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S..Park Neighborhood Association. .

August 8, 2006

Las Vegas City Planning Commlssion
City Hall, Tenth Flooy

400 Stewart Avenue

Las Vegas, NV 89101

Re: August 10, 2006 Planning Commission Meeting, Agenda Iltem Nos. 36-38
Application of Stratorise LLC/Aztec International, 1431 Las Vegas Bivd. South

Dear Planning Commission Members,

] am writing in opposition‘to an application by Stratorise/Aztec International for a Special use
Permit and Site Development Plan Review for a proposed 45-story, 517-foot tower at 1431
Las Vegas Boulevard. [ offerthis opposition as a resident and as Vice-President of the John

The proposed building, if eracted today, would be the 6th tallest building in the Las Vegas
metropolitan area. The only completed bulldings of that height or more are the Stratosphere,
' Wynn, the Eiffel Tower at Paris, New York New York Hotel & Casino and the Bellagio. 1t would

times the height of the adjacent homes.

The John S, Park neighborhood is unique both in its rich and long history and in its location,

The historic neighborhood, which is primarily zoned as R-1 residential, directly abuts C-2
commercial property along the City's major thoroughfare. It is not common to have C-2
commercial zoning in such close proximity to R-1 single-family residential zoning. The
residents of John 8. Park recognlize that we live in a unique area and we weicome the prospect
of living in an urban environment. Many of us, however, strongly oppose the building of a giant
skyscraper within only a few feet of our homes,

Title 19.06.060 currently exempts properties within Downtown Centennial Plan from the
automatic application of residential standards, but Title 19.06.060 and 19.08.045 both
provide that this exemption does not prohibit imposition of similar or equivalent limitations in
connectlon with approval of a slte development plan. Thus, an applicant does not have a claim

- of right or even a reasonable expectation to build on his property to any height and without
‘regard to nelghboring propertles. '

ITEMNO.: 3o, 37 3§
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Last year residents of the John S. Park neighborhood fought against & proposed high-rise
bullding at the slte of the Viva Las Vegas Wedding Chapel. We appeared numerous times at
neighborhood meetings, Planning Commission meetings and City Council meetings.
Ultimately we prevailed on our contention that bulidings should be limited to 5 stories in order
to protect the home values, quality of life, and well-being of near-by residents, The same
conclusion should be reached here.

The criteria used for consideration of site development plans illustrate why the height
restriction Is necessary:

Comnatibilitv of adia'cent development: ,
Bulidings of several hundred feet or more are not compatible with the adjacent resldential
zoning. Such buildings would subject neighborhood residents to noise, visual blight, blockage

of skyline and Invaslon of privacy.

'The John S. Park neighborhood has defined what we 'believe to be compatible with the”

neighborhood and we did that through our neighborhood plan, which was approved by the City
Council. In that plan we recognized that we live in an urban environment and that

- development not only will happen, but we welcome that development. Our neighborhood plan

... 5ets forth a compromise for commercial development on Las Vegas Boulevard. We defined =~

that compromise between the neighbors, many of whom would prefer single or two story
developments in this area, and the commaercial entities, as five stories or 60 feet. Few

~ residents-of this city would agreeto a 5 story building/in their backyard, but we joined together -

and said that is acceptable to us. The nelghboring properties were Invited to join in that
discussion, and some did join in that discussion and agreed to that limit. We ask you to honor

that limlt now.

2. Conslstency with general plan.
The proposed building is not consistent with the general p{an Tltle 19.08.020 sets forth the

intent of development standards. The first intent of the standards is "to ensure that new
development will ot negatively impact the use and enjoyment of adjacent and neighboring
properties." Other intents of the standards include increasing design compatibility between
abutting properties and land uses; to reinforce a sense of community and to preserve the
integrity of neighborhoods and places of business; and to reduce unsightly vlews A bullding
of this helght would not satlsfy these standards,
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This Is not unlike the Ambling developmént controversy for property located at Martin Luther

King Bivd. and Alta Drive. In that case 10 homes were In the 750 foot notification area; here
several hundred homes are within the notification range of the commercial properties at issue.
There the project was rejected bacause of concerns from homeowners who were one and two
mlles away, here there are homeowners who are less than 20 feet away. This project should
be rejected for each of the reasons given on the Ambling.property.

