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Seventy Acres LLC
1215 S. Fort Apache Rd,, Suite # 120
Las Vegas, NV 83117

November 24, 2015

Mr. Tom Perrigo, Planning Director

Mr. Pater Lowenstein, Planning Section Manager
City of Las Vegas

Department of Planning

333 North Rancho Drive

Las Vegas, NV 89106

Re: Alta/Rampart Justification Letter for GPA, Rezoning and SDR

Dear Mr. Perrigo and Mr. Lowenstein,

We hereby submit a request for a:
»  General Plan Amendment {GPA};
e Rezoning; and
e SDR.

General Plan Amendment

The subject property represents a 17.49 acre portion ("17 Acres”) at the Afta/Rampart corner of a 70.52 acre
parcel {the “Land”). The Land’s zoning designation is R-PD7 and under the General Pfan is PR-0S. The 17 Acres is
in the process of being subdivided into a separate parcel and will have its own APN.,

s We are requesting that the General Plan classification on the 17 Acres be changed from PR-OS to H.

The Land is NOT A PART of any common interest community CC&Rs, rior is it permitted as annexable property with
the CC&Rs of adjacent properties, nor is it in any way under the control of the HOAs in the adjacent properties.

The City of Las Vegas Unified Development Code provides in Section 19.10-050 (C) [in pertinent part and emphasis
added}:

1. Single-family and multi-family residential and supporting uses are permitted in the R-PD District to the
extent they are determined by the Director to be consistent with the density approved for the District and
are compatible with surrounding uses. ....

2. For any use which, pursuant to this Subsection, is deemed to be permitted within the R-PD District, the
Director may a he_develo, t stondards and procedures which would apply to that use if it were

located in the eguivalent standard residential district.

3. For purposes of this Subsection, the “equival tandard residential district” means a residential district
listed in the Land Use Tables which, in the Director’s judgment, represents the {or o) district which is most

comporoble to the R-PD District in guestion, in terms of density and development type.

The 17 Acres are adjacent to the One Queensridge Place high rise condominium towers and the Sir Williams Court
office complex and event center, The proposed project on the 17 Acres is comparable, In terms of development
type, to the adjacent properties.

PRJ-62226
11/30/15

GPA-62387, ZON-62392 and SDR-62393
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Seventy Acres LLC
1215 . Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

REZONING
(n conjunction with the GPA:

*  We are requesting that the zoning on the 17 Acres be changed from R-PD7 to R4,

SDR

fn conjunction with the GPA and Rezoning reguests as described above, a simultaneous SDR is being submitted,
This yet to be named 720 Unit luxury rental condominium project, located at the southwest corner of Rampart
Boulevard and Alta Drive will fulfilf a much needed residential niche in this huburb.

The project:

«  Particulars are reflected in the various Exhibits provided in conjunction with this filing.

« Comprises 17.49 acres.

e Will consist of up to 720 dwelling units with a planned mix, {which mix may slightly vary as construction
documents are prepared and finalized), of 5% Studios, 55% One-Bedrooms, 35% Two-Bedrooms and 5%
Three-Bedrooms. The units will be housed in four 4-four story, Type-V buildings.

e Has four bulldings configured so that the units are wrapped arcund three or more sides of multilevel
parking; these parking structures are in lieu of typical less appealing exterior parking fields at-grade. This
design allows for more intimate outdoor open spaces nestled among building wings and fingers that
extend out from the main Hinear portions of the buildings creating a resort iike setting. The buildings will
also contain courtyard-like reliefs.

e The 17.49 acres lay significantly below the podium elevation of One Queensridge Place. its design utilizes
the land’s unique topography to maintain the top of the projects buildings at an elevation of not higher
than 2,748, the same elevation as the podium level of the adjacent One Queensridge Place
condaminiums.

e Primary “entry driveway” off Rempart Boulevard is at the center of the site, running westerly arriving at
the complex’s office and main recreation arez with a single-story clubhouse as its terminus. Two
additional, amenity areas are provided to serve the aopen space and recreation needs of the project
residents,

e Contains a northeast-southwest “main street” that will continue to the west connecting into Alta through
Clubhouse Drive.

& The northeast-southwest “main street” intersects with the “entry driveway” forming a traffic
circle and establishing an urban pedestrian and vehicular thoroughfare that promotes site
connectivity and continuity.

Taking cues from the adjacent One Queensridge Place condominiums architecture and landscape designed in a
decidedly French/Art Nouveau style, the proposed architectural style for this yet to be named project is inspired by
the late 18" century Parisian Second Empire style. This eclectic mix of earlier European styles s primarily known
for its use of steep Mansard roofs often articulated with a single or double row of playful dormers, a clear
definition of base, middle and top, and the use of projecting balconies, "Juliettes”, as well as decorative railing.

Landscaping will be commensurate with the same plant types as One Queensridge Place to provide continuity
among the adjacent properties.

The French architectural influences along with this propased "urban” residential lifestyle will greatly complement
the existing mix of uses in the project’s vicinity including Tivoli Village at Queensridge, Boca Park, Suncoast and
One Queensridge Place. The contribution of this project to this huburb is a significant creation of a truly
pedestrian-oriented, mixed-use environment, one that encourages residents to leave their cars behind and
experience a lifestyle facused on walkability, sustainability, and a healthy balance of live, work, and play all in close
proximity.

PRJ-62226
11/30/15

GPA-62387, ZON-62392 and SDR-62393
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Seventy Acres LLC
1215 5. Fort Apache Rd., Suite # 120
tas Vegas, NV 89117

Key Factors in Support:

Thank you in advance for the City’s consideration. We look forward to working with the City and our neighbors in

bringi

Seventy Acres LLC

The project fills a void, left in the marketplace due to the recession, for quality condominium projects;

The utilitles are already available in and around the property;

The praject is suitable for the available traffic capacity in the area;

Public transportation is readily available at the Alta/Rampart intersection;

Mutually beneficial to cornmercial and retail businesses at corner of Alta/Rampart; and
Comparable and complementary to adjacent properties.

ng this project to the community.

8y: EHB Companie:

Their:  Manager

By: K
Name: ﬁ‘-‘ rfowig
its:  Manager
Date: ff z‘ﬂlf’:)
+ 7 -
. PRJ-62226

3;5:::;
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DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM
Application/Petition For: GENERAL PLAN AMENDMENT (GPA)
Project Address (Location) S. Rampart/W. Charleston/Hualapai/Alta

Project Name ORCHESTRA VILLAGE Proposed Use

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

General Plan: existing _PROS  proposed .. % Zoning: existing R-PD7 proposed R-4
Commercial Square Footage Floor Area Ratio

Gross Acres _17:49 Lots/Units _1 Density

Additional Information

PROPERTY OWNER Sevent esLLC Contact _Frank Pankratz
Address 1215 South Fort Apache Road, Suite 120 Phone:_(702) 940-8930 gy (702) 940-6931
City Las Vegas State Nevada ‘Zip_89117

F-mail Address Frank@ehbcompanies.com

APPLICANT Seventy Acres LLC Contact Frank Pankratz
Address _1215 South Fort Apache Road, Suite 120 Phone:_ (702) 940-6930 Fax;_ (702) 940-6931
City Las Vegas State Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW Engineering, Inc. Contact Cindie Gee
Address _1555 South Rainbow Phone;_ 7028042107 pyy; (702) 8042295
City Las Vegas State Nevada Zip 80146

E-mail Address cgee@gcwengineering.com

1 coniy that T am the applicant and that the information submitted with this Bpp]lcunon is true and accurate to the best of my knowledge and beliaf. ] understand that the City is not responsible for

inzeeuracies i information presented, and that i ies, filse & or i it lication may canse the ication to be rejested. [ further certify that 1 amn the owner or purchaser
(or option holder) of the property invelved in this application, or the lessee or t folly avthotized by the owner to make this submission, as indicated by the awner's signature below.
Property Owner Signature* L ; A FOR DEPARTMENT USE ONLY
*
An anthorized agent y sign in Yen of perty owper for Final Maps, Tentative Maps, and Parcel Maps. Case # G P A_ 6 2 3 8 7
Print Name %@ W Jin/ -
Nam l(‘ V” Meeting Date:
Subscribed and sworn before me
N \/ v Total Fee:
This| day-of 20 :
)U /( N /W() fhigt 5 Date Received:*
WAL ) b :
A (\M\A(i AAAAAA ceived By:

LEEANN STEWART-SCHENCKE e sppfcaton will ot be deemed.complets ntl the

% Notary Public, State of Nevada "R, o™ deriie nave wed by the
7% Appointment No, 07-4284-1 ofPIaﬁgfol éﬁtﬁ ith applicabls

e My Appt. Explres Jut 26, 2019 Fchons of!heZonmg‘OrdlrlT!/:gOM 5
lication Packet\Application Form.pdf

4 445
Notary Public in and for said County and Stgte P
4
Revised 10/27/08 4

CLV65-000449
0449
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DEPARTMENT OF PLANNING
APPLICATION / PETITION FORM

Application/Petition For: CHANGE ZONE
Project Address (Location) S. Rampart/W. Charleston/Hualapai/Alta

Project Name ORCHESTRA VILLAGE Proposed Use

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

General Plan: existing PROS _proposed __F-_ Zoming: existing .R-PD7 _ proposed B4

Commercial Square Footage Floor Area Ratio

Gross Acres 17,49 Lots/Units _1 Density

Additional Information e e o

PROPERTY OWNER Seventy Acrgs LLC Contact Frank Pankratz

Address 1215 South Fort Apache Road, Suite 120 Phone;_(702) 840-6930 ) Fax;_(702) 940-6931

City | as Vegas State_Nevada Zip_89117

E-mail Address Frank@ehbcompanies.com

APPLICANT _Seventy Acres LL.C Contact Frank Pankratz

Address 1215 South Fort Apache Road, Suite 120 Phone;_(702) 940-6930 _ Fay:_ (702) 940-6831

City Las Vegas State_ Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW Engineering, Inc. Contact Cindie Gee

Address _1555 South Rainbow Phone;_ (028042107 pyy. (702) 8042200

City Las Vegas State_Nevada Zip 89146

E-mail Address _cgee@gcwengineering.com
T ¢ectify that T am the applicant und tht the f submitted with this application is true and acourafe to the best of my and belief, T that the City is not ible for
inaceuracies in information presented, and that 1 ies, false i ion or i ication may cause the ication to be rejected, 1 further certify thal T am the owner or purchaser

(or option lolder) of the property involved in this application, or the lesses or g@ent fully aythorized by the owner to muke thit submission, as indicated by the owner's sigunture below.

