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PLANNING COMMISSION MEETING DATE: JANUARY 12,2016
DEPARTMENT: PLANNING
ITEM DESCRIPTION: APPLICANT/OWNER: SEVENTY ACRES, LLC
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REQUIRED FOR
APPROVAL

CASE
NUMBER

RECOMMENDATION

GPA-62387 Staff recomm ends NO RECOMMENDATION.
GPA-62387zoN-62392 Staff recomm ends NO RECOMMENDATION
GPA-62387
zoN-62392sDR-62393

Staffrecommends NO RECOMMENDATION, subject to
conditions:

SDR.62393 CONDITIONS

2.

J

4

Plannins

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

This approval shall be void fwo 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

starnped l2l2l/15 and building elevations and floor plans, date stamped 11130/15, except as

amended by conditions herein.

All necessary building perrnits shall be obtained and final inspections shall be completed in
compliance with Title 19 anil all codes as required by the Department of Building and

Safety.

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

$ubrnitted n
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6. The minimum distance between buildings shall be at least 30 feet.
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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 irigation 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.

10. All City Code requirements and design standards of all City Departments must be satisfred,
except as modifred herein.

Public lV'orks

1 1. 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. Al1 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.

12. 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.

13. 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 trafftc at all development access drives and abutting street intersections.

SS
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14. 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 cany aî 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-oÊway 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).

15. A Trafflrc 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-oÊ
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 #20L1 for exclusive right turn lanes and dual left turn lanes

shall be dedicated prior to or concuffent 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 Traffrc Impact
Analysis. No recommendation of the approved Traffic Impact Analysis, nor compliance
therewith, shall be deemed to modi$ or eliminate any condition of approval imposed by
the Planning Commission or the City Council on the development of this site.

16. 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.

17. 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.

SS
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PROJECT DESCRIPTION

The site, which is located at the corner of two major thoroughfares, contains the northeastern

portion of an existing2T-hole golf course. The applicant is proposing to redevelop a t7.49-aqe
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 emelgency 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 adj acent 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

The proposed development requires a Major Modifrcation of the Peccole Ranch Master Plan,

specifrcallythe Phase Two area as establishedby Z-00I7-90. As such, staffis recommending

that these items be held in abeyance.

A General Plan Amendment is proposed from PR-OS (Parks/Recreation/Open Space) to H
(High Density Residential) on the site, which allows for residential densities of greater than

or equal to 25,5 dwelling units per acre.

A Rezoning is proposed from R-PD7 (Residential Planned Development - 7 Units per Acre)
to R-4 (High Density Residential) on the site, which allows for multi-family dwellings

without density limitations. However, density will be limited by the 55-foot height limitation
and other development standards imposed by this zoning district.

SS
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The site is at a signifrcantly 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.

a

BACKGROI.IND INFORMATION

Reløted Relevønt Citv Actions bv P&D, Fire, Bldg., etc.

r2117/80

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 12/26180.

05/20/81

The Board of City Commissioners approved a Rezoning (2-0034-81) from N-
U (Non-Urban) to R-i (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."

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. fVenetian Foothills Master Development
Planl

05107/86 The City Council approved a Rezoning (2-0030-86) 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. fVenetian Foothills Phase

Onel

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 acÍes was subsequently rezoned (Z-0139-88). fPeccole
Ranch Master Development Planl

SS



GPA- 623 8 7, ZON - 62392 and SDR-623 93 IPRJ - 622261
Staff Report Page Three
January l2r2016 - Planning Commission Meeting

Reløted Relevønt Citv Actions bv P&D, Fire, BIdg., etc.

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 2I2 acres of
land in Phase Two was planned for a golf course. The Planning Commission
and staff recommended approval. fPeccole Ranch Master Development Plan]

04/04/90

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-l (Limited Commercial) on 996.40 acres on the east side of
Hualapai Way, west of Durango Drive, befween 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 Comrnission and staff
recommended approval. fPeccole Ranch Phase Twol

t2105196

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 fBook 77 Page 23 of Plats]. The golf course was located

on Lot 5 of this map.

03130198

A Final Map [FM-O190-96J 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 fBook 83 Page 61 of Platsl.

03130198

A Final Map [FM-0008-96(1)] to amend portions of Lots 5 and 10 of the
Peccole West Subdivision Map on 368.81 aøes at the northeast corner of
Charleston Boulevard and Hualapai Way was recorded fBook 83 Page 57 of
Platsl.

07107 /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 Designationl 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
The City Council approved a Yariance (VAR-4207) to allow a side yard

setback of239 feet where residential adjacency standards require 570 feet on

20.i0 acres on the south side of Alta Drive, approximately 450 feet west of
Rampart Boulevard.

07/07/04 The City Council approved a Site Development Plan Review (SDR-4206) for
a 385-unit condominium complex, consisting of two 16-story and two 18-

story towers with ancillary uses, clubhouse, and a 17,400 square foot, single-
story office building on 20.10 acres on the south side of Alta Drive,
approximately 450 feet west of Rampart Boulevard.

SS
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Most Recent Cltønge of Ownersltip
111t6/t5 A deed was recorded for a change in ownership

Reluted B uildine Permits/B usiness Licenses
There are no building permits or business licenses relevant to these requests.

SS

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

The Planning Cornmission 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 ó.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 Z4-unit townhome developrnent on 6.10 acres at the
southwest corner of Alta Drive and Rampart Boulevard.

0t/12/06

The City Council approved a Major Modification (MOD-53701) of the

Queensridge Towers Development Standards dated };/lay 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 a7.87-acre portion of a
10.53-acre parcel at 9119 Alta Drive.

08106/14

The City Council approved a Major Amendment (SDR-53503) of an

approved Site Development Plan Review (SDR-4206) for a proposed 22-
story, 31O-foot tall, 166-unit multi-family building and a single-story, 33-foot
tall, 17,400 square-foot offltce building on a 7.87-acre portion of a 10.53-acre
parcel at9II9 Alta Drive.
A four-lot Parcel Map (PMP-59572) on 250.92 acres at the southwest corner

of Rampart Boulevard and Alta Drive was recorded fBook I20 Page 49 of
Parcel Mapsl.

