonued on preodied, ad Bl Il & L pHnali <anar thy ppkcath |uho:nj|:h¢{i;1fum\iﬁrlhdlmnamcmm
[ ot hodder) of the penp Ervdvd b b agplicnd ha i Hdly smhierized i awnar b tilos hdr sabeniesing, wn indieaied by the amaotte cgnetors below.
Property Owner Signature* L ) i‘&ﬂﬂ)}’l FOR DEPARTHMENT USE ONLY
* pn aufioriond ages ki of| vt S P! Mupa, Tenbechve Maps, md Pascel bigs, Case #
Print Name nﬁm‘.{ W&/’r - GPA-62387
Meeting Date:
Total Fee;
Date Recetved:»
ived By:

Subscribed and sworn befors me

LEEANH STEWART-3CHENCKY: -
L Rotary 'M“mcﬁupﬁammwhmwm:
AppoiAment No. O7-AZ84-1  Bogurmun ot il "

My Appl, Explres i 28, 2018 IS

LA 7]

Notry Public in and for szid County and Sty :

Bervisod {02708

ROR025546
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Saventy Acres LLC
12155 Fart Apache Rd,, Suwite ¥ 120
Las Vegas, NV 89117

Cecember 34, 2015

Mr. Tom Perrlgo, Planning Director

Mr. Peter Lawenstein, Mlanning Section Manager
City of Las Vegas

Bepartinent of Planning

333 Narth Rancha Drive

Las Vegas, NV R3106

Re:  AltafAampart Abeyance Letiar for PR-622256
{GPALIERT, 2ON-53102 and SDR-6239%]

Dear Mr. Perrigo and Myr. Lowenstein,

RECEWVED

BEC 24 2055

City of Lag
Dept. of Planning

We herelry submit & request for an abeyance af the above-referenced agenda items o the March B,

2016 Flanning Commission veasing,

This request is belng macde to provide additiona) time in furtherance of 3 working dislogue with the

adfscent naighbors.

Thank you [n advance for the Clty's constderation, We look forward to working with the City and our

neighbors in binging this aroject 1o the community,
Sevnnty Acres LLL
By. EHB Companies tLC

3 Nervacta limited lisblity company
Ies: Mamager

By:
Name: Frank Pankratz
{34 Manages

GPA-62387, ZON-62392 and SDR-62393

LiFaga

RORO25569
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DEPARTMENT OF PLANNING

APPLICATION / PETTYION BEORM

Application/Petition For: CHANGE ZONE
Project Address {Loentwn\s Rampart/W. Charleston/Hualapalfalta

Project Name ORCHESTRA VIELAGE Proposed Use

Assessor's Parcel #{s) Portion of 138.32-301-004 Ward# _2

Genoral Plan; existing PROS  groposed  —H. Zoming: existing RPDT __ proposed B4

Commercial Square Footage Flaor Area Ratio

Gross Acres 1748 LotsUnits 1 Denshty

Additional Information e e

PROPERTY OWNER SeventyActes LLC ~  Contact Frapk Pankratz

Address 1215 South Fort Apache Road. Suite 120 Phone (0290880 gy 009 3406631

City _Las Vegss State Novada Zip 89117

E-mail Address Frank@ehbcompanles.com

APPLICANT _Seventy Acres LLC Coniact Frank Pankratz

Addmsﬂiﬁ_ﬁé_uﬂlﬁndﬁmhg_ﬂm_ﬁuﬁgm_ Phone_ {02 8509900 Fgy:  (02) 0438031

Chy Las Yeoas State_Nevada Zip 88917

E-mail Address ank@ahbcompanles COMm

REPRESENTATIVE GCW Engineering, Inc, Contact Cindle Gee

Address 1555 Seuth Rainbow Phone; (TOA8042107 g yr {702 8042208

City Las Vegas State_Nevada Zip 829146

E-mall Address _tgese@gewengineerng.com
u..agnmmw.ummmmW.ﬂmwwumwmbmuem el el T mdrrtand it tha Clty it et emumaisl o
loweroracien b indocmsion presedn), end wbﬂrjsw.lnrmm&ﬂm:nmmw«nm

(wMWGPNMMEMWMMtamm et b, i ol cated i 1 o' dgin b
Property Owner Signature® : FOR DEPARTMENT USE ONLY

Tiew ol the ewtist fow Fenat Magy, Torecive Wnps, sad Poreed Minps
Prmt Name Tﬁm gf-f_. [Ywﬁ;] 3;‘:;;%2“-62392
Subzcribed and swom before me : Total Fee:
™3 gy Ny 00D . e
] { A ; At ad Roceived By:

. LEEANH STEWART-SCHENOKE
Botary Puslie, Stete Uf Mevady 7 Byiewlor vt ot b dvened vuppiow Wi e
5 Appoindment No. 0742241 : e

My Appl. Explrex Jot 38, 2010

HNotary Publiz in and for said County and G

Revised 107277008

ROR025602
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DLEPARTMENT OF PLANNING

APPLICATION / FPETITION FORM
Appliention/Petition Foer SITE DEVELOPMENT REVIEW (SDR}
Project Address (Maﬁ“ls. RarnpartV, CharlestoniHialapaifAlla

Project Name QRCHESTRAMILLAGE . . . Propesed Use

Assessor's Parcel #(a) Portion of 138-32-304-004 = Ward# _2
General Plan: existiog PROS__proposed Y Zoning: existing  B-POT . proposed Ked
Commercial Square Footage Fleor Arca Ratio
Gross Acres 1749 Lata/Unita 1 Density
Additional Information
PROPERTY OWNER Seventy Acres LLC _ Contact Frank Pankrats
Address 1215 South Fort Apache Road, Suite 120 Phone; 1) 3404910 rgy; (02)840.4631
City Las Vegas State Nevada Zip 89117
E-mail Address Frank@ehbcompanies.com
APPLICANT Seveply Acres LLC Contact Frank Pankratz
Address 1215 Soulh Fort Apache Road, Suile 120 Phone;_(02)9106530 Fax; o7 s0-bust
City Las Vegas State_Nevada Zip 89117
¥-mail Address Frank@ehbcompanies.com
REPRESENTATIVE GOW Engineering, Inc. Contact Cindie Gee _
Address_1555 South Rainbow Phone, TEESI0 @y, (702)Bla-2209
City Las Veqgas State_Novada Zip 88148
E-mail Address_cgee@gowengineering.com
|mgmulnw-mnmmwmm1m-mmmm. oo Li tree wid o b Boni ol dmerwledgs mad Teliol [3nd Ll thie Uity in whis B
Inkceuacine b intygtation reveric, ol g feh, ikt caita e ppobieatiom [0 bo rajwinl |tk et ] w2 e coomar o€ purchuser
fox epiion bolder} of the prosury ivvotrod b Bl e fontdan, o thir s ine o igs to mske this bl ind esmd ber Gvc cmte Bgmatae tator,
Propesty Ovner Signature* { J L&M FOR DEPARTMENT USE ONLY
e G ey [ent SDR-62393
Subseribed Bnd sworn before me Total Foe:
Thi cg ) day of MNHT]W .20 /5- Ty TR
Mﬂ"'_“':“:‘; o o | Received By;

Notary Pubﬁcinandforsaidcnuntyand:

. LEEANN STEWAAT-SCHEMCKE [ nToo applizatios wnl et e facmad crompions vl e
otary Eubllc, Siats of Nevagy § mbid sy T er ki,
f Appoinimant Mo, 0747841 [ Dol
My Appt. Expires Jul 28, m;'tl.

¢
Reovived 1027/08 : s cepstgpic
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Sevenly Acres LLC
1215 5. Fort Apache Rd., Sults #1320
LasVegas, Nv B9117

February 19, 2016

Mr. Tom Pesrigo, Planning Directar

Mr. Peber Lwanstein, Pianning Section Menager
City of Las Vegas

Departnent of Planning

333 North flancho Orive

Las Vegas, NV 89108

Re:  Alta/Rampart Abeyince Letter for PRI-62226
{GPA-623H7, YON.52307 and SDR-62353)

Dede Mr. PRITigH and My, Lowenstein,

W hereby submit a request far an abeyance of the sbove-relerenced agenda items to the Apeil 12,
2016 Planning Commissien Meeung. (We had previously requested an abeyance to the Marth 8, 2016
Panning Commissionm Meeting from the scheduled Ianuary 12, 1015 maeting.

This cequost is being mude to foincide thase items with the date that the Pecoole Randh Waster Plan
Major Modificatian, tagether with the GPA and Re-Zankng an the 250.92 acres currently sparated as golf
course will appaar on the Planning Commission Meeting Agend;

Thank yow in advance fior the City's consideration. W Jook forward to working with the City and ow
naighbors in bringing this and refsted projects to the community.

Sewenity Acres LLC

ay: EHB Companies LLT
8 Hevada limited llability company
figs Mariager

By: ] N i N .~
Name: Frink Pankrst

M5 Mamiger

RECEIVED

GPA-62387, ZON-62392 and SDR-62393 it 2: o
City of Las Vagag 1 8_20

Department uf Prasis.y

RORO25613
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March 29, 2016

Wir. Torn Parrigo
Flanning Dlrector
City of Las Vopas

Re: GPA-GRIBTIION-62392/5DR-62393

Dear Mr, Parrigo:

\COMPANIES '

Pursuant to our discussions over the last two weaks, please sccept this as request to abey GPA-62387/20N-52392/5DA-
62353 from the 4/12/16 Planning Commission meeting until the 5/10/16 meeting. Inasmucit as this is the third
aheyanca request, we recagnize that specific justification is required for this request. We befleve that abgyance is
necessary because the subject appfications are inherently ralated ta MOD-E3600 JGPA-63599/20N-63601/DIR-6I652,
which have separately been requested 1@ be abeyed to the 5/10/16 meeting. Furthermore this abeyance provides the
time for additional discussions with neighbors thru April and sarly May. Accardingly, abeyance of the sublect
apglications affosds the best opportunity to have ar informed hearing on all relsted issces at the Planaing Cammission

on 5/10/16.

Yours truly,

C:%Z;#/

Frank Pankratz

A Manager of £HB Companies LLC,
the Manager of 180 Lang Co. LLC,
Seventy Acres LLC and Fore Stars Lid,

Aimzijf

RECENVED

1215 South Fart Apache Road, Sulte 120

Las Vegas, NV 89117 MAR 2y A6
702.940.6930 / ¥02.940,6931 Fax .
Cry otiLas: g
Oenaitn ; ;
AGENDA ITEMS 22.24
04112116 PC MEETING

RORO2Z5716
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GPA-61387, ZON-62392 and SDR-62393 [PRJ-62226]
Staff Report Page Ten
April 12, 2014 - Planning Commission Meeting

tand use entitlement practices have varied in respect to proposed developments within the Peccole
Ranch Master Plan Phase II area, specifically in regards to the means in which developers have been
able to propose development with or without an associated modification of the Peccole Ranch
master Plan. Tt is the determination of the Department of Planning that any proposed development
nat in coaformance with the approved Peccole Raach Master Plan would be required to pursue a
Major Modification of the Plar prior to or concurrently with any new entitlements. Such an
apptication (MOD-63600) was filed with the City of las Vegas on 02/25/16 along with a
Development Agreement {DIR-63602) for redevelopment of the golf course parcels.

An additional set of applications were submitted concurrentty with the Major Modification that
apply to the wheie of the 250.92-acre golf course property. These include a Generat Plan
Amendment (GPA-62599) and Rezoning (GPA-63601) that include the same amendments to the
land use designations and zoning categories as requested ihrough the current requests. That is,
the General Plan Amendment and Rezoning proposed on the [7.49 acres would be subsumed in
the proposal on the 250.92 acres. Therefore, if final action is taken to approve GPA-62599 and
OPA-63601, GPA-02387 and ZON-62392 would no longer be needed.

The proposed development is generally in conformance to Title 19 requirements for the R-4
{High Density Residential) zoning district and with generai development standards for residential
uses. If the proposed General Plan Amendment and Rezoning are approved, all setback, height
and density requirernents would be met by the proposal. Although the residential adjacency
standards do not apply to development on this site, the lower grade of the site refative to adjacent
tands ensures that the height of the buildings will not block views or create constant shadows
threughout the daytime hours.

Ample landscaping is provided along the entire perimeter of the site, with 36-inch box [talian
Sione Pine and Swan Hifl Olive trees specified. These species are considered “bulletprool™ by
the Southern Nevada Regional Planning Coalition Regional Plant List and arc appropriate for
this area. Several pine trees were omitted from the south buffer area near the termination of the
emergency vehicle access. According to staff analysis, three additional trees are needed 1o meet
the minimum planting requirement along the south perimeter.  As a condition of approval, the
additional trees will be required to be added to the technical landscape plan reviewed for
building permit.

The building elevations indicate four-story buildings in the Parisian style that is similar 1o the
existing One Queensridge Place condominiums adjacent to the west of this site. The ground
fevels contain a stone veneer, with successive floors utilizing plaster exteriors. Colors vary
within an ¢arth tone palette. Portions of each building arc inset to provide fagade relief and
variation. Rooflines arc varicd between flat roofs and mansards with dormer windows.
Individual units feature balconies and flaor to ceiling windows. The number of studio, one, two
and three-bedroont units varies on each building Jevel. Units range in size from approximately
600 square feet 1o 1,250 square feet.

[ ss |
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Mora Laras

From: Chrystal L facobs
Sent: Tuesday, Jaruary 12, 2016 645 AW
;:i:]act: :;farnlt:rset Submissios - badland golf RECEIVED
Jan 192 2016
Caty of Las Vegas

Dapt, of Planning
-—-Original Meseage - P

From: yasmina@coxngl [mailtoryasmina@eox.net]
Sent: Tuesday, Janvary 12, 2016 12:09 A

To: Manning Internet Ermnail

Subfect; Internet Submission - badiand golf

Citizen Mame: Marwan Tokinddine, M.D.

Email: yagminadcexnet

IP Address: 68.227.23.98

Comments: Gear Mr, Periga;

I hava baen living in Queansridge on the Golf Course since 1957,

Are there any regutations or guidelines for toning? Who pretects the interests of individual citizens who were lureg
initially to buy in 2 cammunity for living in serene surroundings? We were lad to befieve that we are iving In an area
zoned for @ goif eourse. Or may be individual citizen's interests and rights da not matter any more, [ was under the
impression that Piannming and Zoning regulations are lnplemented and enforced to protect the beautiful communities of
the Las Vagas valley to ensure that Las Vegas stays a better place to live and work. Imagloe if all the current golf courses
are converted to hlgh rises and condensed living apartments. Please, do not take part in converting 1as Vegas to slumsl

Date: 1/12/2016 12:08:15 AM

ahmittad atier Nnal agents

‘gqatn P

vate i3 01 uemg&,11

ROR025768
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Cay of Lz Vepem

Department of Planning
Developones Seovices Ceater
233 Nonh Ranctip Drive, 3 Pioer
Les Vegos, Novada 859106

Return Sepvice Requested
Officiat Notice of Public Hearlng

If you wish o flle vour prolest or oupport on this reques, check the
sppropriate box below and renrn thie cund it an envelope with portage to the
Depamugent of Plsnning ak the addnes Fiztad sbovo, fox L9 dide of this card to
(702} 454-7499 or make youoo commenly a www. livugasmevadeyoy, 1 you
would like 1o comtacl yourComcIIanmmﬂm pde-umm.llﬁmjmm

1 SUPPORT 1 LoPPOSE

this Requear ks Request
Please uge avaitable blark spate on card for your somments.
GPA.62387 & ZON-62392 & §DR-62393 [PR]- 62'}*.26j
Manaing Comindssicn Mecting of 1/]2/2016

(18 LROGHPI aulas

RECEIVED

JAN 408

City of Laa Vegas
Dept. of Plapning

1aRRL A1 Tt DPASCAAT
ENGELSTAD BETTY TRUAT
ENGELSTAD BETTY TAS "

03 ALTA DR r7g2

LAS VEGAS NV 89848582

BBty el I gty gl e bt

e L

Wuip

RORO025769
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RECEIVED
S 6 2008

Gentlemen, City of Lag v
Dept. of Flannge

january 4, 2015

I strongly appose the proposed development as shown on the attached notice.

First of all, 1 believe it is totally wrong to change the use from a golf course to rasidantial housing.
Peopla surrounding the golf bought into their developments with the belief that they had golf course
views ang fived in a golf course planned community. Butan eves bigger issue s the large increase in
density. Gaing from 7 units per acre to 41 plus units per acre is totally insane.

Fatso believe the fawsuil, as shows in the attached article from the Revigw Journal, has complete merit
and a number ofissues are presanted in the article. Until this lawsuit is settled in the proper legat
channels, the Clty of Las vegas should NOT be involved in any hearing retated to the subjact property.

Thank you for yeur consideration of aur comments.

ol —

Terry and Cheryl Holdan
9101 Alta Or. #1602
Las ¥egas, NY 89145

City of Las Ve
D::pnmm:rTl nf%lmmning Hg‘ mrmmu
Develogment Servico Conter FAID
331 Moeth Ranclio Drive, 1 Moot Las vogos, WY
L.as Vegas, Nevada 89108 PO M2, 160
Relurr Service Requested
Official Notice of Public Hearing J
1y ’
/ {
o é 5 QM RECEIVED
X T 6 20t
@iy of Lag Vagy

I
Dept of Pfanning

Ape, vheck e

 wilh pustage o the

Lhig siree 0f this card o

vepasnevadogov. IE vou

please call (702) 229.6405. 13832213170 Capa: GPA-LIET

If you wish tu file your prowst or suppon o this
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City of Las Vegny

Copartiment of’ Mlinning
Duvclopmen Servicer Conger

333 Nonh Rancho Drdve, 3 Floor
Las Viegas, Nevada £9106

Return Service Requested
OiMicial Notice of Public Hearlng

N

I you wish [0 lile your protest of suppon on his pegeesl, check Uk
appropriate box below and resm this cend in an envelope with postage to L
Department of Panning ot the ndklress Hited thave, Fax this sike of this eand ta

102y 464 199 or make your at wuer lasvey ndp.gov, I you
would like 10 voniaet your Councll Representative, plense coll €702 229-6408,
| SUERORT | OPPOSE
iz Revuesi thit Mequest

Please uie available iank spiace on card for your comments.
GPA-G13RT & ZON-62392 X SDR-62393 [PRI-63216]
Plutning Commission Meeting of 1/12/2016

) 115 L.RDGNFPI 89145

PREATEND
LA Podagn
PAID
Lo Vage,
RECEIVED ——
JAN 6 205
Clty oF g
Dept of E?e":::fs:: )
Cunm; QPALTH?

12032213168
THOMAS STEVEN & KAREN TRUST
THOMAS ETEVEN C & KAREN P TRS
9820 WINTER FALACE DR

LAS VEGAS NV 831458638

RS (TR BT TR S TR

nfpimitted after vl agenda.

-

ROR025772
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City of Los Yegas

Trepanment of Plantning.
Davelopment Services Cener

313 Morth Bancha Orive, 2 Floer
Lag Vegae, Novats 89105

Return Service Requested
Official Notice of Public Henring

i oyou wish 40 file your protest or soppon an 1his requedt, check the
apprapriaie box below and nturn this card in am envelope with postaga 1o the
Detparimenl of Manning ut the addeess Acied abhave, fax this side of this cand 1n

{702) 4847499 or make your at www. lasvegatoevide gov. if you
weantd fiku te contect your Council Represepiative, please call (M2)228-64D5,
| SUPPORT 1 OPPOSE
this Request this Rogucst

Please use available blank space on ¢ard for your comments,
CPA-62187 & ZON-62392 & SDR-61303 [PRI-62226)
Plapning Cormmission Meeting of 1/12/2016

115 LROSGNPT BAtLdE

RECEIVED

AN 8 208

City o1 Las ve
Bapt »r Pfanngk:;

1321312
JANDOZ JAMES P JR
103 ALTA DA v205
LAS YEGAS N 8R143

Hepdealgb el lrge el it e gt

23-4(P

RORO025773
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This \W?‘l(d B o clear 1‘0;;5

City of Lay Vegas s]rbe

Depanmeni of Planntfag fe) 0?% ? ?ﬂ.be ' E?"m
Development Services Conier Puringe
133 North Rancha Brive, 37 Foor . l“"l"’m
Las Yegas. Hevada 87106 www"” . l-' lmt 0 Mmm

Return Service Requested C'!L
Offfclsl Notice of Public Hearing  \a, Qg oL .

AN § 2015

Gity of Lag Vegaz
At of Planning

I you wish to ik your prowes; ar suppore o (his request, check the
*pprofridic g belvw and refim this cand i om envelope with posage (a the

Deparimert of Pleasing at the dildress listad oo fax this sida of thic card to 13832213084 Co: QPA-4207
(702) 462- 7490 o make your comments al wuw bisvegaenevada.gov. If you WOVACH PETER & MARILEE S LtV TR
wonbd like: to contoet your Counci! Reprosengutive, plegse call (702 229-6405, KOVACS FETER & MARILEE 5 TRS
Jtd ALYA DA 9405

1 5IYGRT ORPOSE LAS VEQAT MV Ba148

this Roquest thrs Retuest
Please use availabic blank spasgon card for your sominenis,
GIA-S2I8T & TON-LX92 & SDR-6203 [PRI-62226] )
Planning Commission Meeting of 1/1 22016

118 LROGNPI 89145 e Rl 5o gy g B e

3044 P

ROR025774
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Jan 0B 1800453 Rabes Opportunity Fund 702 8R4 B1KD pi

RECEIVED

City of Loz Vegsa r

- AN B 2006 poy
agaz"::;'};m&"ﬁ%“‘f City of Las Vi Durngrs Tﬂ 63 ,Q“ %

3 h Ranch 3% Floar t 45 Yaqas
Lan Vegas. Nevads 9300 De!;: of Plaaning D L A hj_cf (u‘ﬂ/ 4 udos gt
Return Service Requested
Officil Notics of Public Hearing 40 1 (ovrie NOT St
T

‘puavf—fﬂrmj;‘- 6%&1@{ ‘}’é
260 Iyl unazc;fﬁér’ﬁ

If you wish w filc your protest Gr support on this Tegoest, thegk the *
approprisie box delow and wen tis cacd in 46 envelope with postags o the
Peparument of Planeing o to mbdress Liated s, Fex (s ik Of this cant te

13090 Cag: SPANTNIT
{702} 464-749F o maks ¥ QUr comments a www_ Insvegsinovadegor. If you oJ OB HEVADL TRUST
wiuld like Lo contact your Councit Repraventaiive, pleass esl (702) 229.6408. - migne%m on

D | SUPPORT m [OFPOSE RAS VEGAS NV 2ARE

this Roquest his Reques:
Please uss availeble blook space dr card for your commens,
CPA-62367 & ZON-62392 & SDR-63393 [PRI-62226) 3{.‘. Yl P
Planning Commvisgion Mecting of 14122016

118 LRASNET avims St El el g nngablLegegeo ety Do flg by 8 a4
RORG25775
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Jao. 67016 10:308K  One Queensridge Place HOhg ﬁdnmng_ Cpaale: 1l P 141
RECEIVED

ity of Lag Vea : Cavt G4 uu FRogalies i i 0f s

mgsmmy JAN 8 20i6 Pridass he hon Dibwed { Lobnei o/

?jsﬂmﬁﬁf Floee City of Lae Vegas Lob} o Of - U1 b“"‘“’q ) y
Retum Serviee Roqueny’  do mt rgtratout ot Commi

Offical Notkeo of Public Hearing. e meidt, try Culltry, 1 Dlots @ reopas
..,~ "'{"\”T 1 morally Fo ntow s pPociee hto
hot  pien ety trioed

2. U);m & mqu;.‘ [ X wede 1 do vaerh
Cee hod G Sufeld emlts 1 Qarke by
18 bntogd e o e Cpakny,

I yor wish > file your peotest of support on Bt zequest, check the ;
APRUpRE bex below tnd yetun thix card £ an envelsps with posmge & the S Lot} Pver e prgrsesd é"’('-;*ﬁl

of Phwining at the nddemsa Hated above, fax Biia side of thls cadio T3eAZ2I0TE Case: GPL-aRET
£707) 4547499 or make your & wow Iy vegstnavada gov. 1 you SADOFF LAURENCE AL & PATRIGA L,
wvoudd Likes o comtset your Comgedl Reprossptativg, pletoe cll (023 229-6405. 9143 ALTA DR #1002
- ) LASVEQAS K BOtiE g rd !
ISUPRORT 10PFOSE be cttbic b g Pl heldim
this Raguest 'A this Request :

Please use yvailable blank space on card for your comments, EX -Dt\-?tapm-,:) 1 ;.‘ ,I;.-‘JM;_W;C{ bb.wrh\rﬁ_ .