Property Owner Signature*  ° A FOR DEPARTMENT USE ONLY
An authorized agent may sign in licw of Lhc property owner for Final Maps, Tentative Maps, and Parcel Maps. Case # -
Print Name \il(‘([{ Y vt Moot ZON-62392
eeting Date:

Subscrlbed and swormn before me
Thi iayof Mo LY 20 1D
J\Q/UM/W\ A A g

Notary Public in and for seid County and gatéik

i)

Total Fee:

Date Received:*

FasPaSVAS eceived By:

LEEANN STEWART-SCHENCKE
7% Notary Public, State of Nevada
Appointment No, 07-4284-1

My Appt. Expires Juf 26, 2019

'“ﬁne application will not be deemed complete until v.he
submitted materials have been reviewed by

’Dupanment of Plafrdpo] o @SR Gith aprplxca]:lc

’ sections of the Zoning Ord“mf‘ff{ 0/15

i 0/27/08
Revised 10/27/ b depot\Application Packet\Application Form.pdf

CLV65-000451
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DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM
Application/Petition For:_SITE DEVELOPMENT REVIEW (SDR)
n) S- Rampart/W. Charleston/Hualapai/Alta

Project Address (Locatio

Project Name: ORCHESTRA VILLAGE Proposed Use

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

General Plan: existing _PROS_ proposed B Zoning: existing R-PD7__ proposed Red
Commercial Square Footage Floor Area Ratio

Gross Acres _17.49 Lots/Units 1 Density

Additional Information

PROPERTY OWNER Seventy Acres LLC ~ Contact_Frank Pankratz

Address 1215 South Fort Apache Road, Suite 120 Phone;_(702) 8406930 Jay: (707 940-6931
City Las Vegas State Nevada Zip_89117

E-mail Address Frank@ehbcompanies.com

APPLICANT _Seventy Acres LLC Contact Frank Pankratz
Address 1215 Sth EQII epacbe Road S! 'te ]ZQ Phone:  (702) 940-893¢  Fax: (702) 940-6931
City Las Vegas State Nevada Zip 89117

E-maijl Address Frank@ehbcompanies.com

REPRESENTATIVE GCW Engineering, Inc. Contact Cindie Gee
Address 1555 South Rainbow Phone;_(702 8042107 gy (702)804-2299
City Las Vegas State Nevada Zip 89146

E-mail Address _Cgee@gcwengineering.com

1 certify that 1 am the appHcant and that ihe information submitted with. this application s rue and accurate to the best of my knowledge and belief. I understaod that the City is not responsible for

inpcenraeles in information presented, und that & ies, false i jon or ication may canse the application (o be rejected. T further cerify that wum the owner ot purchaser

(or option holder) of the property jovolved in this application, o the Jessee or agenfully mutharized by the owner to make this submission, as indicated by the owner's signature below.

Property Owner Signature* () & Vet FOR DEPARTMENT USE ONLY
*An nauthosized ngont may sign in leu of the Wﬂ{’\wnnr for Finul Maps, Teafative Maps, and Parcel Maps, Case# s D R- 62 3 9 3
" \ )
Print Name __NI{ K1 { Ly + Meefing Date:
Subscribed and sworn before me
b Total Fee:

Thi ;% % day of 7\{(\)/17/”(‘ DU/ »20 / 5- . Date Received:*
L) \MPLAJ[V)T /\,/(/‘/W nedie

PN — - Received By:
Notary Public in and for said County andta LEEANN STEWART-SCHENCKE [ The application vill not be deemed complete until the
ary ty S ! 5 ]
1 N1 1} Notary Public, State of Nevada P submitied materigly have bogy zeviewed by the

Dep: of )

i=f/5 Appointment No. 07-4284-1 B . o Zoning Ord
* My Appt. Expires Jul 28, 2019 " R S0 15

o e

ith applicable

Revised 10/27/08 : :f:\depm\Application Packet\Application Form.pdf

CLV65-000453
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SDR 62393
Seventy Acres, LLC

SWC Alta Drive and Rampart Boulevard

Proposed 720 unit multi-family residential development.

Proposed Use

Average Daily Traffic (ADT) 6.65 4,788
AM Peak Hour APARTMENT [DWELL] 720 0.51 367
PM Peak Hour 0.62 446
Existing traffic on all nearby streets:
Alta Drive

Average Daily Traffic (ADT) 13,388
PM Peak Hour (heaviest 60 minutes) 1,071

Rampart Boulevard
Average Daily Traffic (ADT) 45,325
PM Peak Hour (heaviest 60 minutes) 3,626

Traffic Capacity of adjacent streets:

Adjacent Street ADT Capacity

Alta Drive
Rampart Boulevard

34,500
51,800

This project will add approximately 4,788 trips per day on Alta Dr. and Rampart Blvd. Alta is currently at about 39 percent
of capacity and Rampart is at about 88 percent of capacity. After this project, Alta is expected to be at about 53 percent of
capacity and Rampart to be at about 97 percent of capacity.

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

minutes.

Note that this report assumes all traffic from this development uses all named streets.

CLV65-000454
0454
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Real Property Management
4190 McLeod Drive, 2nd Floor
Las Vegas, NV 89121

School Development Tracking Form

http://ccsd.net/departments/real-property

Date Filed 12/28/2015 Application Number PRJ 62226 Entity LV
Company Name Seventy Acres, LLC
Contact Name
Contact Mailing Address
City State Zip Code
Phone Mobile Fax Email
Project Name Orchestra Village
Project Description|Rampart & Charleston
APN's  138-32-301-005, 006

Student Yield Elementary School Middle School High School
Single-Family Units (1) x0.196 = 0 x0.101 = 0 x 0.137 = 0
Multi-Family Units (2) 720 x 0.140 = 97 x 0.058 = 40 x 0.064 = 45
Resort Condo Units (3)

Total 97 40 45
(1) Single Family unit is defined as single family detached home, mobile home, and town homes.
(2) Multi-Family unit is defined as apartment, multiplexes, and condominiums.
(3) Resort Condominium units for tracking purposes only.
*To be completed by CCSD
Schools Serving the Area*
Name Address Grade Capacity | Enrollment | Site Date
Bonner ES 765 Crestdale Lane K-5 584 856 12/01/15
Rogich MS 235 N. Pavilion Center Dr 6-8 1664 1772 12/01/15
Palo Verde HS 333 S. Pavilion Center Dr 9-12 2944 3076 12/01/15

* CCSD Comments |Bonner Es, Rogich MS and Palo Verde HS are over capacity for the 2015-16 school year. Bonner ES
is at 151.03% Enrollment plus State Excluded Enrollment Percent of Program Capacity. Rogich MS is
at 106.58% Enrollment plus State Excluded Enroliment Percent of Program Capacity. Palo Verde is
at 104.59% Enroliment plus State Excluded Enrollment Percent of Program Capacity.

[] Approved [T] Disapproved

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

%o{%\fw

AGENDA MEMO - PLANNING

PLANNING COMMISSION MEETING DATE: JANUARY 12, 2016

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

PLANNING

** STAFF RECOMMENDATION(S) **

CASE REQUIRED FOR
NUMBER RECALEbIEEAVIOL APPROVAL
GPA-62387 Staff recommends NO RECOMMENDATION.

ZON-62392 Staff recommends NO RECOMMENDATION. GPA-62387
SDR-62393 Staff recommends NO RECOMMENDATION, subject to GPA-62387
] conditions: ZON-62392
** CONDITIONS **
Planning

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

This approval shall 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 Building and
Safety.

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

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

CLV65-000467
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

Conditions Page Two
January 12, 2016 - Planning Commission Meeting

10.

I1.

12.

13.

A technical landscape plan, signed and sealed by a Registered Architect, Landscape
Architect, Residential Designer or Civil Engineer, must be submitted 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 shall include irrigation specifications. Installed landscaping shall not impede visibility
of any traffic control device. The technical landscape plan shall include the following changes
from the conceptual landscape plan:

A. Provide at least 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 buffers.

A fully operational fire protection system, including fire apparatus roads, fire hydrants and
water supply, shall be installed and shall 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 all City Departments must be satisfied,
except as modified herein.

Public Works

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

Unless otherwise allowed by the City Engineer, construct sidewalk on at least one side of
all access drives connecting this site to the adjacent public streets concurrent with
development of this site. The connecting sidewalk shall extend from the sidewalk on the
public street to 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 site. All landscaping and private improvements installed 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.

CLV65-000468
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

Conditions Page Three
January 12, 2016 - Planning Commission Meeting

14.

16.

17.

Submit an Encroachment Agreement for landscaping and private improvements in the Alta
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. If requested by the City, the applicant shall remove 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
improvements in the public right of way shall be the responsibility of the applicant and any
successors in interest to the property and assigns pursuant to the terms of the Encroachment
Agreement. Coordinate all requirements for the Encroachment Agreement with the Land
Development Section of the Department of Building and Safety (702-229-4836).

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
construction drawings or the recordation of a Map subdividing this site, whichever may
occur first. Comply with the recommendations of the approved Traffic Impact Analysis
prior to occupancy of the site. The Traffic Impact Analysis shall also include a section
addressing Standard Drawings #234.1 #234.2 and #234.3 to determine additional right-of-
way requirements for bus turnouts adjacent to this site, if any; dedicate all areas
recommended by the approved Traffic Impact Analysis. All additional rights of way
required by Standard Drawing #201.1 for exclusive right turn lanes and dual left turn lanes
shall be dedicated prior to or concurrent with the commencement of on site development
activities unless specifically noted as not required in the approved Traffic Impact Analysis.
Phased compliance will be allowed if recommended by the approved Traffic Impact
Analysis. No recommendation of the approved Traffic Impact Analysis, nor compliance
therewith, shall be deemed to 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 flood 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 prior to the issuance of any building or grading permits or
submittal of any construction drawings, whichever may occur first. Provide and improve
all drainageways recommended in the approved drainage plan/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 permits of any kind will be issued until after the Conditional Letter
of Map Revision (CLOMR) is approved by FEMA.
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
Staff Report Page One
January 12, 2016 - Planning Commission Meeting

** STAFF REPORT **

PROJECT DESCRIPTION

The site, which is located at the corner of two major thoroughfares, contains the northeastern
portion of an existing 27-hole golf course. The applicant is proposing to redevelop a 17.49-acre
portion of the golf course into a multi-family condominium community containing four, four-
story buildings. The current land use designation of PR-OS (Parks/Recreation/Open Space) does
not allow for multi-family residential uses; therefore, the applicant is also requesting a General
Plan Amendment. Accompanying the General Plan Amendment is a request to rezone the
property to 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 that will not be visible from public rights-of-way. Access to
the site is provided from Rampart Boulevard, with emergency access to Alta Drive. The site
features a 5,000 square-foot common recreation building and outdoor pool area, along with
secondary open recreation areas located near Buildings 2 and 3. The property slopes down from
the north and east, 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 condominium development.

The site is part of the Peccole 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

e The proposed development requires a Major Modification of the Peccole Ranch Master Plan,
specifically the Phase Two area as established by Z-0017-90. As such, staff is recommending
that these items be held in abeyance.

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

e 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 dwellings
without density limitations. However, density will be limited by the 55-foot height limitation
and other development standards imposed by this zoning district.
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

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

e The site is at a significantly lower grade than the existing adjacent One Queensridge Place
condominium 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 Actions by P&D, Fire, Bldg., etc.