061r8/15

t1130/rs
A two-lot Parcel Map (PMP-62257) on70.52 acres at the southwest corner of
Rampart Boulevard and Alta Drive was recorded [Book 120 Page 91 of Parcel

Mapsl.
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P r e-App lic øtio n Me etin e
Multiple meetings were held with the applicant to discuss the proposed development and its
impacts, and the timelines and requirements for application subrnittal.

Neishborhood Meetins

t2/ts/t5

A neighborhood meeting was held at the Badlands Club House, 9II9 Alta
Drive, Las Vegas at 6:00 p.m. There were apptoximatelyl70 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:

. Will rezoning this parcel cause the other golf course parcels to also be

rezoned? No, this is just for the I7 acres.

¡ Will these be apartments or condominiurns? 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
. Possibility of developer not being able to finance the project and then

selling to another developer, who could develop to an even higher
density

¡ Master plan designates this property as R-PD7. How could it now be

rezoned for unlimited density?

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

Field Cheek

r2103/15
The site contains an existing golf course in operating condition. The land

slopes downward from Rampart Boulevard and Alta Drive and has ample

landscaping around the perimeter

SS
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SS

Details
Site Area
Net Acres 17.49

Plønned or Speciøl
Land Use Desisnøtìon

Exßtíng Zoning DistrictSurrounding
Propertv

Existing Land Use Per
Title 19.12

PR.OS
(P arks/Recreati on/Op en

Space)

R-PD7 (Residential
Planned Development - 7

Units per Acre)
Subject Property

Commercial
Recreatior/Amusement

(Outdoor) - Golf
Course

PD (Planned
Development)

Multi-Family
Residential

(Condominiums) /
Club House

GTC (General Tourist
Commercial)

C-l (Limited
Commercial)Hotel/Casino

SC (Service
Comrnercial)

North

C-1 (Limited
Commercial)South

Off,rce, Other Than
Listed

SC (Service
Commercial)
SC (Service

Commercial)
PD (Planned

Development)East Shopping Center

PR-OS
(P arks/Recreation/Open

Space)

R-PD7 (Residential
Planned Development - 7

Units per Acre)
West

Commercial
Recreation/Amusement

(Outdoor) - Golf
Course

CompliønceMaster Pløn Areas
NPeccole Ranch

CompliønceSpeciøl Purpose ønd Overlav Districts
N/ANo Applicable Special Purpose or Overlay Districts

ComplíønceOtlter Plans or ufuements
YTrails Pedestrian P

N/ALas Vegas Redevelopment Plan Area
N/AImpact (Development Impact Notification Assessment)Proiect of Sisnificant
N/Aect of S
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DEVELOPMENT STANDARDS

Pursuønt to Title 19. the standørds
Provided CompliønceStandard Required/Allowed

Y7,000 sF 76r,864 SFMin. Lot Size
N/AN/A 405 FeetMin. Lot Width

15 Feet
33 Feet
15 Feet
35 Feet

Y
Y
Y
Y

Min. Setbacks
r Front
. Side
¡ Corner
r 'Rear

10 Feet
5 Feet
5 Feet

20 Feet
YUnlimited 38 FeetMin. Distance Between Buildings
Y55 Feet 4 stories/47 FeetMax. Building Height

41.2 du/ac N/AMax. Density Limited by height
Screened, Gated,

w/ a Roof or
Trellis

YTrash Enclosure
Screened, Gated, w/ a

Roof or Trellis

YScreened ScreenedMech. Equipment

Permitted Density Anils AllowedExisting Zoning

1 J 17 du/ac
R-PD7 (Residential Planned
Development - 7 Units per

Acre)
Permitted Density Units AllowedProposed Zoning

UnlimitedUnlimited, except by heightR-a (High Density
Residential)

Uníts AllowedPermitted DensityGenerøl PIøn

N/AN/A
PR-OS

(Park/Recreati on/Open
Space)

Units AllowedPermitted DensityProposed Genersl Pløn
UnlimitedH (Hieh Density Residential) Unlimited

SS
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Pursuant to Title 19.06 ønd 19.08, the followíng standards øpply:
(NOTE: NORTH refers to the buffer abuttíng Alta Drive; EAST refers to the buffer øbutting

^R

SS

ønd Standørds
Required Compliønce

Trees
Provided

Ratio
Støndards

19 Trees
26 Trees
71 Trees
76 Trees

Y
N
Y
Y

16 Trees
29 Trees
65 Trees
61 Trees

Buffer Trees:
. North
. South
¡ East
r West

1 Tree / 20 Linear Feet
I Tree I 20 Linear Feel
1 Tree / 20 Linear Feet
1 Tree / 20 Linear Feet

YL71 Trees 192 TreesTOTAL PERIMETER TREES

Y10 Trees 41 Trees
l Tree/6Uncovered

Spaces, plus 1 tree at the
end ofeach row ofspaces

Parking Area Trees

LANDSCAPE BUFFER WIDTHS

Y
Y
Y
Y

15 Feet
6 Feet
15 Feet
6 Feet

10 Feet
6 Feet
10 Feet
6 Feet

Min, Zone Width
. North
. South
¡ East
. West

Y
Existing wall

along west
PL

Wall Height 6 to 8 Feet Adjacent to Residential

Compliønce
with Street

Section

Actuøl
Street Width

(Feet)
Governing DocumentStreet Name

Functionøl
Cløssift.cøtion of

Street(s)

Y100
Master Plan of Streets

and Highways MapPrimary ArterialRampart Boulevard

Y84
Master Plan of Streets

and Highways MapAlta Drive Major Collector
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Pursuant to Title 19.08 und l9.I tlte støndurds

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 properfy 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-00I7-90) 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 dishict 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 thaf.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.