GPA-62187 & ZON-62192 & SDRG2WS [PRIGINE oo hondiry g & Corront By,
Flanning Commission Meating of 17122016 . bw , af ) )
115 LROGHMPT @914k BV 1 F o aan g Py Sy o ovs Pt by e 0y

2-4) P

ROR025776
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JanOF 1602:15p Slave Shaw 02406822 p1

ngz DID NOT SWE NIIE TO SuflEsvepliis
City of Lo Vegas H‘Dm OWNERS An( Dy Mot D‘WSE' ]
Dovsiommen St THAT LOWE o AS THE PoR%o0) Reautvi e
Drven s s T AmalOMev TO MASTEL, N‘ ’:LE;SGN‘-? oy
Was Compucir { :
Ofieial Notive of Puble Hooting LORAUGEVE- CTIDI , THE SITYS
LiCK oF —rgms?ﬂ&ewam D PR RE
4| To e FuLL D15eLESvRE (3
| ourrpesTuS THS DEVELOTER HAS
. Qe TR f1E Cand MPRFUUNTE A
I your wizh to file yowt grotst or suppon x:.hs eequest, check III:WO\’/ ‘U% PLJ\')JMDB CDEPT' v

appwopriate bon belew wnd et Uhis card in an envelope with posinge w the

Drepartmentaf Planndng a) the addices listed abowe, Tax Uhis s1da of B cacd to 13035213100 Gas GPA-2F
{742} 469-F49% or make Your camments ab www Jusvegasaevada,pov, (F you SHAW STEVEN | & JAN M FAMLY TR
would like & contact your Councl Representative, pleusc call (702) 229-6¢@RISC 1Ty SHAW STEVENL & JaN M COTRS

101 W ALTA Dt 41404
 SUPPORT 10PFOSE LAS VEGAS iV BO14S 86
s Request shis Request JAN T 2016

Please use avaitable blank spade on cord for your comments, .
GPA-62387 & ZON.62392 & SDR-62393 [PRI-62226] ity of Las Vegas .-L' l P
Planning Commission Meating of 112/2056 Dept. of Planning

145 LROGHPY 28145 LT 1t BT L UL B P S S TURR
City of Las ¥ © R At /
St g Dovelofed Shys e Wil

Devolopment Services Conloy

333 Nomih Rangho Diive, 3* Flonr T);,U( LD A SEORTS STAMUM

Las Yegas, pevads 52106

o ey COMLEY O THIS CROPAE
L ice of Pablic Hearing “,: DU/ DO,U"‘P f]f'ppaL)‘JG [S

L Gtk Dé—M'S:T‘Y Provosat - 1S

_ RECFEL
CTHAT TRve S
SAN 7 2006
M you wigh w file your pidest or sppors on Unis regsest, shek the City of Las Waspian
apreepriate box helow and riusn this caxd in v envolope with postage 1o Ihe Dept, of Phartolig
Depatiment; of Planalng at the acdiness Haied above, fex ihis side of this sond Lo . .
(702) 4647499 o1 make your at ww_ lasvegusnevada. gov. (€ you 259145 of g5k
wankl Fhke ta contact your Covncil Repweserdative, pleoss cal] (702) 239- 6405, aa ) L L g
§ A LAM bt FAMLY Trt
I SUPFORT 1QPPOSE . BT TS TE:
This Retuest Ihis Request 101 ALTA G JTd08
Plense use available blank sp n for your eormments, . LA-S veeas W G948
GPA-62387 & LON-62392 & SDR-62393 [PRJ-622261 -l after gl agei-

Planning Commission Maeting of 112/2016 )
acte ity nenida) -L’ l
et

145 LROGNPT B3145 1 [E I BLYE [ R U G R (L T H I
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01709/2¢:16 23:98 PAX

@oat /oL

Cily of Los ¥nga

Departmant of Flanning
Development Servicen Center

32 Morth Rancho Drlvs, 3% El00r
Las Ve, Mewnds 82105

Retuen Service Kequested
Official Notice of Pul:l!e Hearing

i you with o fle your peotest or support on this eequest, cheek the
appreprinie box. balow and relum this cord in an anwilope with postsge to the
Depirunent of Flinaing ot the nddress Capsd Mw. Fax thia uldsm' mi(wdlo
(702} 454-T49% or maka your ty at wew. L

would Wxa to coninct your Councli Repacseniaive, pm:ln rrcm 229-6405.

1SUPMRRT 1PHOSE

this Koqvast s Request
Plaass uxe avaifnbls binnk spats on cand for your eomiments.
GIPA-HZIB7 & ZON-62392 & SDR.62393 [PRI-62226)
Planning Commission Mesting of i/12/2016

1iF RREGHNFL a3id4s

RECEIVEL:

e

JAN 11 2016 PAID
L Vgas, 1
Liky of Las Vegas Paratn v

Dept of Blanning

Oppose- Pl ~(2367, Chamimy optn
Pt o Fn.{,h denady housin vish ksl
Lrust & Lag Ut’j#s MQ&JGA«; %.,

eY'PE""‘N‘] ‘HJE Cg‘l‘r Fﬁ rm.ni«m f{'.‘n

Commek nents o ~Lpe ;,JAGF‘S

18010 Ctie OPA-22357

HOPWHTZ DAVIDL & G REV UV TA
HORWATZ CAVIDL & GLORATRS
9101 ALTA DR W62

LAS VEGAS MY Do148

lllill' Tl lll l“'!l yyll ] t“' | rl\lii wypln the |$Iu I '!l'tu' il

surttted atter inad wgeiy-

Talg dﬂfﬂl “a"%‘?’“ 3q‘ql P
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COMPANIES 4

March 19, 2015

M. Tom Pourge

Planping Direclor

City of Las Vegay

Aa! GPA-G23B7/T0ON-6139 2/5DR- 62337

Cear Mr. Ferlgo:

Pursuant to our discusshans over the last twa weeks, plaase accapt this a5 request to abey GPA-623B7,/20N-52392/5D-
62393 fram the 8{12f16 Planning Comnlssion meeting until the §/10/16 maeting. inasmuch as this s (he thind
abeyance request, wa recagniza that spacil fustification is required for this request, We bafieve that apayance is
necessary becausa the subjeci appifcations are inharantly related to MODG3600 /GPA-5159%/20N-61601ADIR-G3E02,
which have sgparately hean requostod to be abayed to the 5/10/16 reecting, Furthermore this abeyarce provides the
tme for additlonal discusstons with neighbars thru Apell and early May. Accargdingby, abeysnce of the subjact
applications affords the best opportusity to have 4n Informed bearing on 2t ralsled Issues at the #lanning Commislon
an 5/10{16.

Yaurs Lruly,
C:?g Aol o~
Frank Pantrat \/

As Manayer af EHB Companies LLE,
§he Manager of X80 Land Cn. LLC,
Seventy Arres LLC and Fore Stars Lid,

RECEYED
1225 Sgueh Fort Apache Aoed, Sulte 120 o e
tas Vegas, MV 00117 MAR 73 0y
702.940.6530 / 702.840.5931 Fax ity o it
Ji DT
Submitioct atter il agends Viewsn, o we .

AGENDA ITEMS 22-24
Datv g1 200 22-74 04M 2116 PC MEETING

ROR025795

25921
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Cily O»s LM V%M Agenda item No.: 52.

AGENDA SUMMARY FAGE - PLANNING

Scott b Widney PLANNING COMMISSION MEETING OF: APRIL 12, 2016
DEPARTMENT: PLANNING
DIRECTOR: TOM PERRIGO [(censent [<) Discussion

MOD-63600 - MAJOR. MODIFICATION - PUBLIC HEARING - APPLICANT: 130 LAND
CO, LLC - OWNER: SEVENTY ACRES, LI.C, ET AL - For possible action on a request for a
Major Modification of the 1990 Peccole Ranch Master Plan TO AMEND THE NUMBER OF
ALLOWABLE UNITS. TO CHANGE THE LAND USE DESIGNATION OF PARCELS
COMPRISING THE CURRENT BADLANDS GOLF COURSE, TO PROVIDE STANDARDS
FOR REDEVELOPMENT OF SUCH PARCELS AND TO REFLECT THE AS-BUILT
CONDITION OF THE REMAINING PROPERTIES on 1,569.60 acres generally located east of
Hualapai Way, between Alta Drive and Sahara Avenue (APNs Multlple), Ward 2 {Beers) [PRI-
$3491]. Siaffhas NQ RFCOMMENDATION S

C.C.: 5/1872016

PROTESTS RECEIVED BEFORE i APPROVAL.S RECE]VEB BEFORE.:

Planning Commission Mtg. Plannmg Comrmssmn Mtg 2 ]
City Council Mtetmg e Mlty:Coun lMueting : : rﬁ:‘

RECOMM ENDATION* .
Staff hias NO REC OMM EN DATION

BACKUP DOCUMEQTATION. -

1. Location and Aerial Maps
2. Abeyance Request Submitted by - EHB Compames MOD-63600 GI’A-63599 ZON-63601
and DIR-63602 [PRJ-634917 .-

3. Staff Report- MOD-63600, GPA-—63599' and ZON- 63601 {PR]J- 63491]

4. Supporting Documentation- MOD- 6360{] DI R 636{}2 ‘GPA-63599 and ZON-63601
[PRI-63491}

5. Photo{s} - MOD-63600, DIR-63602, GPA-63599 and ZON-63601 [PRI-63491]

6. Justification Letter

7. Peccole Ranch Master Plan

8, Protest/Support Postcards - MOD-63600 and DIR-63602 [PRJ-63491]

9. Submitted after Final Agenda - Abeyance Request and Telephone Protesi/Support Log for
MOGD-63600, GPA-63599, ZON-63601 and DIR-63602 {PRJ-63491], Protest Email for
MOD-63600 and GPA-63599 [PRI-63491} and Protest/Support Posteards for MOD-63600 and
DIR-63602 [PRI-63491]

Motion made by TRINITY HAVEN SCHLOTTMAN to Hold in abeyance ltems 17 and 18,
22-24, 52-55, 7274 and 80 to 5/10/2016 and Withdraw without prejudice llems 26 and 27

ROR025813

25922

25899



0;17 0&5 Lﬁ/& v% Agenda ltem No.: 52,

PLANNING COMMISSION MEETING OF: APRIL 12, 2016

Passed For: 7; Against: 0; Abstain: 0; Did Not Vote: 0; Excused: ¢

CEDRIC CREAR, GLENN TROWBRIDGE, VICK! QUINN, TODD L. MOODY, TRINITY
HAVEN SCHLOTTMAN, GUS FLANGAS, SAM CHERRY: (Against-Nong); {Abstain-None);
{Did Nol Vote-Noane), (Excused-None)

ROR(25814

25923

23900



0 1,000 2,000

CASE: MOD-63600 (PRJ-63491) e ! -t
RADIUS: 1000 FEET FROM PHASE | AND Il N
GENERAL PLAN OF SUBJECT PROPERTY: PR-OS (PARKS/RECREATIONIOPEN SPACE) —‘L

PROPOSED GENERAL PLAN OF SUBJECT PROPERTY: DR ({DESERT RURAL DENSITY RESIDENT IAL;
AND H (HIGH DENSITY RESIDENTIAL)

RORO25815

25924

25901



CASE: MOD-63600 (PRJ-63491) p———
RADIUS: 1000 FEET FROM PHASE | AND il H
GENERAL PLAN OF SUBJECT PROPERTY: PR-O5 (PARKS/RECREATION/OPEN SPACE) “L'

PROPOSED GEMERAL PLAN OF SUBJECT PROPERTY: DR (DESERT RURAL DENSITY RESIDENTIAL
AND H (HIGH DENSITY RESIDENTIAL)

RORO25816

25925

25902



COMPANIES

March 25, 2016

Mr. Tum Parrigo
Plarning Cirector
City af Las Vegas
333 M. Ranche Dr.
Las Vegas, NY 88106

AE: Abeyance request for MOD-B3600, GPA-G3599, 2O0N-G3601 and DIR-63602

Dear Mr. Perrigo,

Pursuant to eur discussions over the past two weeks this is an Abeyance request for referenced from tha April 12 to
the May 10" Planning Commissiors Meeting. This request is for the purpase of providing mare time for continued
commurications with our neighbors. In this regard, we have two pabilicly noticed meetings already schedufed with the
neighberhond, ane on March 28 2016 and the ather on April 4, 2016, with individually scheduled meetings with
neighbars being oitered thraugh the munth of April. 1tis In everyone’s best interest that gl neightiors are given ample
epporiunity ta understand the groject in its entirety before any public hearings are held before either the Planning
Commissian or the City Courscil. Thank yau In advance.

Yours truly, ) //j
e
'&:":'_—:’,7% - )

e X o *
Frank Pankratz N 7
As Manager of EHB Companies LLE,
the Managerof 180 tand Co. LLG,
Seventy Acres £L.C and Fore Stars Ltd.

1215 Sauth Fort Apache Road, Suite 120
Las Vegas, NV 89117 .
H02.940.6550 / 702.940,6931 Pax MAR 75 20

AGENDAITEMS 52.55 -
04/12/16 PC MEETING
ROR025817
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AGENDA MEMO - PLANNING

PLANNING COMMISSION MEETING DATE: APRIL 12, 2016
DEPARTMENT: PLANNING

{TEM DESCRIPTION: APPLICANT/OWNER: 180 LAND CO, LLC, ET AL

 STAFF RECOMMENDATION(S) “*

| CASE. o — E - T rEovien ror
e | Rscomwewenoy | My
MOD-63600 | Staff recommends NO RECOMMENDATION.
GPA-63599 | Staff recommends NO RECOMMENDATION. MOD-63600
MOD-63600
ZON-63601 Staff recommends NO RECOMMENDATION, GPA-63590
s8]
RORO25%18
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Y STAFF REPORT »7

PROJECT DESCRIPTION

The applicant is proposing to redevelop the 250.92 acres {referred to in the applicant's
documents as “the Property”) that make up the Badlands Golf Course at the southwest corner of
Alta Drive and Ramparl Boulevard. This area is subject to the Peccole Ranch Master Plan
{hereafter, “the Man™), which was adopted in 1989 and amended in 1990. Since thal time,
numerous developmental changes have occurred in the Plan area without a corresponding update
to the Plan. With an aim to rectify the inconsistencies of the Plan and to add residential units ta
the Property, the applicant is requesting a Major Modification to the Peccole Ranch Master Plan
to memorialize the as-built condition of the existing propertics on the overall 1,569-acre site and
1o change the land use designation in the Plan from Golf Course/Open Space/Drainage to Single-
Family Resideniial and Muiti-Family Residentizal.

Specifically, the number of allowable residential units is proposed to increase. An associated
development agreement proposes standards for development of the golf course property in two
catcgories: R-E (Residence Estates) for single-family residential uses and R-4 (High Density
Residential) for multi-family uses. In addition, the Plan would be updated through a Major
Maedification to provide additional drainage infrastructure, which would remove some existing
properties from federat flood plain designation. No new commercial is proposed within the Plan
area.

[SSUES

= The Badlands golf course was enlarged from the 1990 Peccole Ranch Master Plan (184 acres
to 250 acres) without modification of the Plan and built in a different location than was
shown on the 1990 plan.

+ If approved, the prior General Plan Amendment (GPA-62387) and Rezoning (ZON-62392)
requests would be subsumed into this General Plan Amendment and Rezoning proposal.
A Major Modification of the Peceole Ranch Master Plan is requested.
A General Plan Amendment is requested to change the General Plan land vse designation of
the Property frem PR-OS (Parks/Recreation/Open Space) to M (High Density Residential) on
the east 67,22 acres of the Property and to DR (Desert Rural Density Residential) on the
remaining 183,70 acres of the Property.

¢ A Rezoning is requested to change the zoning designation of the Property fiom R-PD7
(Residential Planned Development — 7 Units per Acre) to R-4 {High Density Residential) on
the east 67.22 acres of the Property and to R-E (Residence Estates) on the remaining 183.70
acres of the Property.

RORG25819
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s A related development agreement is to contain a unique set of development standards for the
development of property in the proposed R-4 and R-E Districts. The analysis and report for
ihe development agreement will be under a separate Director’s Business ftem (DIR-63602).

s The proposed amendment would ablow for up to 3,020 multi-family residential units to be
built on the east £7.22 acres of the Property.

s The proposed amendment would atlow for up to 60 single family residential estates fo be
constructed on the west 183.70) acres of the Property.

*+  No new commercial is proposed.

BACKGROUND INFORMATION

Related Relevant City Actions by P&D, Fire, Bldg., ete. .

12/17/80

The Board of City Commissioners approved the Anncxatton {(A-0018-80) of
2,243 acres bounded by Sahara Avenuve on the south, Hualapai Way on the
west. Ducharme Avenue on the north and Durango Drive on the east. The
anncxation became effective on 12/26/80.

05/20/81

The Board of City Commissioners approved a Rezoning (Z-0034-81) from N-
LI (Non-Urban) to R-I (Single Family Residence), R-2 (Twoe Family
Residence), R-3 (Limited Multipte Residence), R-MHP (Residential Mohile
Home Park), R-PD7 (Residential Planned Development), R-PD8 (Residential
Planned Development), P-R {Professional Offices and Parking), C-1 (Limited
Commercial), C-2 {General Commercial) and C-V (Civic) generally located
notth of Sahara Avenue, south of Westcliff Drive and extending two miles
west of Durango Drive. The Planning Commission and staff recommended
approval. This application included a *gencralized land use plan.”

05/07/86

The City Council approved the Master Development Plan for Venetian
Foothills on 1,923 acres generally located north of Sahara Avenue between
Durange Drive and Hualapai Way, The Planning Commission and staff
recommended approval. This plan included two 18-hole golf courses and a
EQ6-acre regional shopping center. [Venelian Foothills Master Development
Plan]

The City Council approved a Rezoning (Z-0030-86) to reclassify property
from N-U (Non-Utban) {under Resolution of Intent) to R-PDM4 (Residential
Planned Development), P-R (Professionat Offices and Parking), C-1 (1.imited
Commereial), and C-V {Civic) on 385.00 acres generally located north of
Sahara Avenue between Durange Drive and Flualapai Way. The Planning
Commission and stafl recommended approval. [Venetian Foothills Phase

Ongj

S5 |
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Related Relevant City Actions by P&D, Fire, Bidp., ete.

02/15/8¢

The City Council considesed and approved a revised master development plan
for the subject site and renamed it Peccole Ranch to encumber 1,716.30 acres.
Phase One of the Plan is generally located south of Charleston Boulevard,
west of Fort Apache Road. Phase Two of the Plan is generally located north
of Charleston Boulevard, west of Durango Drive, and south of Charleston
Boulevard, east of Hualapai Way. The Planning Commission and staff
recommended approval. A condition of approval Himited the maximum
number of dwelling units in Phase One to 3,150. The Phase One portion of
the plan on 448.80 acres was subsequently rezoned (Z-0139-88). [Peccole
Ranch Master Development Plan]

04/04/90

The City Council approved an amendment to the Peccole Ranch Master
Development Plan to make changes related to Phase Two of the Plan and to
reduce the overall acreage to 1,569.60 acres, Approximately 212 actes of
land in Phase Two was planned for a golf course. The Planning Commission
and staff recommended approval. [Peceole Ranch Master Development Plan]

The City Council approved a Rezoning (Z-0017-90) from N-U (Non-Urban)
(under Resolution of Intent to mubtiple zoning districts) to R-3 (Limited
Multiple Residence), R-PD7 (Residential Planned Development — 7 Units per
Acre) and C-1 (Limited Commercial) on 996.40 acres on the east side of
Hualapai Way, west of Durango Drive, between the south boundary of Angel
Park and Sahara Avenue. A condition of approval limited the maximum
number of dwelling units for Phase Two of the Peccole Ranch Master
Development Plan o 4,247 units. The Planning Commission and staff
recommended approval. [Peceote Ranch Phase Two]

12/05/96

A (Parent) Final Map (FM-0008-96) for a 16-lot subdivision (Peccole West)
on 570.47 acres at the northeast corner of Charleston Boulevard and Hualapai
Way was recorded [Book 77 Page 23 of Plats]. The golf course was located
on Lot 5 of this map.

03/30/98

A Final Map [FM-0190-96) for a four-lot subdivision (Peccole West Lot 10}
on 184,01 acres at the southeast corner of Alta Drive and Hualapai Way was
recorded [Book 83 Page 61 of Platg].

03/30/98

A Final Map [FM-0008-96(1)]) 10 amend portions of Lots 5 and 10 of the
Peccole West Subdivision Map on 368,81 acres at the northeast corner of
Charleston Boulevard and Hualapai Way was recorded [Book 83 Pege 57 of
Plats].

07/07/04

The City Council approved a Rezoning (ZON-4205) from R-PD7 (Residential
Planned Development — 7 Units per Acre) and U (Undeveloped) IM (Medium
Density Residential) General Plan Designation] te PD (Planned Development)
on 20.10 acres on the south side of Alta Drive, approximately 450 Feet west of
Rampart Boulevard. The request included the Queensridge Towers Master
Development Plan and Design Standards. The Planning Commission and
staff recommended approval.

55 ]
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Relared Relevant City Actions by P&D, Fire, Bids., ete,

07/07/04

The City Council approved a Variance (VAR-4207) o allow a side yard
setback of 239 feet where residential adjacency standards require 570 feet on
20.10 acres on the south side of Alta Drive, approximately 450 feet west of
Rampart Boulevard.

07/07/04

The City Council approved a Site Development Plan Review (SDR-4206) for
a 385-unit condominium complex, consisting of two 16-story and two 18-
story towers with ancillary uses, clubhouse, and a 17,400 square foot, single-
story office building on 20.10 acres on the south side of Alta Drive,
approximately 450 fet west of Rampart Boulevard,

01/12/06

The Planning Commission accepted the applicant’s request 1o Withdraw
Without Prejudice its application for a General Plan Amendment (GPA-2069)
from PR-0S (Parks/Recreation/Open Space) to MLA (Medium Low Attached
Density Residential) on 6.10 acres at the southwest corner of Alta Drive and
Rampart Boulevard.