12/17/80

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

05/20/81

The Board of City Commissioners approved a Rezoning (Z-0034-81) from N-
U (Non-Urban) to R-1 (Single Family Residence), R-2 (Two Family
Residence), R-3 (Limited Multiple Residence), R-MHP (Residential Mobile
Home Park), R-PD7 (Residential 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
north 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 “generalized 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
Durango Drive and Hualapai Way. The Planning Commission and staff
recommended approval. This plan included two 18-hole golf courses and a
106-acre regional shopping center. [Venetian Foothills Master Development
Plan]

The City Council approved a Rezoning (Z-0030-86) to reclassify property
from N-U (Non-Urban) (under Resolution of 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 the subject site and renamed it Peccole Ranch to encumber 1,716.30 acres.
Phase I of the Plan is generally located south of Charleston Boulevard, west
of Fort Apache Road. Phase II 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]

CLV65-000471
0471

10505



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

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

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

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 acres of
land in Phase Two was planned for a golf course. The Planning Commission
and staff recommended approval. [Peccole Ranch Master Development Plan]

The City Council approved a Rezoning (Z-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 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 to 4,247 units. The Planning Commission and staff
recommended approval. [Peccole 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 Plats].

03/30/98

A Final Map [FM-0008-96(1)] to 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 Page 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) [M (Medium
Density Residential) General Plan Designation] to 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.

07/07/04

The City Council approved a Variance (VAR-4207) to 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.

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 feet west of Rampart Boulevard.
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

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

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

01/12/06

The Planning Commission accepted the applicant’s request to Withdraw
Without Prejudice its application for a General Plan Amendment (GPA-9069)
from PR-OS (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.

The Planning Commission accepted the applicant’s request to Withdraw
Without 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
corner of Alta Drive and Rampart 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
southwest corner of Alta Drive and Rampart Boulevard.

08/06/14

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,
building height and parking on 20.10 acres on the south side of Alta Drive,
approximately 410 feet west of Rampart Boulevard.

The City Council approved a Variance (VAR-53502) to allow a 582-foot
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 at 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 multi-family building and a single-story, 33-foot
tall, 17,400 square-foot office building on a 7.87-acre portion of a 10.53-acre
parcel at 9119 Alta Drive.

06/18/15

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

11/30/15

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

Most Recent Change of Ownership

11/16/15

| A deed was recorded for a change in ownership.

Related Building Permits/Business Licenses

There are no building permits or business licenses relevant to these requests.
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
Staff Report Page Five
January 12, 2016 - Planning Commission Meeting

Pre-Application Meeting
Multiple meetings were held with the applicant to discuss the proposed development and its
impacts, and the timelines and requirements for application submittal.

Neighborhood Meeting

A neighborhood meeting was held at the Badlands Club House, 9119 Alta
Drive, Las Vegas at 6:00 p.m. There were approximatelyl70 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 questions.

Questions and concerns from the neighbors and answers by the Development

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

12/15/15 rezoned? No, this is just for the 17 acres.

e Will these be apartments 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 streets

Devaluing neighboring property

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

not legal

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

e Master plan designates this property as R-PD7. 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 Check

The site contains an existing golf course in operating condition. The land
12/03/15 slopes downward from Rampart Boulevard and Alta Drive and has ample
landscaping around the perimeter.
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Staff Report Page Six
January 12, 2016 - Planning Commission Meeting

Details of Application Request
Site Area
Net Acres [ 17.49
Surrounding Existing Land Use Per |  Planned or Special _— . s
Property Title 19.12 Land Use Designation S A 1) (D
Recregt(i)(r)nnr/r:rr:l:lllzlement PR-0S R-PD7 (Residential
Subject Property (Parks/Recreation/Open | Planned Development — 7
(Outdoor) — Golf S .
pace) Units per Acre)
Course
Multi-Family
Residential GTC (General Tourist PD (Planned
(Condominiums) / Commercial) Development)
North
Club House
Hotel/Casino SC (Serv1.ce C-1 (L1m1_ted
Commercial) Commercial)
South Office, Other Than SC (Service C-1 (Limited
Listed Commercial) Commercial)
. SC (Service PD (Planned
East Shopping Center Commercial) Development)
Roaeommereial PR-OS R-PD7 (Residential
West (Parks/Recreation/Open | Planned Development — 7
(Outdoor) — Golf S .
pace) Units per Acre)
Course
Master Plan Areas Compliance
Peccole Ranch N
Special Purpose and Overlay Districts Compliance
No Applicable Special Purpose or Overlay Districts N/A
Other Plans or Special Requirements Compliance
Trails (Rampart Pedestrian 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
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]

January 12, 2016 - Planning Commission Meeting

DEVELOPMENT STANDARDS

Pursuant to Title 19.06, the following standards apply:
Standard Required/Allowed Provided Compliance
Min. Lot Size 7,000 SF 761,864 SF Y
Min. Lot Width N/A 405 Feet N/A
Min. Setbacks
e Front 10 Feet 15 Feet Y
e Side 5 Feet 33 Feet Y
e Corner 5 Feet 15 Feet Y
e Rear 20 Feet 35 Feet Y
Min. Distance Between Buildings Unlimited 38 Feet Y
Max. Building Height 55 Feet 4 stories/47 Feet Y
Max. Density Limited by height 41.2 du/ac N/A
Screened, Gated, w/ a Screened, Gated,
Trash Enclosure . w/ a Roof or Y
Roof or Trellis .
Trellis
Mech. Equipment Screened Screened Y
Existing Zoning Permitted Density Units Allowed
R-PD7 (Residential Planned
Development — 7 Units per 7 du/ac 131
Acre)
Proposed Zoning Permitted Density Units Allowed
R-4R(i;§2nlt3i$1)51ty Unlimited, except by height Unlimited
General Plan Permitted Density Units Allowed
PR-OS
(Park/Recreation/Open N/A N/A
Space)
Proposed General Plan Permitted Density Units Allowed
H (High Density Residential) Unlimited Unlimited
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Staff Report Page Eight
January 12, 2016 - Planning Commission Meeting

Pursuant to Title 19.06 and 19.08, the following standards apply:
(NOTE: NORTH refers to the buffer abutting Alta Drive; EAST refers to the buffer abutting

Rampart Drive)

Landscaping and Open Space Standards
Standards Required Provided Compliance
Ratio Trees
Buffer Trees:
* North 1 Tree / 20 Linear Feet 16 Trees 19 Trees Y
e South 1 Tree / 20 Linear Feet 29 Trees 26 Trees N
e FEast 1 Tree / 20 Linear Feet 65 Trees 71 Trees Y
o  West 1 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 tree at the 10 Trees 41 Trees Y
end of each row of spaces
LANDSCAPE BUFFER WIDTHS
Min. Zone Width
e North 10 Feet 15 Feet Y
e South 6 Feet 6 Feet Y
e Fast 10 Feet 15 Feet Y
o  West 6 Feet 6 Feet Y
Existing wall
Wall Height 6 to 8 Feet Adjacent to Residential along west Y
PL
Functional Actual Compliance
Street Name Classification of Governing Document | Street Width | with Street
Street(s) (Feet) Section
Rampart Boulevard Primary Arterial hiiﬁ?lfgfgs}fssﬁzzts 100 Y
Alta Drive Major Collector hiiﬁ%gﬁgv;}fssﬁ/ﬁ;ts 84 Y
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GPA-62387, ZON-62392 and SDR-62393 [PRJ-62226]
Staff Report Page Nine
January 12, 2016 - Planning Commission Meeting

Pursuant to Title 19.08 and 19.12, the following parking standards apply:

Parking Requirement

Gross Floor Required Provided Compliance
Area or - Parking Parking

Use Number of Pgrl;!ng Reeul Handi- Reoul Handi-

Units ato cewiar capped cguiar capped
Multi-Family 1.25
Residential 424 spaces per 530
(Studio/l BR) unit
Multi-Family 1.75
Residential 262 spaces per 459
(2 BR) unit
Multi-Family 2 spaces
Residential 34 - 68
(3BR) per unit
Guest Spaces 720 Lsp ace 120

per 6 units

TOTAL SPACES REQUIRED 1177 1323 Y
Regular and Handicap Spaces Required 1153 24 1296 27 Y

ANALYSIS

The site is located within Phase II 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 sidewalk 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 numerous 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, 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 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 Plan prior to or concurrently with any new entitlements.
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Staff Report Page Ten
January 12, 2016 - Planning Commission Meeting

The development is generally in conformance to Title 19 requirements for the R-4 (High Density
Residential) zoning district and with general development standards for residential uses. If the
proposed General Plan Amendment and Rezoning are approved, all setback, height and density
requirements would be met by the proposal. Although the site does not qualify for residential
adjacency standards, the low grade of the site relative to the adjacent lands ensures that the
height of the buildings will not block views or create constant shadows throughout the daytime
hours.

Ample landscaping is provided along the entire perimeter of the site, with 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 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 to the
existing One Queensridge Place condominiums adjacent to the west of this site. The ground
levels contain a stone veneer, with successive floors 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 mansards with dormer windows.
Individual units feature balconies and floor to ceiling windows. The number of studio, one, two
and three-bedroom units varies on each building level. 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 into the area by the proposed development on this site. Of the
three schools serving the area (Bonner Elementary School, Rogich Middle School and Palo
Verde High School), the District notes that each school was over capacity for the 2015-2016
school year, with Bonner Elementary the most critical at 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 intensity of the proposed General Plan Amendment is compatible
with the existing adjacent land use designations,

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.
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2.

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

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 proposed 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 counts that this amendment would
allow on the site.

The proposed amendment conforms to 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 to approve a Rezoning application, pursuant to Title 19.16.090(L), the Planning
Commission or 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 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.

The uses which would be allowed 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.

CLV65-000480
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The repurposing of a 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 facilities providing access to the property are or will be adequate in
size to meet the requirements 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 to address the anticipated requirements of the proposed
R-4 zoning district.

FINDINGS (SDR-62393)

In order to approve a Site Development Plan Review application, per Title 19.16.100(E) the
Planning Commission and/or City Council must affirm the following:

1.

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

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

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 plans, policies and standards;

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

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

Primary access to and from the site would be from Rampart Boulevard. This project will
add approximately 4,788 trips per day on Alta Drive and Rampart Boulevard. Alta Drive
is currently at about 39 percent of capacity and Rampart 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 to determine
what additional traffic controls, if any, need to be implemented.
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4. 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 materials meet
drought-resistant criteria and provide adequate screening from adjacent uses.

5. 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 elevations 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.

6. 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 Modification to said plan no finding can be reached
at this time.

NEIGHBORHOOD ASSOCIATIONS NOTIFIED 27
NOTICES MAILED 243

APPROVALS 1

PROTESTS 1
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DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM
Application/Petition For: MAJOR MODIFICATION

Project Address (Location). Multiple

Project Name—2016 Peccole RanchMasterPlan _ proposed Use

Assessor's Parcel #(s)__Multiple Ward # _2

General Plan: existing NA _ proposed _NA __ Zoning: existing NA proposed NA
Commercial Square Footage Floor Area Ratio

Gross Acres _1,569.6 Lots/Units Density

Additional Informati

PROPERTY OWNER Multiple Contact
Address Phone: Fax:
City State Zip.

