875 W Boulder Lane, Indian Springs, NV 89018

BY INDIAN SPRINGS INVESTMENTS, LLC

ey
ST
r o
£ a P
- : &

Indiar !Sp
Pre-Kindergane

IndianiSprings,
Community/Center:

Mason B. Harvey, Mason B. Harvey, CHTD.
Tony Tegano, Stephen Schneider
Managing Members/Principals/Owner Nevada Real Estate Licensee’s
Indian Springs Investments, LLC
1490 Center Crossing Rd., Las Vegas, NV 89144
Cell: 702-376-6789, Office: 702-315-3172
Fax: 702-315-3173, Email: mason@masonharvey.com



/ 4

3 g 2
{

o3 (P

o w®

eeais




CREECH AIRFORCE

The primary Lund use within Indian Spnngs is the “new™ Creech Air Force Base. On June 20, 2005, with the transfer of the
unmanned aviation mission to Indian Springs underway, the US Air Force rec nated Indian Springs AFAF (Air Force
Auxiliary Field) as Creech Air Force Base in honor of General Wilbur L. Creech — the “father of the Thunderbirds™ Ina
defining moment of history, on the Nellis AFB Range, the Predator conducted the first successful finng of a Hellfire missile in
February 2001, This transformgtion of a reconnaissance platform into an offensive weapon would, in a few short ye

transform Indian Springs from a center of support to a center of operations reaching far beyond the horizons of the Nevada
desent. The shilting of a global remotely piloted aviation mission to Creech AFB to include aircrew traming. and the supportin,
directing. and coordination of combat sorties halfway across the world has continued to the present. On November Y. 2006, the
Air Force activated the 42nd Attack Squadron at Creech to operate the next stage in remotely piloted aircrafi development, the
MQ-9 Reaper. The service also provided for direct leadership of these missions on May 1, 2007, with the activation of the 432d
Wing at Creech. Finally, the full spectrum of these operations was formally recognized when the 432nd Air Expeditionary
Wing was activated at Creech on May 13, 2008, which includes the 432nd Air Expeditionary Wing "Hunters" and is home

10 the Joint Unmanned Aircraft System Center of Excellence. The wing oversees operations of the 432 Operations Group
432nd Maintenance Group. 732nd OG. 1 1th Attack Squadron, 15th ATKS. 17th ATKS. 18th ATKS. 20th ATKS. 22nd ATKS.
10th RS, 42nd ATKS. 44th RS, 89th ATKS. 867th ATKS, 432nd Operations Support Squadron. 432nd Aircrafl Maintenance
Squadron. 432nd Maintenance Squadron. and 432nd Aircraft Communications Maintenance Squadron. The base also hosts the
operations of the 556th Test and Evaluation Squadron. 99th Ground Combat Traimming Squadron. and 98th Southern Ranges
Suppont Squadron, along with those of the Air Force Reserve's 78th and 91st Attack Squadrons, and Nevada Air National
Guard's 232nd Operations Squadron, various other Air Force Reserve and Air National Guard units around the

country. The missions of these and other tenant units are supponed by the 799th Air Base Group, a geographically scparated
unit of the host 9%h Air Base Wing at Nellis AFB

(Fa (af mil)

Shortly after the 3600th Air Demonstration Team *Thunderbirds™ moved to Nellis AFB in June 1933, the Indian Springs
airfield became their primary air demonstration practice site. Today Creech continues to serve as the aerial demonstrtion
trainng site of the Thunderbirds, and to play a magor role in ongoing Overseas Contingency Operations as the home base of the
Predator and Reaper remotely piloted aircrafl systems et al. which fly daily missions in Afghanistan, Iraq. the Middle East and
clsewhere around the world

[his base currently emplovs at least 3,500+ active duty military as well as civilians (an increase of at least three to four fold
in a very short period of time). This is anticipated to increase antially with the advances in the vanous unmanned spy planc
and related programs. No on-base housing translates to a commute time of 35 — 90 minutes depending on where in the Las

as Valley it initiates




Indians Springs Property Summary
/s L2

T o e e

v,

Market Area
The subject development 1s located in the far northwestern portion of Clark County, approximately 25-35 miles
northwest of the developed metropolitan area of Las Vegas, within the town of Indian Springs.

Indian Springs Submarket

Indian Springs has very little standard, “stick-built”™ subdivision-style development similar to what 1s found
within metropohitan Las Vegas. Other “bedroom communities” found in outlying areas include Mt. Charleston,
Cold Creek, Pahrump, Moapa, Logandale, Mesquite, and Sandy Valley. Indian Springs 1s significantly closer in
proximity to the Las Vegas metropolitan area, is at an elevation of approximately 3.100° and has an established
base of public services, including Clark County schools (K-12) and municipal sewer, with water supplied by the
Indian Springs Water Company (a quasi-municipal entitv). The Las Vegas Metropolitan Police Department’s
Northwest Area Command maintains resident officers in the town itself for police services The

Nevada Highway Patrol also maintains a Southern Command Substation here

Acreage: The subject’s net site area 1s 16.44 net acres.

