BEKSGIQOUDI

May 6, 2011

City of Las Vegas
Department of Planning
333 N Rancho Drive
Las Vegas NV 89106

Re: Justification Letter
Department of Planning applications
ZON, GPA, and SDR

Subject: Crystal Park Apartment Homes
3000 N Michael Way
APN 138-13-512-001

Dear Sir or Madame;

In conjunction with the above referenced applications, please let this letter serve as
the required Justification Letter to the applications.

Issue, Information, and Findings. We are proposing to develop two-story
apartment homes on the subject 9.92 vacant land parcel noted above consisting of
80 two-bedroom units and 56 three-bedroom units with two-car garages (136 total
units).

The land is currently designated as O (office) and L1/R (light industrial/research)
and would need to be re-designated for Medium Density Residential and Apartment
(R-3). The subject land is mostly surrounded by residential areas (R-3 to the north,
R-1 to the south, and R-1 to the west) and we feel apartment homes would be
better suited for this parcel and more compatible with the surrounding properties
than the business park we would otherwise propose. An apartment home project
would generate substantially fewer people present on the property at a given time,
which would mean far less traffic and therefore less noise, and other traffic related
problems for the surrounding residents than a business park.

Tables noting the number of people present on a given day, the number of open
and/or garaged parking spaces, and the amount of traffic (i.e., number of trips) the
proposed apartment homes as differentiated from an otherwise proposed business
park on the same parcel are stated below: . —
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Proposed Current proposed Light
Residents/Employees/Service Apartment Industrial/Office project
Personnel Homes (“Business Park”)

Estimated Number of
Residents/Employees/Service
Personnel on a given day 520 1,360

Proposed Current proposed Light
Apartment Industrial/Office project

Parking Spaces Homes (‘Business Park”)
Number of regular open parking

spaces 135 *506
Number of parking spaces

enclosed in garages 272 0

* based on current proposed twelve 2-story office buildings with 16 offices per
building for a total of 192 offices

Proposed Current proposed Light
Apartment Industrial/Office project
*Traffic. _number of trips Homes (“Business Park”)
Average Day, number of trips 948 2,145
AM Peak Hours, number of trips 71 185
PM Peak Hours, number of trips 93 193

*See Traffic Generation report attached

The ingress and egress at the north end of the apartment homes project and a
second egress would be quite a distance away from the existing residential houses
on the south side of the project. Our proposed apartment home plan would keep
the majority of the parking away from those houses and there would be less traffic
and less traffic noise than would occur from the allowed 192 offices.

These apartment home units will be an asset to the neighborhood and will provide
large units with 2-car garages. Large units of this nature are lacking in this area.
We estimate the rent to be in the approximate range from $975 to $1,200 per
month. We anticipate this project will introduce a higher living environment much
more compatible with the single family homes in the area than a business park.

The leasing/management office for the project would be located at the northwest
area of the property far away from the residential homes along the south and west
property line adjacent to Michael Way, 80’ from a right-of-way and a 20’ from a
GPA-41777 ZON-41778
SDR-41779
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dedicated alley. Office hours for the on-site office would be Monday through Friday
8:00 a.m. to 5:00 p.m. plus Saturdays 10:00 a.m. to 2:00 p.m.

Number of employeesiresidents. The number of residents would be 239.36
persons, based on the U. S Census Bureau 1990 results as provided by the City of
Las Vegas Environmental Impact Assessment, 1.76 persons multiplied by 136
units.

Hours of operation. Office hours for the on-site office would be Monday through
Friday 8:00 a.m. to 5:00 p.m. plus Saturdays 10:00 a.m. to 2:00 p.m.

Existing similar uses owned or operated. In addition to other residential and
commercial properties in the Las Vegas area, we currently own and operate a
similar apartment project with attached garages named the Hidden Canyon Village
Apartments at 3940 Scott Robinson Boulevard in North Las Vegas Nevada.

Specific state licenses. No specific state licenses are required to operate an
apartment home project.

Green Building Program. This project will not participate in the Las Vegas Green
Building Program.

LEED construction. This project will not be constructed to LEED or other
equivalent standards.

Alternative energy sources or water savings measures. Although this project
will not utilize any alternative energy sources, we do plan the following energy
saving/water saving measures:

Energy-saving light bulbs will be used, and we will look into and consider other
feasible energy saving measures as we become aware of them.

Desert landscaping is planned in order to save water plus water saving fixtures
and faucets.

Connectivity to adjacent parcels. This project will not be connected to any other
parcel.

Walkable community. This project qualifies as a walkable community in that it is
within 2 mile of more than one commercial property containing restaurants, grocery
stores, and other amenities.

Sustainable construction. The other means of sustainable construction for this
project include the positioning of the buildings, light color paint, and the use of
energy-saving lights.

Urban Forestry Initiative. Currently there are no trees on the vacant land
however some trees will be planted to provide shade.

Bicycle parking. We plan to provide some bicycle parking at the project.
Electric vehicle recharging stations. No charging stations are planned at this
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We appreciate your consideration in this mafter. Please feel free to contact me at
(702) 395-9244 extension 413 if you have ghy questions or concerns regarding this
matter.
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