E-mail Address

APPLICANT 180 Land Co LLC Contact Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone:_(702)840-6930  Fax:  (702) 9406931
City Las Vegas State _Nevada Zip 89117
E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc. Contact Cindie Gee

Address _1555 South Rainbow Phone;_(702)804-2107 g, (702) 804-2289
City Las Vegas State _Nevada Zip 89146

E-mail Address _cgee@gcwengineering.com

T certify that I am the applicant ond that the information submitted with this apphmunnm teue and acourate o the best of iy knowledge amd balicf, | understand thet the City is not responsible for
inacouracics in information prestoted, and that i ivs, false i i application may causc the upplication to be zejested, T fiarther certify that T em the owner or purchaser

(or option holder) of the proporty invalyed in this upph@lt{y othe lessen or agent fully authorized by the o ke i sion, s idted by o o' it o
gnve s L C FLWA (5

Property Owner Signature* ~ o FOR DEPARTMENT USE ONLY
* An anthorized agent may sign in liew of fhe pﬁpexgwrx;&w% »Lp-,fms\x% ags, 1w s?s [ Case #M 0 D - 6 3 6 o i '
Print Name Frank Pankralz :

Meeting Date:
Subscribed and sworn before me Total Feo:

2 d,ay of HL2 éz/ Jf S L/ B Date Received:*
4 - AF 17
i ; Received By:

W W

+The application will not be deemed complate until the
LEEANN STEWART-SCHENGKE P sbwited meterisls bave boen reviowed by the
7 Notary Public, State of Nevada Depurtment of Pluaning for consistency with applicablo

LS AT AopoinimentNo.07-420-1 B =B340 1
My Appt. Expires Jul 26, 2019 [£\d ey

Notary Public in and for said County and

Revised 10/27/08 ¢

o

CLV65-000483
0483

10518



DEPARTMENT OF PLANNING |

APPLICATION / PETITION FORM

e
Application/Petition For: REZONING
Project Address (Loeation) S. Rampart/W. Charleston/Hualapal/Alta

Project Name-E80c0le Ranch Master Plan250.92 Actes  proposed Use

A 's Parcel #(s) _138-32-202-001 Ward# _2

General Plan: existing .PROS  proposed _H _ Zoning: existing PD_____ proposed R4
Commercial Square Footage Floor Area Ratio

Gross Acres 2,13 Lots/Unifs _1 Density _

Additional Information

PROPERTY OWNER Eore Stars, Ltd. Contact _Frank Pankratz

Address 1215 South Forf Apache, Suite 120 Phone:_(702) 9406930 gy (702) 0406931
City Las Vegas State Nevada Zip 89117

E-mail Address

Contact Frank Pankratz
Phone: (702) 840-6030 Fax: (702) 940-6931

Zip _89117

APPLICANT _Fore Stars, Ltd.

Address 1215 South Fart Apache, Suite 120

City Las Vegas
E-mail Address Frank@ehbcompanies.com

State_Nevada

Contact Cindie Gee
Phone: (7028042107 oo, (702) 804-2289

Zip 89146

REPRESENTATIVE GCW, Inc.
Address _1555 South Rainbow

City Las Vegas

State_Nevada

E-mail Address cgee@gowengineering.com

1 cm:fy that [ am the applieant and that (he infarmation submitted with this apphcauon is trae and accwrate to the best of my Jnowledge and beliof. T understand that the City is not responsible for
jon presented, and that i jcs, false it ori

(or option holded) of the property savolved n this spplicerion, or the Jessco or agent fillly authorized by the owner to mukn this submission, as indicated by the owner's signature below.
Conpames LLC, S 11V

ion may canse the applicatian to be rejected. I further certify that Tam the ownor or parchaser

Property Owner Signature* - = FOR DEPARTMENT USE ONLY
* Au suthorized agent may sign in liea of the mﬁ%&%&# fﬁé’r&(ﬁﬁ 4 ﬁﬁmm Case -
Frank Pankratz -
Print Name Meeting Date:
Subscribed and sworn before me Total Feer

,20 Jiz

Date Received:*
Regeived By:

LEEANN STEWART-SCHENCKETHE epplication will not be deemed complets until tho
Notary Public, State of Nevadasjuited mstcrisls have bees reviewed by the

Appointment No, 07-4284-1 “"nm%f“mé“m il applicablo
My Appt. Expires Jul 26, 2019"] o of e 2o 4"

fidghot\Application PackeQ&HplEAtics Form. pdf

day of /@/@/ﬁ/i i

This_ }? 4"

B D aCmdandis e B ix

Notary Public in and for said County and Stat}

Revised 10/27/08

CLV65-000484
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i DEPARTMENT OF PLANNING
APPLICATION / PETITION FORM

Application/Petition For: REZONING
1 S. Rampart/W. Charleston/Hualapai/Alta

Project Address (Loeation
Project Name_&_m&a[mmnm&m%_—Proposed Use
A ‘s Parcel #(s) _138-32-31-008; 138-32-301-005 Ward# _2

General Plan: existing -PROS proposed _H _ Zoning: existing R-PD7 _ proposed B4
47.59 Ac? of 138-32-301-006 and 138-32-301- 005 from PROS to H
ommercial Square Footage Toor Ares Ratio

Gross Acres 70,52 Lots/Units 3 Density
Additional Information (5.44 Ac) of 138-32-301-008 from R-PD7 to R-E; (47.59 Ac) of
138-32-301-006 from R-PD7 to R-4 and 138-3_%-301 -005 (17.49 Ac) from R-PD7 to R4

PROPERTY OWNER Seventy Acres LLC Contact_Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_(702 940-6930 Fy: (702)840-6931
City _Las Vegas State Nevada Zip 89117
E-mail Address

APPLICANT _Seventy Acres LIL.C Contact_Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_ (702) 8406930 Fax; (702) 940-8931
City Las Vegas State_Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc. Contact Cindie Gee
Address _1555 South Rainbow Phone; 7928042107 gay; (702) 8042259

City Las Vegas State Nevada Zip 89146
E-mail Address _Cgee@gcwengineering.com .

T eertify that I am the applicxnt and that the information submitted with this spplication s true and acemate to the best of my Jnawledge and betief.  undecstand thay 1he City is not responsible for
ion presented, mmd that i ey, falsc i ion or it lete application ey tho application to be xejeeted. 1 further costify that I am the owner ot purchaser

(or option boldes) of the property involved in this upplx.:aEuun or tho Jessen or agent fully authorized by the awner to make this submission, as fndieatcd by tho owaers signatuce below,

8 Comparie s, LLC, T+ Hg»
Property Ovwner Signatare* - o+ FOR DEPARTMENT USE ONLY

* pn suthorized agent may sign in lisa of e pm% a2 T A UL 270G AN £ Case

Erank Pankratz ; B
Print Name Meeting Date:

Subscribed and sworn before me Total Fee:

day of 20 . —
635‘ vof Libaiany .10 Date Receiveds®
Q%Lmﬂ&{ ‘ é’%—:—:—‘—r—. At ived By:
.. . oy, LEEANN STEWART-SCHENC cto
Notary Public in and for said County and Stgiey f‘&ifé\ Notary Pubiic, State of Nsvada ¢ mgu:: ﬁ no):;: d;:‘edl:av::;: ot T;ym ::
4 SRAB7E Apnointment No. 67-4284-1 i oo o 3 T
N ‘ tions 2 4
i {02708 § SR My Appt. Expires Ju 26,2019 FO PRY634

T T Hiceti Pﬂd«fmmmmpdr

sl
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DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM

Application/Petition For: REZONING
Project Address (Location). 8. Rampart/W. Charleston/Hualapai/Alta

Project Nam CC h Master Plan 2 Cr Proposed Use

Assessor's Parcel #(s)__138-31-702-002; 138-31-801-002 Ward# _2

General Plan: existing .PROS _proposed DR Zoning: existing R-PD7 _ proposed BE____
Commercial Square Footage Floor Area Ratio

Gross Acres 178.27 Lots/Units 2 Density

Additional Information

PROPERTY OWNER 180 Land Co LLC Contact_Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_(707 9406930 pax; (702) 940-6831
City Las Vegas State Nevada Zip_ 89117
E-mail Address

APPLICANT 180 Land Co LLC Contact Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone:_ (702 940-6930  Fax:__(702) 940-6931
City Las Vegas State_Nevada Zip 89117

E-mail Address _Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc. Contact Cindie Gee
Address 1555 South Rainbow Phone; 7028042107 fray; (7028042209
City Las Vegas State Nevada Zip 89146

E-mail Address Cgee@goewengineering.com

T certify that I arm fhe applicant and that the information snbmitied with this Bpphcanon i3 e and scourate to the best of my knowledgs and belief, Tumderstand that the Clty Is nof responsible for
inaceurncies in inforenation presented, and that ies, false ori application may canse th applicatinn fo be xejected. T further certify thet T am the owner or purchiaser

(or option holder) af ihe propesty involved in this npphcahm., o the Jessee or aggat fully authorized by ihe owner to make this submission, us mdxcm:d by (he awner's sipnaturs below.
Cde] C’d/’ﬂ AN IES éé{r—‘.f 75 ﬂﬂ/}/"/?