SS

t
Provided ConryliønceRequired

Parking Parking

Regular
Handi-
capped

Gross Floor
Areø or

Number of
Uníts

Parking
Røtio Regular

Handi-
capped

Use

424
r.25

spaces per
unit

530
Multi-Family
Residential
(Studio/1 BR)

r.75
spaces per

unit
459

Multi-Family
Residential
(2 BR)

262

68
Multi-Family
Residential
(3BR)

34
2 spaces
per unit

1 space
per 6 units

t20Guest Spaces 720

Yt177 1323TOTAL SPACES REQUIRED
Y1 153 24 1296 27Regular and Handicap Spaces Required
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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
requirernents would be met by the proposal. Although the site does not qualiff 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 omiffed 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 tr ees 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 façade 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.

Fr¡IDTNGS (GPA-62387)

Section 19.16.030(I) of the Las Vegas ZoningCode requires thatthe following conditions be met

in order to justify a General Plan Amendment:

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.

SS
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J The zoning designations allowed by the proposed amendmentwill be compatible with
the existing adjacent land uses or zoning districts,

The zoning dishicts 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 frnding 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
,A.mendment; 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.

FTNDTNGS (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.

2. 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 dishict would
result in the modification of the Peccole Ranch Master Plan. Without the approval of a
Major Modifrcation 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.

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

4. 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.

FTNDTNGS (SDR-62393)

ln order to approve a Site Development Plan Review application, per Title 19.i6.100(E) the
Planning Commission andlor City Council must affirm the following:

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 frnding 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.

3. 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 hips 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 aboutg7 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.

SS
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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 aesthetÍc
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 surroundingarea, thereby preserving the existing views from the
adjacent residential areas.

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

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

at this time.

NEIGHBORTIOOD ASSOCIATIONS NOTIFTED 27

NOTICES MAILED 243

APPROVALS

PROTESTS

SS
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1. An application to rezone property to the PD District
may be denied by the City Council, at its complete
discretion, if itfi nds that the proposed development
is incompatible or out of harmony with surrou nding
uses or the pattern of development within the area.

2. No use, type of development or development
standard is presumptively permitted within the PD
D¡str¡ct unless it already has been included in the
adopted plan for the District.

3. An application to allow within the PD District a
particular usqtype ofdevelopmentordevelopment
standard which has not already been included in
the adopted plan for the District may be denied
if it is incompatible or out of harmony with the
surrounding uses or the pattern of development
within the area.

F. Approval of Master Development Plan and
Development Standards

ln connection with the approval of a Planned Devel-
opment District, the City Council shall adopt a Master
Development Plan and Development Standards, which
will thereafter govern the development of property
within the District.ln considering the approvalof a Mas-
ter Development Plan and Development Standards for
a Planned Development District, the Planning Commis-
sion and City Council shall be guided by the following
objectives, and may impose such conditions and re-
quirements deemed necessary to meet those objec-
tives:

1. Consistencyof the proposed developmentwith the
General Plan and other applicable plans, policies,
standards and reg ulations.

2. Compatibility of the proposed development with
adjacent and surrounding development.

3. Minimization of the development's impact upon
adjacent roadways and neighborhood traffic, and
upon other publíc facilities and infrastructure.

4. Protection of the public health, safety, and general
welfare.

G. Modification of Master Development Plan and
Development Standards

The development of property within the Planned De-
velopment District may proceed only in strict accor-
dance with the approved Master Development Plan
and Development Standards. Any request by or on
behalf of the property owner, or any proposal by the
City, to modifi the approved Master Development Plan

KWH
go

City of Las Vegas
Unifi ed Development Code
March 16,2011

Page 249
Chapter 19.10

or Development Standards shall be filed with the De-
partment. ln accordance with Paragraphs (1) and (2)

of this Subsection, the Director shall determine if the
proposed modification is"minor"or"majorj'and the re-
quest or proposal shall be processed accordingly.

1. Minor Modification. A Minor Modification is

a modification which is requested or agreed to
by the property owner and which is intended to
accomplish one or more of the following:

a. A change in the location of a use from the
location specified in the approved Master
Development Plan, but only if the change in
location will not have a significant impact on
other uses in the area.

b. The addítion of uses that are comparable in
intensity to those permitted in connection
with the rezoning approval or the approval of
a Master Development Plan for the District.

c. A change in parking lot layout, building
location or other similar change that conforms
with the intent of the previously approved
Master Development Plan and Development
Standards.

d. A change in the species of plant material
proposed for the District.

e. A decrease in the density or intensity of
development from that previously approved
for the Distríct.

f. Any other change or modification of a similar
nature which the Director determines will not
have a significant impact on the Distríct or its
surroundings. A Minor Modification shall be
reviewed and acted upon administratively by
the Director, An applicant who is aggrieved
by the Director's decision may appeal that
decision to the Planning Commission by filing
a written appeal with the Department no
later than '10 days after the date the applicant
receives notice of the administrative decision.

2. Major Modification. A Major Modífication
includes any modification which does not qualifu
as a Minor Modification, A Major Modification shall
be processed in accordance with the procedures
and standards applicable to a rezoning application,
as set forth in Subsections (l) to (M), inclusive, of
LVMC 19.16.090.
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CITY '45

Htlllam Peccole 1982 Trust
2760 Ttoga Prnes Clrcle
Las Vegas, Nevada 89117

RE. Z-17-90 - ZONE CHANGE

Êentl emen

Tþ" crty councrl at _a regular meetrng held Aprrl 4, 1990 AppROvEDthq re_qggs! for reclassrfrcatron of property'Iocatéd on the east
slde of-HuaÏpar lCayn west of Durango Orive, beiween the south boundaryof Ange_l _Park and s_ahara Avenue, from: N-u (Non-urban)(under Ràsotu-tron of Intent to R:1, R-2, R-3, R-PD7, R-pÐ8, R-l,lHp,-Þ-R, C-1, C-?
tld C-V),- to: R-3 .(LÍmfted ilulripte riesÍdeniel, n-pbZ in"rì¿ãñtral
Planned 

-Dev_elop¡eqt_) 
and .l-1 (Lrinrted commerira'l), pròposeã- use

Stngle Fry1ly Dwelltngs, Multl-Famrly Dwelllngs, Cbmmercr'aln Offlce
and Resort/Casrno, subJect to:

1- A maxrmum of 4,241 dryellrng unrts be allowed for phase II
2. conformance to the condrtrons of approval for the peccole

Ranch Master Development plan, phase'iI.