3, Site access and traffic Issues.

Significant issues exist concerning vehicle traffic that would be created by the erection of this
proposed building. Of primary concern is the fact that vehicles wishing to travel south from
commercial properties in this area would elther be required to qulckly cross two lanes of traffic
to the left and then make a U-turn at Charleston, or turn left and then travel south on Main
Street or another street west of Las Vegas Boulevard, or take a simple right hand turn on Park
Paseo and then turn right again on 5th Place of 6th Street. We beljeve the route through the

- helghborhood would become the preferred route. Unfortunately, there are no sidewalks on .
- significant portions of thesé narrow roads, and pedestilan trafflc is ‘alfeady hazardous. ™ T "

Additional traffic on these streets will be harmful to residents in this area, We also have
concerns based upon the relatlvely small size of the commercial lots during the construction

~ stage. It would be very difficult for high-rise constriiction to take place on these lots without
closing all or part of Las Vegas Boulevard for significant periods of time, which willhavea =

saverely detrimental impact upon neighboring streets,

‘Several residents met with the developer's representatives for this project and we asked them

to complete a questionnaire which addressed many of our concerns. Our 8 page questionnaire
Is attached. The 4 page response to our 8 page questionnaire is also attached. You will see
that the developer was either unable or unwilling to answer most of our questions. We were
told that a traffic report has not yet been completed, but we consider such information to be
crucialto this Commission’s consideration of this project, Likewise, the developerwas not able
to answer any questions about staging the construction, even though the situs of the staging
area is of crucial importance to the neighborhood. Simply stated, we need to know if the
developer intends to use any areas within the neighborhood for staging construction, diverting
traffic, parking for construction workers, or accessing the site during the construction phase
as the presence of large construction vehicles on our residential streets would be highty
disruptive to our lives during the lengthy construction process. Given the incredibly small size
of the site in relation to the massive building that is proposed, the locatlon and availability of
a staging area are critical detalls which should be known at this stage of the process,
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The developers offered to meet with us regarding these issues after a contractor is selected,
but the fact remains that this is our only opportunity to meaningfully participate in the process
as there Is no further public comment or voting by public officials after the plan is approved.

4. Public safety, health and general welfare Issues.
The proposed building does not promote the public safety, health and general welfare of John
S. Park neighborhood residents. We do not want to live in any area where we are walled off
by huge skyscrapers and cut-off from participating in the redevelopment of the city. We
welcome new businesses who will thrive in this area and make this area a better place to live,
but thls proposed project does not meet those goals. We have concerns about safety, nolse,
and obstructions that will be caused by the construction. We asked the developer to address
those issues, but substantive replies were not provided. We also have concerns about the
viabliity of this project given vacancies in other condominium projects and the lack of any
. apparent virtue to this project. A primary concern is that because this is a very small lot and
there are very few amenitles offered, such as a large amount of retall, that the only real virtue

~ of this project will'be its views of Las Vegas Boulevard. “Those Views, Yiowever, cannot be

guaranteed as properties to the north and south have Indicated their intention to build projects
of simllar size. While Ilvlng in skyscrapers with no more than 20 feet to the next balcony, with
“absolutely no view, may be the norm in Manhattan, there are many other aitérnatives in Las
...Yegas. Thus, | submit that there Is a very real chance that either this project will never be bullt
and that granting entitlements to build will only drive up the price of the land and prohibit a
viable project, that would enhance downtown, from actually belng bullt, or it will be built and
‘will-eventually turn into a slum buliding because those with the means to do so will buy
elsewhere so that they may enjoy unobstructed views and significant amenities. In either
event, the residents of John S. Park would suffer - not only through the construction process

but also as a result of a poorly conceptualized project.
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As noted above, we asked a number of basic questions that we believe to be more than fair
under the circumstances. A signlficant number of these questions remain unanswered. Based
upon the Site Development Plan Review criteria, and the failure of the proposed developerto
fully answer questions posed by neighborhood residents, | respectfully request that you deny

the request for the Site Development Plan Review.