01/12/06

The Planning Commission accepted the applicant's request to Withdraw
Withewl Prejudice its application for a Rezoning (ZON-9006) from R-PD7
(Residential Planned Development — 7 Units per Acre) to R-PD7 (Residential
Planned Development — 7 Units per Acre) on 5.40 acres at the southwest
carner of Alta Drive and Rampart Boulevard.

O/12/06

The Planning Commission accepted the applicant’s request to Withdraw
Without Prejudice its apptication for & Site Development Plan Review (SDR-
8632) for a proposed 24-unit towrhome development on 6,10 acres at the
southwest carner of Alta Drive and Rampart Boulevard,

08/06/14

The City Ceouncil approved a Major Modification (MOD-53701) of the
Queensridge Towers Development Standards dated May 20, 2004 to amend
development standards regarding fand use, builling setbacks and stepbacks,
building height and patking on 20.10 acres on the south side of Alta Drive,
approximately 4 1{} feet west of Rampart Boulevard.

08/06/14

The City Council approved a Variance (VAR-53502) to atlow a 532-foot
building sctback where residential adjacency standards require an 810-foot
setback for a proposed 22-story residential tower on a 7.87-acrc portion of a
10.53~acre parcel at 91 [9 Alta Drive.

08/06/14

The City Council approved a Major Amendment (SDR-53503) of an
approved Site Devclopment Plan Review (SDR-4206) for a proposed 22-
story, 310-foot tall, 166-unit multi-family building and a single-story, 33-foot
tall, 17,460 square-toot office building on & 7.87-acre portion of a 10,53-acre
parcel at 91 19 Alta Drive.

06/18/15

A four-lot Parcel Map (PMP.59572) on 250.92 acres at the southwest corner
of Alta Drive and Rampart Boulevard was recorded [Book 120 Page 49 of

Parcel Maps).

[ ss |
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Related Relevant City Actions by P& D, Fire, Blds,, elc.

11/30/15

A two-lot Parcel Map (PMP-62257) on 70,52 acres at the southwest corner of
Alta Drive and Rampart Boulevard was recorded [Book 120 Page 91 of Parcel
Maps].

01412116

The City Council voted to abey requests for a General Plan Amendment
(GPA-62387) {from PR-OS (Parks/Recreation/Open Spacc) to H (High
Density Residential), a Rezoning (ZOMN-62392) from R-PD7 (Residential
Planned Development — 7 Units per Acre) to R-4 (High Density Residential)
and a Site Development Plan Review {(SDR-62393) for a proposed 720-unit
mukti-family residential development to the 03/08/16 Planning Commission
meeting at the request of the applicant.

03/08/16

The City Council voted to abey GPA-62387, ZON-62392 and SDR-62393 to
the 04/12/16 Planning Commission meeting at the request of the applicant.

Q3/15/6

A two-lot Parcel Map (PMP-63468) on 33.03 acres at the southwest comer of
Alta Drive and Rampart Boulevard was recorded [Book 121 Page 12 of Parcel
Maps}.

Morst Recent Change of Qwnerslip

04/14/05

A deed was re:corded for achange in owncrsh:p on APN 138 32 202-001.

11/16/15

A deed was vecorded for a change in owncrship on APN 138-31-702-002;
138-31-801-002 and 003; 138-32-301-005 and 007.

Related Bullding Permits/Business Licenses .

There are no building permits or business licenses relevant to these rcquests

Pre-dpplication Meeting.

Multiple meetings were held with the appllcane to discuss the proposed development and its
impacts, and the timelines and requirements for application submittal.

Neighborkood Meeting. .

03/28/16

A nelghborhood mectmg was hc[d a the Sunwast Hotc[ and Casmcu, 9090
Alta Drive, Las Vegas. There were 11 members of the development tcam,
183 members of the public, one Department of Planning staff member and
one City Councilperson in attendance. After attendees signed in, they were
offered a welcome letter and a hard copy of the videe presentation. The
developer’s representative prefaced the presentation of the development

proposal by explaining that the golf course will eventually be removed due to

RORG25823
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Nelghborkood Meeting

high maintenance costs and thal changing the zoning is a way to preserve the
tow density of the neighborhood but also 1o increase demand for housing and
commercial services in the area. The representative answered residents’
questions for 40 minutes, and then invited those in atlendance to visit any of
four stations where large informational boards were set up and additional
questions coubd be asked of the development team. Comment cards addressed
to the Department of Planning were placed on tables for attendees to pick up.

Concerns included the following;

* Residents purchased homes with the understanding that the goif
course would remain.

» Excavation: Grading cuts and fills would use existing earthwork
material, and therefore there would not be trucks moving dirt in and
oul of the development.

s The development agreement cafls for 24-hour construction, which
raised concerns over noise. A provisien would be added that no noise
would be generated during regular nighttime hours.

*«  Adding over 3,000 units would strain water resources and raise fire
and flood insutanee premiums.

Those in aticndance were overwhelmingly opposed to the project, including
amending the city’s General Man and rezoning of the golf course.

A second neighborhood meeting was held with nearby residents at the

00418 | Badlands Golf Club House, 9119 Alia Drive, Las Vegas.

Field Clhieck : : - S _
The overall site includes a mix of various uses, including single Family
residential of varying density, multi-family residential, schools, parks and

03/03/16 oiher civic uses, neighborhood commercial and a 27-hole public goif course.
A majority of the singie family residential areas situated around the golf
course are pated.

Details of Application Reguest

Shte Areg - L

Net Acres (MOD) 1569.60

Net Acres

(GPA/ZON/DIR)Y 250.92

ROR025824
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MODP-63600, GPA-63599 and ZON-63601 [PRJ-63491]

Sturronnding Existing Lond Use Per |  Planned or Special - i g PO
Praperty. Title 19.12° - Land Use Designation Ex:snng Zoning JJ_'JsIncr
Reagommarcial PR-OS R-PD7 (Resideatial
Subject Property (Outdoor) — Golf (Parks/Recreation/Open | Planned Development — 7
C Space) Units per Acre)
ourse
Muilti-Family
Residential GTC (General Tourist PD {Planned
{Condominiums) / Comrmerciat) Development)
Club House
Hotel/Casino SC (Service C-1 (Limited
Office, Medical or Commercial} Commercial}
Morth Dental
. R-PD7 (Residential
[1;: is?&dg;?eg:l{) Planned .Dcvclopmcnt -7
Single Family, Units per Acre)
Detached MLA (Medium Low R-PD{{} (Residential
Attached Density Planned Development —
Residential) 10 Units per Acre)
Office, Other Than 8C (Service C-1 (Limited
Listed Commercial} Commercial)
. . ; R-PD7 (Residential
Single Family, ML gmed”’"m qu Plansned Development — 7
Detached Drensity Residential) .
Units per Acre)
South n T
. . R-PD 10 (Residential
Single Family, Planned Development
Attached M (Medium Density For Levelopment -
Residential) 10 Units per Acre)
Multi-Family R-3 (Medium Density
Residential Residential}
; PD {Planned
Shopping Center SC (Service Development)
Office, Other Than Commercial) C-1 (Limited
Listed Commercial}
East Mixed Use CjC (Genf?ra! C:-2 (Genc?ral
Commercial) Commercial)
Utility Installation PF {Public Facilities) C-V (Civic)
. _ . . R-PD0 (Residential
Single F
mf tfacE::illy’ M (ﬁzg;:lz;l“g‘? sity Planned Development —
10 Units per Acre)
ROR025825
25934
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Surrounding -Existing Land Use Per | - Planned or Special | . . . L
Property Title 19.12 Land Use Designation | EX58 Zoning District
. . 8F2 {Single Family
Single Family, Detached — 6 Units per
Detached
Acre)
West Golf Course P (Parks/Open Space) §j P-C (Planned Community)
s MF2 (Medium Density
Multi-Family Malti-family ~ 21 Units
Residential
per Acre)
-‘Master Plan Areay -Compliance..
Peceole Ranch Y
Special Purpose ond Overlay Districls =~ T o Compliance
R-PD (Residential Pianned Development) District Y
PD (Planned Developmer_lt) District Y

:Qther Plans or Special Reguirenients: .| Corplianice |
Trails (Pedestrian Path — Ramgpart) Y

Las Vegas Redevelopment Plan Area N/A
Project of Significant Impact {(Development Impact Netification Assessment) Y
Project of Regional Significance Y

DEVELOPMENT STANDARDS

Pursuant to the relared Development Agreement (DIR-63602) for redevelopment of the
250.92-acre golf course (“the Property”), the following standards would apply if approved:

Praposed R-4 lots:

Standard - Title 19 Standards - Proposed
Min. Lot Size 7,000 ST 7,000 SF
Min. Lot Width N/A N/A

Dweliing Units per Acre

Limited by heightand | 45 dufac (Development Area |)
underlying General Plan | 60 duw/ac (Development Area 2)

designation 36 dufac (Development Area 3)
Min. Setbacks
s Front 10 Fest All buildings shall be set back
s Side 5 Feet at least 60 feet from any
» Corner 5§ Feet existing residence
» Rear 20 Feet

ROROZ5826
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Stendard Yivle 19 Standerds Praposed
. _ i . N/A, except as Festricted by

Min. Distance Between Buildings Unlimited conditions of approval of SDR
Max. Lot Coverage N/A N/A
Max. Butlding Height—-

¢ Upto 4 stories - 55 Feet

*  5-0 slories 35 Feet 75 Feet

*  Towers {7+ storics) 250 Feel

Max. Accessory Structure Height

2 Storics/55 Feet or the
height of the principal
dwelling unit, whichever

Height of the principal dwelling
unit

is less
- Sereened, Gated, w/ a Screened, Gated, w/ a Roofor
rash Enclosure Roof ot Trelli Treli
oof or Trellis rellis
Mech. Equipment Screened Screened
Proposed R-E lots:
Stondard b o Title 19 Spandards . .. Proposed
Min. Lot Size 20,000 SF 43,560 SF
Min. Lot Width 100 Feet N/A
Max. Dwelling Units per Acre 2.18 dufac 0.33 dufac
Dwelling Units per Lot I i
Min. Setbacks
s Front 50 Feet All buildings shall be set
*  Side 10 Feet back at least 60 feet from
» Comer 15 Feet any existing residence
= Rear 35 Feet
Max. Lot Coverage N/A N/A
Max. Building Height 2 Stories/35 Feet 3 Stories over

Basement/50 Feet

Max. Accessory Structure Height

is less

2 Stories/35 Feet, whichever

Lesser of 3 Stories/50 Feet

Patio Covers

15-foot setback to side, rear
and corner side PL from posts

5-foot setback from all
propeaty lines

B

" Permidied Den

R-PD7 (Residential Planned
Development — 7 Units per
Acie)

7.49 dufac

ROR025827
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Proposed Zoning Permitted Denstty (proposed) Units Allowed
R-4 (High Density . . .. .
Residential)* Unlimited, except by height Limited by height
R-E {Residence Estates)* ] du/ac 183
Existing General Plan Permiited Densify Units Aliowed
PR-OS
(Parks/Recreation/Open N/A None
Space) _
Proposed General Plan Permitted Density- Units Allowed
H (High Density Residential) Unlimited Unlimited
DR {Desert Rural Density
Residential) 2.49 dufac 457
*The R-4 and R-E Districts are as proposed by the Major Modification.
 Funciional - _ Actaal Compliance
Street Nome Classification of | Governing Document | Street Width | - with Street
' ' SSreetsy | . (Fees |~ Bection
. .. Master Plan of Streets
Rampart Boulevard Primary Arterial and Highways Map 100 Y
. . Master Plan of Streets
Alta Drive Major Collector and Highways Map 84 Y
ANALYSIS

Since the original approval of the reclassification of property (Z-0017-90) that created the Peceole
Ranch Master Plan Phase Two area, there have been numerous land use entitlements processed
within the overall Master Plan area. Entitlements have ranged from Site Development Plan
Reviews to establish Residential Planned Development (RWPD) zoning district development
standards to the amending of the City of Las Vegas 2020 Master Plan and City of Las Vegas Zoning
Atlas, Past land use entitlement practices have varied in respect to proposed developments within
the Peccole Ranch Master Plan Phase Two area, specifically in regards to the means by which
previous developers bave been able to ptopose development with or withoul an associated
modification of the Peccole Ranch Master Plan. Since adoption of the 1990 Peccole Ranch Master
Plan the property was developed with deference to the Plan.

FINDINGS (MOD-63600}

Additional time is needed lo review and evaluate the Major Modification and associated
Development Agrcement (DIR-63602). Therefore, no finding can be reached at this time.

LSS ]
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FINDINGS (GPA-63599)

Section 19.16.030(1) of the Las Vegas Zoning Code requires that the following conditions be met
in order to justify a Ceneral Plan Amendment:

I The density and intensity of the propesed General Plan Amendment is compatible
with the existing adjacent land use designations,

The proposed General Plan Amendment is dependent upon actions taken on the associated
Major Modification to the Peccole Ranch Master Plan and Devclopment Agreement. As
additional time is needed for review of these submitted documents, no findings can be
reached at ihis time,

2, The zoning designations aliowed by the propesed amendment will be compatible with
the existing adjacent Iand uses or zoning districts,

The proposed General Plan Amendment is dependent wpon actions taken on the associated
Major Modification to the Peccole Ranch Master Plan and Development Agrcement. As
additional time is needed for review of these submitted documents, no findings can be
reached al this time.

3 There are adequate transporiation, recreation, ufility, amd other facilities to
accommodate the uses and densities permitted by the propesed Genreral Plan
Amendment; and

The proposed General Ptan Amendment is dependent upon actions taken on the associated
wajor Modilication to the Peccole Ranch Master Plan and Development Agreement. As
additional time is needed for review of these submitted documents, no findings can be
reached at this time.

4, The propesed amendment conforms to other applicable adopted plans and policies
that include approved neighborhood plans.

The proposed General Plan Amendment is dependent upon actions taken on the associated
Major Modification (o the Peccole Ranch Master Plan and Development Agreement, As
additional time is needed for review of these submitted documents, no findings can be
reached at this time,

FINDINGS (ZON-63601)

In order 1o approve a Rezoning application, pursuant to Title 19.16.090{L), the Planning
Commission or City Council miust affirm the following;

55 |
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The proposal conforms io the General Plan.

The proposed Rezoning is dependent vpon actions taken on the associated Major
Modification to the Peccole Ranch Master Plan and Devetopment Agreement. As
additional time is needed for review of these submitied documents, no fiadings can be
reached at this time.

The uses which would be allowed on the subject property by approving the rezoning
will be compatible with the surreunding land uses and zoning districts.

The proposed Rezoning is dependent upon actions taken on the associated Major
Modification 1o the Peccole Ranch Master Plan and Development Agreement. As
additional time is needed for review of these submitted decuments, no findings can be
reached at this fime.

Growth and development factors in the community indicate the need for or
appropriateness of the rezoning.

The proposed Rezening is dependent upon actions taken on the associated Major
Modification to the Peccole Ranch Master Plan and Development Agreement.  As
additionat time is needed for review of these submitted documents, no findings can be
reached at this time.

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

The proposed Rezoning is dependent upon actions taken on the associated Major
Modification to the Peccole Rancli Master Plan and Development Agreement, As
additional time is needed for review of these submitied documents, no findings can be
reached at this time.

NEIGHEORHOOD ASSOCIATIONS NOFIFIED 44

NOTICES MAILED 6903 - MOD-635600 and DIR-63602

1495 - GPA-63599 and ZON-63601

APPROVALS 3 - MOD-63600 and DIR-63602

1 - GPA-6359% and ZON-63601

PROTESTS 23 - MOD-63600 and DIR-63602

18 - GPA-63599 and ZON-63601

ROR025830
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DEPARTAMENT OF PLANNING

STATEMENT OF FINANCIAL INTEREST

Case Number: NEQD 63600 4pw. 138-31-702-002; 138.31-801.002

Name of Property Ownes: 180 Land Co LLC

Name of Applicant; 180 Land Co LLC

Name of Representative; Frank Pankratz

Ta the best of your knowledge, does the Mayer or any member of the City Councit or
Planning Commiscion have any financial interest in this or any cther property with the
property awner, applicant, the property owner or applicant’s general or limited partners, or
an officer of their corporation or limited liability company?

[JVYes I No

If yes, please indicate the member of the City Couneil or Planning Commission who is
involved and list the name(s) of the person or persons with whom the City Official holds
an interest. Also list the Assessor's Parcel Number if the property in which the interest is
held is differsot from the case parcel,

City Official:

Pariner(s);
APN:

EHR (oot PanrEC LLE, s pts raGER
Signature of Property Owner: e 2

Y .
Brint Name: & /f"?-"’; 14 M/ré’#?‘ 4!, . .(.:‘/ e et

Subseribed and swomn before me

This L5t _day or_&&%; sodle
ﬁ y Publi€ in and for said County and State

Revised 111406 :WMMJ%%M,

P

KATHLEEN X MOMOT t
otary Mk, State of Hevaca

Appaintment Ho, 14152931
Wy Aopt Engiras Oct, 24, 2000 E

L]

RORG25831
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DEPARTMENT OF PLANNING

STATEMENT OF FINANCIAL INTEREST

Case Number:_ MO D-63600 arw. 138-32-301-005; 138-32-301-006

Name of Property Owner: Seventy Acres LLC

Name of Applicant: Seventy Acres LLC

Name of Representative: Frank Parkratz

To the best of your knowledge, does the Mayor or any member of the City Council or
Planning Commission have any financinl intersst in his or any other property with the
property owner, applicant, the property owner or spplicant's general or timited partners, or
&n officer of their corporation or Emited liability company?

Clyes B Ne

If yes, please indicate the member of the City Council or Planning Comimission who is
involved ard list the name(s} of the person or persons with whom the City Official holds
an interest. Also list the Assessor’s Parcet Number If the property in which the interest is
held is different from the case parcel,

City Official:
Parner(s):
APN: .
EWAB BT/ €5 ;{" £L %ﬁfa‘&e
Signature of Property Owner: __ & ——efo,

rd

Print Neme: mm%&@ﬂ

Subscribked and sworn before me

KATHLEEN K MOMOT }
§]  Nolary Public, S1ate of Mevads
) Avpobaimant No_ 14-15293-3
My Aant. Esores OcL, 29, 2016

Public in and for said County and State

Reved 13-14-06 DdepoiApplication Mﬂ&tﬁ:ﬁb&ﬁ%ﬂ ?muu.pn

Ly i)

-4

ROR025832
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DEPARTMENT OF PLANNING

STATEMENT OF FINANCIAL INTEREST

tase Number: NJOD=63600 1. 138-32-202.001:

Name of Property Owner; Fore Stars, Ltd

Name of Applicant: Fore Stars, Lid.

Name of Representative: Frank Pankratz

To the best of your knowledge, docs the Mayor or any member of the City Couwncii ar
Planning Commissior have any financial interest in this or any other property with the
Property owzer, applicant, the property owner or applicant’s general or limited pariners, or
an officer of their corporation or limited liabifity company?

Eves e

If yes, please indicate the member of the City Cotmcil or Planning Commission who is
involved and list the same(5) of the person or persons with whom the City Official holds
an interest. Also list the Assessor’s Parcel Number if the property in which the interest is

held is different from the case pascel.
City Official:
Parter(s):
o EXE Commfnres 240, ohlnnese
Signature of Property Owner: ~ 7
Print Name: L IR : }Z(s‘ _.-/:: 7

7
Subsctibed and sworn before me

This ‘m 0 le KATHLEEN K MOMOT ¢
0 Notsey Bublic, Stake of Hevada
e Appalniment No, 14-15183-1
1 )
Public’in and for seid County and State Mty Appt, Exgieas Oct, 28,2080 b
e
Revised 11-14-06 “ : ;
U296 1
ROR025833
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CDEPARTMENT OF PEANNING

Ly APPLICATION / PETITION FORM
Application/Petition For: MAJOR MODIFICATION

Project Address (Locatiow) Multiple
Project Name 2016 Peceple Ranch baster Plan, Proposed Use
Assessor's Parce! #(s)_Multiple Ward f _2
General Plan: sxisiing MA____proposed . MA._ Zoning: existing MA . proposed NA
Commercial Squarc Footage ¥hpor Area Ratio
Ciross Acres 15046 Lots/Units Deasify
Addilional Information
PROPERTY OWNER Mulliple Comtact :
Address Plione:_ Fax_ i
City State Zip, |
E-mail Address i
= = T ——
APPLICANT 180 Land Co LLC Contact Frenk Pankeaty 1
Address 1215 South Fort Apache, Suits 120 Phone;_@03 9606930 _ Fyx: {703 0106531 ‘
City Las Yeogas Btato Mevada Zip 89117 .
E-mait Addresy _Frank@ehbecompanies.com
e errsesarerree)
REPRESENTATIVE GCW, nc. Contact_Cindie Gag
Address _1555 South Ratnbow Phone; (T3 8042107  proy. (oo or-z209
City Las Vaqas State MNevada Zip 89148
H-mai) Address_Cgee@gewenginaering.com
E ountily dhat o hos egplionet 4ttt tho nformmtion crbouttbed veith B¢ epyth urad Pr— i bt | Athet da iy st
oaconeten o nfoprrmdon prsented, kod that Ensocun i, Blos fatition  iosoempl applicsion ooy e e epplismion 1 B rjected, | Rather serll 1 T ac the gremer ox pirliaser

(uth&).rmm-ymmhu%&:c;om 3.31::'?“1! i LL“&““EH;‘V‘ & “ e End

Proporty Owner Signaturc* — v FOR DEPARTMENT USE ONLY :
# ta extbactnd apent e g B et aftho el L oo VS i F AR L, % Clase ,(Mo E_G 3609 i
Print Name Frank Pavkeiz Mecling Date; .
Subscribed and sworn before mo BT
g_ AT __dsyotifhugury I

f T Recerved By;
Notary Public it nnd For cald County and “um“n;“: e mmwmwﬂ:g_n.:z

Hotay Pobdis, Gtate of Naradu Jp D f Pirwclag e devolasacy sk v

iofee By Apgt. Explies Jul 24, 2019 | FWopotibpriion)

e e "

Appointmant Ko, 07-dzaq.y | ®Uol0oTevaptnioeen .1 0 ¢
umﬁm‘ " Parmupde

RORO25834
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LAS VEGAS
CITY COUNCIL

CARCLYN G. BGG0MAN
MAYOR

STAVROS S. ANTHONY
KMAYOR PR TEM
LOIS TARKANIAN
STEVEN D, ROSS
RICK] Y. BARLOW

808 COFFIN
BOR BEERS

ELIZASETH . FRETWELL
CITY MANAGER

CATY OF LAS VEGAS
DEFARTMENT OF PLANNING
DEVELORHENT SERVICES GENTER
233 NORTH RANCHG DRVE

3RO FLOOR
L 4% VEGRS, NEVADA 89100

[ EXHBIT 2

December 30, 2614

Frank Pankratz

ENE Companies

9755 W._ Charleston Blvd.
Las Vegas, NY 89147

RE:  138-3)-713-002
138.3 1712004
132-31-610-002

138-31-212-002 (ZVL-57350) E I

Mr. Pankeatz, i e
This letter is in response to a request for zoning verification on properties located within
Las Vegas, Nevada with Assessor's Parcel Numbers of 138-31-713-002; 134-3(-712-004;
138-3 0-610-002; and 138-31-212-002. The subject properties are zoned R.PD7
(Residential Planned Development Distrist — 7 Units per Acre),

The R-PD Distsict s intended to provide for flexibility and innovation in residential
develapment, with emphasis on snhanced residential amenitiss, efficient utilization of open
space, the separation of pedestrisn and velicular trallic, and homogeneity of land use
pattemms. The density allowed in the R-PD District shall be reflectsd by a numericat
designation for that district. (Example, R-Pi4 allows ap to four units per gross acre.} A
detailed listing of the permissible uses and all spplicable requirements for the R-PD Zone
are located in Titke 19 (“Las Vegas Zoning Code™) of the Las Vegas Municipal Code, The
Las Vegas Zoning Code may be found on the City of Lag Vegas website:

htip:/fwww. lasvepasnevada.gov/LawsCodes/zoning faws.htm

The department is unable {0 provide you with a statement as to whether or not this property
conforms to current City codes. If 2 use or building is nonconfonming, then Titte 19.14
grants certain rights to the owner, which are addressed in Sections 15.14.040 and
19.14,050 joeated in Ticls 19 (“Unified Development Code™) of the Las Vegas Municipal
Code. The Unified Development Code may be found on the City of Las Vepas website:

titp:/rwrwew. lnsvegasnevada gov/files/CLY_Unified_Development_Code.pdf

Should you wish (o obtain copies of a Certificate of Occupancy or other public records
related to the subject propery, please contact the Las Vegas Building and Safety
Deparunent at {702) 229-6251, Informatien regarding City code violations on the subject
property can be obtained from the Code Enforcement Division of the Building and Safety
Department at {702) 229-2330.