3. {pRrovat _of plot plans and burìdrng elevatrons by the
Plannrng cornmrssr0n for each parcer prrõr to developmeni.

4 At the ttlg development rs proposed on each parcet appro-
prrate rr.ght-of-way dedrcatron, jtreet lmprovements, draiilåge
plan/study submlttal, drarnageway rmpiovements, sanrtary
se$rer collectron system extensions and traffrc srgnal system
parttcJpatr.on. shall be provrded as requtred by the-Deparlment
of Publrc l^lorks

I
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MOD-5370L, VAR-53502 & SDR-53503 [PRJ-51869]

0;4"".(,hVry^a
AGENDA MEMO - PLANNING

CITY COUNCIL MEETING DATE: AUGUST 6,2014
DEPARTMENT: PLANNING
ITEM DESCRIPTION: APPLICANT/OWNER: QUEENSRIDGE TOWERS' LLC

THÍS TTEJI,{TYAS HELD TN ABEY,{NCE TO T|TEAI¡GUST 6, 2{}}4 CTTY CA{NCIL Å'IEETTNG

ÁT THE RESUEST {}F THE APPLICA\íT.

* * $T Å F. þ" RF: {") {}&ç lvl *; i!{ I},4' å' I û iq {fi } " "

** CÐNÐTTTûNS **

REQUIRED FOR
APPROVAL

CASE
NUMBER

RECOMMENDATION

MOD-53701 Staff recommends APPROV ect to conditions:
MOD-53502vAR-53502 Staff recommends ect to conditions:
MOD-53502
vAR-53502Staff recommends APPROVAL, subject to conditions:sDR-53503

MOD-53701 CONDITIONS

Plønnins

1 The applicant shall supply Department of Planning staff with afinal copy of the amended

Queensridge Towers Development Standards as approved.

VAR-s3502 CONDITIONS

Plannins

1 Approval of a Major Modification MOD-53701) to the Queensridge Towers

Dèvelopment Standarãs and approval of and conformance to the conditions of approval for

site Dwelopment Plan Review (sDR-53503) shall be required, if approved.

Conformance to the approved conditions for Rezoning (ZON-a205)'

SS
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3

4.

5

6,

This approval shall be void two years from the date of final approval, unless exercised

putru*t to the provisions of LVMC Title 19.16. An Extension of Time may be filed for

consideration by the City of Las Vegas.

All necessary building permits shall be obtained and final inspections shall be completed

in complianõe 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.

Al1 Cify Code requirements and design standards of all Cify departments must be satisfied,

except as modified herein.

sDR-53503 CONDITIONS

Plønnins

1 Approval of a Major Modification (MOD-53701) of the Queensridge Towers

Dävelopment Standards and approval of and conformance to the conditions of approval for

Variance (VAR-53502) shall be required, if approved.

Conformance to the approved conditions for Site Development Plan Review (SDR-4206),

except as amended herein.

This approval shall be void two years from the date of final approval, unless exercised

purruuït ¿6 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 conforïnance with the site plan date stamped 05129114, the

landscape þlan, date stamped 03/27114 and building elevations, date stamped 05/29114,

except as amended by conditions herein.

The site plan shall be revised prior to submittal of an application for a building permit to

demonstrate conformance to Title 19.08.110 handicapped parking design standards.

All necessary building permits shall be obtained and final inspections shall be completed

in complianóe with fitlè f q and all codes as required by the Department of Building and

Safety.

SS
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10.

11

7

8

These Conditions of Approval shall be affixed to the cover sheet of any plan set submitted

for building permit.

The applicant shall coordinate with the City Surveyor and other city staffto determine the

most Jppropriate mapping action necessary for this site. The mapping action shall be

completed and recorded prior to the issuance of any building permits.

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 réquired, and shall be permanently maintained in a satisfactory manner; the

lándscape plan shall include inigation specifications. Installed landscaping shall not

impede visibilþ of any traffic control device. The technical landscape plan shall include

the following changes from the conceptual landscape plan:

a. Provide four additional minimum Z4-inchbox shade trees at the ends of parking rows.

b. Replace palm trees at the end of parking rows with minimum 24-inch box shade trees'

c. próvide iix landscape islands within the parking field. Each island shall contain at

least one Z4-inchbox shade tree and four, five-gallon shrubs per tree.

A Comprehensive Construction Staging Plan shall be submitted to the Department of
planning for review and approval prior to the issuance of any building permits. The

Construãtion Staging plan slhãlt include the following information: Design and location of
construction trailer(s); design and location of construction fencing; all proposed temporary

construction signagg location of materials staging area; and the location and design of
parking for all construction workers.

prior to or at the time of submittal for any building permit, the applicant shall provide

written verification by the FAA and/or the Clark County Department of Aviation of the

following:

a. The applicant shall file a valid FAA Form 7460-1, "Notice of Proposed Construction

or Alieration" with the FAA, in accordance with 14 CFR Patt77, or submit to the

Clark County Director of Aviation a "Property Owner's Shielding Determination

Statement" and request written concurrence from the Clark County Department of
Aviation;

b. No Building Permit or other construction permit shall be issued for any structure

greater than :S feet above the surface of land that, based upon the FAA's 7460

ãi.rpu"" determination (the outcome of filing the FAA Form 7460-1) would (a)

"onititut. 
a hazard to air navigation, (b) would result in an increase to minimum

flight altitudes during any phaie of flight (unless approved by the Department of
Aviation), or (c) wouid otherwise be determined to pose a significant adverse impact

on airport or aircraft operations.

SS

9



MOD-53701, VAR-53502 & SDR-53503 [PRJ-518691

Conditions Page Four
August 6,2014 - City Council Meeting

c. Applicant is advised that FAA's airspace determinations are dependent on petitions

by ãny interested party and the height that will not present ahazard as determined by

the FAA may change based on these comments'
d. Applicant is advised that the FAA's airspace determinations include expiration dates

and that the separate airspace determinations will be needed for construction cranes or

other temporary equipment.

Prospective buyers shall be informed that views may be obscured by future adjacent

development and this information shall be included in project cc&Rs.