Property Owner Signatare*  — FOR DEPARTMENT USE ONLY
* o uoizd st oy gl ot iyt S oot Y %f“f[r Case # -
Print Name Frank Pankratz Mecting Date:
Subscribed and sworn before me Total Feor
This ‘//{f . day of ﬁﬁ/’b{ﬂ{?/ 20/ Date Received:*
1 , P W W W P T

ic i i s LEEANN STEWART-SCHEN! -

Hication wiil siot bo decwed complete wmtil

Notary Public in and for said County and Staq "; Notary Publc, State of Nomz ;&pﬁéu&;:e:m m;:w: eemed compl :‘e s x
q 5 5 Appointment No, 07-4284-1 Dgpartmont of P spplicable
Revised 10/27/08 4 5= 45 My App. Explres Jul 26, 2019* e st Zaang SR 320 |
fApplicati Packc!maﬂ:@}?ompdf

~— N o L an o o
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DEPARTMENT OF PLANNING

Evact APPLICATION /PETITION FORM
Application/Petition For: GENERAL PLAN AMENDMENT
Project Address (Location) S. Rampart/W. Charleston/Hualapai/Alta

Project Name—Peccole Ranch Master Plan 25092 Acies __proposed Use

A 's Pareel #(s)__138-32-202-001 Ward # _2

General Plan: existing .PROS proposed _H___ Zoning: existing proposed
Commercial Square Footag Floor Area Ratio

Gross Acres 2,13 Lots/Units 1 Density

Additional Information

PROPERTY OWNER Fore Stars. Ltd. Contact_Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_(792) 9406930 Fay; (707) 9406931
City _Las Vegas State Nevada Zip 89117

E-mail Address
e ——

APPLICANT _Fore Stars, Lid. Contact Frank Pankratz

Address 1215 South Fod Apache, Suite 120 Phone:_ (702) 8406930 Fax: (702) 9406931
City Las Vegas State Nevada Zip 89117
E-mail Address Frank@ehbcompanies.com

Contact Cindie Gee
Phone: (702) 804-2107 Fax: (702) 804-2299

Zip 89146

REPRESENTATIVE GCW, Inc.
Address _1555 South Rainbow

City Las Vegas

State _Nevada

E-mail Address _Cgee@gowengineering.com

fon is truo and aocute to the best of my knowledge sad befief. T understand tht the City is not respoasible for
ian to be rejected, T futher certify that [ am the owner or purchaser

] certify thet T am the applicont and that the & ion submitied vwith this
ineccurecies in information presonted, and thet &

(or aption holder) of the property involved in this application, or the lessee or agont fully authorized by the owner fo make this mbnnssmn, as indicated by the owner's signuture below.
EHB (ompanieS, (oL, T4 Mg v,

s, fulse s ion o i lieation may cause the

Property Owner Signature®, - o TR 'OR DEPARTMENT USE ONLY
* s authorizzd agent mey sign in Ueu of the prop:g\é V%WL Adfis, ﬁ‘m dreiMeps. Case # -
Print Name Frank Pankratz )/ = G PA 63593
Meeting Date:
Subseribed and sworn before me Total Foor

This 5 day of /EW/Z//
ié? g Wawart Ufitncte.

Notary Public in and for said County and Stateg

20[@_

e ol

LEEANN STEWART-SCHER S T—— T
it Notary Public, State of Nevadasflcd. mecdals have beem toviewed by the

£ Appointment No. 07-4284-1Deifrtment of Pl sppliceble
#" My Appt. Expires Jul 26, 2019"““‘“"‘“2‘%&%,&7
ion Pack Bm:‘lﬁéﬂ@l?ormpdf

Date Received:*

ived By:

Revised 10/27/08 q ¥ ;N
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| DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM
Application/Petition For: GENERAL PLAN AMENDMENT
Project Address (Location). S. Rampart/W. Charleston/Hualapai/Alta

Project Name—P@C00l& Rarich Master Plan 250.92 Actes _ pyoposed Use
Assessor's Parcel #(s)__138-32-301-006;. 138-32-301-005 Ward# _2

General Plan: existing PROS _proposed H___ Zoning: existing . proposed
Commercial Square Footage Floor Area Ratio
Gross Acres 70.52 Lots/Units _3 Density
Additional Information (5.44 Ac) of 138-32-301-006 from PROS o DR; (47.59 Ac) of
138-32-301-008 and {17.43 Ac) of 138-32-301-005 from PROS to H

PROPERTY OWNER Seventy Acres LLC Contact _Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_(702)940-6030 yray; (702)940:6931
City Las Vegas State Nevada Zip 89117
E-mail Address

APPLICANT _Seventy Acres LLC Contact _Frank Pankratz

Address _1215 South Fort Apache, Suite 120 Phone;_ (702) 2406930 Rax; (702) 940-6931
City Las Vegas State Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc. Contact Cindie Gee
Address _1555 South Rainbow Phone;_(028042107 g,y (702)804-2299
City Las Vegas ] State _Nevada Zip 89146

E-mail Address _cgee@gcewengineering.com

omtify that § am the spplicant and that the information submitted withs this application is true and accurate to the best of my knowledge end beliell I understand thot the City is not respoasible for
ies i i ion preseated, aod that i ies, false on or i Sication may causs the application fo be rejected. I futher cortify that I am the owner or purchaser

(or option holder) of the progesty invotved in this sppliostion, or ths lassee or ageat fully suthprized byﬂ.menmmkemzs ‘submission, ss indiceted by the owners signature below,
r

Componies LLC T8

Property Owner Signature* - .- FORDEPARTMENT USE ONLY
* oz agcnt oy s i of o propalty Y bl AT GE, 203 LIRS, = Case #G PA- 6 3 5 9 g
Print Name Frank Pankratz Moot
eeting Date:

Subscnlizeilgand sworn before 1.ne A Total Foor
This - day of gﬁ/@fﬂ/l/]' ; 20k Date Received:*
Mmf ekl e o

p P eceived By:

Notary Public in and for said County and State LEEANN STEWART-SCHENGIR: icefon vl nct be doemed compis wil e

ted matorials have been reviewed by the

% otar;( Public, State of Nevaday mm‘::'x;lm:ng f:uon:isrm:'w \:;v«vn a,,ﬁmme

Appointment No, 07-4284- fscet} s of the Zoning9pnnes 34 9 4

My Appt. Expires Jui 26, 201808\ pplication PacketiApplicafior Form.pdf
" \vrirae/ppvy

P

Revised 10/27/08

CLV65-000489
0489
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_ DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM
Application/Petition For: GENERAL PLAN AMENDMENT
Project Address (Location). S. Rampart/W. Charleston/Hualapai/Alta

Project Name—Eeccole Ranch Master Plan 250,92 Acres Proposed Use

A 's Parcel #(s)__138-31-702-002; 138-31-801-002 Ward # _2

General Plan: existing PROS proposed DR Zoning: existing —_ proposed
Commercial Square Footfage Floor Area Ratio

Gross Acres_178.27 Lots/Units 2 Density

Additional nformation

PROPERTY OWNER 180 Land Co LLC Contact Frank Pankratz

Address 1215 South Fort Apache, Sulte 120 Phone:_(702) 9406930 Jray; (702) 9406531
City Las Vegas State Nevada Zip 89117
E-mail Address Frank@ehbcompanies.com

APPLICANT 180 Land Co LLC Contact Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone:_(702) 940-6930 Fax: {702) 940-6931
City Las Vegas State_Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, inc. Contact Cindie Gee

Address _1555 South Rainbow Phone:; 7028042107 gy, (7028042200

City Las Vegas State _Nevada Zip 89146

E-mail Address_cgee@gcwengineering.com :
Teortify that I am the spplicant snd that the informafion submdtted with this spplication is krne and aceurate to the best of my knowledge and belief, I that the City is not for
inaccurzcies in informotion presented, and fhat is es, false i on or i application may cwuse the application to be rejected. T further certify that Y wn the owner or purchaser

{or option holder) of the property involved in this application, or the lessee or agent fully suthorized by (he owner o make this submission, as indicated by the owner's signaire betow.
EAE Companies LiC, Mg v
Property Owner Signature® < FOR DEPARTMENT USE ONLY

* An authorized agent may slgn in liew of the pm,g:é’ e %{kﬁﬁ!ﬁ&;& i, Case -
Print Name Frank Pankratz oo t:lg)apte'A 6 3 5 9 9'
Subscribed and sworn before me Total Foor
w{q— »20 L(&‘ ' Date Received:*
LoV M“—‘_‘ ~dBeccived By:

6102 ‘92 inp sendxg ddy A

[
Notary Public in and for said County and Stﬂ < -pBzp-20 "ON Wawioddy § e application will not be deemed complate vl the

3 boddtted  matorisls b i
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‘ srmentof laning i
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DEPARTMENT OF PLANNING

APPLICATION / PETITION FORM
Application/Petition For: DEVELOPMENT AGREEMENT
S Rampart/WW. Charleston/Hualapai/Alta

Project Address (Locatio

Project N ame—2016 Peccole Ranch MasterPlan. . Pproposed Use

A 's Parcel #(s) 138-32-202-001 Ward # _2

General Plan: existing _PROS _proposed _H___Zoning: existing ED__ proposed R4
Commercial Square Footag Floor Area Ratio

Gross Acres 2,13 Lots/Units _1 Density

Additional Information .

PROPERTY OWNER .Fore Stars, Lid Contact_Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_(702) 9406930 Fqy; (707) 9406931
City Las Vegas State Nevada Zip_ 89117

E-mail Address Frank@ehbcompanies.com

8 et ———eeeeees e S ——— e et
e e —————

APPLICANT _Fore Stars, Ltd. Contact Frank Pankratz
Address 1215 South Fort Apache, Suite 120 Phone:_(702) 9406930  Fax: (702} 940-6931
City Las Vegas State Nevada Zip _89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc. Contact_Cindie Gee
Address 1555 South Rainbow Phone: (702) 804-2107 Fax' {702) 804-2299
City Las Vegas State_Nevada Zip 89146

E-mail Address tgee@gewengineering.com

I mzufy that I am the spiplicant and that the information submiticd with this application is tre and scourate to the best of my knowledge snd belicf. X wndarstand that the Cny is not responsible for
may cause the application 1o be rejectod, 1 further certify that I am the owner or purcheser

P

ind fon presonied, aud that i false
(or option halder) ol the property involved in llnsapphcahon. o m lessee or )eut illy rnthoriged by the awner o make s sutmmission, s indivated by the owaer's sigastue beforw,

gl €S /7S G LACEE
Property Owner Signature* b FOR DEPARTMENT USE ONLY
Annuthnnzcdngantmymgnmhwofﬂmpxopaygownwﬂuﬁmmgﬁ, emﬁﬁﬁn g 3 ?@ Case # DI R_63602

_FErank Pankrat: i

Print Name Z Meeting Date:
Subscribed and sworn before me Total Fee:

This V?é day of ﬁﬁ//&//// 24 20/ . Date Received:*

JLMZ:/M \Z;L’/M‘?”? A i,

Bl
Bl D5

Received By:

. LEEANN STEWART- SCHENCKE %5 O app]xaa:x::;:ubn;t.!: d;;mcd complote untit the

% Notary Public, Stats of Nevada Jprariment of P
% Appointment No. 07-4284-1 F:""“M’z”

Notary Public in and for said County and St

Revised 10127708 ) My Appt. Expires Jul 26, 201g\fepoi\apptication m&&%{%ﬁ%@@u Formpdf

- - ==\
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A
DEPARTMENT OF PELANNING , ’

APPLICATION / PETITION FORM
Application/Petition For: DEVELOPMENT AGREEMENT
Project Address (Location) S. Rampart/W. Charleston/Hualapai/Alta

Project Name—2016 Peccole Ranch Master Plan Proposed Use

A 's Parcel #(s) _138-32-301-006; 138-32-301-005 Ward# _2

General Plan: existing .PROS _proposed _H_ Zoning: existing R:PD7 __ proposed R4
Commercial Square Footage Floor Area Ratio

Gross Acres 70.52 Lots/Units 3 Density
Additional Information (5.44 Ac) of 138-32-301-006 fo be newly created GR PROS to DR;

Zoning R-PD7 to R—E

PROPERTY OWNER Seventy Acres LLC Contact Frank Pankratz
Address th Fort Apache, Suite 120 Phone:_(702) 840-6830 gy (702) 940-6831
City _Las Vegas State Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com
—— e