Sin rely, ff

J ell Thomas

John S. Park Nelghborhood Association Vlce-PrBSldent
1509 South 5" Place

Las Vegas, NV 89104

_ -868-9110 - home :
ATEBBBE Cofflog T e e e e

471-8540 - fax
|onell@lonellthomas com - e~mall
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On behalf of the John S. Park Neighborhood Association, T am respectfully
requesting that you provide us with the following information in advance of next week’s
neighborhood meeting concerning propérty Jocated at 1431 South Las Vegas Boulevard.
We appreciate the opportunity to discuss our concerns with you and look forward to
hearing mere about your project.

Building Details
How many stories:
Howtall:
Lot size' |
‘Lot coverage:

Buﬂdmg setback on the north:

Building setback on the south:

Building setback on the east:

. Building setback on the west:,
Distance from edge of buﬂdmg to closest residential property
‘-nght of the closest resxdenual property: '
Number of studms
-Numbcr of 1 bed,room units:

Number.of 2 bedroom units: -

Number of inits with 3 or more bedrooms:

Anticipated number of total occupants upon completion:

Will condomlmums be used as nme share units, hotel rooms or other short term

rentals? |

Number of patking spots for residents:

Number of parking spots for visitors:

Number of parking spots for employees:

Uses (condo, m.ixed-uée, office, hotel, etc):

- Percentage of square footage for commercial use:
_Percentage of square footage for residential use: ’

Page1of 8
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Percentage of square footage for other use:
Will alcohol be served or available for purchase?

- Will there be gaming tables or slot machines?

Will reflective materials be used on the outside of the building?
Has a shadow study been performed?

If yes, is it publicly available?

Please attach a copy to this 'questionnaire.

(W a]0) .

When is ‘cons:tructcd anticipated to begin?

How long is construction anticipated to last?

What are the anticipated hours of construction? _

Will construction be limited to activities which do not generate noise beyond the

building during the evening howrs? .. ... ..

Where will construction workers park?

Where will the cbnstruction be staged?
Will it be necessary to close one or more lanes of Las Vegas Boulevard durmg

const‘uctlon‘?

- If so, how long with.the lanes be closed?
What alternative routes have been developed?
How will dust be abated during construction? -
What precautions will be made for debns, bmldmg materials and trash in wmdy

conditions?

‘Who will provide insurance for damage to nelghbonng properties caused dunng

the construction process?

Wil the developer and construction property provide a person on-call 24-hours a ,

" day t6 address concerms of neighbors during the construction process?

If so, what is the name of the contact person?

§ AM  LANGFORD-THOMAS FAX No, 7024716540 P. 008
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Will union labor be used?
If yes, how much of the construction will be completed by union labor?
Will any flammable materials be kept on site during construction?
Will any hazardous materials be kept on site during construction?
- Is a construction company under contact? |
If yes, what is the name of the construction company?
Ifno, w_hen will a construction company be placed under contract?

afe
What is the distance to the nearest fire hydrant?
Has the fire department certified whether current fire hydrants and equipment are
sufficient to meet the needs of the btuldmg? ‘
 What is the aécess route for fire trucks and emergency vehicles on the north, south

~and east sides of the building? . .. ... .

Does the property owner’s insurance cover damage to neighboring properties due
to fire or other cause at the subjcct property?
What is the amount of the msurance‘?
 Has the property owner prov1ded proof of insurance to the c1ty‘? .
What assurances do we have that insurance will be maintained?
Are there structural barriers which would prohibit automiobiles from hitting the
building? | |
Has an earthquake study been performed?
* Ifyes, is it available to the public?
Please attach a copy of the study to fhis questionnaire.
Will east facing windows open? |
Will there be any balconies that face east?
What precautions will the developer take to ensure that items are not thrown from

east facing windows or balconies?

Page3 of 8
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Has a traffic study been perfomied?
If yes, is it available to the public?
Please attach a copy of the study to this questionnaire.
How many automobiles are anticipated at the property per day?
How many entrances for automobiles?.
How many exits for:automobiles?
What steps have been taken to assure that traffic will not back up and cause traffic
delay on Las Vegas Boulevard? :
Is it anticipated that limousines will be used by either building owners or
occupants?
If so, is the developer aware of the difficulties in property access by limos?
Is the developer aware that limousines are not penmitted on 5 Place and 6™
i ,‘Stree.t_?...".,,.._‘..... oo e o e e e e s ams et o
Have alternative routes for limousines been developed?