If you have any qusstions concetning this matter, please contact me at {702) 229.6745,

Flanner 1
Flanning & Development Depariment

ot PRI-53491
Wevow v granimde gov Q225116
MOD-63600, GPA-63599, ZON-63601 and D|R463602
RORO25836
25945
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LAS VEGAS
CiTY GOUNGIE

CARGLYN G, GODCMAN
MAYOR

STINROS 5 ANTHONY
MAYOR PRO TEM
LOIS TARKAMIAN
STEVEN D. ROSE
RICK| Y. BARLOW

BOE COFFM
BOB BEERS

ELIZABETH M. FRETWELL
O Y MANAGER

DEVELOPMENT SERVICES CENTER
132 HORTH RANCHO ORIVE

3AD FLOOR
LARVEGAS, NEVADA 0108

[ EXHIETH

Becember 36, 2014

Frank Pankratz

ENB Companies

9755 W. Charleston Bivd.
Las Vegas, NV 39117

RE:  138-31-713-602 e e i
138.31.712-004 et
1383 (61 0-002
138-31-212:002 (ZVL~57350)

Mr. Parlratz, P
This letter is In responss to & request for zoniog verification on properties Jocsted within
Las Vegas, Nevada with Assessor's Parcel Numbers of 138-31-713-002; 138-311-712-004;
138-31-610-002; and 1383-31-212-00Z. The subject propertios are zoned R-PDY
(Residential Planned Development Distict — 7 Units per Acre).

The R-PD District is intended to provide for flexibility and innovation in residential
development, with emphasis on cnhanced residential amenities, efficient utilization of open
space, the separation of pedestrian and vehicular traffic, and homegeneity of fand use
patterns, The deasity allowed In the R-PD District shall be veflested by a numerical
designstion for that distsict, (Example, R-PD4 allows up to Four units per gross acre) A
detailed listing of the permissible uses and all applicable requitements for the R-PD Zone
are located in Title 19 {“L.as Vepas Zoning Code™) of the Las Vegas Municipal Code. The
Las Vegae Zoning Code may be found on the City of Las Vegas website:

htep:/fovow, lasvegasnevada gowLawsCodes/zoning_laws htm

The department is unable to provide you with a siatement as to whether or net this proporty
conforms to current City codes. If a use or building is nonconforming, thee Title 19,14
grants ceriain rights to the owner, which are addressed in Sections 19.18.040 and
19.14.050 located in Title 19 (“Unified Development Code™) of the Las Vegas Municipal
Code. The Unified Development Code may be found on the City of Las Vegas website:

hitp:ffvnwvw. Basvegasnevadn gov/files/CLY_Unified_Development_Code.pdf

Should you wish to obtain copies of & Certificate of Qscupancy or othar public records
related to the subject property, plense contact the Las Vegss Building and Safety
Departmient a1 (702) 2296251, Information segarding City code violations an the subject
property can be sbiained froim the Code Enforcement Division of the Building and Sofety
Department a1 (}02) 229-2330,

If you have any questions conceming this matter, ploase contact mo ak (702} 229-6745.

Pianner I
Planning & Development Dapartment

wuinw Linvegaenavads.goy 022518
MOD-63600, GPA-63599, ZON-63601 and DIR-63602"
ROR025847
25956
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About NMHEC-the National
Multi Houslng Gouncil

NMHC s a national association repregenting the interesis of the nation's Jarger
and most prominent apariment firms, NMEIC advecates on behalf of enml hous
ing, conducts apartmentreiated rescarch, encourages the exchange of srategic
busimess information, and promotes the degirability of apartment Iving. One-third
of Americans rent their housing. and 15 perceny of al 11.5. households live in 2
aparmeant home.

Doug Bibly, President

About Sierva Club

The Sierra Club'’s memibers are 700,000 of your friends and naighbaors, Inspired by
nature, we work together to protect our commuities and the planet. The Club is
Arnerica’s aldest, largest, and maost infiien fal grass-roots environmsentat otganiztion,

Larry Fahin, President

About AlA-the American Institute of Architects
Since 1857, the AIA hay represented the prafessonal intesests of America's archi-
tecis. As ALA mernbers, more than 75,000 Jicensed anchiteos, emcrging profession-
als, and allied pastners exprest theis commitment to excellence in design and fivabil-
ity in our nation’s buildings and communities. Members adhere ta a code of ethics
and prafessional conduct that assures the dien, the public, and cofleagues of an
AbA-member architect’s dedication to the highest standards in profesdonal practice.

Douglas L. Steidl, President

About ULl-the Urban Land Institute

ULk-the Urban Land Institute is 2 nonprofit educational and research insticute
supported by its members. Irs mission is to provide responsible [eadership in the
use of Jand 10 enhance the total environment. ULT sponsors eduearional programs
and forums to encoursge an open ¢xchange of ideas and sharing of experiences;
initiates researth that anticipates emerging land use trends and iswes and propos-
es ereative solutions based on that research; provides advisory services; and pub-
lishes a wide variety of materials 1o disseminate information on land we and devel-
opment Esublished in 1936, the Insticale has more han 24,000 members and
awociates from more than 80 couniries represendng the entirg specirum of the
larid use and developroent disciplines.

Richrard M. Rosan, Presdent
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s dhuis country continues to grow and change, communities are left to

; figure out where all these new people will live, work, and shop. New
markets are emerging For real estate that offers a more convenient
ll.fﬂl}flc than is offered by many low-density sprawling communities, New compact
developments with a mix of uses and housing sypes throughout the couniry are
being embraced as a popular slternative to sprawi. Al the core of the surcess of
these developments is density, which is the key o making these communites
walkable and vibranw

Unfortunately, in too many comniunities igher-density mixed-use development

is difficult to construct because of zoning and building codes that favor low-densicy
development with segregated usas and because of oppasition feom the commu-
nity. This publication locks at several myths surronnding higherdensity develop-
ment and awempts to disped them with facts 10 help dismantde the many basriers
such developments face.

ULL is proud w have parenered wich NMHC-the National Multi Housing Gouncil,
Sierra Club, and AlA-the Amerizan Institate of Architects on this publication.
This convergence of interests highlights the impontance gach organization kas
placed on finding a new development patiern that better fits the needs of a
growing and changing counury.

VLI will continue o provide forums in which all sakciolders tan expiore and
debaie issues about growth and development patterns and how properly designad
and incotporated density can be wed to accommodate new growth. UL will conduct
rescarch, produce wellbalanced infortnation, and identify best pracrices on issues
relevant 1o grewth and density. Threugh these efforts, ULE and its partners hope 1o
play a tele in planning a better development pattern far the fanire.

ITarry H. Frampton: [T
Chaw
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Figher-Dayneity Davaelopmarnids

merica’s changing popudation s creating deanand for new ypes of homes,
" offices, and retail outlezs. Bewer salutions are needed to the challenges
"¢ rreaed by changing demographics, dwindling nanizl areas, smog and
public health issues, shrinking rmuicipal budgets, and traffic congestion. Commu-
nities izt angwer these challenges will develop into great places to v

America will add roughly 43 million new residens—hat's 2.7 million new residents
pet year—between now and 2020.) America is not only growing but also under-
going dramatic demographic changes. The eraditional wo-parent houschold with
children is now less thap a quarter of the population and getting proportionally
snutler. Single-parent households, singleperson households, empuy nesters, and
couples witheut children make up the new ieajority of American households, and
they have quite different real estzie needs.! These groups are nore likely to chooss
higher-tensity howing in mixed-lensity commmuenitics that offer vibrant neighbor-
hoods over singie-family hovses Far from the community corz.

The fact s that continsing the sprawling, low-density haphazard development pat-
tern of the past 40 years is unsustainable, financialiy and otherwise, Tt wil! exacer-
bate many of the problers spraw] has already created—dwindling natural sreas
and working farms, increasingly longer commutes, debilitating traffic congestion,
and harmiud anog and water pollution. Local officialy now realize that paying for
kasic infrastructire—~roadways and schewols, Bbraries, fire, police, and sewer services
~—spread over large and sprawling distances is inefficient and expensive,

Most public leaders wane to creane vibrani, econemically swong communities where
citizens car enjoy a high quality of fe in a fiscally and emvironmentally respensible
manger, but many are not sure how vo achieve it Planning for growih is a compre-
hensive and complicated process that requires leaders 1o employ a varety of tools
0 balance diverse commaunity interests. Arguably, no toal i more important than
increasing the density of existing and new communities, which inclides support for
infill development, the rehabilitation and reuse of existing structures, and denser
uew development, Indeed, welkdesigned and welintegraed higher-density devel-
opment makes successful planning for growth possible.

Density refers not only to high-tise buildings. The definition of density depends
on the context in which it is used. In this publication, Aigher density sinply means
new residential and commercial development at » density that is higher than
what is wpically found in che existing community. Thus, in a sprawling area with
single-fapnily decached houses on one-acre lots, single-family houses on onefourdh
or one-ight}: acre are considered higher density. In more densely popudated
areas with single-family houses on small lois, townhouses and apariments are con-
didered higherdensity developmeat. For many suburban communities, the popu-
lar mixed-use town centers being developed around she couniry are consid
higher-density development. PRJ-63491
0272516
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Most Jand use professionals and community leadars now agree thal creating com-
manites with a mix of densities, kousing rypes, and wses conld be the antidote to
sprawl when implenvented regionally And across the country, the general public is
becoming mare infotmted and engaged in making the tough land use choices thar
need 10 be made while understanding e conscquences of continying 1o grow as
we have in the pase. Many have also come to appreciate (he “place-making” bene
fits of density and the relationzhip between higher-densiyy development and land
preservation. Media coverage of the topie of growth and development has also
evolved. Past media coverage of grawth and devefopment issttes was often limited
to the heated conflices between developers and conununity residents, Many in the
media are now presenting more thovghtfol and balanced coverage, and several
editorial boards suppert higherdensity deveiopments in their communities as an
antidote to regional sprawl.

Yel despite the growing awsreness of the complexity of the issue and growing sup-
port fur higher-density development a3 an answer w sprawl, many sull have ques-
tions and feass relited to higher-density developmenc How will it change the neigh-
horhood? Will it make traffic wocse? What wilt happen w proparty values? And what
abowt crime? Ample evidence—documented throughout this publicaon—suggests
that well-designed higherdensity development, praperdy integrated into an exivting
community, can become & significant community asset that adds 1o the quality of life
and property values for existing residents while addressing the needs of a growing
and changipg popitlation.

Many people’s perception of higher-density development does nor nesh wish the
redlity. Studies show chat when surveyed about higher-density developmen, those
interviewer hold a negative view. But when shown images of higher<ensity versus
lower-density development, people often change their perceptions and prefer
higher dersity.” In a recent atiady by the National Association of Realtors® and
Smart Growth America, six in ten prospective hormebuyers, when asked 10 chogse
bemween mwo communities, chose the neighborhood thal offered a shorter com-
mutx, sidewalks, and amenitics like shops, restaarans, libraries, schools, and pub-
lic transportation within walkitg distance, They preferred this option aver the one
with longer comaweies and Larger tots but limited options for walking.* The 2001
American Housing Survey further reveals that pespondents cited proximity ta work
mare often than unit ype as the leading factor in howing choice! Such contra-
dictions point to widespread misconceptions atout the nature of higher-density
development and sprawt. Several of these misconceptions are so prevalent as to be
consideced myths.

To some degrce, these myths are the result of memories people have: of the very
high-density urban pubic housing projects of the 1960s and 1970s that have been
subsequently deemed a fuiture. Somehow, the concept of density became assaciaed

with the negative imagery and social problems of depressed urhan armW
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is that complex interrelated factors such as the high concentration of poverty and
poor educational and employment opporunities combined (o doom the public
housing projece. Even veryhigh-densivy housing can be pracical, sale, and desir-
able. For exsmiple, the mikedincome apartments and condominiams or haaery high
rises in New York and Chicago—some of the safest and most expensive hotuing in
the counby—prove that density dots aot equal an ussafe cnvirenment,

The purpose of this publication is to dispel the many myths wwirrstinding higher-
density development and to create 2 new undersanding of density Uiat goes
beyond simpliscr negative o tons that overestimate it impact and under-
esthnate it value. Elected officials, concerned citizens, and community leaders can
use this publication to suppart well-designed and well-plannied density that creaces
great places and great cammunities that people love. With the anticipated pogula.
tion growth and conténuing demographic and lifestyle changes, consensus iy build-
ing that creating commenilies with 2 mix of densities, housing types, and wes wilt
be both necessary and desivable.

H:g‘wﬂcmuy Dsudoﬁmm!: thﬁ end Facdt is the sixth jn a series of Urban Land
Instituee myth and fact booklets. The series is intended to chrify misconceptions
surrounding growth and developrtent. Other topics covered have included trans
portation, smart growth, urban infill housing, enviranment and development, and
mixed-income Rousing.

Higher-Density Development: Myth and Fact examines widespread miscencepiions
related to higher-density development and seeks 1o dispel them with relevant facts
and information. Although the berefis of higher-density development are often
understated, so are the detrimental effeets of low-desity development. The advan-
tages and drawbacks of higher-density develapment are compared throughot this
publication with the aliernavive of {ow-density development. In the process, mis-
conceptions regarding lowdensicy developmen are also addressed,

i PRJ-63491
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Higher-density development overburdens public scheols and ather
public servicas and requires more infrastructure support systams.

The nature of who lives in higher-density housing—fawer families with
children—puts less demand on schools and other public services than
low-density housing. Moreover, the compact nature of higher-density
development requires less extensive infrastructure to support it.

ublic officials acrass the counay struggle to afford the infrastructare need-
 od 10 support spravling development. A recent study znalyzing the cose
of spraw] estimated thar more than §100 billion in infrastrucnure costs
could be saved over 25 years by pursuing better planned and more com-
pact forms of devetopment.” The issue has transcended political parties and ideolo-
gres and has become an issue of basic fiscal responsibility. California's Republican
Governor Amold Schwarzenegeer has criticized “fiscally unsusinable sprawl,”
whik: Michigan’s Democratic Governor Jennifer Granholim has noted that spraw]
“is hampering the ability of this state and i Jocal governments to finance public
facilities and service improvenems.”™

HUMBER OF SCROBL AGE CHILOREN
PER VU0 LMITE GF NEW ROUSING
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MY T H G N E FaAaCQCT ONE

Progrestive and conservative greups have ideniified sprawd as  real problem.
Charter of the New Urbanism: states that “placelesy sprawd” is an "imterrelated com-
munity building challenge.™ Conservative groups have concluded thal “sprawd is
in firt a eonseriative isstie” with "conservative sobutions” and that “sprawl was m
large pan created through goevemment intervention in the economy.™

Indeed, numerous government policies over the last half century have led 1o and
suppornted sprawl, Hislorically, federat spending for ransportation ha subsidized
large-scale highway construction over other imodes of tansporadon, Finandng
pelicies from the Federal Housing Administration have promoted suburban sub-
divisions across the nation. Large ot exclusionary zoning has forced the arsificial
scpmdon of land uses, leading 0 large distances bervecn employment centers,
housing, and retail. Bur many gevernment agencies now realize they cannot affor
o continue providing the infrastructure and public services thar sprawl demnands.

Not only de local governments absorh much of the cost of more and more road-
ways, prafoundly longer water and efectrical lines, and much hrger sewer sptems io
support spravling developmentt, they must also fupd public services to the new noi-
denis wha live farther and farther from the core cammunity. These new residenn
need police and fire protection, schools, librarics, rash removal, and other services.
Seretching afl these basic services over evergrowing geographic arcas places a great
burden on local governments. For example, the Minneapolia/St. Paul region sl
78 niew schooh in the suburls between 1970 and 1950 while simulaneously closing
162 schooks in good condition lacated within city limits." Albuquerque, New Mexico,
faces a school budget crisis asa resull of the need to build expensive new schools in
ouliying areas while envollnen in exising closedn schools declines.

PROFILE

The Market Common Clarendon

Located b the £ite of a fiemer parking lot and cecupying roughiy ter
aceas of Jand, the Masket Cormon - Blarendon, Virginta, just outside
Washingion, D.C., provides 30 Ciess A apartmants, 87 townhousas,
00,000 aqusre fost of atfice space, and 4000 squera festof piime
" retl space, Locatad ithinwalking distanca of the Orange Linw of
Washinglon's extanshea subway system, rasidoms con leave their cars
. parked wiie thay take puliic transkt to wark, They con sisowwlkto &
6 Focds grocery swre adjatart to tie highly sucsesehit devalop- -
_ upy tho ground level of the
butkding; aind structiced parig & giroideid, Ths compact develop-
ot e of o Mkt Comean bing,tiking v
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M Y T M o N E FACT O NE

Unformnately for local governments, a growing body of cvidence shows that
sprawling development often doss nat pay enough praperty £y th cover the serv-
ices it requires. A srudy conducted for a suburban community cutside Milwaukee
found that public services for an average-prive singlefamily house in that commu-
nity cost more than twice as much as the propezty taxes paid by the homeowner.™

One reason for the disparity between property mx revenue and the cost of public
services is expenditures for public schaols. Low-density subrurbs and exurban arcas
generally attract Famnilies with more schoobage children. in face, singlefamily
developments average G4 children for every 100 unis, tompared with enly 21 chil-
dren for every 104 units of garden apartments and 19 children for every 100 uniis
of mid- to high-rise apartmenis." The reasan is that myhifamily howsing attracts
predominantly childless couples, singles, and empty nesters.

And although apartmient renters donet pay property tax. divecdy, ay

do. Apartments are also usually @xed at 2 higher commertial real esiate =% rate,*

%0 a typical mixeduse development with remil, office, and apartments may sulmidize

the schools and other public services required by residents of Jowdensity housing in

the same community. This phenotaenon is futher exacerbated because many muld.
Family developments and vetait and office establishments pay for their own trash dis-
posal, shuwde buses, and secusicy.

Reducing the distance bewween hoines, shops, and offices also reduces the cost of
public infrastructure. According to one of many studies, “The public capital and
operating cosis for close-in, compact developmment (are) much lower than they
[are] for fringe, scattered, finear, and sateilite developanent.™" And many of these
studies do mot take into account the advantages ereated by making public transie

HRAGIELTED HGUSEHOLD SRIWTH: 2000-2010

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

ROR025865

25974

23951



MY T H

o N E EFAC'I‘ O NE

mare feasible as well as making delivery of basic services like
mail detivery, gash collection, and police and frs protec-
tion more efficient

Another emerging body of research sugpests that higher-
density development is an important component of eco-
namic development initiatives and helps atract new
employers. “Information sconomy” 38 a term uted to

define the growing indusiries based on the economics of
the Internet, informaticn gocds, and inteflectual propery.
Wockers in this feld are known a5 “knowledge workers,”
and many believe they are the futare of the American ccon-
omy. These workers are comfortable with the latest technol
ogy and, because their skills are ransferable, choose their
Jobs bated on the attribuzes of the wwn
or city where they are located. They
seek out vibrany, diverse urban centers
that offer access to technolagy, other
knowledge wockers, and lifestyle.,”

The cconomic developrent game has
changed. Emnployers aow follow the
workess rather than the other way
around. Therefore, communities that
focns o1 providing a high queality of life
with the energy and viiality created by
urban centers will be much mere likely
o atiract these highly prized, mleated,
and productive workem than communi-
des of faceless sprawl. Compzanies that npderstand the
appeal of these communitics are mzking relocation deci-
sions with these workers in mind. Studiet have shown that
increasing employment densicy increases labor productivicy,
generally by reducing commuting times. "

Thus, introducing higherdensity profects ino a commuarity
will actually increase dhat communily’s revenue without,
significantly increasing the infrastructure and publie service
burdens. Blending apartmens into jov-density communites
can help pay for schools without drastic increases in the num-
ber of sadents. Diversifying housing optons and adding
amenites like shops and offices close by will improve the
qualiry of life and attract ininesses and people that will
mngmcn the comumntnity'’s economic stability, kncreasing

y provides a real ec ic boost to the community
and helps pay for the infraseucture and public services

that everybody needs,

PROFILE

Highlands’ Garden Village

Built on the sits of the Bich Gardeng emusement
park in Danver, Highlands® Garden Village is & walk-
8bla, transit-finkad community and a financlafty
vishle model far erwironmentally rasponsible infi
devilopment. Navw York-Based develaper Jonathen
Rosa & Companies devaloped tingle-famlly homas,
towmbouias, seniors’ and mdtfamity partments,
cuhomhn.afﬁca&arﬂmhﬂm:e on the Bite,
Atthe cantar, 8 hlstoric theater wnd carousel frim
theoriginal amusemant gark arp baing transformed

WWMMHW
mummmm-
tha sin, The compact blaad
ﬂtam;ﬂw-ﬂmm”
mmmmmm
dansily sprowdeg develeomiat.

Inta &' communky gerfurming erts canter end a
walkng ladyrirh, Borkeley, Califorvis-based
Ealiborpe Assaciatas desigriad & plan ikt
v hoves o tived sides of v sjuéré-shiped
wiFags and 4 mmnmhl “miin sicart” onthe -
mmm smﬁu, Il'ld shupu ﬂwm
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Higha'r-'densitv,; cfeveluprﬁe nts lowsr proherty values in
swrreunding areas.