APPLICANT Seventy Acres LLC Contact Frank Pankratz
Address 1215 South Fort Apache, Suite 120 Phone:_(702) 9406930  Fax: (702) 040-6931
City Las Vegas State Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc. Contact Cindie Gee

Address _1555 South Rainbow Phone; 7028042107 Ray; (7028042208

City Las Vegas State_Nevada Zip 89146

E-mail Address _cgee@gcwengineering.com
1 cerlify that | am the applicant and that the f fon submiticd with this applioxtion is trus and accurats fo the best of miy knowledge and beliof. T wnderstard that the City 16 not respoasiblé foc
i ies In i on presented, and that ios, falso i ion or incomyl ficatian may cxuso the application to be zefeoted. I frther cortify that 1 m the owner of purchuser

{or option holder) of the propesty fnvolved in this application, or st lessee ar sgant fully authorized by the owner to make this submission, as indigated by the owner's siguature below.
EWBEAN Lpr 1 €S, [ 7S 714 46ABER

Property Owner Signature* + FOR DEPARTMENT USE ONLY
*Anaudwﬁudugmmysigliﬂ“w f'f‘h?%f'ﬂmgfé“f ﬁﬁgﬁgn&?&ﬁﬁm{?{,’ﬁ’ﬂ Case # DI R-6360 Z
Print Name Frank Pankratz .
Meeting Date:
Subscnb;\];rid sworn befc;;j mo Total Foe:
i 7 .
This _, dﬂ?’ of ﬂm"?—f/’ WA Date Received: *
. —BA Tl
e e e e e e . o eived By:

4
Notary Public in and for said County and Stag

L
L

L)

K = . LEEANN STEWART-SCHENC Jiontion will niot by desnted lote il the
:F; % Notary Public, State of Nevada et el o b el by the
My Appt. Expires Jul 26, 2018

L ion PackotApplieatibR Form.pdf

- Appointment No, 07-4284-1 _ fppwimeat of Honiog i cniny iy oplicbe
— e R S

Revised 10/27/08
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. DEPARTMENT OF PLANNING .

Z APPLICATION / PETITION FORM
Application/Petition For: DEVELOPMENT AGREEMENT
Project Address (Location) 8. Rampart/W. Charleston/Hualapai/Alta

Project Name—2016 Peccole Ranch MasterPlan  proposed Use

A 's Parcel #(s) _138-31-801-002: 138-31-702-002 Ward # _2

General Plan: existing _PROS__proposed DR Zoning: existing R-PD7 _ proposed RE
Commercial Square Footage Floor Area Ratio
Gross Acres _178.27 Lots/Units 2 Density

Additional Information

PROPERTY OWNER 180 Land Co LLC Contact_Frank Pankratz i
Address 1215 South Fort Apache, Suite 120 Phone:_(702 9408930 Fay; (7029406031
City Las Vegas State Newvada Zip 89117

E-mail Address Frank@ehbcompanies.com

APPLICANT 180 Land Co LLC Contact Frank Pankratz

Address 1215 South Fort Apache, Suite 120 Phone;_(702) 8406530 Fax; (702) 940-6931
City Las Vegas State_Nevada Zip 89117

E-mail Address Frank@ehbcompanies.com

REPRESENTATIVE GCW, Inc, Contact Cindie Gee
Address _1555 South Rainbow Phone; (7028042107 pay; (702) 8042209
City Las Vegas State_Nevada Zip 89146

“E-mail Address _cgee@gdowengineering.com

T certify that | am the sppticant and that the information submitied with this application s true and acomric fo the best of my knowledge sud belicf. 1 umderstand that the City is not responsible for

inaccuracics in information presented, and that i fes, flse ion o incomplete application may cause the application to be rejected, 1 fiwther certify that 1 am the owner or purcheser

(or option holder) of the property invalved in this applicgtion, ot the lesges or agent flly authorized by the oume to malke this sebmission, 2 indicted by the owaor's signatuwo below:
EHB M Ppass 5 LIE PR AGERL

Property Owner Signature® FOR DEPARTMENT USE ONLY
* s athorzed sgent ey s e f s gy o B A AR o Q’»’f’;ﬁ”ﬁ “Fease# DI R-63_60 zl
Print Name Frank Pankratz
Meeting Date:
Subscribed and sworn before me Total Fee:
his 2{ dZy/Q £ Aoty 0/ Date Received:*
el . R S N ived By:

%

Koty Pl nd it Cousy v S (R LT STEMT SO
) s o soviow

L X Appointment No. 07-4284-1 of Planning for consi with .p,,ic.ma

L

' 77 My Apat. Expires Jul 26, 2019 ftons of e ZnlioGESE 340 1
Rovised 10/27/08 P gpghipot Application PackefySyisiestiog Form pdf
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180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
1215 S. Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

Revised
February 26, 2016

Mr. Tom Perrigo, Planning Director
City of Las Vegas

Department of Planning

333 North Rancho Drive

Las Vegas, NV 89106

RE: Justification Letter regarding the 2016 Peccole Ranch Master Plan (Major Modification to
the 1990 Approved Peccole Ranch Master Plan)

Dear Mr. Perrigo:

At the heart of this Major Modification lay a simple truth. The golf course is going away. It
cannot reasonably be saved by the Applicants or by anyone else for that matter. But by
purchasing the golf course property and thereby rescuing it from sale simply to the highest
bidder, the Applicants could control and thereby guarantee that the development of the golf
course property would be accomplished in a way that ensures that Queensridge will retain the
uniqueness that makes living in Queensridge so special. As those who have worked with the
Applicants from the very beginning will readily attest, this purpose has always been intended to
be realized by creating very large Estate Lots and correspondingly beautifully designed custom
homes; a development unparalleled anywhere else in Nevada. And by preserving, enhancing and
providing a sanctuary for the large variety of the natural wildlife who also call Queensridge
home. And by creating a development that Applicants believe will increase, not just maintain,
property values for all who live in Queensridge, not just those who live on the golf course.

And additionally, to place needed residential density in an area of Queensridge that can be
readily served by planned and existing roadways and where Luxury Multi Family development,
with a variety of offerings, with substantial amounts of open space amenities and beautifully
enhanced landscape buffers to adjacent residences, can be nestled among already existing
commercial and higher density residential uses.

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

The purpose of the 2016 Peccole Ranch Master Plan (hereinafter “2016 Master Plan”), which
represents a Major Modification to the 1990 Approved Peccole Ranch Master Plan (hereinafter
“1990 Master Plan™) is to:

1. Reflect the as-built condition of the properties within the 1990 Master Plan, due to the
material discrepancies existing between the 1990 Master Plan’s designated land uses
and their actual as-built condition.

PRJ-63491
02/29/15 1
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180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
1215S. Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

Modify, commensurate with its repurposing, the land use designations for 250.92 acres
upon which the Badlands Golf Course (hereinafter “Property”) is currently operated;
and,

Amend the number of available Units under the 1990 Master Plan to three thousand
eighty (3,080) Units.

Material Discrepancies Between 1990 Master Plan and As-built Condition

The 1990 Master Plan was last amended with Las Vegas City Council approval on April 4,
1990. Development of the 1990 Master Plan’s 1,569 acres failed to comply with the 1990
Master Plan and no subsequent corrective amendments occurred. This has resulted in numerous
material discrepancies between the 1990 Master Plan’s land use designations and their as-built
condition. Because of these discrepancies, the City of Las Vegas has requested that Applicants
amend the 1990 Master Plan to reflect the properties as-built condition of the properties as
expressed in paragraph, above. Some of those discrepancies include:

1.

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

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

. One hundred forty-one (141) acres of golf course were built on land not designated as

Golf Course/Open Space/Drainage.

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

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

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

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

. The 19 acre designated Commercial parcel at the northeast corner of Charleston

Boulevard and Hualapai Way has been built out as Single-Family residential.

PRJ-63491
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180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
1215 S. Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

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

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

History of Ownership

On March 4, 2015, the stock of Fore Stars, Ltd. was acquired (through various entities and
family limited partnerships) by the same principals as EHB Companies LLC (hereinafter
collectively “New Ownership”). The Peccole Ranch Partnership was the development entity
which established and secured approval from the City of Las Vegas for both the 1989 Peccole
Ranch Master Plan and the 1990 Master Plan. Subsequent to the formation of that Partnership
and approval of the 1990 Master Plan, the Peccole Trust became the successor in interest to the
1990 Master Plan property. The Peccole Trust later transferred its interests in the 1990 Master
Plan property, which included the Property, to Nevada Legacy 14 LLC. Nevada Legacy 14
LLC then transferred its interests in the Property to its affiliate, Fore Stars, Ltd.

On June 18, 2015, the 248.79 acres of the Property zoned RPD-7 was transferred from Fore
Stars, Ltd. to two affiliates: (i) 180 Land Co LLC (178.27 acres) and (ii) Seventy Acres LLC
(70.52 acres). Fore Stars, Ltd. retained the 2.13 acres of the Property zoned PD.

Current State of The Golf Industry

Despite the best efforts of New Ownership in exploring the continuation of golf course use on a
portion of the Property, it became clear that the operation of a golf course on the Property was
not viable. Some of the reasons for this include: the condition of the golf course, costs of
deferred maintenance, drought conditions in the southwest, water costs, significant decline in the
number of golfers and green fees, and oversupply of golf courses in the Las Vegas market (14,
alone, within a 4 %2 mile radius of the Property). The golf industry has been devastated over the
last decade. Las Vegas has not been immune therefrom. The “2015 State of the Golf Industry”
report prepared by Pellucid Corp. & Edgehill Consulting states that nationwide:

1. In the last decade 1,503 golf courses have closed, with 732 in the last 4 years and 234 in
2015, alone.

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

PRJ-63491
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180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
1215 S. Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

Land Use Entitlements

Prior to purchasing the Property, New Ownership explored its land use entitlements. It was
verified through Clark County Records and confirmed by the City of Las Vegas, through its
Zoning Verification Letter dated December 30, 2014, that the Property is zoned R-PD7. This
zoning permits densities up to 7.49 Units per acre.

With the state of the golf industry and the golf course not being viable, the golf course’s closure
was imminent. Additionally, with its R-PD7 zoning already in place, the Property’s development
was also imminent. New Ownership is the largest single owner of homes, lots and condominiums
in Queensridge and One Queensridge Place; having built over the last twenty (20) years over two
(2) million square feet of residential and commercial properties within one and one half miles of
the Property, including 40 custom homes in Queensridge and 219 homes in One Queensridge
Place. New Ownership’s interest in the Property and the Queensridge community is unmatched
and fully understands the neighborhood. Rather than seeing an outside developer acquire the
Property and develop it with up to 7.49 Units per acre, New Ownership proceeded with the
Property’s acquisition. New Ownership then proceeded to further study how the Property could
best be repurposed for the benefit of the entire Queensridge neighborhood.