Is there currenﬂy a bus stop in front of the - property?
Wﬂl there be a bus pu]l-out lane at the frc)nt of the  property?

Where will mechanical equipment, such as air-conditioners, be located? -

- What is the distance from mechanical equipment to neighbering properties?

What is the decibel level of mechanical equipment?
What are the anticipated hours of operation of mechanical equipment?

. Are there outdoor patio or decks?

If so, on which floor are they located? o
On which side of the building will they be located?
Howrs of opération? -

Will there bya mghtelub bar or snmlar use within the building?
If so, what are the hours of operation? _

Page4of §
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Utilities

‘Where will trash be contained?
Distance of trash containers to neighboring properties?
How wﬂlh garbage trucks access garbage containers?

- Will utilities be above ground or under ground?
Does the property owner intend to place neighboring above-ground utilities
underground? |
Is the current electric grid sufficient to handle the increased load that will be
created?
Is the current sewer system sufficient to handle the increased load that will be
created? A‘ |
Will heat be electric, gas, propane or solar?
Will a cellular telephone antenna be erected on the property?

.. Will the building interfere with access to any existing cellular phone antepnas? . . . .

- Privagy . . .
Wﬂl thc propcrty have any security camcras, v1deo survcﬂlance or othcr wdco

A cqulpment located on thé c;stF31dc of the bmldlng or w.’mch wﬂl be capablc of .
filming properties to the east?

Will apartment/ condo umts have east facmg wmdows'?

, Ameniﬁes :
Will animals be allowed within the building?
If 5o, is a “dog pﬁrk” or similar amenity planned?
If not, where will pets “exercise”
- Is the developer providing any park space?
Is the developer providing any walking trails?

Page 5 of 8
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Is the developer plannmg to contribute towards park space or open space in the
city? '
If so, how much? |
Will businesses located within the building be open to the public? _
- What type of landscaping will be provided and where will it be located?
Is there any additional buffer that will be provided between the property and
adjacent residential properﬁes?

Disclosures |
Will the developer disclose the distance to the nearby topless strip club 0 buﬁrers?
Will the developer disclose the distance to nearby adult bookstore to buyers?
Will the developer disclose the distance to nearby nude strip club to buyers?
‘Will the developer disclose the possibility that highrises of similar helght may be
. built.on adjacent propemes and that there is.noguarantee of view. .

Helicopters 38 88w w
What is thc abovc mean sea lcvcl of the buﬂdmg‘7 =
——— pproval o e e
‘Has approval. been obtained from .the Clark County Department of Aviation? .
‘Will construction of the building reqﬁ.ire or result in diversion of heIiCOpier traffic
from existing paths? _ )
If so, what is the né_w proposed path?

~ Constructio erience and eparation
Has the developer ever completed a sumlar project? -
If so, in which c1ty or cities?
Has the developer ever built any building over four stories tall?
If yes, please describe the experience of the construction company with
construction of high-rises and skyscrapers. |

Page 6 of 8
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Has any prior high-rise construction by the construction company been in
close proximity (less than one block) to existing residential properties?
If so, were any claims, lawsuits or settlements made with neighbors because
_ of safety, debris, nmsance or other issues?
Has the developer or property owner ever ﬁled for banlquptcy‘?
If s0, please provide details.
Does the developer currently own the land?
‘Who are the real property owners and who are the developers if different from the
real property owners?
If the owners are corporations, please identify the officers and principals.
If'the officers are corporations, please indicate whether they are |
incorporated within the State of Nevada and please identify the principals of

the corporations.

- What work has been done to. deyelop this project beyond architectural drawings? . = . . .

Will a principal(s) of the project be present at the Planning Commission and City
Council meetings to provide details and to give assurances, under penalty of

| peljury, as to whether the proposed proj ject is an actual pI'OJ ect, whether approval is '

being used for thc pUIpose of selling the land to another developer or whether
other circumstances.apply? . : '

- On behalf of the John 8. Park Neighborhood Association, we apprec1ate your willingness
to provide us with this information. We believe that prompt disclosure of this '

. information will assist in our undemtandmg of your pro;ect and will greatly shorten the
time necessary to answer relevant questions at the oeighborhood meeting, Planning