No discernible difference exists in the apprecistion rate of properiies
located near higher-density development and thosa that are not. Some
resaarch even shows that higher-density development can increase
property values.

| he precize value of real estale §s determined by many factors, and isolating
the impae of one factor can be difficnit. Alttsougts focation and schiool
¢ district are the 1w most obvious determining factors of value. focation
within a community and size and condition of the house also affect value.
Several studies have exanined wheter mulifamily howsing has any impact. on the
vahie of nearby single-family detached houses. These stodies have shown either no
impact or even a dightly positive impact on agpreciation rates.

PROFILE

Haile Plantation

Hella Plantstion is # Bainavvills, Rorida, loon, Altvough it s danser han sumounding
communities, the vatuag of hiries in Haity Mlatativn ke often higher than the values of
housas in naighboring Kves-density 1 Hes, because she tredignal nelgliborhned
design emplo‘fed thara fekes Halle Plantaton mare dasizabés and valugble. Beginring
with the master ylm In 1473, Hailla Plardston hiti baen celad ane of 2 Hirst e veben-
istmmurmls i tha coumry, Savelopers Fab Aowe and Hob Krarer in conngtian
wnhtha Hatle thﬂua{‘.nmurlﬁon develaped the 1,700-acrs sitetn Inchade moze than

- s of community has by wrown with tha axpeheton of thi deeelopment o lnctude n
. _mcmaﬂmma hﬂ&uﬂhwnunﬂmammwdammnw-
'a‘tvﬂwmneiheraddmha _umwm:mm Lo
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MY TH TW O FACT TWO

Fer instance, one stiady by the National Assaciation
of Home Builders lovked at data from the Arertean
Howting Survey, which is conducted every two years
by the U.5. Census Burcau and the Department of
Houwsing and Usban Dovelopment. It found thar
batween 1997 and 1999, the value of singlefamily
houses within 300 feet of an apartment or conde-
minium building went up 2.9 percent a year, stightly
higher than the 2.7 percent rate For singlefamily
hones without mubifamily propertics nearby.

Angther stuely, commissioned by the Family Housing
Fund in Mirnesota, stadied affordable apartments
in 12 Twin Cides neighborheods and found “litle
or Ao evidence to support the claim that we-eredit
family rental developments in fihe] saxdy eroded
surrouading kome vahues." And 2 long-term study
by Harvard University's Jaint
Center for Howing Studics
published in 2005 also confirms
et aprarienenes pose no threat
t nearby singlefamily house
values, baxed on U5, Censns
daa frown 1970 to 2000.%

Not anly is there compelling
evidence that increased densiry
does not huce property vahites

of nearby neighbors: researchers
at Virginia Tech University have
concluded that over the lang
run, welkplaced markeerawe
apartmenits with altractise
design and landscaping actually
increases the overall value of
detachadd houses nearby™ They
cite three posihie reasons, First, the new aparoments

could themscives be an indicator that an area’s econ-

omy is vibrant and growing, Second, muléfamily
housing may incqease the pool of potenial funure
homelnayers, ¢reeting more pessible buyers for exist
ing owners when they decide to selt their houses,
Third, new mudifamily housing, particularly as parc
of mixed-use development, often makes an atea
more awactive than pearby communities that kave
fewer housing and reiil choices.®

FPROFILE

Echelon at Lakeside

Echelon at Lakeside i tr only mulifsmiy development
in an upscale, mastsr-planned singla-famdy suburhan
naighborand of Lukesids ¢ Prestonin Plano, Taxas 2
Siurh gf Dakiza, Florida-hasad devalopers Cehelors
Commiaritles, AL, evercame [nifal comeeunity oppost-
Eon fram areia residents teough high-quably innavstive
design. Tho awardweinning drchitestura tends seum-
lesshy with the surrousding nelghborhoods tradiional
styls, Largar-than-normal oor iars, idividual eotrias,
sni attached garages combing to mirror tha grand

The siews wiwise aportinents 2 Exvlon at Lidasie
et docigand o lyd it Yhe mlchhering Ky
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MY TH T WO FACT TW O

RVE.RAGE ARNUAL APPRECIATION FOR SINGLE-FARILY
DETACRHED MOMER BY MEARMESS Y MULTIEAMILY RUILDINGE

Concerned citizens should we the entidement process to demand high-quality
development in their communities while undersanding that density and adjacent
property values are nol inversely relazed. Higher<lensity real estate developers
and investors in higher<ensity real estase need to appreciate the fact that mast
Americans' wealth is held in their heme equity. Therefore, changes in property
values can have very redl consequences to existng property owners. Likewise,
iiemeovmers would benefit from knowing that developers make a substaniial
Binancial comniunent when investing in new higher-density prejects. This invest-
ment is an incentive to make the project successfil, which can give the commu-
nity leverage in working with the developer. Such interrelated and overlapping
econowic interests among these stakeholders make it all the more likely that a
muually beneficial agrectnent can be reached. Such an agreement cin result in
a project that entrances che exlisting communily, ensures the appreciaton of resi-
demis’, developers', and the local govermment's Anancial imterests, and addeeases
the needs of current and future vesidents of the ¢ ity and region.
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PROFILE

Higher-density develapmem'c'reates more regional traffic dongestion
and parking preblems than lew-density development.

Highe r-density't'levetopm'eh't genarates less tréfﬁé than Iuw‘denéiq' development
per unit; it makes walking and public transit more feasible and creates opporiunities
for shared parking.

£172 ost people assumie that higher-density development generates more aaffic than low-
density developmerit and that regional waffic will get worse with more compact devel
1 opment. In face, the oppoaite is tnze. Akhough restdents of lowdensity single-family

Y 54 communities tend fo have two or more cars per housshald, residents of high-tensity
apartments ad condominiutns wad to have anly vae car per howseholl.” And according to one
study using data from the National Personal Transportaton Survey, doubling density decreases the
vohicie miles traveled by 38 percent.™

Mockingbird Station

The residents of Mockingaled Statian in Dellas, Texas, are far
fess dependont on ek crs, beceusa they have o whols host
of amasfies ot thek doarstep, Dakas devsloper Ken Hughes
garmerad with Darver-bazed Simpson Houslhg Group
creata the tar-acre pedestrian-odentad uban viflage, which
includes 265 loft apartments, in dight-ccresn £kn contar and
e, morethan 90 shofis snd restavrarts, offices, sn ancksed
public plaza, und purking, o) directly irked tothe Dalas Arva
Hapi Teansit {DART) bgih-rel systor: Mockingbind Satn
- rsidanes wn ght-rioita Goemi e Dalash covtral
business digtrictand 3 ingle il comnection o the Dallas

| @256 ..
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MY TH THREE FACT THRETE

The reason is that higher-density development make for more walkshble neighbor-
hands and hring together the concentration of population required to suppen pul-
lic wansportation. The result is thar residents in higher-density housing make fewer
and shorter auto trips than those living in low-density howsing.” Condominium and
towrshowse residents average 5.6 wips per day and apartment dwelicrs 6.3 car rips
per day, compared with the ten trips a day averaged by residents of low-density com-
munitics. (A trip is defined as any time a car leaves or retums 10 a hiome.}

Increasing density can significantly reduce dependency on cars, but those benefils
are even greater when jobs and retai are incorporated with the hotsing. Such
mixed-use neighborhoods make it easier for people 1o park their car in one place
and aceomplish several tasks, which not only reduces the number of car trips
required but also reduces overzll parking needs for the community. But if retait
uses are to survive, they must be near houscholds with disposable Income. Having
those households within waliking distante of the shiops builds in a market for the
sores, One study indicates that in some markeis, 25 o 35 percem of retail sales
must come from housing close 1o shops for the shops to be suecessful.®

PROFI1LE

Southwest Station

The Sputwest Matto Transit Commission i & smalt
mhurhan bus system near Minnaaporlsmmerm
dowrton Mi is 4 urmerouis oter
amployment and la:re_ﬂﬁnn Conters, lncu_dm
Minnasata Tins baseball games. The Amerdean
FubEg Transportation Associngen 6alis it the “hest
smafl systam in tha country” In an affart to capitel-
iz and sapang on the success of (e system, the
commissioti hes encouraged ansit-orianted deval-
opmant at i3 bug stops. In Eden Praiiz, Minnascta,
tho commission complated a bus depot arid fve-
stary parting garage on 22 octes of excess dghi-af-
ey In 200, it started seling lend lrwndﬂwinn- .
5 cimplex tor.otait mid sesldortial Coveigpont. “The Soktinyeit Biriry o
: H!s'ﬂumt!. #hops, and more than 253 eparimarts,
.mmm and mmhausaswunfum ‘l‘hn
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MY TH THREE|FACT THREE

With a typical Eamily now making mere car trips for family, personal, sacial, and
recreational reasons than for commuting to work,"” reducing the nutmbcer of
noncommuting trips takes on greater importance in the battle o reduse waffic
congestion and parking problems, A case snly in Washington, D.G., found tha
worken in dense downtown Washington made 8% perceat of dieir mid-day wips
by foot while suburban workers made 67 percent of their mid-clay tsips by cac®
Abthough a suburban office park wounld never reach the density levels of a down-
town area, plariners ean s8ll reduce the auto dependency of suburban office wark-
ers by using seme of the same design wechniques. Goncentratng densiyy around

LYVEALGE QANY CAR THIPS

suburban offices, alowing and encouraging retal and restauranis io and oear
e offices, and planning for pedestian and bike access can all reduce the
number af lunchtime ear trips required by office workers.

Higher-density mixed-used developments ako areate effidendies through shated
parking. For example, office and residential uses require parking at almost exact
Gpposite times. As residents leave for work, office workers return, and vice versz In
addirion, swactured parking becomes fearible ondy with higher-deasity developments,

Higher-density development abs makes public transit more feasible. When s com-
muniry that includes vesidences, shops, and offices reaches a certain threshoid of
density, public rapsitshertdes, bus service, trams, or light il becomes an aptien
for residents. It 1§ estimated that a minimum density of seven dwelling units per
acre is peeded w make kocal bus service feasible with an intermediate level of
sarvice ™ Light vall needs 2 rmnimum density of nine dwelling unin per acre 1o

be feasible.® When a comimunity can take advantage of these opdons and increase
the mansporaton choices for residerts, relicf is greater as total ear dependency is
further broken. Such choices are impossible for Jow-density developments.

PRJ-63491
0225018
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H'ighar»densit.y dave!épment lsads to higher crime rates.

Tﬁe cirime rates at higher-density dévéiapmen{s gra not significantly different from
those at lower-density devalapments.

i caple sometimes sssociate density with «rime, even though numerowus

: studies show that no relationship cxists between the tva. A study in Irving,
Texas, using geagraphic jrfarmaricn systems and crime siatistics, faund o
link between crime and density. In fact, it found that single-family neigh-
borhoods are “not all associated with lower crime rates.™ Another study condiscted
by the University of Alaska found no relationship berween housing density and
crime in Anchorage™

PROFILE

Westminster Place

Adhough mdey Yastvinster Flace is 4 theiving, sele community in
micttawns S¢. Lowls, it was ot shwaye the teve. The erea, approx-
matefy 80 Bcres, was well knawn by the St Louis police depament
- for i kigh rate of wiglent crima, which let - the area’s bacaring
biighrtatt. McCormack Bergn Safazar, a St. Lovis-based devaloger,
Brought the commnity back through the addition of Wghar-density
tnbuad-fncome howsing comprising affeidatie aind manat-rate unkts.
"The mastar plan intltudad Fie-sikle andl refits) hoeusing, gardon apait:
wents, townhouses, single-famdty Fioénps, dnd sven an asaisted -
’ hnfacﬂﬂvfnrsenhts. A new coamrﬂtyppo[,ubu:lﬁngmhl cén-
) L Thy nerw plan awed
trtl’licdlmnh i cominy, soded hmaprng and sraptand
- pubing b &uhﬁrn. ond rw Taye ontie gireet,” making ikmare

0212508
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MY TH FOUR|FACT FOUR

FPROFILE

East Village

East Viltaga iz & smedl urban revitafzation project on the edga of downtown Minneapelis Befure the
projct was built, the neglected 28-acre sits comtalned severs! deteriorating reatal hlomes, ofd commer-
cial bulldings, and shandanad surfece perkng Jots. The naighborhond wantad to imgrove the area ind
the Lmaga «f one of the rity's oidest neighboihands, Elict Park Tha developars of the project, Cemrad
Community Hotrting Trust and EastWage Bousing Corporztion, developed the new mixed-income
heusing and pommarcial comminthy 7 encawmye § se1e of commualty nvd ownership. East Vilaga
new fedtkures community green spece, padestrinn. pathy, ad nefghborhood buskwesses. Bulldings sur-
rouned the gresmvay that feeds 1o EXiot Park: s city park wit year-rourid actvites and a communtey
cestter. Brick, bay windvws, atd Franch balconles complemant Historic buiklings in the are. In uddiion,
o buddings have mutipla entrances to encotrage interagtnn amony iteighbors. An undergmind 350-
space parking garege Ewos 1 space for landseaped aruss. This oncs neglected wraz hag wen tws
awards foripncvation and desian snd hiecoing an excesdingly Suctessiul vibramt and safs cofmunity,

RIS
: 02725116
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M ¥ T H FOUR FACT FOUR

Arizona researchers found that when police data are analyzed per unit, apartments
actaally create less demand for police services than a comparable number of single-
faznily howses. In Tempe, Arizonz, a random sampi: of 1,000 calls for sexrvice showed
that 35 percent originated from single-family houses and just 2 percent caine from
apartments, Sirilarly, 2 random sample of 660 calls for service in Phoenix, Arizona,
found that an apanmens unit'’s dernand for police services was [ess than half of the
demand created by a singlefamily house ™

Qe reason for the misperception that crime and density are related could be thae
crime reports tend to characierize mulifamity properties as a single “house™ and
may record every visit to an apanment corarmunity as happening at a singhe house.
But & multifamily property with 230 tinits is more accurately defined as 250 houses.
To truly compare crime rates beeween multfamily properties and single-family
houses, the officer would have to count each household in the nltifamily comme
nity 2+ the equivalent of 2 separate single-family household. When diey do so, many
find what the previous sadies prove: that erime rates between different housing
types are comparable.

Higherdensity developrments can aciuatly help reduce crime by increasing pedesirian
activity and fostering a 24-D1our community that puts more “eyes an the sireat™ at

all imes. Many residens say they chose higherdensity housing specifically becawss
they felt more secere there; they feel safer because there are more people coming
and going, making it mere dificalt for critninals to act without being discovered.
‘This factor could exptain why a ULI sudy of different kouslng types in Greenwich,
Connecticut, shows that Hghee-density housing is significanty less likely to be bur-
glarized than single-family houses™ The relationships among design, management,
and secuwrity becane better understood in the past few decades with the publication
of several seminal works, inchiding Defmsible $pace: Crime Prrvention through. Urbaot
Design by Oscar Newman® and Fixing Broken Windous: Restoring Order and Refuging
Crime in our Comipunitfes by George Refling and Catherine Cales” Many new higher-
demsity developmen include better ighting plans and carcful placement of huildings
and landscaping o redice opportunities for crime, contributing to a safer community:

With the emergence of betterqualily designs, higherdensity mixed-nse develop-
ment is an attractive and safe addition 1o 2 community, one that is increasingly
attracting a professional consimency seeking safoty features. In fact, the husary
segment is one of the fastestgrowing components of the mutofamily indusory,™

PRJ-53491
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Higher—densiﬁy devéiupmént is environmentally more
destructive than lower-density development.

Low-density d'avalnpmar'l-t:i-ncreases air and wa:ér'po'llution and-'destrm,fs natural
areas by paving and urbanizing greater swaths of fand.

23 owdensity sprawi 1akes an encrmous todl on Gur air, water, and jand, The

25 United States is now losing a staggering £ muillion acres of kand a year o

% hapha.:nrfl. sprawling developrnent.” More than 50 percent of Americans
{28 live in phaces where the air is unbealthy to breathe,” and chitdiood asthima

and other respiratory diseases are on the rise? Almost half the damage to our

sweams, Jakes, and rivers is the resalt of pollwed sunoff from paved sucfaces,

It is incfficient land use, not economic growth, that accounts for the rapid loss of
open space and farns, Since 1994, housing lats farger than ten acres have account-
&d for 35 percens of the land devefopert.” This loss of land ofter causes snexpect-
ed economic challenges for rural communities, where Earmland, forests, ranchland,
and oper space tend vo be the economic drivers that atiract businesses, vesidenss,
and touriss. Lowdensity sprawl compromises the resonrces tha are the core of
the community's cconomy ard character. The majority of American homeowners
thick it is important v stop these cends. [n Eact, 76 percent of local ballot initiarives
relaed to land conservation pased in November 2004, making $2.4 billion in fund-
ing available for proteciion of parks and open space” But purchasing Jand is only
part of the solution and not always an option for linancially swapped govemnments.

Higher-density tlevelopment offers the best solution to managing growth and pro-
teciing clean air and clean water. Placing new development ine afready urhapized
areas that are equipped with alt the basic infrasirchice like wilicy Lines, police and
fire protection, schools, and shops eliminates the Anancial and envireameniat costs
of siretching those services farther and farther ow fom the core comminity. Come
pact trban design zeduces driving and smog and preserves the natural arcas thar
are asicts of the community: watersheds, wedands, working farms, open space, and
wildlife corridors, It Earcher minimizes impervions surface area, which causes erc-
sion and polluled storrrwater runckf. Two studies completed for the state of Now
Jereey confiem that compact development can achieve 2 33 percent reduction in
runoff and an 88 percent reduction i water consumption compared with ¢

i » ‘ ?’RJ-.63491
i d :
tional suburban development. : 0212515
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FROFILE

Prairie Crossing

The davalopars of Praisia Crossing, Gaorge and Vicky Ranoey,
saved $1 milion it Infastructurs costs Hwobgh emdrnmentaly
sensitvn dasign. The 877-acre conservition comsnity s
locutad in Graystake, liincis, 40 mies dortirwast of Cicege
and ana hour south of Mibwaukee, The comnunity featores
- 350 scres of opan spoca, inchading 1IWaquafrmmd
praini, 150 acsas of actys farmiand, 13 acres of watands, o
2-ucrn lake, a viflage graen, and asveral naightorhond parks.
Housns am sited to protect naturet features such vs fedga-
Favws, native habitat, and wetlends, Dasigned with colors and
architpeture inspirad By the iandstape, every bama has 4 visw
of open space and divect eccasa bi tan mies of on-shta walkk-
iy errd biking s, Wide sidewalis, danp froed porches,
and resr garages eitouwage nelkghbors b meet. Th homas
wara bullt with LS. Fenartment of Energy-apnroved graen
buiding tachniques. As a racult, they-dra S parcant mote :
. ‘anergy affciant thas ofer hodies Inthe Chicago sraa, and : Share thert it

they #eR for 33 parcont salai pronitim, Sthtion Vilage s the o Lo o Prete
tast phase of Priie Lyossing. When complete, twis iclude e e open
residentlsl, fotadl, and otfice space; sif within walkiog distance spaoe; aind Boming
of two comameier irein stations. Regidents can side Metra’s wirs bullt wilhy
North Line o Chlcago's Uinion Statiin or the Central tineta anproved prees
doywiown Ghitagn and O'Hars Airport. braliciog Lechokues.
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PROFILE

Fhe Preserve

155 Raal Estrte originelly held a 350-acre tract of (and in Hoovar,

Alzbama, durt sold 250 ecren to the clty, Intanding to creats the

Moss Fock Ketuee Pracesve. The B0 singleJamily boemes, 50,000

mquere feet of mtail, and 50,000 square faat of office space are

vincestrsted on the ramainig 311-acre $ite. Bafue development

of the Preswive, Hoover was charactedzed by sprawling comven-

tiona! develcpiniant and Jacked a um caitet, Tha Praserves

futrs towm conter ks planned t tnciuds 31 Fvefwiork units, 14

retail units, and two restarants: at the heart ol the comemnity i

the village groen, an impressive algit-acre purk with a town hell,

A fitnass centar, & junky aiympic swimming podl, and a kidde m
gaoh. Resldents have aceess to 15 acres of parks and saven mias Alabacsa, mm

of rafly that connect to swand-winning Hoovar schools and the crestion of s 250-acre
newy croatsd Moss Fack praserve. Bom Reck Habere Praserse.

02/26¢16
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Matiy communities cmploy techiniques such as infill and brownfield development
to iransform unused, abandoned lots into vibranl, revenus-genceating components
of the community. Some craate direct incentives for higher-density development.
The city of Austin, Fexas, for examgle, areated a program that rewards developers
for locating projects in the city's existing neighborhoods and downtown. Others
award points for a variety of attribunes, such as transit access, the redevelopment of
cinpty lots, and an increase in pedestrian faciliies. By employing standards for fac-
tors like open space, dense development, and inpact on water quality, cormmuni-
ties can facilirare good wban design that preserves natural resources.

Abthough a welldesigned bigherdensity comrmenity offers residents a higher
quality environment, poorly planned sprawl does the apposite. Because lowdensity
sprawl gobbles up so suuwch land through largedot zoning, it ends up desiroving the
very thing most people moved there for in the first place—the patural areas and
farnland. It forces people to drive longer distances, increasing regional ajr quality
problems. The average Amcrican man sperds 81 minutes behind the whee! every
day, while women average 63 minutes. And surveys show that the tme spent driving
las been consiswendly increasing every year.* The niatienal road network, currently
at 4 million miles according to the 1.8, Department of Transportation, is sill grow-
ing atan alarming rate, mainly for the purpose of conReciag new nwdensity sub-
urbs back te core communities. Along with the water and air poltuion, constnuc-
tion of these highways parpeniates the eycle of sproed, fragments wildlife habita,
end dries up a community’s financial coffers.

Increasing density novonly improves air and water quality and proteets open
space but also redirects investments to our existing towns and cities, Tt can
revilalize exising communities and create more walkable neighborhoods wits
access 10 public iransit and hiking and biking traifs. Pedestrizn-friendly higher-
density developmenis offer general health benefits as well. Mixed land uses give
people the option to walk and bike to work, shops, vestavrants, and entermin.
ment. The eonvenience of comnpact comenunities may help fight diseases related
io obesity™” Higher-density cornmunities are vital 10 preserving a healthy environ-
ient and fostering healthy tifestyles,

PRJ-63491
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Higher—de'ris;lty deveinpment is unatractive and does
notfit in a low-density community.

Attractive, well-designed, and well-maintained higher-density
development attracts good residents and tenants and fits into
existing communities.