Market Conditions and Repurposing of the Property

The time and opportunity to repurpose the Property is here and now. This urgency applies both
to Estate Lot development (as evidenced by the interest expressed and offers received from
numerous potential buyers) and as to Luxury Multi Family development (as evidenced by studies
done by the Brookings Institute, among others, which demonstrate that the present desire is for
“vibrant, compact and walkable communities.”)

The repurposing of the Property is specifically detailed in the 2016 Master Plan (illustrated as
Exhibits G and I through L), submitted in conjunction with this Justification Letter. The 2016
Master Plan allocates:

1. One hundred and eighty-three (183.7) acres as Estate Lots. New Ownership has chosen
to build a maximum of sixty (60) home sites on this 183.7 acres, with approximately one
hundred and twenty (120) acres reserved for conservation purposes. This conservation
area will include approximately 7,000 additional trees, thousands of additional shrubs,
grass and natural areas.

2. Sixty-seven (67.21) acres as Luxury Multi Family the development of 3,020 Units within
one cohesive residential village, with a variety of Luxury Multi Family offerings, with
architecture and landscaping inspired by the adjacent One Queensridge Place

Ancillary 2016 Master Plan Benefits

PRJ-63491
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180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
1215 S. Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

The approval and implementation of the 2016 Master Plan will also provide the following
1. FEMA flood plain designations will be removed from a number of properties that

currently infringe into the FEMA designated flood plain with improvements such as
tennis court(s), swimming pool(s), perimeter fences and landscaping. These properties

include:
a. 15 of the 16 residential lots on the south side of Orient Express neighborhood in
Queensridge North.

b. 3 residential lots and an HOA common area on Winter Palace Drive, 4 lots on
Kings Gate Court and the HOA common area adjacent to Palace Court that house
the two tennis courts, in Queensridge South.
2. Granting of easements to thirty-one (31) homeowner lots and two (2) HOA parcels
that presently encroach on the Property.

Remaining Developable Residential Units

The 1990 Master Plan provides for 8,843 Units of which 5,987 Units have been built. Therefore
the remaining number of units available under the 1990 Master Plan is 2,856 of which 476 have
been approved (which includes vacant lots in Queensridge, Units at One Queensridge Place and
Tivoli Village), leaving 2,380 available for development.

While there is one 1990 Master Plan; that Plan, and its related zoning, specified a maximum of
maximum 4,247 Units available in Phase Two the number of as-built Units and approved but not
yet built Units are 2,904 Units in Phase Two. Therefore, taken on its own, this leaves 1,343 Units
still available for development under Phase Two.

However, at the time the 1990 Master Plan was approved and the 4,247 Unit count in Phase Two
was designated, there was no expressed intent that the total number of Allowable Units under the
1990 Master Plan were to be reduced. Therefore, while Phase Two, taken alone, would suggest
that an additional 1,737 Units would be required for the implementation of the 2016 Master Plan,
the actual number of additional Units still allowable under the 1990 Master Plan, taken as a
whole, would remain at 2,380 Units. Consequently, the implementation of the 2016 Master Plan
would still require only an additional 700 Units as referenced in the paragraph above.

In calculating further available Units available for construction, consideration must be given to
the 184 acres zoned RPD-7 under the 1990 Master Plan but designated as Golf Course Drainage.
While the 184 acres are not necessarily planned for residential development under the 1990
Master Plan, its subsequent zoning to RPD-7 cannot be ignored. Therefore, in addition to the
1,343 Units presently available for construction under Phase Two, alone; an additional 1,378
Units (184 acres @ 7.49 Units per acre) are available for construction. This represents a total
available Unit count of 2,721 or just 359 additional Units required for the implementation of the
2016 Master Plan.

Separate and apart, the Queensridge CC&R’s provide for a maximum of 3,000 units on the
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180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
1215 S. Fort Apache Rd., Suite # 120
Las Vegas, NV 89117

Annexable Property of which 1,355 Units have been built leaving 1,645 Units available for
development. Add to that are the 1,378 Units on the Property (184 acres zoned R-PD7 @ 7.49
Units per acre) that the CC&R’s state as, "not part of the Annexable Property." In total 3,023
Units are available for development.

All of the above compares favorably to the 3,080 units requested on the repurposed Property.

Community Investment

Applicants project that the 2016 Master Plan repurposed uses will result in an approximately
$1.5 billion investment into the Property. Additionally, the residential will provide desired
housing for those who work, or otherwise choose to live, in this prime and ever-expanding area
of the City of Las Vegas. It will provide the much needed increased “rooftops” to support
economic growth and the neighborhood’s existing and future commercial developments, all of
which benefit existing residents. In addition, these new inhabitants represent a buyer pool for the
existing residences in the community.

With the opening of “Downtown Summerlin” just two miles away from the Property in Clark
County, the already challenged retail and restaurant operations in the trade area are experiencing
even greater challenges. In fact, over 500,000 square feet of vacant commercial space presently
exists. By increasing the adjacent consumer base, through additional rooftops, the 2016 Master
Plan will provide the necessary support for the businesses and shopping centers in the trade area.
This will include but not be limited to drawing tenants filling vacant storefronts, adding
permanent, temporary, full-time and part-time employment opportunities and increasing tax
revenue, all as outlined in the Economic and Fiscal Benefits Study prepared by Mr. John
Restrepo included as part of the 2016 Master Plan.

Additional justifications are contained in the Justification Letter relating to the General Plan
Amendments and Zone Change requests filed concurrent with this Major Modification.

Yours truly,

180 Land Co LLC, Seventy Acres LLC and Fore Stars Ltd.
Nevada limited liability companies

By: EHB Companies LLC
a Nevada limited liability company
Its: Manager

By:
Name: Yohan Lowie
Its: Manager

Date: i /2 6/‘ /A
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PECCOLE RANCH MASTER PLAN

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

PREPARED FOR and BY:

180 Acres LLC, Seventy Acres LLC
and Fore Stars Ltd
1215 S. Ft. Apache Rd., Suite 120,
Las Vegas, NV 89117

(Collectively, “Applicants™)

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

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

February 23, 2016
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PECCOLE RANCH MASTER PLAN

Section I - Introduction

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

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

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

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

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

e 183.71 acres: This 183.71 acres coming partially from each the 253.07 acres designated as
“Golf Course/Open Space/Drainage” and 729.49 acres designated “Single- Family” in the 1990
Master Plan, are redesignated as “Estate Lots” in this 2016 Master Plan.

o However, Applicants have chosen to provide a maximum of only 60 home sites on this
entire 183.71 acres: with approximately 120 acres reserved for conservation purposes.
(It is important to note that this reduction in permitted density from the already existing
R-PD7 zoning, up to 7.49 Units per acre, is entirely voluntary and is not for the purpose
of satisfying any City imposed open space requirement or otherwise serve in any regard
as a “quid pro quo™.)

e 67.21 acres: This 67.21 acres coming partially from each the 253.07 acres designated as “Golf
Course/Open Space/Drainage” and 729.49 acres designated “Single- Family” in the 1990
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Master Plan, are redesignated as “Luxury Multi Family” in the 2016 Master Plan allowing a
total of 3020 Luxury Multi Family Units.

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

The 1989 Master Plan (Exhibit A) which was approved by the City of Las Vegas on February
15, 1989 comprised 1,716.3 acres. The 1990 Master Plan (Exhibit B) illustrated a reduction in the
1,716.3 acreage due to the elimination since the 1989 Master Plan of a previously included Multi-
Family parcel and several neighborhood commercial/office parcels totaling 83.9 acres. (These parcels
lay on both the north and south sides of Charleston Boulevard between Rampart Boulevard and
Durango Drive.). The 10.9 acre water storage parcel owned and managed by the Las Vegas Valley
Water District was also removed since the 1989 Master Plan. Another 51.84 acres with various land
uses, some relating to the right of ways associated with the aforementioned land removed, were also
removed since the 1989 Master Plan. Consequently, the 1990 Master Plan comprised 1,569.6 acres
with 573.2 acres in Phase One and 996.4 acres in Phase Two.

The 1990 Master Plan noted that:

“The Peccole Ranch Master Plan is located within the northwest and southwest growth
areas of the Las Vegas Metropolitan Area (Exhibit C), and has an excellent time-distance
relationship to surrounding support services, employment centers, and transportation network
including McCarran International Airport. This particular area of the Valley has been
experiencing a rapid growth rate as demonstrated by these developments occurring in the
Peccole Ranch vicinity.... Planning efforts for planned communities promote viable growth,
compatibility with adjacent uses, and a commitment to quality. It is this trend that became
the basis of a Plan that would maintain_flexibility to accommodate future market changes.
The Plan is conceptual in nature to allow detailed planning at the time of development. In this
way the lifestyles of the anticipated population can be met". (Emphasis added)

The above statements were in fact, necessary and appropriate in 1990 and are even more
necessary and appropriate today. The 1990 Master Plan was specifically intended, designed and
drafted to, "maintain flexibility to accommodate future market changes" with a clear recognition
that, “The Plan is conceptual in nature to allow detailed planning at the time of development.” In
fact, the developer under the 1990 Master Plan went to great lengths to both maintain and protect
maximum flexibility for development purposes. This flexibility is evidenced, in particular, by the
fact that the developer, while creating a golf course use on the property, nevertheless insisted that
this same golf course property continually retain its R-PD7 zoning classification (Exhibit D), and
that the development potential of this golf course property be disclosed, so that if and when
changing market or other conditions necessitated it, the Property could be developed with, among
other things, already permitted residential use.

To further evidence this flexibility of purpose, and as can be seen in Exhibits E-2 and F-
2, the as-built condition of the Master Plan property is not at all similar to either the 1989 or 1990
Approved Master Plans.

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

The previously approved 1989 and 1990 Peccole Ranch Master Plans incorporated
office, neighborhood commercial, a nursing home, and a mixed use village center around a strong
residential base in a cohesive manner. A destination resort-casino, commercial/ office and
commercial center were approved in the most northern portion of the project area. Special
attention was given to the compatibility of neighboring uses for smooth transitioning,
circulation patterns, convenience and aesthetics. The vision and goal of those Master Plans
continues with this 2016 Master Plan.

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

In 1989 and again in 1990, The Peccole Ranch Master Plan was designed to benefit the current
and long range needs of the Las Vegas Metropolitan Area. The same is true of this 2016 Master Plan.
Overall project character and identity of the Property now proposed to be developed as outlined in this
2016 Master Plan will continue to reflect the highest standards of quality as demonstrated by the many
adjacent and nearby developments built by affiliated companies of the Applicants. Such development
includes the building of: (i) forty (40) very high end estate homes, built in Queensridge North and
South, representing nearly 40% of all estate homes in Queensridge North and South, (ii) the towers at
One Queensridge Place, (iii) Tivoli Village, (iv) Fort Apache Commons and (v) Sahara Center, all
built upon Peccole Ranch Master Plan properties.