Improvements: The subject property is currently unimproved vacant land. Paved roads, water and sewer,
as well as electric, and telephone are either at, or very close to the subject

Zoning Approved for 304 multi-family units, subject to the Development Agreement with Clark
County, DA-0347-15 & ORD-0556-15). recorded 8-5-2015 (Inst# 20150805-0001899).

Existing Zoning Classificanon: Multiple-Family Residential [18 Units per Acre| (R-3)

Land Use: Compact Neighborhood (up to 18 du/ac)

Assessor’s Parcel

Number: 059-08-701-059

Legal: Parcel Map File 120 Page 70 (A portion of the NW4, SE4, Section 8, T-168, R-56E,
M.D M. Clark County, NV)

Utilities: Public utilities available to service the subject site include the following:

Electricity NV Energy (Sierra Pacific)

Natural Gas N/A

Water Indian Springs Water Company (a quasi-municipal entity)

Sewer: Clark County Municipal Sewer (CCWRD)

Telephone Sprint Centel Telephone Company

Disposal: Silver State Disposal

Communication/
Internet Valley Communications Inc¢




Adjacent Land Uses

Adjacent and surrounding land uses generally consist of manufactured homes and single-famuly residences to
the east, with vacant land and a recently completed drainage retention facility to the west, public uses include
elementary, middle, and high schools with ball fields and track facility to the north, civic center with library &
swimming pool, baseball field, playground & the local fire department to the south. A commercial zoned (C-1),
telephone facility is located on an adjacent one-half acre parcel to the northwest. The subject development, as
proposed, generally conforms to adjacent and surrounding land uses

Area Description

The subject property is located within the town of Indian Springs. Indian Springs is located 25 - 35+/- miles
northwest of the developed portion of metropolitan Las Vegas (Centennial Center/Town Center), with a
population in Southem Nevada of over 2.1 million (2016). In 1906 Indian Springs became a way station and
watening place for the Las Vegas and Tonopah Railroad The onginal rail ine ran under what 1s now Highway
95 The LV&ET ceased operanon in 1918, Indian Springs today, 1s a small, rural town compnsed largely of
mobile homes in parks or on larger private parcels, several churches, and a location which benefits greatly from
its adjacency to US Highway-95 directly across the highway from Creech AFB (http://www.creech af mil/), Air
National Guard, the High Desert State Prison and Southern Desert Correctional Center camp & facilities, the
Nevada National Security Site (https://www nnss gov/) [formerly the Nevada Test Site and Training Range] and
the Yucca Mountain Repository  (https /www nei org/Issues-Policy/Used-Nuclear-Fuel-Management/Disposal-
Yucca-Mountamn-Repository). All_public services are provided wathin the town of Indian Springs, and it is
located within the Clark County service area, and has fire, municipal sewerage, police protection, a part of the
Clark County School District (rated in the top tier for the CCSD)

Indian Springs, Nevada is now getting some serious attention by home builders AND retail developers!

Family Dollar has finalized its construction and opened years end 2019 an expanded plan size which includes a
larger, expanded refnigerator section for penishables, AND

Terrible Herbst began grading their site late September of 2019 - developing their fueling depot (RV's and
Passenger vehicles) and expanded convenience store, casino and a Bob's Big Boy sit down restaurant (a first 1o
Southem Nevada) - Fall saw their grand opening 2020! Terrible Herbst Oil owns & operates over 147 stores in
Jour southwesiern siates

Touchstone Living has sold out their detached SFR’s since opening their model on or about June of 2019 They
closed escrow on approximately 39 finished lots in the 3rd Quarter of 2018

Beazer Homes new Solans subdivision broke ground (10-1-19) on their 187 lots of SFR detached product -
vertical construction & sales underway since Sept 2020 with over 50+ presales — SOLD OUT 2023!!!

The town 1s slated for hi-tech fiber optic data and communications service and is now in the midst of
planning functions to provide same - from Valley Communications Association!

Timing is right for this 304 apartment-home project!

Capturing just 5% of the "captive daily commuters' will fill this future development - how difficult
could that be?!