% ﬁ igher-density development comes in many forms. Some of the most atrac-
T2 tive welbplanned mmedem development is buiie a1 a high density. Across
3 America, appealing higher-density mixed-nse town centers bave been
i 18 wildly popular with the public. Lushly landseaped boulevards, fountains,
and showease archivecture have crgated a sense of place in areas previously known
only for faceless, uninteresting low-density development. The enduring appeal

PROFILE

Post Riverside

Atlanta i often ceFed the poster chifd for subuchan
sprad, Howsavar, itiz also the homa of Post
Fiverstde, & mmimiumrrmw mixed-ise padesti-
arvoelanted cominity developed by Afans-based
Fost Propacties, Inc, and located on o bienks of . I8
the Chattahooches Rivar Batersen Atante’s busting
Buckhead ond Vinings commuiitias. Az is e trend
nationnly, &5 parcant of sk vehicla trips i Adarite
a8 3o run‘errands, ngt th commyts o work With
officne, shaps, nd rastiurasts withinwalting dis-
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W desirability of okder and more gracieus higher-density neigh-
vorhoads—Georgelown in Washington, D.C., Beacon Hill and

Back Bay in Boston, and Lincoin Park in Chicago—attest to the PROFI|LE

fact thar samme of the more desirable neighberhoads in America

historically have been of higher density than that found in typical The Plaza at

outer suburbs, the Arboretum

This retwrn wo the design principles of the past is at the core of the This swsrd-winning mixad-usa projectin
riew urbanist movernent that took hold in the 1990s. The maove- Sunta Monica, Cakfernfa, developad by
ment grew a8 many people came ke miss the sense of communiy Cakorni-based Legacy Farnars, achizves
that was created by the mixed-density and mixed-use communities B density of §1.5 dwelling uritx per acre,

of the past. They ealized that fowdensiy sulkdivisions isolared The attactive sevon-story bulding lncludes
their owners not only fram pedestrian access 10 shops and offices 10000 mwsnmu{“}_‘_ﬂ Bpace andH
Dux also from their neighbors. The growing sense of social alieg Hpartméant uits ranging from £12to 1,855
ation, highlighted in books like Robert Putnam's Bouling Alone,? :::";mm’m;rﬁms
fias led many back to the comfort of conmunities that are a 1 crdata 8 playiul arctitecturl cheracter
reminder of the places where many of us grew up. These new that fta niesly in the svart-barda Holywoad
communities combine the best design ideas of the past with the wtuilio secton of Sants Morica. Tae devel
medern cenveniences of today o provide residents with wihat has opmentineludas s W""'W"G pacl, spa, it

been mising from many sprawling arcas—a sense of community. ness canter, and chibhouss.

Todzy's developers, architecis, and planners know
- ¢hat to aterack customers andl ta secure zoning
pprovals and commuaity acceptance, they must
produce atiractive and innovative properties thal
complement their surroundings. Design profession-
als axe deiven 1o produce projects thal meet wers’
demands, undemstand and respond to the comtext
of a site, enhance its neighborhood, and are buitr
to lase ' In fact, attendance at a recent American
Enstiteee of Architec—sponsored conference on
density far surpassed expectadons, speaking to the
interest among fand use professionats in addressing
the design issues associated with depsiy™

It is plawible chat 1he high level of citizens” oppesition
1o density may be based on an ourdated notion of whal
higherdensity development kacks like. A Universicy
of North Camlina study revealed that when given a
choice between two atractively designed communites,
one higher density and the other low density the majority preferred
the higherdensity option.” Other visual preference surveys con-
frren that there bs an almost universal negative reaction 1o the vinzal
appearance of commercial sicip sprawf and an almost universal post.
. tive peaction to tradivional townrlike communites of the paxt, conv
t umities that almost invariably included a mix of densities and uses.®
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No ona in suburban areas wants higher~dénsity deve!opmem.

Our population is changing and becoming inereasingly diverse. Many of these
households now prefer higher-density housing, even in suburban locations.

i hen enany of us think of e American Dream, we envision martied
ouples withi children living in siogle-family deiached houses in
he suburhs. The noten is that the only people who want to live

: in higher-density areas are those who cannen afferd a traditional
house with a back yard or who want ta live in the middle of the city. Both percep-
tions aze: flawed.

Thiz country's population & changing, and o are its real eseue preferences. These
Iifestyle changes have significant anplications for suburban development. For the
first time, there are more single-person howsehelds (26.4 pexcent} than married-
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couplewith-<hildren houscholds (23.3 percent).” The groups growing the Fastest,
people in their mid-20s and empty nesters in trelr 505, are the groups mosi likety
1o look for un altemative to fow-density, single-family howing. 4

A growing munber of Americans are yedefining their American Dream. They are
seeking a morg conveqienLand vibrant lifestyle, And while sonc seek this lifestyle
30 cities, many othees seck the same tifestyle in the suburbs. According to a 2002
study by the National Association of Home Builders, more than half the renters
questioned said ey wanied to live in the suburbs.® Moreaver, a nalicnal survey
of homebuyers' community preferences found that nearly thiteequarters of 21l

FPROGFEILE i
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King Farm
This 430-acra community Is charactesized by the
histeric architzcturs o tha reginn but offers an

ortment of e arventonses as ol
Developad by King Farm Associates, ELE; King
Faet s logated b Rochville, Manfand, fve milas
from the Washington, .C, battway, 15 mifas from
downtown D.C., awd walking distance from the
Shady Grove Metra station. The neighborhnéd
wan degigned for mdmsns‘ bt the Kng Fam
shmﬂamnkanmm arodnd eien pasier The
shint's nws a ¢ ) ¥ faute b the
King Faml \v‘iﬂuue l:enur m Matro statkan, ang
the k Centor, 3 3-acre ik cou-
;Hax mmm Mm.!n addition, twa typas of
pubEc bus survice tre avallaiio at King Farfe. A¢
the Vikage Center, 120,000 square fait of retsd
space s within walking distance irow: both resi-
tential and commercial dewelopment. The contar
also includes &7 oft spartmerts and 4 ane-scre
villape: grean. Watkins Pond and Baileys Common
ark ¥ing an'smmduﬁalvmuqea They affar
singls-Tamily hiomas mms& condominiums, -
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PROFILE

Victoria Gardens

Tha ity of Rancha Cucamangs, lpeated raughly 80 milss sast of Los Angalas in Californias Inlend Emgire, hax  dich agricutural
history and, mor recantly, a history of low-density sprawl with nn taal city center, This situgtion |s changing, however, with the
opening of the first phases of 2 bugs new ebad-use development known as Victorda Gardans. The developrent, dasignad by
LA-kesed srohhscts, Almon + Porter, s being devaloges Jainty by Celifecnia-hesed deavalopera Forest City Caktfarnia and the
Lyws Imvastment ompany, wil eraktse a vibrant highec-Sansity downtoum whara hane previously existad. Rapidty arowing Rascho
Tuctmanga heg o mesitanally undersenved by restaurams and emarisinment opdons. The fong-awakted addition of a “plaga” in

" tha ¢ty has bean well raceived by rosidents. Tha 147-acre development il evantuady contaln 1.2 eolloh sguera faet of comimer-
clal and spmmunity space, neuting reteil, mmhmm. vifice, and chic waes with a cutteral canter ond a Rbvary, Tweaty acras
of ousing on site will alkvw peaple to five within walking distence of all the ameritias of Rancho Creamongs’s naw dovmtown.
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buryers prefer to live ia a community where they can waik or bike 1o some dest-
natjons.? The 2001 American Housing Sunt:'_r furtheer reveals that respondents
citad prosimity to work more often Lhan wnit type as the leading factor in housing
chioice.” These surveys confirm that many people prefer the suburbs but want the
atnenities traditionally asseciated with cities, including living close to work.

Witl: the conlinuing decentralization of cities and the rise of suburban communi-
s with urtrenike amendties, wany people find tha they can live and work in the
subuisbs with all the atribures of subnirbia they desive without giving vp walkabilicy
arxd convenience. A recent study confirms that in many regions, more office space
it located in suburban locadons than downiowns, providing an oppormmity for
people 1o live pear their jobs. Communities and develapers that have recognizad
and responded 10 the dual trends of decemiralized offices and 2 growing desire
for a more convenient lifestyle have been rewurded. Wellplated mixed-use, higher-
density developments in the suburbs are increasingly popuiar, creating a new
sense of place.

Comriiunities are being developed uting the best toncepts of traditional commu-
nities—smaller Tos, a variety of hotsing types, front porches and sidewalks, shops
and offices within walking distance, and public transit nearby. Communities like
Celebration in Florida and King Farm in Manyland have been 5o popular with the
homebuying public that pest weerics over whether the demand exdsts for thens fave
been replaced by concems about their rapid price appreciation, putting them out of
the reach of all but the highestincome households. ‘Today’s real demographic and
lifestyle changes are tispiting a recum 1o tradidonal development styles that offer
walkable, bikeable, and more dynamic communites that put residents eloser to
shogs, offices, and parks.
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'H'ighe'r-'den si’o)r hnuéihg is only for lower-income
households.

People of sil income qm.l.'i';'}-s choose ﬁigher-dehéitﬁ'housing.

ultifumily housing i not the howsing of Fast rexort for houssholds un-
able to afford a single-family bouse. Condominiuzms, for itstance, are

- often the most sought after and highly appreciating real axate in many
4 urban markets. The luxury segment of the zpartment market is also
rapidly sxpanding. MosL peaple are surprised to learn that 41 percent of repnes
say they rent by choice and net out of necessity, and households making more than
%50,000 a year have been the fasiestgrowing seginent of the rental market for the
past three years.” Multifamily housing throughout the world has historically been
the hiousing of choite by the wealthiest individuats because of the acoess and con-
venience it provides. From Manhanan to Miami to San Francisca, higher-density
houstig has heen prized for the aneniyrich lifesigle i cxn provide.

Higher-density development can be a viable howsing choice for all income groups
and people in all phases of their lives. Many financially secture baby boomers, who
have seen their children leave the nest, have chosen 1 leave behind the yard
mainienance and repain required of a single-family house for the more carefree
and convenient lifestyle multifamily housing provides. Interestingly, their children,
the eche booers, are entering the age where many will fikely live in multifamily
housing. Just starcing careers, many are locking for the flexibility of apartment liv-
ing to follow job opportunities. Their grandparents, Likely on a Axed income, may
also prefer or need to kive in mudifunily Rovsing as physical Hmications may have
mzade lving in a single-family hotise ton challenging.

Providing balanced housing options to people f all income groups is imporznt
to a region’s economic vitality. The wvailability of atfordable multifamily housing
helps atract and retain the workers needed to keep any economy thriving. In
many Ametican townt and cites, rapidly rising house prices are forcing working
Families to live f2rthet avay from their jobs. In Fact, the Exck of affordable housing
is mentioned as the number one problem facing working Zamilies today”
PRJ-63491 ;
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Rollins Square

#Aofing Square, & mixed-wsa deveiopment k Boston's South
End, is a truly mixad-income community that provides hosing
fora wite spectum of pacpla in Kl income brackets, Twanty
parcent of the gvaral units are reservad for peopls whose
ncome is X 1o B3 pereent of the Boston wea median coma
{AMI). 40 percent ara for-sale condaminlums revarved for
warking hassholis with Incomes 0% 120 percent of e

AMI, snd tha rameining 40 percant g:d markat-ratn units soll-

ing for up to $750,000, The resident es occupy two city blocks
and integrate seemlassly ints the mésting peighbarhaod.
Tha varying helghts wrd diveres exterior matarials gve the
appsarsncd that the developmiant was ¢ onstructad avar
tma. Foling Squen wes developsd by tha Plznning Office
for tirkan Afuirs, Inc., & npnprofit developar sssociated

- wilthe Archdiacess of Bostos,
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FROFILE
POn
Onis & 244-ncre magter-planned community piong the
deep-water marshes of Haberaw Craek In Meint Plessant,
South Sarallne, Just sb; miles past of Charleston, the com-
munity features 200 single-famity homes, community faeii-
tizg, and o small-sesle commercial area, Vince Graham,
principal with he I'Dn Compeny, is daveloping stx msidertiaf
neighboshqugs connected by namow strests, pedestifan )
camidors, and community specas. An '0n Gulld memby,
one gf 1B build lected for axperfence, talamt, and Fnen-
cial strangth, builds each individual kema, The architecture
isinspired by classic Lwcouttry style with targa balconies,
daep front porches, snd tall windows on evan tatier hames.
Homes niow ek for $625,000 &0 $1.7 makon. Somsmimity facil-
itiesinciuda '0n Square, 1'Dn Clsb, the Craek Clab, and tha
Mount Pleasant Amphitheater. Rasidents elso enjoy Basy
secess 1o the Cooper ard Wanda rivers, the Charaston har
hor, and the Atiantic Deean. One neightnrhond boat ramp
& four commmunity docks are avaifalie for crabbini
fishing. Two milds of waking tralls aco svailsbla forrest -
daits;  fres-acra pon, the Rookary, i 4 protacted nestisg
sita farwading brds. [n addion, the public and private
sehools in Mount Flsasant are £0ma of the best in the area.

As the preblem of alferdability womens, workers on the lower end of the salary
scale nuay move to more ffordable citdes, jeaving a labor shortage in their wake.
Such shornages make a region less desirable a3 :n employment center. According
ti PricewaterhomeCoapers, accest tn 2 large and diverse labar poal is the most
important factor in making corperate decisions on Incations.™ Communides that
do not provide housing for all income groups become less desizable corporate
locations.
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The Next Real Estate Boom

By: Patrick C. Doherty and Christopher 8, | einberger

What if there were a new economic engine for the United States that wouid put our
people back fo work without putting the government deaper in debt? What if that
economlc engine alse improved our international compefitiveness, reduced
greenhouse gases, and made the American people healthler?

At a minfmum, it would sound a lot better than any of the current offers on the table; stimulus
from the liberals, austerity from the conservatives, and the president’s less-than-convincing
plan for a litte stimulus, a little austerity, and z little bit of a cloan-energy aconcmy.

The potentiaf for just stich an economic renaissance is a lot more plausible than many would
imagine. At the heart of this opporiunity are the underappreciated implications of a massive
demographic convergence. In short, the two largest demagraphic groups in the country, tha
baby boomars and thair child ren—together comprising half the poputation~want hames and
commercial space in neighborhoods that do not existin anywhere near sufficient quantity.
Fixing this market failure, unfeashing this latent demand, and using it to put America back to
work could be accomplished withaut resorting to debi-building stimulus or layoff-inducing
austarity. At lsast for the moment, Washington has an Oppartunity to speed up private
invastment for public good and launch what coutd be a period of iong-lasting prosperity. Itis a
market-driven way to make the economic recovery sustainable while addressing many of the
most sefious problems of our time: the health care crisis, climate change, over-reliance on il
from countrias with terrorist tes, and an overextended military.

Real estate has caused two of the last three recessions, including the Great Recession we've
just gone through. That is because real estate (housing, commercial, and industriaf} and the
infrastructure that supports real estate {transportation, sewer, electricity, and so on) represent
35 percent of the economy’s asset base. When real estate crashes, the economy goes into a
tailspin. To speed up the economic recovery now slowly underway, the reaf estata.sactor musi
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get back into the game, just as it played a central role in the sconomic recoveries of past
recessions. (Real estate also kept the high-tech recession in the eardy 2000s from being as
serious as it might have been.) The United States will be condemned fo high unemploymant
and sluggish growth if 35 percent of our asset base is not engaged. And hurireds of billions of
dollars in potential investment capital is on the sidelines, waiting for the right market signals to
be deployed.

Ye're unlikely, however, 1o sea a real estate recovery based on a continuation of the type of
developmenit that has driven the industry for the past few generations: low-density, cat-
dependent suburbs growing out of cornfields at the edge of metropolitan areas. That's
because there is now a massive oversupply of such suburban fringe development, brought on
by decades of policy favoring it—including heavy government subsidies for extending roads,
sewsrs, and utilities into undavelopad land. Houses on the exurban fringe of several farge
metro areas have typically lost more than twice 2s much valve as metro areas as a whole
since the mid-dacade peak. Many of those homes are now priced below the cost of the
matafials that went into building them, which means that their owners have no financial
incentive to invest in their upkeep. Under such conditions, whole neighborhoods swifly decline
and tum into slums. This happened in many inner-city neighborhoods in the 1980s, and wea're
seeing avidance of it in many exurban neighborhoods today. The Los Angeles Times reports
thatin one gated community in Hemst, sast of LA., McMansions with granite countertops and
vaulted ceflings are being rented to poor families on Saction 8 vouchars; according to the
Washington Examiner, similar homas in Germantown, Maryland, outside Washington, D.C.,
are heing converted to boarding houses,

Many hope that when the economy recovers, demand will pick up, inventories of empty homes
will be whittled down, and the traditional suburban development machine will lumber back to
life. But don't bet on it. Demand for standard-issue suburban housing is going down, not up, 2
trend that was apparent even before the crash. In 2008, Arthur ©. Nefson, now at the
University of Utah, estimated in the Joumnal of the American Planning Assoclation that thers
will be 22 million unwanted large-lot suburban homes by 2025.

Meanwhile, the Great Recession has highlighted a fundamental change in what sonsumers do
want: homes in central cifies and coser-in suburbs where one can walk to storss and mass
transit. Such *walkabie urban” real estate has experienced less than half the average docline
in price from the housing paak. Ten years ago, the highest property values per square foot in
the Washington, D.C., metro area were in car-dependent suburbs like Great Falls, Virginta.
Today, walkable city neighborheods like Dupont Circle command the highest per-square-foot
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prices, followed by dense suburban neighborhoods near subway stops in places like
Bethesda, Maryland, and Aslington, Virginia. Similarty, in Denver, property values in the high-
end car-dependent suburb of Highland Ranch are now lower than those in the redeveloped
LoDe neighborhood near downtown. These trend lines have been evident in many cities for a
number of years; at soms point during the last decade, the lines crossed. The last time the
lines crossed was in the 1960s—and they were heading the apposite direction.

There are some obvious reasons for the growing demand for watkable neighborhoods: ever-
worsening fraffic congestion, memories of the 2008 spike in gasoline prices, and the fact that
many cities have become more attractive places to live thanks to falling crime rates and the
replacement of heavy industries with cleaner, higher-and service and professional sconomies.

But the biggest factor, one that wilt quickly pick up speed in the naxt few vears, is
demographic. The baby booemers and their children, the millennial generation, are {ooking for
places to five and work that reflect their current desires and life needs. Boomers are
downsizing as their children leave home while the miflennials, or generation Y, are setting out
on their careers with far different housing needs and preferences. Both of these huge
demographic groups want something that the U.S. housing market is nat currently providing:
srmall one- to three-bedroom homes in walkable, transit-oriented, economically dynamic, and
job-rich neighborhoads,

The baby boom generation, defined as thosa bom between 1946 and 1964, remains the
largest demographic bioc in the tUnited States, At approximately 77 miflion Americans, they are
fully one-quarter of the population. With tha leading edge of the boomers now approaching
Sixty-five years old, the group is finding that their suburban houses are too big. Their child-
rearing days are ending, and ail those empty rooms have to be heated, cooled, and cleaned,
and the unused backyard maintained. Suburban houses can be socially isolating, especially as
aging eyes and slower reflexes make driving everywhere less comfortable. Freedom for many
in this generation means living in walkable, accessible communities with convenient transit
linkages and good public services like libraries, cultural activitios, and health care. Some
boomers are drawn io cities. Others prefer to stay in the suburbg but want to trade in their
farge-lot single-family detached homes on cul-de-sacs for smaller-lot single-family homes,
towrhouses, and condas in or near burgecning suburban town centers,

Generation Y has a different story. The second-largest generation in the country, born

between 1977 and 1984 and numbering 76 miliion, millennials are leaving the nest. They may
sometimes falt back into the nest, but eventually they find a place of their awn for the first time.
Following the lead of their older cousins, the much smaller generation
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1865 and 1976), a high proportion of millennials have a taste for vibrant, compact, and
walkable communities full of economic, social, and recreational opportunities. Their aspirations
have been informed by Friends and Sex in the City, shows set in walkable urban places, as
opposed to their parents’ mid-century imagery of Leave 1t to Beaver and Brady Bunch, set in
the drivable suburbs. Not surprisingly, fully 77 percent of millenpials plan to live in America’s
urban cores. The largest group of miliennials began graduating from college in 2008, and if
this group rents for the typical three years, frorm 2013 to 2018 there will be more aspiring first-
time homebuyers in the American marketplace than ever before—and oniy half say they will
be looking for drivable suburban homes. Reinforcing that frend, housing industry experts, like
Todd Zimmerman of Zimmerman/Volk Associates, believe that this generation is more likely to
plant roots in walkable urban areas and force local govemment {0 fix urban school districts
rather than fies to the burbs for their schools.

The convergence of these two trends is the biggest demographic event since the baby boom
itself. The first wave of boomers will be sixy-five in 2011, Tha largest number of millennials
reaches age twenty-two in 2012. With the iast of the boomers hitling sixty-five in 2028, this
convergence is set to last decades. In addition to the generational convergence, the Census
Bureau estimates that America is going to grow from 310 million people today ta 440 million by
2080.

An epic amount of money will peur into the real estate market as a result of population growth
and demographic confluence. To be sure, unemployment and stagnant wages have eroded
people's buying powar, Boomers have suffered steep declines in the value of their current
homes and 401(k)s, and young people are leaving college with ever-larger student loan debts.

But Americans of all ages have saved and paid off debts since the recession began, and
average household balance sheets should be significantly healthier five years from now, In
addition, 85 percent of the new househoids formed hetween now and 2025 will ba single
ingividuals or coupies with no children at home; unburdened by child-rearing expenses, thay
will have more income available for housing {and less desira fa spend it tending big
backyards).

Most importantly, the very act of moving to more walkable neighbothoods will free families
fram the expense of buying, fualing, and maintaining the two or more cars they typically need
to get around in auto-dependent suburbs. Households in drivable suburban neighborhoods
devote on average 24 percent of their income to transportation; those in walkable
neighborhoods spend about 12 percent. The difference is equal to half of what a typical

househald spends on health care—nationally, that amounts to $700 billion a.year in
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accarding to Scott Bernstein of the Center for Neighborhood Technolagy. Put another way,
drapping one car out of the typical household budget can allow that family to afford a $100,000
larger mortgage.

The burgeoning demand for homes in walkable communities has the potential to reshape the
American tandscape and rejuvenate its economy as profoundly as the wave of
suburbanization after World War bl did. If anything, today's opportunity is larger. The returning
veterans and thelr spouses represented approximately 20 percant of the American population
at that time; the current dermographic convargence—77 million boomers plus 76 million
millennials-—compyises nearly 50 percant.

in the postwar years, America pushed its built environment outward, beyond the central cities,
creating millions of new construction jobs and new markats for cars and appliances—a
virtuous cycle of commarce that helped power American prosperity for decades {undl, of
course, it went too far, leading to the oversupply of exurban development that is acting as
deadweight on the current recovery). The coming demographic convergence will push
construction inward, accelerating the rehabilifation of cities and forcing existing car-dependant
suburbs to develop more compact, walkable, and transii-fiendly neighborhoods if they want to
keep property values up and aftract omorrow's homaebuyers. All this rebuilding could spur
milifons of new construction jobs. But mare importantly, if done right, with “smart growth”
zoning codes that reward energy efficiency, it would create new markets for power-conserving
materials and appliances, praviding American designers and manufacturans with experience
producing the kinds of green products world markets will increasingly want.

In additicn to fueling long-term economic growth, the new demand for walkable neighborhoods
could provide cther benefits. One of the biggest drivers of rising health care costs is the
expansion of chronic diseases like obesily, diabetes, and hean disease—conditions
exacerbated by the sedentary lifestyles of our car-dependent age. All would be substantially
reduced if Americans move into higher-density, transit-friendly neighborhoads in which more
walking is built into their daily routine.