All City Code requirements and design standards of all City Departments must be

satisfied, except as modified herein.

Public Works

Provide paved drivable access to all manholes located in Public Sewer Easements per

Recorded Document 20051018:02961 and 950928:00850. No trees or landscaping over

three feet tall are allowed within said public sewer easements.

prior to the submittal of construction drawings, coordinate with the Sanitary Sewer

planning Section of the Department of Public Works to determine an acceptable

"o*."tion 
point to public se\¡/er. The existing eight-inch public sewer on the south edge

of the property has limited capacity'

prior to the issuance of any building permits, provide proof a recorded Joint Access

Agteement befween this site and the site to the east where a shared driveway is proposed.

Meet with the Fire Protection Engineering Section of the Department of Fire Services to

discuss fire requirements for this Site Plan Prior to submittal of construction drawings for

this site.

An update to the previously approved Traffic Impact Analysis must be submitted to and

apprwed by the bepartment of Public Works prior to the issuance of any building or

g.åOing permits or the submittal of any construction drawings, whichever may occur first'

óompl-y with the recommendations of the approved update to the Traffic Impact Analysis

prior tó occupancy of the site. Phased compliance will be allowed if recommended by the

äpproved tråfüc Impact Analysis. No recommendation of the approved Traffrc Impact

Analysis, nor compliance therewith, shall be deemed to modiff or eliminate any condition

of approval imposèd by the Planning Commission or the City Council on the development

of this site.

12.

13

t4

15

t6

t7

18

SS
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I9

20.

An update to the previously approved Drainage Plan and Technical Drainage Study must

be submitted to and approved by the Department of Public'Works prior to submittal of any

construction drawings or the issuance of any building or grading permits, whichever may

occur f,irst. Provide and improve all drainageways recommended in the approved drainage

study update.

Site Development to comply with all applicable conditions of approval for SDR-4206,

TMP-5S79 and all other applicable site-related actions

SS
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t'irr sTÅtriIT l{ËpûRT **

PROJECT DESCRIPTION

The applicant is requesting to complete the buildout of a residential condominium and offrce
development near the southwest corner of Alta Drive and Rampart Boulevard. Phase 1 is
complete and includes two l8-story towers containing 219 units. Originally, Phase 2 was to

include 166 units within one 16-story and one l4-story tower, and a single-story, 17,400 square-

foot offrce building. Instead, this amendment proposes the construction of one 22-story tower
with 166 units and an adjustment to the location of the proposed office building. The western

edge of the tower has been stepped down and angled to mitigate the visual impact to adjacent

residential properties. The approved Queensridge Towers Development Standards must be

amended to allow for the additional height of the proposed buildings, changes in parking

requirements and reduction of the required building setback for the residential tower. The

changes proposed by this amendment would reduce the intensity of the development and its

impaòts to neighboring residential properties; therefore, staff is recommending approval with
conditions.

ISSUES

a

The applicant is requesting to revise the Queensridge Towers Development Standards

approved 07/07104. Per Title 19.10.040(G), this must be done through a major modification.

Although a building \¡/as removed as part of this proposal, the replacement building will be

taller and have the same number of units as the original plan. Parking requirements will
decrease.

A Variance is required to allow a 582-foot building setback where residential adjacency

standards require àn 810-foot setback from the property line of protected properties to the

west of the overall site. Staff supports the request, as the proposal is less intense than the

previous approval and the building would be stepped and angled to minimize visual impacts

to adj acent single-family residences.

A Master Sign Plan forthe overall project is required per Condition#7 of SDR-4206. To

date, a Master Sign Plan has not been submitted, nor have the Queensridge Towers

Development Standards been updated to reflect this requirement. The applicant is proposing

to amend the development standards to indicate that all onsite signage shall be as approved

through a future master sign plan.

The Queensridge Towers Development Standards require conformance to Title 19 landscape

requirements. The landscape plan must be revised to include several parking lot trees and

islands to meet these standards.

SS
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BACKGROUND INFORMATION

MOD-53701, VAR-53502 & SDR-53503 [PRJ-51869]

SS

Reløted Relevønt Actions etc.

a request for Rezoning (2-0078-97) from U
Density Residential) General Plan designation]

under Resolution of lntent to R-3 (Medium Density Residential) to PD

on 14.52 acres on the south side of Alta Drive,
west of Rampart Boulevard for the purposes of

condominium towers with ancillary office and

The City Council approved
(Undeveloped) [M (Medium

(Planned Development)
approximately 450 feet
development of three l2-siory

and staff recommended apProval.retail uses. The Planning Commission

t0l13l97

acres on the south side of Alta Drive, approximately 450 feet west of Rampart

Boulevard. A new Master Development Plan and Development Standards for

this site rwere approved as part of this request. The Planning Commission

staff recommended denialrecommended

-PD7-420Rezoning RZON fromCouncil aed (ResidentialCiThe s)(ty approv
GTCUandUnits Acre7 oped)(Undevel Iper )Planned Development

ofResolutionunderPlanGeneralTGeneral ourist designationlCommercial)(
20on 0iDPDtotoIntent PD evelopment)(Planned(Planned Development)

I approved a Yariance (VAR-4207) to allow a
where residential adjacency standards require a minimum

of 570 feet in conjunction with a proposed residential condominium complex

on 20.1 aues on the south side of Alta Drive, approximately 450 feet west of
Rampart Boulevard. The Planning Commission recommended approval; staff

story tower and one 14-story tower with ancillary
17,400 square-foot, single-story office building on 20

side of Alta Drive, approximately 450 feet west of Rampart

recommended denial

buildingThe City Counci
setback of239 feet

Review (SDR-4206) forapproved a Site DeveloPment PlanThe City Council
18-story towers, one 16-complex consisting of twoa 385'unit condominium
uses, clubhouse and a

.1 acres on the south
Boulevard. The

staff recommended denial.Commission recommended

07107104

of Alta Drive, approximately 450 feet west of Rampart Boulevard.

entativeCommission for I2 9-Ta Map 87e)(TMP-5The approvedPlanning
side4 southon theacresbdivisionSU 1 52onumlnl clubhouseandcondomunit

Staff

recommended

02lt0l0s

Planning

guration,

fo theMinor4 Amendment approvedstafffo approvedDepartment
oflocation alltheto shiftReview -4SDR 20I P lanS te ( 6)Development

theandDriveClubhouse parkingtotheon realignsite,buildings
and1Towersbetween )clucondo tob themoveto the podiumconfi

casitas.rentaland three-rentalnon casitastoand sevenadd

08/1 i/05

7e) 4I ofacres aÍealandtransferto 5ent 9-5A Line (BLABoundary Adjustm
recorded.wasect sitetheto SUCourseGolfthefrom adlandsB09lt5l0s



Related Relevant Actions etc.