Creech AFB currently employs at least 3. 500+ active duty military as well as civilians (an increase of at least
three to four fold in a very short penod of tme). This 1s anticipated to increase substanually with the advances
in the various unmanned spy plane and related programs. No on-base housing translates to a commute time of
35 — 90 minutes depending on where in the Las Vegas Valley it initiates.

https:/www reviewjoumnal. com/news/military/nellis-commander-keeps-air-force-bases-humming/ 5-8-2017

Employment




Employment
Employment within and adjacent to Indian Springs 1s primanly comprised of the following

Emplover T'otal number of current employees
High Desert State Prison 7894+
Southem Desert Correctional Center and adjacent camps 211+

Total Prison 1,000+

CCSD Indian Springs Schools 52

Creech Air Force Base. ANG, DOD civilians & contractors 3.500+%*

NNSS 1,500£***
TOTAL LOCAL EMPLOYMENT 6,000+

*Prison employees are pard $7.50 per day as a travel allowance (over 25mules distance & if employed pnor to
2011). There is an approximate 30 minute commute time each way to Las Vegas Valley. The Nevada
Department of Corrections is willing to provide the employees with information on the housing opportunity at
such nme as it becomes available. Source: Suzanne Pardee. Public Information Officer, Nevada Department of
Corrections

“*Creech AFB - NO on-base housing. [t is located 53 mules from the Nellis AFB gate, however, it 1s located
directly across
Creech AFB are currently housed. Others have private housing in the Las Vegas Valley. The Air Force has
spent $180 million for capital improvements at Creech in the last five years and will spend $100 million for
capital improvements in the next five years and 1s one of the fastest growing bhases in the nation with a $700
million dollar expansion and plans for an additional | 2 million sq ft. to the existing 3.6 million sq.ft.  The
USAF plans on building an additional 5 drone operation centers over a 5 vear period, accounting for approx.
1.5billion dollars in capital improvements, 400-500 pilots & crew personnel would be assigned to each base for
another 1.Sbillion dollars. Adding approximately 75 Reapers and 150 Predators and increase the flying
squadrons from the current number of 8 to a new total of 17.

( http:/www latimes com/world/middleeast]a-fa-drone-pilots-2015 12 10-story html )

“**Nevada National Security Site (Nevada Test Site) hving facilities are very limited, so most personnel
commute. The number of people at the site varies but averages 1.500 to 2.000 per day. There are no facilities
there for marned couples and no family facilines, as children are restricted on the site. The mission at the NTS
is being transitioned to incorporate a new National Center for Nuclear Secunity to incorporate additional non-
proliferation and homeland security work, requiring modest growth. The gate is approximately 75 miles from
town

https www reviewjournal com/ocal/locs
secuntv-site/ RJ News article 5-12-2017

-nevada‘honeywell-unit-wins-Sh-contract-to-run-nevada-national -

Population

The population_of Indian Springs was estimated to_be over 1,000 persons for 2022-2023, Dwellings: 860
(78.4% owner occupied, 21.6% renter occupied), a median age of 60 years for both male & female, 86%
White/11% Hispanic or Latino, Median Household Income $54,181, Per Capita Income $29,149, Median Home
Value $351,000 (htrp://www city-data com/city/Indian-Springs-Nevada html Substantial growth is anticipated
over the next few years due to its proximity to the various nearby “employment centers”.




Single Duplex Mobile TOTAL

zip 3 & 4
Code Family Plex Home  Apartment Townhome Condo DWELLINGS
89018 326 0 534 0 1] 0 860

Geotechnical Soil Analysis / Environmental Site Assessment Phase |

The subject property is comprised of relatively level or gently sloping terrain. Geotechnical evaluation studies
were performed and completed by GeoTek, Inc., imitially on or about July 26th, 2004 (GTI-Nevada Work Order
No. 5428 — LV6). A number of test borings were performed throughout the site. The findings of these
evaluanons noted that the subject property was suitable for development, with no unusual_unigue, or mitigating
conditions or circumsiances. A Phase I ESA was performed by GeoTek, Inc., on or about Aug. 26, 2016
(Proposal No. 13095-LV2-ESA), with the revealed no evidence of a recognized environmental condition or
environmental concern ai the subjeci site.

Hydrology

The subject property is located just northeast of a recently completed detention basin, known as the “Indian
Springs Detention Basin™ This detention basin re-directs the watershed flows to the north and west, away from
this subject property and the town itself. According to the Regional Flood Control, this property is in a pnme
location for building relative to any concemns regarding drainage issues




."‘ I‘.. . .
N -~
A i W "
o~ \,\.‘ "._ : w
‘| ; [ AATS
\?fk_ s, y







SITE/MARKET ANALYSIS



/D/\

HOME BUILDERS
RESEARCH, INC

PRESENTS

SITE'MARKET ANALYSIS
FOR
INDIAN SPRINGS INVESTMENTS, LLC

AL ED
— T

.
Y *
. =

INDIAN SPRINGS APARTMENT HOMES

September 18, 2016




HOME BUILDERS RESEARCH, INC

I. SITE SUMMARY

The location of the subject, Indian Springs Apartment Homes (ISAH), is “above average” for the
town of Indian Springs. As seen on the map below, the units are in an ideal location for the
employees at the Creech AFB, the adjacent Clark County schools, nearby High Desert Prison,
and the Nevada National Security Site (NNSS, formerly Nevada Test Site).