Thae potential environmental benefits are equally profound. A study conducted by the National
Resources Defense Council concluded that simply conferming new construction to smart
growth standards would reduce carbon emissions 10 percent within ten years, more than half
the targat set by the prasident and the stalled climate legistation. Similary, the U.S. Green
Building Council estimatas that new sustainable developments could reduce water
consumption by 40 percent, energy use by up o 50 percent, and solid waste by 70 percent.
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We can reap these aconomic, health, and environmental benafits if the real estate market is
allowed to follow the dernand preferences of consumers. But that's easier said than done.
Markets don't exist in a vacuum. They operate within rules and incentives set by governments,
The rules and incantives that guide today's real estate market were designed, for the most
part, more than a half century ago to fit the demands of the postwar-era Americans who were
looking for new homes with yards outside overcrowded cities in which to reise their families.
For many years the government-insured morigages provided to millions of Gls were regulated
in such a way that they could only be usad to buy newly constructed homes, not to purchase
of rehab existing homes—an incentive that strongly biased growth away from cities and
toward the suburbs. Cheap rural land outside cities bacame accessible and valuable to
devalopers thanks to the building of the interstate highway system, 90 percent funded by the
federal govemnment. Using federal matching grants, suburban municipalites extanded water,
sewer, and electic lines 1o new subdivisions, cha rging developers and homeowners a fraction
of the real costs of those extensions. Municipatities also crafted Zaning codes, often in
response to federal regulations that essentially mandated iow-density development,

‘Taday, even though consumer preferences have changed, most of the old rules and subsidies
Femain in place. For instance, fedsral transportation funding formulas, combined with the old-
schoal thinking of many state departments of transportation, continue to favor the building of
hew roads and widening of highways—infrastructure that supports low-density, car-dependent
development—over public transit systems that are the foundation for most compact, wakkable
neighborhoods. When tevelopers do propose to build denser profects, with narrower stroets
and apartments above retail space, they often run up against Zoning codes that make such
building iflegal, Consequently, few compact, waikable naighborhoods have been bullt relative
to demand, and reaf estate prices in them have cften been bid up to astronoemical heights. This
gives the imprassion that such nsighborhoods ara only popuiar with the affiuent, when in fact
millions of middle-class Ameticans would likely jump at the opportunity to live in them,

To meet this broad new demand, howsver, requites that entire metropolitan regions work
together lo chart a common vision for their communities, When that happens, ail kinds of
Americans, and not just coastal elites, choose walkable, transit-based growté,

Conslder the recant experience of Uitah, a state that voted 63 percent for John McCain and
Sarah Palin. In 1997, in anticipation of the 2002 Winter Olympics in Salt Lake City, a coalition
of local CEDs, elected leaders, developers, farmers’ assaciations, conservation advocates,
and urban planners put logether a process of public meatings to get citizens involved in
developing a siralegy to accommodate greater Salt Lake Gity's fast-pacad growth in a fiscally
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and environmentally sustainable way. That process, dubbed *Envision Utah,* led to a blueprint
for development in the four-county region. The plan largely rejects further suburban sprawl in
favor of a “quality growth strategy” of dense walkable neighborhoods built around transit stops.

The first step was the building of a seventeen-mile, twenty-three-station light rait line in Salt
Lake City called TRAX. The line was highly condroversial; many predicted it would be an
underutilized boondoggle. But when the first phase opened in 1999, TRAX proved an
immediate hit with the public—eventually some trains became so crowded with riders that their
doors couldn't ¢lose. In 2000 and 2006, voters approved fax increasas to expand the system,
including increased reach to several outlying suburbs, twenty-six miles of new light rait track,
forty additionat station stops, and eighty-eight miles of heavier commuter rail, reaching as far
as Pravo. Meanwhile, mixed residential-commerclat developments have bean constructed
around existing stations in places ke the formerly indusfrial suburb of Mueray City.

Locally financed transit expansions are also underway in such wide-ranging places as St.
Louis, Denvar, Los Angales, Montgomery, Alabarma, and Broward County, Florida. From 2004
1o 2008, 67 percent of light rail bailot measures passed. In 2008, the election year defined by
the financial crisis, 87 percent of transit measures passed. In Seatile, a 2008 measyre saw
sponsors actually eliminate road funding so that the thirty-four-mile extension of the light rail
system would pass.

The public, then, has made its desire for transit-oriented growth quite clear, ang governments
at the local and metropclitan levels have begun to respond. At the federal level, however, the
policy machinery remains on autopilet, supporting a sprawl-based growth model that is beyond
broken. What we need to do should be obvious: replace old federal rules and incentives that
hamper the market's ability to meet changing naeds and prefarences for housing with new
ones that don't, thus helping to rejuvenate the American economy. But these new policies will
have to be produced in a political environment that, unlike in the postwar years, is hostile to
government actions that add considerably o the federal deficit, And they need to be written
gquickly: the peak of the convergence is cnly three years away, and the economy neads a
sustainable base from which to grow more guickiy now.

Throughout human history, transportation has determined the patiern of real astate
developmant, and so the place to begin is federal transportation poficy. Fortunately, next year
Congrass will probably reauthorize the giant transpartation law that determines most federal
infrastructure spending--which, tellingly enough, is still commonly referred {0 in Washington
as “the highway bill." This will provide a golden opportunity to change federal policy in several

fundamental ways. First, the biases it federal matching grants that favor.roads and hi hwiays
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aver every other type of infrastructure {sidewalks, bike paths, mass transit, and so on) must
end. Second, the grants sheuld ba "scored” based on their economic, envirpnmental, and
social equity impacts—in particular, on the degree to which proposed transportation prajects
minimize travel times and distances for residents and enable compact, walkable, energy-
efficient, and affordable development. Third, metro areas should be required, and given
funding, to do what greater Sailt Lake City did; create a blugprint for future growth, Those
blueprints should then help guide which specific infrastructure projects get federal funding, in
effect, this wil shift the power to shape growth patierns away fram congressional approprialors
and state departments of transportation and fo local citizens and local elecled officials. And it
will help ensure that actual consumer demand diives the process, rather than the current
combination of antiquated federal funding formulas, congressional earmarks, and offstage
machinations of conventional developers.

Many liberals might want Washington to cover most of the costs of this new infrastnecture.
That's unlikely to happen in the current political and fiscal environment. Mor, frankly, is it
necessary, or even heaithy. Instead, searce faderal dollars should be used to attract privata
dollars, of which thera are plenty. The Investment Company Institute reports that institutional
invastors are keeping a relatively stable $1.8 tritlion in money market funds because money
managers see no goad long-term investment vehicles. A simitar amount is sitting in the coffers
of non-financial corporations.

The Obama administration has proposed one way to tap some of these private dollars: create
an “infrastruciure bank™ that would leverage several private dollars for every federal dollar
invested to build a project. In retum, the bank and private investors would receive, say, a
dedicated locally raised future tax revenue source,

Another approach would be fo revive a practice from the past. A hundred years ago, virtually
every city of 5,000 or more had an extensive network of strestcars. These systems were
typically not publicly owned. Instead, real estate developers, oftan in partnership with elactric
utilities, built and ran them, even paying municipal governments to rent tha right-of-way. The
davalopers mada their monay not from fares, which barely covered operations, but from the
increased land vahres that the trolley extensions mada possible, There's no reason why simikar
deals can't be negotiated today to fund various kinds of mass transit. In fact, the process has
already begun in a few places. Devalopers ara halping to pay for the extension of the
Washington, D.C., metro rail to Dulles airport, while Microsoft cofounder Paul Allen's real
estate company and other property owners participated in the funding of the streetear to his
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substantial property hoidings just north of downtown Seattle. The federal government can halp
make such arrangements much more common by offering partial guasaniess of the debt
floated to build transit infrastructure.

Another way Washington can encourage walkable neighborhoods is through reforms of Fannie
Mae and Fraddie Mac. These two government-sponsored mortgage guarantors and
undsrwriters went bankrupt and were taken over by the U.S. government—in large part
because they overinvested in homes on the suburban fringe. But in recent vears Fannia Mae
has been experimenting with an interesting new product: “location efiicient mortgagas.”
Instead of relying solely on credit score and income to determina whether a borrower qualifies
for a mortgage, these loans use electronic map systems to take into account how much
homeowners will have to pay for transportation. Research by Scott Bernstein of the Center for
Neighborhaod Techno&bgy suggests that focation efficient mortgages may have lower default
rates than conventional Fannie Mae loans. If that finding proves true, then it makes sense to
expand the program, and to apply the same concept to househiold energy savings: Fannis,
Freddie, and HUD's Federat Housing Administration should factor in the savings frorm more
energy-afficient homes and retrofits. And all these products should be available for more types
of construction than just the single-family detached house.

In the past, big shifts in real estate paltems, from suburbanization to gentrification, have often
made the lives of the poor considerably worse. To make sure that doesn't happen as we mave
toward more walkable communities, federal action will also be needed. The Obama
adminisiration took a first step earlier this year by announcing that location efficiency will be a
criterion for $3.25 billion n competitive HUD housing grants. That means that at ieast some
walkable developments will be built to include housing for lower-incame families, and more
can be done along these lines using existing faderal housing programs such as the Low-
Income Housing Tax Credit.

But the truth is that federal housing policy can make only a modest dent in the affordability
probiem. As we've seen, what really drives development is transportation policy, and so the
real lever of change is, again, the upcoming transportation bill. The bill shoulg offer state and
local governments a clear choice: if they want federal dollars for light rail and other transit
systems, they must ensure that citizens at all income levels reap the benefits, That means
changing local zoning codes to mandate that a portion of the housing in transit-oriented
developments--say, 15 percent—be raserved for lower-income families. it 2lso means that
tocal jurisdictions need to remove ordinances that act as barriers to affordable housing—an
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idea Jong championed by many conservatives, including the late Jack Kemp. For instance,
ernpty nesters ought to have the right to rent out unused bedrooms or turn part of their bomes
into separate rental units, Doing so is illegal in most municipalitios today.

Ultimately, the biggest barrier to affordabllity is insufficient supply. homes in watkable, transit-
oriented neighbarhoods cost too much because there are not enough of them to satisfy the
growing market demand. What's needed, then, is a supply-side solution: buitd more such
neighborhoods.

Can a set of policies like these ever get through Congress? After all, Republicans have Jong
been ideologically hostite to mass transit. With their base now predominantly in exurban and
rural America, most GOP lawmakers will look with skepticism, even disdain, at proposals o
use governrent in ways that benefit cities and closer-in suburbs that tand to elect Democrats,
And many Americans who live in rural or exurban areas feel the scom that toc many educated
urbanites express for their lifestyle, and reflect that scom right back.

Yet, as Utah shows, conservative Americans can rally behind mass transit when all the
advantages are pointed out and the hidden costs of sprawl made clear. The threats to family
life posed by long commutes and aute dependency are a building issue among evangelical
Christians. Conservatives gre often among thae most acute critics of federal highway subsidies
and the way they insulate consumers from the reat cost of driving. The late Paul Weyrich,
cofounder of the Heritage Foundation, served on Amtrak’s board and was an outspoken
champion of passenger rail. As William Lind recenfly argued in the American Conservative
magazine, it was hardly a tiumph of free enterprise that America’s convenient and affordable
streetcar and passenger rail systems, most of them privately owned, were put out of businass
by government-subsidized and -owned highways.

In the wake of the Great Recession there is also another huge pockethook farce at work:
however they might lean ideologically, the best hope suburbanites have for reversing their
depressed homea values s for mass transit lines to be extended in their communities, Though
not every suburb can be saved in this way, for many it represents the most practical long-term
solution to their dilemma.

Ultimately, the strongest argument for these policies—one conservatives and liberals ought to
be able to agree on—is that they would allow the morbund real estate markset to function
again, and in so doing would give the ecanamy a dose of healthy growth, Indaed, assuming
that a decisive package like the one above ts passed, the privale sector, awash in capital, may
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anticipate the demand about to be unleashed in our markets and start investing in real estate
again, That is what happened in downtown Pertland, Oregon, when a propased $50 million
streetcar led to $3.5 billion of private-sector development, much of it before the streetcar was
buift. America will be back in business. And goad business is good pofitics.

But leading the transition to sustainability is alsc a strategic imperative for the United States.
China and India need to figure out how to accommodate 700 million of their countrymen who
will leave the villages and enter the cities over the next forty years. That's more than twice the
total American population. China is already building at a pace that will allow it to have 221
cities with more than 1 million residents—the U.S, has nine. The competition for energy and
raw materials like copper, lumber, and steel under a business-as-usual scenario is
extracrdinary and will result only in increased levels of strategic conflict in the decades ahesd,
as recent congressional hearings on “strategic minerals” attests. By making a decisive shift
and embracing sustainable communities, innovative American firms will have the domestic
markels they need to develop and deliver the super-efficient products and services that will
keep America secure and, through increased exports, help build our economy while reducing
aur trade imbatance.

Admittediy, the road to sustainability only begins with how we build and rebuild our
comrunities. In addition to the ideas discussed hers, there is much more we need to do o
address the energy and matarial intensity of our economy in ways that will lead to better jobs,
higher wages, reduced deficits, and greater national security. But at a time when the American
people need a plan for long-term prosperity, and because real estate absorbs so much of our
wealth, it is essential that we focus on pushing on the door unlocked by our dernographic
inheritance: the two largest population groups, half of our population, want communities that
the market is not delivering due to out-of-date subsidies and policies.

The bottom line is this: despite the protests of othadox adherents te liberal and conservative fiscal palicy, it
is now possible to unfaash latent private-sector derand by implementing reforms that wili end our subsidies
to sprawl and fecus our nation an sustainabiiity. Natther stimutus nor austerity, this approach would provide a
hew economic enging for Amarica that can set us on a secure and prosparous path for years to come.
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Regiunai B Urban Econamics

February 25, 2016

Mr. Frank Pankratz
ForeStars Ltd., LLC
9755 West Charleston
Las Vegas, NV, 89117

Re:  Econornic & Fiscal Benefits Study (“the Study”}): 2016 Peccole Ranch
Master Pian

Dear Mr. Pankralz;

RCG Econamics LLC {"ROG") is pieased to submit this Economic & Fiscal
Benefits Study {“the Skudy™) ta Fore Stars btd., LLC {“the Client”) relative to
assessing the benefits of a set of proposed attached and detached residential
developments {"tbe Project™) planned by the Cllent.

The Study represents an analysis of the estimated and hypothetical economic,
and a partion of the public fiscal, benefits of the Project, These benefits
include, but are not limited to, increases in output {gross sales/spending),
employment and wagesfiabor income, as well as retail sales and use taxes
resulting from the construction of the Projects. The specific projects included
in our analysis were provided to RCG by the Client.

Our analysis of the Project’s direct benefits on the economy is also based
upon information provided by the Client, as well as data provided by various
state and local government agencies pertaining to the potential benefits noted
above. Estimates of indirect and induced benefits were prepared by RCG
emploving the widely used and widely accepted IMPLAN {Impact Analysis for
PLANing) economic benefits model. Qur general fiscal analysis is based on
Nevada Revised Statutes, data from the U.5. Bureau of Labor Statistics and
municipal kax information and formutlas,

The Study is intended for the sole use of the Client in its negotiations with the
Gity of Las Vegas. Publication of the Study or any information contained
therein, in any manner, must explicitly indicate that it was prepared by RCG.

This Study is comprisad of the following sections:

A. Ecoromic Benefits Analysis ("EBA"}
. Direct Project Benefits
+  Overview
+  Construction Genefits
2. Indirect & Induced Project Benefits
*  Introduction
Cutput/Totat Expenditure Benefits
Employment Benefits
Income Benefits
Total Benefits
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Mr. Frank Parkratz
February 25, 2016
Page 2

B. Fiscal Benefits Analysis ("FBA")
1. Retall Sales and Use Tax Estimation Methodolegy & Estimates

Standard Assumpltions

This work scope was performed according to the “Standard Assumptions & Limiting Conditions®
detailed in Attachment 1 to this letter. Attachment 2 addresses the key modeling assumptions of
the EBA.

Use & Nalure of Report & Methodologies

The distribution of the Study Is limited to the Client. K the Client internds to reproduce and
distribute the Study, it must be reproduced in its entirety. IF it intends to include the Study in a
document used for the offering of securities, the Client agrees: (1) to provide RCG with a
representation letter; (2) that legal counsel witl have advised It before the offering is made; {3}
that the offering document complies with all applicable local jurisdictions and regicnal agencies,
State of Nevada and federa!l legal requirements; and {4} that no reference will be made to our
name in any promotional or offering materials without first fumishing us a draft of the materials
and then obtaining our written consent.

The results of RCG's services under this engagement ara the property of the Client. Copies of all
documents including writings and computer or machine-readable data, which describe or relate to
the services performed pursuant to this consulting assignment, or the results theraof, are the
property of the Client and will be provided upoen request. However, the Client will not provide RCG's
Inventions and Warks to any third party or usa the same for the benefit of any third party, except
with the prior written consent of RCG.

The Study is in the form of a “letter-report”, aleng with any appropriate tables, graphs and maps.
RCG is not responsibie for statements or interpretations made by the Client relating to the Study.

All ideas, developments, computer models, methodologtes, innovations, inventions and
copyrightable work (hereinafter "Inventions and Werks”), which RCG conceived and were used
during the period of the Study, and which either (a) are within the scope of RCG’s businesses or
investigations, or (b) are supported by the use of materials, facilities or information paid for or
provided by RCG are the exclusive property of RCG. In this regard, the Cllent agrees to credit RCG
far its work.

If you have any questions, please do not hesitate to contact us at your convenience by phone at
702-967-3188 ext. 401 or by email at jrestrepodirggl.com.

Regards,

o .f : . Ll
g Crnafaed LA

RCG Economics LLC

Attachrnents {2)
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AHachment 1
Standard Assumptions & Limiting Conditions

1. RCG Economics, LLC ("RCG") has prepared, from third-party information collected by RCG, as
well as our intemal econametric models and databases, the Study, as it relates on the potential
economic and fiscal benefits assocated with the Project.

2. The Chent is respansible for representations about its plans and expectations, and for disciosure
of significant informatien that might affect the ultimate realization of the analyses results.

3. The results of RCG's analyses apply only to the effective date of the Study., The success of the
Client’s plans will be affected by many related and unrelated economic conditions within a local,
regional, nationat and/or world context. We assume no liability for an unforeseen change in the
economy. Accerdingly, we have no responsibility to update the Study for events and
circumstances aceurring after the date of the Study.

4. The Study ls based on historical and projected economic benchmark information. Thus,
variations In the future could be materiat and have an impact on the Study conclusiens, Even if
the Study’s hypothetical agssumptions were to oceur, there will usually be differences between
the estimated and actual results, because events and circumstances frequently do not occur as
expected, and those differences may be materfal. These could indude major changes in
econemic and market conditions; performing arts center benchmarks; significant increases or
decreases tn mortgage interest rates and/or terms or availability of financing altogether:
property assessment and/or major revisions in current state and/or federal tax or regulatory
laws.

5. If the Study is reproduced by the Client, it must be reproduced in its entirety.

8. RCG makes no representation or warranty as to the accuracy or completeness of the third party
information contained in the Study, and shall have ro liability for any representations
{expressed or implied} contained in, or for any omissions from, our materials.

7. The working papers for this consulting assignment will be retained in RCG's files and will be
made available for your reference. We will be available to support the analyses, as required.

8. If needed, al! maps, plats, site plans or photographs that are incorporated into the Study are
for illustrative purposes only, but are not guaranteed to be exact. Dimensions and descriptions
are based on public recards and/or information furnished by others and are not meant to be
used as a reference in lege! matters of survey.

9. The Project's construction was assumed to be implemented by competent management, and
that site ownership will be in responsible hands, The Study assumes both responsibie ownership
and competent management unless noted otherwise. Any variance from this assumption could
have & significant effect on the censtruction of the Projects,

£0. Unless otherwise stated in the Study, no efforts were made to determine the possible effect, i
any, on the Project’s development of future Federal, State or local legistation, including any
envirenmental or ecological matters or interpretations thereof,

11.We did not perfortn an audit, review or examination, or any other attest function (as defined by
the AICPA) regarding any of the third-party historical market, industry and economic
benchmarks ar any other information used or included in the Study; therefore, RCG does not
: PRJ-B3401
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express any opinion or any other form of assurance with regard to the same, in the context of
the Study.
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ATTACHMENT 2
Key AssumPTioNS OF IMPLAN & INpUT-Qureput ANALYSIS

Input-output analysis is a means of examining relationships within an economy, both between
husinesses and between businesses and final consumers. It captures afl monetary market
transactions for consumption in a given time period. The resulting mathematical formula allows for
examinations of the effacts of a change in one or several economic activities on an entire economy
{impact analysis).

IMPLAN expands upon the traditionzl T-O approach to also inciude inter-institutional® transfers andg
thus can more accurately be described as a SAM model, though the tarms -0 and S4M are often
used interchangeably. Although IMPLAN V3 provides a framewotl to conduct an analysis of
economic impacts, each stage of an analyais should be carefully scrutinized to rmake sure it Is
logical. Proceduras and assumptions need to be validated. Please review IMPLAN and Input-Output
analysis' assumptions.

Constant Return Scale

This means that the same quantity of inputs is needed per unit of cutput, regardiess of the level of
preduction. In other words, if output increases by 0%, input requirements wilt also increase by
10%.,

No Supply Constraints

1-O assumnes there are no restrictions to raw materials and assumes there is enough to produce an
unlimited product. IMPLAN cannot tell if values are unreasonable. The user will need to decide
whether this is a reasonable assurnption for thair study area and analysis, espedgially when dealing
with large-scale impacts.

Fixed Commaodily input Struciwe

This structure assumes that changes in the economy will affect the Industry™s cutput but not the
mix of commodities and services it requires to make its products. In other words, thare is na input
substitution in respense o a change in output,

Indusiry Technology Assumplion

An industry will always produce the same mix of commodities regardless of the tevel of production,

In other words, an industry will not increase the output of ane product without proportionately
increasing the output of all its other preducts.

L In IMPLAN, institutions include Households (Broken down into nine income categories), Government
Institutions, Enterprises (basically corporate profits}, Capital, and Inventory.
.E PRJ-63491 ;
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Commodity Technology Assumption

The industry technology assumption comes into play when data is collected on an industry-by-
commodity basis and then converted to industry-by-industry matrices, It assumes that an industry
uses tha same technology to produce each of its products. In other words, an industry has a
primary or main praduct and alt other products are byproducts of the primary product. The
production function is a welghted average of the inputs required far the production of the primary
product and each of the by-products.

Model is Stalic

No price changes are built in. The underiying data and relationships are not affected by impact
funs. The relationships for a given year do not change unless another data year is purchased.”

L S ——
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2014 PECCOLE RANCH MASTER PLAN: ECONOMIC & FisCAL BENEFITS STUDY

I. EXECUTIVE SUMMARY

RCG Economics {"RCG") was retalned by ForeStars Ltd, {("FSL”) to conduct an Economic and Fiscal
Impacts Study {"the Study™) on the proposed 250.92-acre Peccole Ranch mixed-unit residential
project (“the Project™). The Project calls for the redevetopment of the existing golf course. The
Project subject property is located in the Northwest portion of the Las Vegas Vafley (“the Valley™
adjacent to the Quaensridge community between Charleston Boulavard and Summerlin Parkway
wast of North Rampart Boutevard.

The Projact will be comprised of four residential products (*the Products” and is planned for 3,080
residential units {see Figure I-1). The Products and units include:

Product 1: 720 condo units {Avg. size - 900 5F)

Product 2: 1,500 condo units {Avg. size ~ 2,200 SF)
Product 3: 800 conde units (Avg. size - 900 SF)

Product 4: 60 single family homes (Avg. tot size - 1 acre)

E B I

The construction timeline for the Project is shown in Table I-1.