‘Commission and City Council, -

Page 7 of 8
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If you would like a copy of this questionnaire in electronic form, please contact me at
jonell@lvem.com at your earliest convenience. We would like to have this information
prior to the neighborhood meeting so we may provide it to those interested in the
proposal. Please e-mail your responses to the above e-mail address or fax them to 471- |

6540. Please contact me if you have any questions,

Thank you,

JoNell Thomas :
John 8. Park Neighborhood Association Vice President

| Page 8 of 8
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RESPONSE TO JOHN S. PARK NEIGHBORHOOD
ASSOCIATION QUESTIONNAIRE:

BUILDING DETAILS:
How Many Stories: 45
How Tall: 517 Feet
Lot Size: 1.5 Acres, +/-~
Lot Coverage: About 13.4
North Building Setback: 0 Feet- 7th
to Ground Level; from 7™ floor up is 32 feet
South Building Setback: 0 Feet-7% Floor
to Ground Level; from 7" floor up is 153
East Building Setback: 0 Feet-7" Floor
to Ground Level; from 7% floor up is 16 feet
West Building Setback: 10 Feet
Height of the closest Residential Building Upnknown

Pertaining to the type of units, the ratio of studio, one and two bedroom units 1s
not known at this time. The floor plans are typical of downtown condominium
T T o wers: thie §tudios Tange frotn 460107560 square feet; the one bedroom-umats- o e s
range from 915 to 1,060 square feet with the two bedroom units at 1,310 Square
Feet. .All of the units will have a balcony area of approximately 110 to 240
Square feet. At this time, the unit breakdown is 153 Studios; 230 1BR and 38
2BR

The ground floor will have approximately 1,190 square feet of retail, with a
café/lounge of approximately 1,300 square feet. Alcohol may be served as part in
the lounge, this will require approval of a Special Use Permit, subject to a public

bearing.

Residential parking will be provided at a ratio of one space/unit; an additional 12
spaces will be provided. It is anticipated that the lounge/restaurant/café area will
only be used by residents of the buildings or walk-through traffic. The City of .

Las Vegas has standards regarding reflective glass; a shadow study has not been

performed at this time.

CONSTRUCTION
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Construction time frames are difficult to anticipate at this time. It takes approximately 18
months to have improvement plans approved by the City after rezoning applications are
completed. Hours of construction will be set to lirait any inconvenience. Standard
construction practices will be followed for other construction along the Las Vegas
Boulevard corridor. All standards for dust abatement and safety will be followed., A 24
hour contact will be provided to the neighborhood to report any problems or concerns.
Hours of construction can be established to limit impacts to the neighborhood.




AUG/03/2006/WED 09:19 AM  LANGFORD-THOMAS FAX No. 7024716540 P. 017

. SAFETY

We have not yet received responses from the Fire Department related to this application.
All standards for fire access and emergency vehicle ingress and egress will be met.
Structural barriers can be constructed for safety purposes. The building will be
constructed in conformance to all building codes, including all necessary earthquake

studies.

It is anticipated that there will be no east facing windows with balconies.

TRAFFIC

A traffic study is required by the City of Las Vegas. We will share the results of the
traffic study with the neighborhood. We have not received information as of this time
pertaining to the need for a bus stop at this particular location.

NOISE

All mechanical and electrical equipment will be located indoors and conform to all
standards for noise and operation.

The units will have individual balconies. There is likely to be a bar/lounge/eaté on the
ground level of the building; a nightclub is not anticipated at this time.
UTILITIES

Al trash containers will be indoors. Utilities will be placed below ground. The project
will operate so as ot to interfere with cellular telephone use.

PRIVACY

On-site security will be provided; there will be no equipment that will film properties to
the east of this site. There will be no

AMENITIES

We would be pleased to include amenities not only for future residents of this project, but
the residents of your neighborhood as well. This includes, but is not necessarily limited
to a dog park; retail business such as a place to eat, dry cleaners, fitness facility, indoor
pool, clubhouse and lounge, or any other services or business that we could provide for
you. This also includes contribution to a neighborhood project, parks or open space that
would be of benefit to the neighborhood.
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Extensive landscaping and decorative pavers will be provided on-site; there are no
waivers requested to the City’s landscaping criteria.

DISCLOSURES

Full disclosure pertaining to uses will be provided to buyers pertaining to the questions
asked on this part of the questionnaire.