02109107

A Final Map (FMP-10087) for a 21

on 14.52 acres on the south side of
9-unit residential condominium subdivision
Alta Drive, approximately 450 feet west of

was recordedBoul
An amended Final Map (FMP-22220) for a 219-
subdivision on 8.95 acres on the south side of Alta

unit residential condominium
Drive, approximatelY 450 feet

was recorded.west of
081r7107

VAR-5 and SDR-7053 1 5 02Jto MOD-votedCommission abeyThe Planning
Sat the4 Commission applicant'the uneJ 1 1 meeting20a

J5 to503 Planning0,05l13ll4

foot offrceS

adj

ulti-

ofto recommendvoted approvalCommissionThe unanimouslyPlanning
owersTthe70oD-53 DevelopmentofModifior Queensridgecation )(MMaj

andstandardsend0042 am regardingtodaStandards ted development20,May
andand parking;US setbacks heightbuildingstepbacks,e2 building

setbackfoot5 82-a553 02 alto buildinglowarlanceV AR-a a )for (vrequest
afor18 foot0- setbackan proposedstandardserewh residential requlreacency

anofAmendmentorafor approvedand atower Majresidential request22-story
J 0-1 foota osedJSDR-5 350 for 22-storyReviewPlan prop)Site (Development

400-foot 71JJaand tal1,m e-storyunit building singl1 66- familytall,

061101t4
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SS

Most Recent Ch
A deed was recorded f-or a 1n0Ur6l04

R.eluted B P ermíß/B usíness Lic ens es

(#es hous aÍclubfootafor 61I issuedwas3887 square-,262A e)building permit
1 0t25196.wasA finalI9 Alta Drive.1 9

f0lrsl9s

A building permit
condominium tower

(#05006313) was issued

shells (including parking
for two i8-storY residential

garage) at 9101 and 9103 Alta
leted 11113108.wasDrive, A final

0911210s

ofbuildouttenantissuedwas afor82#060008 improvementA )building permit
\pasDrive. A final19 i0 AIta inspectionattowercondominiumthe east

1,U13/08

the
com

improvement buildout of
A final inspection was

(#06000 afor tenant883 was ssuedtbuilA )perrnlding
DriveAltaattower 039 1condominiumwest

1 1/1 3/08

02106106

to address lSSUeS.

SiteaV andàrtancefor resldential adj acencySubmittal requirements
discussed.wereof the2Phasefor projectReviewPlanDevelopment

Mastertheed 1nsite aTe addressfor the overallstandardsDevelopment
thethatconcernwasTheredocument.StandardsandPlan DesignDevelopment

thefrom residentialits ownlot of eparatewouldoffice requÍebuilding
the Citystaff contactingandandunits suggestedcommoncondominium areas,

tU05/13
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SS

borhood
A d is not nor was one held

Field Check

tem

remainder
laid

ultim1two -familytheof contains 8-storysiteeasternThe ortion completedp
1Shouse alsoCourseGolf clubBadlandsTheDrive.Altatowers along

ofsite.the Theofcornefm southwesttheand situatedcompleted
foravementof stripedwith pportions1Ssitethe undevelopedmostly

04103114

Details
Site Areø

20.10Net Acres
MOD-53701

7 .87 (of a 10.53-acre Parcel)
Net Acres
vAR-53s02
sDR-53503

Exßting Zoning District
Plønned or Special

Lønd Use

Designation

Existing Lønd Use Per
Title 19.12

Surrounding
Property

PD (Planned
Development)

GTC (General Tourist
Commercial)

Multi-Family
Residential

(Temporary Parking
Lot)

Subject PropertY

C-1 (Limited
Commercial)

SC (Service
Commercial)Hotel/CasinoNorth

R-PD7 (Residential
Planned Development - 7

Units Acre

PR-OS (Parks

Recreation/Open
Space)

Commercial
Recreation/Amusement

(Outdoor)
South

PD (Planned
Development)

GTC (General Tourist
Commercial)

Multi-Family
Residential

(Condominiums)
East

PD (Planned
Development)

GTC (General Tourist
Commercial)

Multi-Family
Residential

(ancillary Clubhouse)
West

Muster Plsn Areøs
YTowers Master Devel ent Plan

Districtsand
Y

PD District
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DEVELOPMENT STANDARDS

Pursuant to the approved Site Development Pløn Review (SDR-4206) ønd the Queensridge
Towers Stundsrds øS to be the standards

Pursuant to Title 19.08.040 the standards

SS

Other Pluns or
N/ATrails
N/ALas Ve Plan Area
N/Aect of Notification
N/Aect of S

ChøngeProposedApproved
sDR-4206Standørd/Pløn ltem

none38538sNumber of Residential Units
33%2015Number of Casita Units

-25%J4Number of Residential
Condominium Towers

none17,400 SF17,400 SFOffice Gross Floor Area

none
N/A
-t4%
none

20 Feet
10 Feet
15 Feet
36 Feet

20Feet
0 Feet
35 Feet
36 Feet

Min. Setbacks
o Front
. Side (interior)
. Side (exterior)
. Rear

+32Vo
22 storiesl266 feef

(14-story tower
eliminated)

18 stories/202feet
(14 stories for

westernmost tower)

Max. Building Height -
Towers

+18%
I story/25 feet, plus

finial for 33-foot overall
height

1 story/28 feetMax. Building Height-
Office Building

requres
update to

TIA

direct from Alta Dr.
(existing), office only
via Clubhouse Drive

direct from Alta Dr.,
indirect via Clubhouse

Drive (driveway)
Access

-3%946 spaces978 spacesP
+33%1,394 spaces1,048 spacesParking Provided (overall)