Table I-1: Project Construction Timeline

Infrastructure July-17 June-18 1z

Product E July-18 Februany-22 43

Product 2 April-21 Aprii-32 120

Product 3 April-31 July-36 63

Product 4 July-18 June-24 72

Total July-17 July-36 228
Source: FSL

For & detailed map of the Project’s vicinity, see Figure I-1. Figure [-2 offers a map of the of the
Project’s site plan.

ECONOMIC BENEFITS SUMMARY

F3L. pravided RCG with cost estimates for each product in the Project plan. RCG found that the
proposed construction cast of $1.74 bifllion would have sizable effects on the Southern Nevada
eCONOMmy:
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2014 PeccoLe RANCH Master Puan: Economic & Fiscat BENEFTS StuDy

# A total of approximately $2,741,242,000 in one-time construction benefits.

B A total of approximately 16,100 supported {direct, indirect and induced) full-ttime equivalent
{“FTE") jobs gver the Project’s construction period.

® Actetal of $888,852,000 in additlonal labor income For employees.

Table I-2 shows the cumulative economic benefits of the Project from the associated direct, indirect
and induced construction spending. All deliars amounts are in 2016 dollars.

Direct Benefit $1,517,868,816 7678 $482,692,776
Indirect Benefit $687,834,399 5,042 $237,284,238
Induced Benefit $535,539,155 3,380 $168,875,254
Total Benefits $2,741,242,370 16,100 SBB88,852,267
Multipliers .1.81 - - Xi0 - 188 .

*tote: Emplovment in fufl-time equivalent, Sources: IMPLAN, FSL.

For exampie, "spending” woutd potentially result in a muitiplier 1,.81. This means that for every
dollar spent on the Project’s construction, an additional 81 cents would ripple through the
economy. The multipliers measure the total increase in output/economic activity, total employment
and labor income in the wider economy per dollar in output/spending, per new jobs created directly
and the per dollar increase th earnings,

FISCAL BENEFITS SUMMARY

The total spending (direct, indirect and induced) resulting from the Project’s construction would
also produce fiscal benefits, RCG focused on the benefits unique e the City of Las vegas (“the
CLy") and the Clark County Schoal District (“CCSD"). These benefits wil! come about from three
direct sources fram two taxes as discussed below; Sales & Use tax and the Real Property tax {see
Tables -3 & I-4).

- PRJ-63491
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201 6 PeccoLe RANCH Master PLaN: Economic & Fiscal BENEFITS STUDY

Cily of Las Vegas

1. Retail Sales & Use tax revenue for the CiV from construction materials (non-recurring}
purchased to build the Project e projected te total $23,150,000.

2. Retail Sales & Use tax revenue for the CLV from construction {non-recurring} employees’
personal spending is projected at $3,441,000 over the course of construction.

3. Annually recurring Real Property taxes accruing for the CLV associated with the Project’s
development is estimated at an average annual amount of $3,411,000 over 20 years for a
total of $68,219,000 over the period.

_Estimated Revenue

Sales & Use Tax on Construction Materlal Purchases $23,150,000
Sales & Use Tax from Personal Speading $3,441 000
Total Estimated OUne-Time Revenue 526,591,000

Type T T Estimated Revenue

Real Property Tax {20-Year Annual Average} $3,411,000
Tetal Estimated Average Annual Revenue $3,411,000

Source: RCG Economics

Clark County School Disfrict

4, Retail Sates & Use tax revenue for the CCSD from construction materials {non-recurring)
purchased te build the Project is projected to total $26,915,000.

5. Retail Sales & Use tax revenue for the CCSD from construction (non-recutring) employees’
personai spending is projected at $4,000,000 over the course of construction.

6. Annually recurring Real Property taxes accruing for the CC5D assodated with the Project’s
development is estimated at an average annual amount of $4,208,000 over 20 years for a
total of $84,162,000 over the period.
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2014 Peccole RANCH MasTer PLaN: Economic & Fiscal BENEFITS STuDy

Table i-4: Total Fiscal Impact Benefits to Clark County School District

Type of Tax Estimated Revenue
Sales & Use Tax on Construction Material Purchases £26,915,000
Szles & Use Tax from Parsonal Spending $4,000,000
Total Estimated One-Time Revenue 530,915,000

Type of Tax Estimated Revenue
Real Property Tax [20-Year Annual Average) $4,208,000
Total Estimatad Average Annual Revenue 54,208,000

Seurce: ROG Econamics

The methods used to calculate the results, as well as more in-depth resuits are shown within the
contants of this report.

Important Note: The resuits of RCG's economic and fiscal anafyses should be understood as a
“maximum estimate”. IMPLAN uses inter-industry historical spending data to determine what
spending wouwld rermain in Clark County. If FSL deviates from normal spending pattems and
shooses to purchase construction materials from suppiiers outside of the City of Las Vegas, or
Clark County, during the course of compieting the Project, then the estimated fiscal and
economic benefits to focal Nevada governmenis, husinesses and workers will be reduced. For
exampie, If FSL found a specific type of lighting fixture, marble/stone product, steef or other
construction material not offered by focal suppliers, then the spending for these products would
reduce the estimates of the local economic and fiscal benefits herein,
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20146 PeCCoOLE RANCH MASTER PLAN: ECONOMIC & FISCAL BENERITS STUDY

Figure I-1; Subject Property Location Map
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2016 PeccoLe RANCH MasTER PLaN: EcoNomic & FISCAL BENEsTS STUDY

Il. ECONOMIC BENEFITS ANALYSIS
A. QOVERVIEW

The following pages summarize the findings and conclusions regarding the anticipated and
hypothetical economic benefits to Southern Nevada (a.k.a. "Clark County”} resulting from the
construction of mixed-unit residential project “(the Projects”) at what is now a golf course in the
northwestern part of the Las Vegas Valley (“the Valley™), The Project will cantain four residential
housing products ("the Products”), which ware individually analyzed in this Study. The Study is
largely based on information provided by FSL, other third parties and the IMPLAN {IMpact Analysis
for PLAKNing) economic model. See Statement of Methodology.

RCG performed its economic benefits anatysis ("EBA™) to identify the potential positive net impacts
of the Products on the Clark County economy. RCG did not quantify and subtract out the current
economic benefits of the existing golf course.

It is important to note, that golf courses all over the country are struggling to stay open! because
the popularity of golf has dramatically ebbed over the last decada?. Course utilization has gone
down and the number of golfers has declined across nearly all demographics.? The plight of goif
courses in Las Vegas mirrors that of courses throughout the nation®, Therefgre, FSL has developad
plans to replace the golf caurse with the 2016 Peccoie Ranch Masterpian, which would provide an
ecenomic stimulus to the Las Vegas area,

The Study quantifies the positive benefits of the Products, including the creation of jobs, as well as
the generation of wage and economic activity {output/spending} benefits to the region. Table II-1
shows the Praducts’ descriptions and estimated costs. Figure I-1 shows the current site ptan for the
Project by product type. For information on the construction periods and estimates for the
absorption period from FSL, see Tabie I1-2,

T hitp:/ivewsy. ieombery. comy news/artiches/ 201 4-01- 1 6/q0if-course-cinsings-qutpace -openinas-far-gighth -
straight-year

2 btk AW, washipgtonpost. com/ newsiwamkiloa/ne /201 5/03/ 05/ why -ammecica-fell-aut-of -fovo=with-golfy
32015 State of the Golfing Tndustry: Activate the Core, Close the Back Door.” Pellucid Corp & Edgehilt
Consulting. 2016.

7 http:ffwww, reviewiournal com/business/silverstona- golf-club-closed-futura-uncertain
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2016 PECCOLE RANCH MASTER PLAN; ECONOMIC & FISCAL BENEFITS STUDY

B. STATEMENT OF METHODOLOGY

FSL provided RCG with general spacifications for the Project, including location, construction costs,
project types and unit counts,

RCG has estimated three types of ecopomic benefits to Clark County from the Products”
construction: diract, indirect and induced. The concept of a direct benefit is relatively
straightforward. However, the concepts af indirect and induced benefits, while critically important
in assessing the totality of banefits associated with the Project, are often misunderstacd in regional
econemic analysis,

Fundamentally, they are based on an extension of the direct expenditures/spending associated with
the Producis’ construction. Each type of benefit is briefly described below.

u  Diract benefits include the construction benefit {benefits from the Jocal purchase of
construction materials, construction jobs created and conskruction payroll) - essentlally the
benefits during the Products’ construction periods.

x  Indirect benefits are the wholesalg purchases (local} of goods and services resulting from
the initial direct spending attracted by the Project. For exampie, the selacted general
contractor’s and its subcontractors’ spending on construction materials and on othar
products will cause suppliers to replenish inventories, etc. The portion of these purchases
made within the Clark County economy is counted as an indirect economic henefit of the
Project’s construction. Those inter-industry purchases associated with the construction
phase gre considered one-time {construction-phase} indirect benefits,

® Induced benefits are the ocutput, employment and labor tncome growth generated by
companies’ employees as they consume goads and services within tha local econemy. For
examnple, if a worker is employad as a heavy equipment operator at the Project; his or her
personal Income spent focallty will cycle through the local economy and will be exchanged
among local area merchants, thus tnducing additicnal new spending (retail, food, gas, etc.)
and employment in the region,

Estimates of indirect and induced benefits, as well as direct empioyment, were prepared by RCG
using the widely accepted IMPLAN model. The IMPLAN rmodel has been in usae since 1979, The

PRJ-£3491 !
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2016 PECCOLE RANCH MasTER PLaN: ECONOMIC & FISCAL BENEFITS STUDY

mode! accounts closely follow the accounting conventions used in the “Input-Output Study of the
U.S. Economy” by the U.S. Bureau of Econamic Analysls. The IMPLAN model also calculates the
impact ont overall empioyes compensation and the average salary by occupation, based upon the
estimated employment banefit.

In this Study, al estimates are in 2016 doflars to Facilitate comparison of benefits over time
{except empleyment, which is measured in full-time equivalent jobs).

The three categories estimated for Project-related benefits inctude:
# Changes in cutput/spending (equiva!enF fo Gross Product)
# Changes to employment {measured in terms of annual full-time equivalents, or "FTEs")
# Changes to anpual laber income, or total compensation (equivalent to payroll}

Finatly, since all benefits are driven by “new” events, constructicn benefits are a “one-time" benefit
during the Products’ construction periods,

EBA MAJOR LIMITATIONS

The EBA was prepared under various limiting assumptions acknowledged and presented hergin:

u Substitution Effects: 1t is assumed herein that the Project’s-related spending is all new
money added to the local economy, without factoring In any decrease in other goods and
services on which this money might alternatively have been spent.

" Supply/Demand Pooling: We have assumed that Project-related construction demands
will be accommodated locally to the greatest extent possible, Thus, all local needs that can
possibty be met by local producers/suppliers wiil be. If demand is greater than supply, local
producers/suppliers will maet 100 percent of that demand and the remaining demand will
be exported. Since this minimizes imports, it will maximize local economic activity and the
resulting muitipliers. '
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® Economic Leakage: RCG's analysis also recognizes as important, *leakage” from the study
region (Clark County) dus to spending on purchases outside of the region. Economic
leakage refers to revenues that flow cut of a local or regional economy to flnance the
purchase of geods and services from outside sources (impaorts) instead of being purchased
locally. In a highly devetoped and urbanized local econemy, a large share of the goods and
services consurned are purchased from local producers and suppliers.

C. ECONOMIC BENEFITS ANALYSIS: CONSTRUCTION PHASE, TOTAL PROJECT
SUMMARY OF DIRECT PROJECT BENEFIIS

#  Anestimatad $1,517.9 million ($1.5 billion-rounded) of direct output (construction
spending) activity is expected to be generated in the Clark Caunty economy during the
combined Praducts’ construction periods. All monetary amounts are in 2016 dollars,

# RCG estimates that the Products’ combined construction will support nearly 7,700 direct FTE
construction jobs in Clark County. This estimate does not factor in indirect and induced jobs.

® The Project is estimated to generate approximately $482.7 militon in direct labor samings
(payroli) during the Products’ construction periods.

SUMMARY OF INDIRECT AND INDUCED PROJECT BENEFITS

n  An estimated $1,223.4 mitlion ($1.2 billion-rounded) of indirect and induced output (al
types of spending} activity is expected ta be generated for the Clark County economy during
the combinad Products’ construction periads.

®  The Project’s construction is projected to support 8,400 indirect and induced FTE
canstruction and non-genstruction jobs in Clark County.

= The Project’s construction is forecasted to generate approximately $406.2 million in indirect
and induced wages/labor incorne (payroll} during the Products' lifetime.
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SUMMARY OF TOTAL PROJECT BENEFTS
“Total economic benefits” are the sum of direct, indirect and Inducad benefits, specifically:

® An estimated $2,741.2 miliion ($2,7 billion-rounded) of total output {construction and non-
construction spending) activity is expected to be generated for the Clark County economy
during the Projfect’s construction period.

x  The Project’s construction is projected ta support about 16,100 FTE construction and nan-
construction industry jabs in Clark County,

® The Project is forecasted to generate approximately $888.9 million In direct, indirect and
induced wages/labor income (payroll} during the Praject’s life.

The resulls of RCG's analysis are tiustrated below in Table H-3. Table [i-4 through Table {I-8
summarize the estimated economic benefits {direct, indirect, induced and total} of each phase of
the Project,

There is a caveal in the employment results, and it is the reason RCG did not report income per
worlkear. [MPLAN calculates total jobs: full- and part-time. Due to the method and tools that IMPLAN
provides for the FTE job conversion, you carnot simply divige labor income by the iob estimates,
Doing a straight caiculation for average income yields a resukt of approximataly $55,200 per
worker per year in 2016 dollars. However, every FTE is counted as one job by definition rather than
the fotal jobs as originally calculated, which is approximataly 1.1 jobs per FFE, Therefore, using the
FTE employment figure results in an overestimate of the average annual income per job,

For example, imagine if a construction project were to create two jobs - one 30-hour per week job
and ene 10-hour per week job. If tie 30-hour per week worker is pald $40,000 annually, while the
10-hour per week worker is paid $10,000 annually, that would equate to an average of $25,000
per year for the two combined jobs. However, as an FTE, it would equate to one job at $50,000 per
year. This would incorrectly double the combinad average annual wage for these two employees
from $25,000 to $50,000 per year.

TPRJ83491
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MULTIFLIERS

The following tabie illustrates the output, tabor and labor wage multipliers associated with the
construction of the Project. Multipliers are bagsed on the “domine theory” of economic change. They
translate the impacts of change in one variable on other variables. In other words, multipliers
generally estimate the “ripple affect” of econemic activity’s direct output/spending, laber and
wages,

Impact Type Spending/Output Employment tabor Income
Muitipliers 1.81 2.10 1LB4

The multipliers in this table show the ratio of total benefits to direct benefits, based on the results
of the IMPLAN model. For example, this table shows that for every dollar spent on the construction
of the Project (direct benefit), an additional $0.81 of output/spending is generated in the Clark
County economy (sum of indirect and induced benefits to the econamy).

Typically, these multipilers are under 2.0, but in this case, the employment muitiplier is 2.10. This
suggests that for every direct construction job created onsfte, 1.10 more jobs are potentially
supported eisewhere in Clark County. This likely reflects the current weakness in the Las Vegas job
market {relatively high unemployment, rate with forced part-time and discouraged workers being
added to unemploved workers currently searching for job. For example, the current “headling”
unemployment rate in Clark County is 6.2%, as of December 2015. However, the latest U-6 rate
for Nevada, which in¢ludes the forced part-timers and the discouraged, is above 13% - 13.9% as
of Q4/15}. Southern Nevada, which is the state’s primary economic driver, is responsible for this
relatively high U-6 rate, Accordingly, each new job directly created at the Products has a larger
than normal effect on new jobs.
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Table li-1:

Backbone Infrastruciure 524,600,000
Product 1
Condominium - 2 phases (for lease) 70 5167.000,000

4-story mid-sise (720 units}
Average unit size = 800 sf

Product 2
High-rise product - 5 towers (for sale) 1,500 | $1,056,000,000
Up to 25 staries {1,500 units)
Average unit size = 2,500 sf

Product 3
Condominium - 4 phases {for sale) BOO $230,000,000
4-stary mid-rise {BOO wnits)
Avarage unit size = D00 sf

Product 4
5F Homas - 1 acre lots 50 $259,750,000
{12 phases - 60 {ots)

Total Linits/Lots 3,080 | $1,737,350,000
Source: FSL
| PRJ-63481
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Table II-2: Construction & Absorption Schedule

nfrastructure

Mass Grading & infrastructure Backbone Jui-17 Dec-17 NfA
Initial Site Work Dec-17 Jun-18 M

4-Stery Mid-rise Condomintum (720 un.)

Phase 1 - 360 units Jul-18 Apt-20 Apr-22

Phase 2 - 360 units Apr-20 Feb-22 Feb-24

5-Tower High-rise Condominlum {1,500 un.)

Building 1 - 300 units Apr-21 Apr-23 Apr-26
Building 2 - 30D units Apr-23 Apr-35 Apr-28
Building 3 - 300 units Apr-25 Apt-27 Apr-30
Building 4 - 300 units Apr-27 Apr-29 Anr-32
Bullding 5 - 300 units Apr-29 Apr-31 Apr-34

4-Story Mid-rise Candominlum {800 un.}

Phase I - 200 units Apr-31 Aug-32 Aug-36
Phase 2 - 200 units Aug-32 Nov-33 Dec-37
Phase 3 - 200 units Nov-33 Mar-35 Apr-19
Phase 4 - 200 units ar-35 Jul-36 Jul-40

Single Family Homes (60 un,]

Phage 1 -5 units Jui-18 Dec-18 Mar-19
Phase 2 - 5 units Dec-18 Jun-19 Sep-19
Phase 3 - 5 units Jun-19 Dec-19 Mar-20
Phase 4 - 5 units Dec-19 Jur-20 Sep-20
Phase 5 - S units Jun-20 Cec-20 Mar-21
Phase 6 - 5 units Dec-20 Jun-21 Sep-21
Phase 7 -5 units Jun-23 Dee-21 Mar-22
Phage 8 - 5 units Dec-21 jun-22 Sep-22
Phase ¢ - 5 units Jun-22 Dec-22 Mar-23
Phase 10 - § units Dec-22 fun-23 Sep-23
Phase 11 - § upits Jun-23 Dec-23 Mar-24
Phase 12 - 5 units Dec-23 lun-24 Sep-24
Saurce; FiL

1I-14

{PRJ-83401

| ozzsis

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

ROR025927

26036

26013



2016 PECCOLE RANCH MASTER PLAN: EcONOMIC & FiscAL BENEFTS STuDY

Table 1I-3: Total Economic Impact Benefits

Direct Benefit 51,517,268,815 7,678 $482,692,776
Indiract Benefit 637,834,399 5,042 $237.284,238
Induged Benefit $335,539,155 3,380 5168,875,254
Total Beneflts §2,741,242,370 16,100 $888,852,267
Multiphiers 181 T 210 - e

*hote: Empioyment in full-time equivalent. Sources: IMPLAN, FSL.

Wat mpa r|

infrastructure (Roads, P

Table H-4:

Direct Benefit 524,011,601 123 57,652,086

Indirect Benefit $10,703,904 78 $3,700,410

Induced Benefit 448,444 358 33 52,662,970

Total Benefits $43,160,343 355 $14,015,465
Multigiiers 1.50 207 183

*Wote: Employment in fulf-time egquivalent. Sources: IMPLAN, FSL,

Table II-5: Product 1 {720 MF* Units) Economic impact Benafits

Direct Benafit $151,586,521 745 548,009,790
indirect Benefit $70,829,360 s20 $24,338,291
Induced Benafit $53,808,764 340 $16,957,957
Total Benefits $276,224.644 1,605 $89,317,238
“Multipllers = e A 2T 186 -

*Note: MF stands for multi-farmily. **Employment in full-time equivalent. Sources: IIPLAN, FSE.

* Units) Economic Impact Benefits

Direct Benefit $913,229,850 4,430 $289,233,982
Indirect Beneflt $426,710,007 3,132 $146,632,759
Induced Benefit $324,169,782 2,046 $102,223,108
Total Benefits $1,664,109,639 9,668 $538,089,349
Multipliers ' 182 215 . 186

YNote: MF stands for muiti-Fomily, **Eemployment in full-time equivalent. Sources: IMPLAN, F5L.
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its) €

Table 1I-7: Product 3 {800 MF* U

] ¥

198904229

Direct Benefit
Indirect Benefit 592,938,733 682 $31,937,059
Induced Benefit $70,605,159 445 522,264,502
Total Beneflts $362,448,121 2,106 $117,197,597
Multipliers - 182 U245 .86
*Nate: MF stonds for muiti-famiy. **Employment in full-time equivalent, Sources: IMPLAN, FSL.

Table Il-8: Product 4 (60 SE* Units] Economic impact Benefits

1342 $74,800,883
$30,674,519

Direct Benefit $230,136,615

Indirect Benefit 586,652,396 629
Induced Benefit $78,510,592 495 524,756,717
Total Benefits $2095,240,603 2,467 $130,232,119
Multipiiers 172 - 184 : 1.74
*Nete; MF stands far multifamily. SF stonds for single-family. * *Empioyment in full-time eguivalent, Sources:
IMPLAN, FSL.
: PRJ-63491
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Hi. FISCAL BENEFITS ANALYSI

A. STATEMENT OF METHODGOLOGY

The Project’s construction will produce additional econcomic activity in the region that will figeally
benefit locai and state governments. The following section surmmarizes the findings and condlusions
regarding the anticipated and hypothetical fiscal benefits to the CLV and the CCSD resulting from
the Project.

Because of the nature of the assignment and the complexity of the Nevada tax systam, RCG limited
the fiscal benefits analysis to developing a hypothetical estimate of the potential retail Sales & Use
taxes, s well as real property taxes generated From the Project’s construction. For axampie, this
study does not account for any potential abatements or exemptions to the retail Sales & Use tax
that may be avaitable refated to the Project’s construction and some assumptions may not hold
true and therefore under- or overestimate the total fiscal benefits from the project.

Nevada statutes and Yocal ordinances were reviewed to identify the general retail Sales & Use taxas
assodlated with the construction of the Project, as well as the praperty tax rates for the parcels
invglved in the project.

In this section of the Study, RCG estimated the share of revenues apportioned {o both the CLV and
the CCSD from two main sources of Sales & Use tax, as well as well as the Real Property Fax. The
estimated tax sources are:

% Retail Sales & Use tax revenue from construction materials purchased

®  Retail Sales & Use tax revenue from construction eenployees' personal spending

® Real Property Taxes on the converted 2016 Peccole Ranch Masterplan site
Tax revenye estimates and their apportionment to Nevada’s various entities depend on the
particular source and how it is distributed. The present methodology used to estimate tax revenues

for the Project’s aperations is based on current and existing tax rates, Any changes to tax rates in
the future will alter these results. RCG used information provided by third party resources, such as

the Bureau of Econemic Anatysis (*BEA™), results from the EBA above and lacat tax laws to derive
PRJ-634¢1
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