HELICOPTERS

We have filed all required paperwork to the FAA, as required by our Special Use Permit
application. Approval by the FAA and Clark County Department of Aviation is decided

at a Jater date. :
CONSTRUCTION EXPERIENCE AND PREPARATION

The owners of this property also own the property located at 1801 S. Las Vegas
Boulevard, the Monument Tower site.

The Monument Tower site was in close proximity to residential properties; conditions
were agreed to ensure the safety of the residences during the construction process.

The owner of the property is GeoSummit; the applicant is Stratorise, of 4465 .S.'Buffﬁlo; V
#2, Las Vegas, NV. ;
 The owners of this propcrty fully intend to deire'ldp-the site; however market conditions

of the property.

e one o -RE- Variable-and -difficult.to. predict how: market forces will affect the future development, . . . .




A Planning & Development Services Corporation

1711 Whitney Mesa Dr., Suite 110
Henderson, NV 89014
(702) 435-9909 Phone (702) 435-0457 Fax

dclapsaddle@gcgarciainc.com e-mail

PLEASE LET US KNOW WHAT YOU THINK

If you could take the tlme we would appreciate your feedback on the plan for
Las Vegas Blvd & 3™ . Please complete and return to us by mail or fax.

| ___ This is a great addition to our neighborhood and will be compatible. f\t- Ay Yoo, ®
24 This is an acceptable project that I can live with. {¥ \\:\3 '\*‘ff-:\ &

This is not the type of project that fits into the neighborhood and I would
rather see 4

Feel Free To Give Us Any Additional Comments or Suggestions:

“The N Qg(} \na o o\gxm\ Q\Xr Mas Yaek 1Y com €
N\ r5)

\\\\\%\ LR Nhe &\‘{\q\\\\mr\\\rﬁ?\ ;

Your Name: honihe e
Vour Street Address: \lo N\ kg \ g?\

i LA \eea 9B, TNy
SIgnamg\\\\N@\\Mw\\Qa qu

G.C. Garcia, Inc. thanks you for taking the time to look at the plan for Las Vegas
Blvd & 3" and giving us your feedback.

vomitted 2t Pianning Commission

Date 57/%6 item #3 <0§7
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If you could take the time, we would appreciate your feedback on the plan for
Las Vegas Blvd & 3" . Please complete and return to us by mail or fax.
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El‘his is not the type of project that fits into the neighborhood and I would
rather see ;

Feel Free To Give Us Any Additional Comments or Suggestions:
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Your Name: jol\l\ Q./l?)p,\-sal?.
Your Street Address: 1404, RexLoRD QLEQQ lV, M.V 9104

2

Signature:

G C. GarciayInc. thanks you for taking the time to look at the plan for Las Vegas
Blvd & 3™ and giving us your feedback. -
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PLEASE LET US KNOW WHAT YOU THINK

If you could take the time, we would appreciate your feedback on the plan for
Las Vegas Blvd & 3™ . Please complete and return to us by mail or fax.

- X___ This is a great addition to our neighborhood and will be compatible. Yy i ]
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G.C. Garcia, Inc. thanks you for taking the time to look at the plan for Las Vegas
Blvd & 3™ and giving us your feedback.

Submitted at Planning Commission

Date 9//0/9 b tiem# 3§ S,j
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(702) 435-9909 Phone (702) 435-0457 Fax
dclapsaddle@gcgarciainc.com e-mail

PLEASE LET US KNOW WHAT YOU THINK

If you could take the time, we would appreciate your feedback on the plan for
Las Vegas Blvd & 3™ . Please complete and return to us by mail or fax.

v’ Thisisa great addition to our neighborhood and will be compatible. #7 /s Tme

{~~ This is an acceptable project that I can live with. A7 Twis Time,

;l‘his is not the type of project that fits into the neighborhood and I would
rather see .

Feel Free To Give Us Any Additional Comments or Suggestions:

LOOV\G': Goo®d pT ThicT Time ‘

Your Name: jo LP\ C /B Awne
Your Street Address: _)Mg)sinm/a\. Bnce A, V /\( ‘V 9104
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C. GarciagInc. thanks you for taking the time to look at the plan for Las Vegas
3" and giving us your feedback.