CompliønceChangeProvidedRequired/AllowedResidential Adjøcency
Standurds

N-3r%582 Feet810 Feet3:1 proximity slope

Y143%582 Feet8 FeetAdjacent development
matching setback
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Pursuant to Title 19.08. the stundards

pursuønt to the Queensridge Towers Development Standørds (as proposed to be ømended), the

standards

SS

vLrv lvart

CompliønceChangeProvidedRequired/AllowedResidentiøl Adiøcency
Stsndørds

N/AN/A
N/A

(interior to the
buildine)

50 feet from R-PD
lots to the westTrash enclosures

Compliønce
with Street

Sectíon

Actual
Street Width

(Feet)
Governing Document

Functionøl
Cløssift.cøtion of

Street(s)
Street Nøme

Y80Master Plan of Streets

and Highways MapMajor CollectorAlta Drive

À
ComplianceProvidedRequired

ParkingP

Regular
Handi-
cappedRegular

Handi-
capped

Pørking
Ratio

Units

Gross
Floor

Areø or
Number

Use

2281.75 spaces
per unit1302 BR units

510
2.00 spaces

per unit2553+ BR units

65385
1 space per

6 unitsGuest spaces

73
1 space per

2OO SF
14,600

SF

Commercial
Recreation/Amuse-
ment, Outdoor
(existing clubhouse)

70
1 space per

250 SF
17,400

SF
Office, Other Than
Listed

Yr,394946TOTAL SPACES
Y185 1,376941and
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Phase I and Phase 2 aflson

MOD-5370L, VAR-53502 & SDR-53503 [PRJ-518691

not include

Phase I Condominiums
Provideduired

P

Handi-
capped

RegularRegular
Handi-
capped

Pørking
Ratio

Units

Gross
Floor

Area or
Number

Use

t541.75 spaces
unit882 BR units

2622.00 spaces
unitI 3 13* BR units

371 space per
6 units219Guest spaces

66rN/A 453219TOTAL

Phase 2 Condominiums ønd
Providedubed
ParkingParking

Handi-
capped

RegularRegular
Handi-
capped

Units

Gross
Floor

Areø or
Number

Pørking
Ratio

Use

74
1.75 spaces

per unit422 BR units

2482.00 spaces
per unitt243+ BR units

28
I space per

6 unitst66Guest spaces

70
1 space per

250 SF
17,400

SF
Of{ice, Other Than
Listed

602420TOTAL SPACES

SS



Although the same number of residential units is proposed, by removing the approved l4-story

westernmost tower and replacing it and the approved 16-story tower with a Ialler 22-story tower

further east of the original locations, the project becomes less intense than previously approved.

The residential adjacency Variance decreased from 58 percent of the 3:1 slope requirement to 28

percent. The proposed building would be angled in such a way that the western edge would be

ãhost 600 feêt away from resiãential properties and is stepped along the west side to be 40 feet

lower than at the tallest point.

As a planned development, Title 19 required the developer of the One Queensridge Place project

to submit a master development plan and a set of development standards for City Council

approval. To this end, the Quàensridge Towers Development Standards were approved

OltOlnq. The following amendments are no\¡/ proposed to the standards, noting thaf a private

clubhouse for residents was not constructed:

. 3.3 Permitted zses.. Removed "Condominium Club House" from the list of uses, as this

club house will not be constructed, leaving only the existing Badlands Golf Course

clubhouse.

o 4.2 Building setback exceptions:The worst case residential adjacency scenario is now 67

feet above the 3:1 proximity slope as opposed to 78 feet, which is less intense; the

proposed Z2-story tôwer meets the 1:1 slope ratio along collector streets, which is no

longer a Title 19 requirement'

. 4.4 parking: The parking analysis was corected to reflect more three bedroom units and

fewer two bedroó- ,rrit, wiihin both phases. The condominium clubhouse parking

requirement was deleted, as it will not be constructed as originally planned. The office

UuitOing parking ratio had been I per 300 square feet for total of 66 spaces; it is now

p.opor"d-to be t per 250 square feet for a total of 70 spaces. The overall parking

i"q.ri..-"nt decreased as a reÀult of the unit type changes and removal of the clubhouse;

me^anwhile, the amount of parking provided overall would increase about 33 percent from

1,04g to 1,376 spaces, I,)63 olwhich are provided for the condominiums and office

only.

. 4.5 Signage: A requirement for a Master Sign Plan, which has not yet been approved,

was added to comply with Condition#7 of SDR-4206'

Staff Report Page Eight
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5.3 Building Height; The standards were adjusted to account for the overall height of the

proposed Zl-story tower, which amounts to an increase of 32Yo over the previous maximum.

înË office building overall height was increased from 28 feet to 33 feet; however, the height of
the building as defined by Title 19 (average height between the base and peak of the sloped roof)

is approxiÃ aæIy 25 feei, which does not represent a true height increase from the previous

standard.

The site plan indicates an orderty design. The buildings are situated at the edges, allowing

parking areas to be tucked into tire interior along with ample open spaces' The handicapped

parkin! spaces shown on the plan are not in conformance with City of Las Vegas dimensional

requirements; a condition of approval addresses this deficiency'

Access to the site would remain from Alta Drive; holever, only the proposed office building

would have indirect access from Alta Drive through Clubhouse Drive, a private driveway' A

fence between the office and condominium tower is proposed that would effectively block the

original connection between the two. As a result of this change, an update to the existing traffic

impact analysis will be required as a condition of approval'

The phase 2 portion of the site will be well landscaped and designed to be compatible with Phase

1 improvemËnts. The Alta Drive perimeter, as well as the southern edge adjacent to the golf

course, will feature a variety of deóiduous species such as Southern Live Oak, Ash, Bay Laurel

and others in aratio of 60 percent24-inchbox,20 percent 36-inch box and 20 percent4S-inch

box or larger. Due to the åonfiguration of the surface parking lot, four trees are missing from

ends of rows while six landsápe islands and trees are omitted within the parking field'

Although the number of trees p.ouid"d at the edge of the parking lots is mo19 tln adequate to

provide"shading and cooling, the required trees must be provided on a revised landscape plan, as

ih" qu""nrridge Towers ñevelopment Standards require that site landscaping meet Title 19

landùape ,"qrì."*rnts. Making these changes would not have a significant impact on parking

,"sourcès nor the location ofbuildings or access aisles'

The first two buildings of the project have been completed and mapped as a condominium

subdivision. Additionãl mapping *ill no* be required to either remap the entire site to add the

proposed units or to create a separate map for the Phase 2 condominium units and common areas

à"fy. A condition of approvâl will require the applicant to meet with the City Surveyor to

determine a mutually agreeable option.