Section II - 2016 Master Plan Compared to 1990 Master Plan

This 2016 Master Plan (Exhibit G) is an amendment to the 1990 Master Plan which was approved
by the City of Las Vegas on April 4, 1990. As shown by the as-built, and as reflected in the Exhibit
F-2 overlay, the differences between the two Plans are very extensive and include:

~PRJ-63491
03/17/16 7|Page

MOD-63600

CLV65-000507
0507

10542



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

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

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

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

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

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

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

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

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

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

Section IIT - Residential

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

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

Exhibits J-1 and J-2 reflect the repurposed land uses and Development Areas of the
Property.
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In particular, the 183.71 acres is devoted to very large Estate Lot development. Exhibits
K-1 and K-2 illustrate, by way of example an area between Orient Express Court and Winter
Palace Drive that shows its current status compared to a conceptual rendering of its enhancement
with the repurposing of the Property. Other portions of the 183.71 acres will have enhancements
and open space commensurate with their lot sizes. These Estate Lots range in size from a
minimum of one acre to over 5 acres. The smallest lots proposed under this 2016 Master Plan for
these 183.71 acres, with only a couple of exceptions, are larger than the largest lots existing in
Queensridge. These Estate Lots are one of a kind, representing a rare concentration of extremely
large Estate Lots with quality design, construction and landscape guidelines in one Association,
producing an unparalleled, luxury residential development.

Each Estate Lot to be developed will have a limited developable area. This means that the
portion of the lot that is developed with footprints of the main residence and ancillary structures,
(hereinafter "home site") will be limited as follows: The developable area for a home site on a
one (1) acre lot will be limited to a maximum of 50% of the total lot or one-half (1/2) acre of the
one acre lot. The developable area for a home site on a three (3) acre lot will be limited to a
maximum of 33% of the total lot or one (1) acre of the three acre lot. The developable area for a
home site on a five (5) acre lot will be limited to a maximum of 25% of the total lot or 1.25 acres
of the 5 acre lot. Lots over 5 acres shall have a maximum developable area of 25% of the total
lot. Home sites on lots not enumerated herein will be correspondingly sized. Lots smaller than
one and one half (1 '2) acres may have a pool and its related structures, as well as hardscape,
constructed outside the home site.

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

Additionally, with the support and approval by the Queensridge Master Homeowner
Association, and upon the implementation of the 2016 Master Plan, the approximate 4 acre and 1
acre sites, located near the Queensridge South and Queensridge North entrances, respectively,
will be developed with enhanced park areas for the use and enjoyment of the respective
Queensridge neighborhoods.

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

The 67.21 acres (consisting of 65.08 and 2.13 acres) shown in yellow on Exhibit J-1
represent the area to be developed with Luxury Multi Family homes. This Luxury Multi Family
development will be done in three Development Areas, with the first area consisting of the
development of 720 Luxury Multi Family Units on the southwest corner of Rampart Boulevard
and Alta Drive, specifically located on 17.49 acres and legally described as assessor parcel
number 138-32-301-005 (Exhibit J-2, light green).

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

The second Development Area is the approximately 20.69 acres that lie to the southwest
of the aforementioned 17.49 acres (Exhibit J-2, yellow). Present development plans contemplate
a combination of 4 to 6 story Luxury Multi Family offerings and 3 buildings similar in height to
the adjacent One Queensridge Place, approved third tower. Again, the time frame for actual
development is dependent on market conditions.

The third Development Area is the approximately 29.03 acres nearest to the east side of
the aforementioned 183.71 acre Estate Lot development (Exhibit J-2, orange). Development of
Luxury Multi Family homes in this area will be limited to 4 stories; and as noted above, the time
frame for actual development is dependent on market conditions.

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

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

As with the 183.71 acre Estate Lot development, this 67.21 acre Luxury Multi Family
development, in addition to having a variety of Luxury Multi Family offerings, will be provided
with enhanced landscaping which will consist of large areas of both grass and/or artificial turf,
with an abundance of trees planted throughout the site. Substantial open space, park areas, fitness
rooms, pools, recreation areas and walking paths will also be provided to varying degrees
throughout the 67.21 acres. There will be special emphasis on providing both enhanced landscape
buffers and increased setbacks adjacent to any presently existing Single-Family and Multi-Family
residences. A block wall, no less than 10 feet in height, will serve to separate the 67.21 acres
from the 183.71 acres; with gated access being provided to Estate Lots within the 183.71 acres. It
is intended that 67.21 acres will be designated in the General Plan as Residential High (H) and
zoned High Density Residential District (R-4).

Attached (Exhibit M-1) is a report prepared by the Urban Land Institute entitled, “Higher
Density Development—Myths and Facts”. This report addresses multi-family development and
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its misconceptions—and perceived impacts—on a community. The findings in that report are
very helpful in determining just how limited the effects are on nearby and adjacent neighborhoods
from properly planned and properly executed multi-family development.

The time and opportunity to repurpose the Property is here and now. This urgency applies both to
Estate Lot development (as evidenced in part, by the interest expressed and offers received from
numerous potential buyers) and as to Luxury Multi Family development (as evidenced by studies done
by the Brookings Institute (Exhibit M-2), among others, which demonstrate that the present desire is
for “vibrant, compact and walkable communities.”)

Section IV — Residential Development Standards

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

Section V - Commercial/Office

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

High intensity uses such as commercial and office, with their attendant employment
opportunities, are incorporated into the commercial/office and neighborhood commercial areas in The
Peccole Ranch Master Plan area. With respect to this trade area there are, specifically, and
representing some of the millions of square feet of commercial/office development included in the
Peccole Ranch Master Plan area.

. The retail uses in the Sahara Center at the northeast corner of Sahara Avenue and
Hualapai Way,

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

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

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

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

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

. The Fort Apache Commons at the southwest corner of Charleston Boulevard and Fort
Apache Road.

. Village Square at the northwest corner of Sahara Avenue and Fort Apache Road; and

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

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

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

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

The 1990 Master Plan provided for 237 acres of commercial. The 2016 Master Plan reflects
197 acres. This variance results from land that was planned as commercial in the 1990 Master Plan
but which was actually developed as Single- Family residential. No new destination commercial is
planned as part of this Major Modification and the 2016 Master Plan.

Section VI - Land Currently Used As Golf Course Repurposed

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

2 Golfers in this area and in the Peccole Ranch community are easily served by the adjacent two
eighteen hole championship courses (and a twelve hole lighted course) with their related
facilities, at the Angel Park Golf Course on Rampart Boulevard, as well as by eleven
additional golf courses in a 4 ', mile radius (Exhibit N).

Section VII - Drainage

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

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

Once these box culverts are completed and all appropriate governmental approvals have been
obtained, these box culverts will be maintained by the City of Las Vegas. However, until such
completion and approval, the existing open flow channels shall be maintained by Applicants who shall
provide to the City, prior to the obtaining of any grading permits, a “Maintenance Plan” for the
maintenance of these channels. In connection therewith, Applicants shall provide to the City of Las
Vegas a maintenance bond in favor of the City of Las Vegas in the amount of two hundred fifty
thousand dollars ($250,000), replacing the seventy five thousand dollar ($75,000) Maintenance Bond
presently in effect.

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

Section VIII - Grading

Based on studies done by Applicants’ engineers, Applicants have been advised, and are
confident, that the site can be balanced so that during development trucks hauling fill material either in
or out of the Property will not be necessary.
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Section IX - Roads/Streets

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

Section X — Schools

No new schools sites are planned as part of this Major Modification. The 19.7 acre school site
proposed in the 1990 Master Plan, was subsequently built out as Single-Family. Practical experience
and actual as-built development statistics show (as supported by the Urban Land Institute report on
multi-family development referenced earlier herein) that the greatest impact on schools’ population
comes from higher density single family residential development—not from large estate home
development nor from high end multi-family development, since neither one of the foregoing typically
involve large family occupancies. Consequently, the development of the Property is not contemplated
to have a substantial impact on schools. Furthermore, as stated in the November 2010 Brookings
Institute Report, “The Next Real Estate Boom”, “85% of the new households formed between now
(2010) and 2025 will be single individuals or couples with no children at home”. That being said, after
the approval of this Major Modification and during the course of the implementation of the 2016
Master Plan, the Applicants will continue to work with the School District to explore ways that the
Applicants may be of assistance in mitigating any actual impacts that the additional residences on the
Property may actually have on nearby schools.

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

Section XI - Development Plan

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

Section XII - Quality of Development

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

Section XIII - General Plan Conformance

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

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

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

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

. Provide for the continuing development of a diverse system of open space.
In addition to the above, transportation leaders have been discussing the planning for light rail
on Charleston Boulevard from downtown Las Vegas to Downtown Summerlin. Such major

infrastructure elements require nodes of residential density, exactly as is being provided with the
repurposing of the easterly approximately 70 acres of the Property.

Section XIV - Conclusion

The 2016 Major Modification of the 1990 Master Plan serves several important functions and
delivers numerous benefits to various parties.

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

Secondly, the 2016 Master Plan reflects the repurposed uses on the Property

Third, the 1990 Master Plan provides for 8,843 Units of which 5,987 Units have been built.
Therefore the remaining number of Units available under the 1990 Master Plan is 2,856 of which 476
have been approved (which consists of vacant lots in Queensridge, Units at One Queensridge Place
and Tivoli Village), leaving 2,380 Units available for development. This number compares favorably
to the 3,080 Units provided under the 2016 Master Plan.
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Fourth, after the installation of the approved drainage culverts, the FEMA flood plain
designations will be removed from a number of Queensridge properties, portions of which currently
infringe into the FEMA designated flood plain with improvements that include tennis court(s),
swimming pool(s), perimeter fences and landscaping. These properties include (i) in Queensridge
North, 15 of the 16 residential lots on the south side of Orient Express Court and (ii) in Queensridge
South, 3 residential lots and a HOA common area on Winter Palace Drive, 4 lots on Kings Gate Court
and the HOA common area adjacent to Palace Court that houses the two tennis courts. Obviously,
those private property owners, as well as the HOA, are beneficiaries of an approved and implemented
2016 Master Plan.

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

Sixth, the approval of the 2016 Master Plan will permit Applicants the ability to grant
easements to those thirty-one (31) private homeowners whose properties presently encroach onto the
Property.

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

Eighth, there will be significant economic and fiscal benefits derived from the development of
the Property as outlined in the study prepared by Mr. John Restrepo (Exhibit N).

Finally, by the approval of this Major Modification of the 1990 Master Plan, and the
implementation of Major Modification through the approval of this 2016 Master Plan, the orderly and
proper development of the Property can begin to be realized and then accomplished. While the
elimination of the Badlands Golf Course is inevitable, its repurposing into (i) very low density, high
end, multi-million dollar Estate Lot home sites with limited developable footprints, large areas of
perpetually protected open space, enhanced landscaping, an abundance of trees and integrated walking
trails; and (ii) Luxury Multi Family developments , with enhanced landscaping, an abundance of trees
and first class amenities, will together create a community unlike anywhere else in southern Nevada; a
community of varying lifestyles but one which will ensure that Queensridge/One Queensridge Place
continues to be the place in the heart of the City of Las Vegas where one wants to call home.
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