Comments received from the Clark County Department of Aviation included the following:

,,Federal Aviation Regulations (Title 14, Part 77) require that the Federal Aviation

Administration (FAA) 
-be 

notified before the construction or alteration of any building or

structure greater than 200 feef in height ($ 77.13(aX1)) or that will exceed a slope of 100:1

for a distance of 20,000 feet from the nearest point of any airport runway greater than 3,200

feet in length (S 77.13 (aX2Xi). Such notification allows the FAA to determine what

impact, if a:ny, tËe p.opoiø á.nátoptn.nt will have upon navigable airspace, and allows the

FAA to determine *tt.ttt"r the deveiopment requires obstruction marking or lighting."

SS
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The proposed development is greater than 200 feet in height. Therefore, as required by 14 CFR

Part77, the FAA must be noiified of the proposed construction or alteration. A condition of
approval has been added to address this issue'

Comments were received from the Clark County School District regarding the impact of Phase 2

development on the capacity of existing public schools in the area. Using CCSD's formulas, 41

studenis could potentiálþ Ue added to area schools. The nearest elementary and middle schools

(Bonner and Rãgich) are well over capacity for 2013-14 with no new schools planned for the

afea.

Fr¡IDINGS (VAR-s3s02)

In accordance with the provisions of Title 19.16.140(B), Planning Commission and City Council,

in considering the meriis of a Variance request, shall not grant aVariance in order to:

1. Permit a use in a zoning district in which the use is not allowed;

2. Yary any minimum spacing requirement befiveen uses;

3. Relieve a hardship which is solely personal, selÊcreated or financial in nature."

Additionally, Title i9. 1 6. 140(L) states:
,,Where by reason of òxôeptional narrowness, shallowness, or shape of a specific piece of
properfy at the time of enactment of the regulation, or by reason of exceptional

iopãgraphic conditions or other extraordinary and exceptional situation or condition of
thã pieôe of property, the strict application of any zoning regulation would result in

p"ruliu, and èxcepti-onal practical- ãifficulties to, or exceptional and undue hardships

upon, the owner of th" property, a variance from that strict application may be granted so

as to relieve the difficulties oi hardship, if the relief may be granted without substantial

detriment to the public good, without substantial impairment of aflected natural resources

and without substantiilly impairing the intent and purpose of any ordinance or

resolution."

The new configuration of buildings in Phase 2 results in the elimination of one of the towers and

a greater r.pu.-æion of the new building from existing single family residences to the west. The

prãposed toïer, though taller than prevlously approved, is stepped down on the west façade and

is angled to minimize impacts to the single family properties. overall, the project is less intense

than-previously approveà, and to impose strict adherence to Title 19 would ignore the facts

supporting this. 
'fherefore, a variaÃce is waranted per Title 19.16 and staff recommends

approval.

SS
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FrI\DTNGS (SDR-53503)

In order to approve a Site Development Plan application, per Title 19.16.100(E) the Planning

Commissionandlor City Council must afftrm the following:

1. The proposed development is compatible with adjacent development and

development in the area;

Phase 2 condominium and office development is proposed to connect to and fit seamlessly

with the completed first phase so that it appears to be a single development. Consideration

was taken to minimize impacts to adjacent residential properties'

2. 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;

Staff supports the required variance to allow a portion of the proposed condominium tower

to exceed the 3:1 residential adjacency proximity slope. Parking lot landscaping is

deficient on the inner parkin g arcas;this will be addressed as a condition of approval.

3. Site access and circulation do not negatively impact adjacent roadways or

neighborhood traffic;

External access remains unchanged; however, the connection befween the office and

condominium parking areas would be severed, which will require an update to the existing

traffic impact analYsis.

4. Building and landscape materials are appropriate for the area and for the City;

The proposed residential tower and office will use the same high quality materials included

in Phase 1. Landscape materials range from a wide palette of species and are suited for the

desert climate. Palm trees at the ends of parking rows will be required to be replaced by

shade trees as required by Title 19'

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;

The proposed tower's architectural theme will match that of the existing residential

condominiums, with stucco exteriors, stone veneers, metal railings and metal rooß' The

height, roofline and bulk of the building are varied for visual interest.

SS
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6. Appropriate measures are taken to secure and protect the public health, safety and

general welfare.

Development will be subject to permitting and inspection, thereby safeguarding the public

health, safety and general welfare.

NEIGHBORHOOD ASSOCIATIONSÀQTIEIED 23

NOTICES MAILED 383 (BY CitY Clerþ

APPROVALS i2 [MOD-53701]
s [vAR-53s02 & SDR-53503]

PROTESTS 81 [MOD-53701]
50 [VAR-53502 8. SDR-53s03]

SS
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SOUTHWEST SECTOR

The Southwest Sector of the Master Plan is localed along
Cheyenne Avenue to the north, portions of Rainbow and Jones

Boulevard to the east, the Bruce Vloodbury Beltway to the
west. and the city limit boundaries to the south. Many of the
city's more recently developed areas such as Summerlin and
the Lakes are located within the Soulhwest Sector Plan. The

following Master Development Plan Areas are located within
the Southwest Sector:

Canyon Gate

The Lakes

South Shores

Summerlin West

Desert Shores

Peccole Ranch

Summerlin North

Sun City
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Exhibit 4:
Southwest Sector MaP

Pr¡ntêd: November 18, 2008
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