The apartment homes are adjacent to the Indian Springs Elementary, Middle, and High School
campuses as well as the Indian Springs Community Center. It is also walking distance from
Creech Air Force Base, which employs approximately 2,500-3,500 people.
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HOME BUILDERS RESEARCH, INC

Mot directly labeled but also available in the highlighted areas are innumerable restavrants
along with nearly every other service or business a person could need orwant. In addition to
the areas shown here, there are many other retail centers within another 10-20 minutes with
gven more choices.

Another attractive amenity in the area is the Las Vegas Paivte Golf Resort, which is located off
of US85, 2E miles south of the ISAH site. The resort offers three 18-hole courses designed by
World Golf Hall of Fame Inductee Pete Dye.

Ancther possible marketing tool for the project is the expanse of rural Iand in Nevada north of
Las Vegas. Aside from the areas controlled by the U.S. government, rural Nevada offers a wide
range of outdoor activities such as hunting, world-class stargazing, camping, hiking, and off-
roading. Additionally, Indian Springs is less than two hours from Death Valley National Park in
California.

Asmentioned, the commercial area near LS 95 and Durango Drive also includes Centennial Hills
Hospital and Medical Center. The hospital opened in 2008 and is a full service medical facility
that includes an Emergency Department, Women’s center for care and maternity services, Level
3 nursery, intensive care unit, in- and outpatientsurgical services, a heliport, and much more.

Within Indian Springs itself, there are also approved plans for a new project less than one mile
east of the ISAH site. The site encompasses 8.5 acres and is approved for a larger gas station
and convenience store to replace what is currently there, as well as a tavern, banquet hall,
restavrant, hotel, Laundromat, and billiard hall. The addition of these amenities will
uvndoubtedly be a major positive for ISAH, giving residents closer access to services and
activities.

A positive selling point for those with children is the trio of Indian Springs schools directly
across the street from the I1SAH. The elementary, middle, and high schools are all located on
the same campus and feature some of the lowest studentfteacher ratios in the Clark County
School District. For example, Indian Springs High School claims a 9-to-1 student/teacher ratio
while, according to a 2015 Las Vegas Review-Journal article, the district wide average for high
schools is 33.5-to-1. In addition to the schools, there s also a community center and public
library within walking distance of the site.

To summarize, the |SAH site is a challenge due to the lack of amenities directly in the town of
Indian Springs. However, the ease of freeway access and numerous amenities on the outer
edge of northwest Las Vegas make it, in our view, an attractive living option particularky for
those people working at the major employment centers in the area (Creech AFB, High Desert
State Prison, and the NNSS). These people, most of whom likely live in Las Vegas and are
already accustomed to the “long” commute, may not seethe distance as such a problem.

INDIAN SPRINGS & PARTMENT HOMES




HOME BUILDERS RESEARCH, INC

fii. RENT ANALYSIS OF COMPARABLE NEARBY PRODUCTS

We have selected 18 apartment projects in northwest Las Vegas and North Las Vegasto use in
our analysis. These projects range in age from 19 years old to opening in the summer of 201E.
In looking at these projects and the amenities they offer, there are a number of things that look
to be standard across the industry. The following amenities are included in all of projects
anakzed and therefore should also be included in the ISAH project:

=  Community pool & spa

= Fitness center with cardio and weight equipment

= Community grill/pichic area

= Clubhouse with lounge/business center [ie. computers/printers)

*  Complementary Wifi and for wired high speed internet in common areas
= |nunitceiling fans

* Inunitwasher/dryer

Becavse these are considered standard items, we will not address them further in our analysis.
Instead, we will point out some of the other amenities offered which are already planned or
could be included at 1SAH to draw tenants and justify certain rent levels.

Commu nity amenities inclu de:
= Children’s playground
=  Gated Community
*  Complimentary Coffee/Breakfast Bar inside Clubhouse
*  Spcurity cameras and for guard patrol
= Game roomin Clubhouse [billiards/ping pong/shuffleboard, ete.)
= Basketball/sports court
=  Dog park/play area with agility equipment
= Movie roomin Clubhouse andfor community DVD/Blu-ray library for use by tenants
* Organized community events & outings
= Drycleaning service

In-unit features include:
* [Garages
= Stainless steel appliances
= Stone countertops
* Tankless water heaters
*  Home avtomation capability (thermostats, lights, locks, garage d oors, ete.)
= High speed internet/TV/phone included in rent with upgrad e options

In our opinion, inclusion of some or all of these amenities would very much help ISAH set itself
apartand draw people away from northwest Las Vegas and North Las Vegas.

INDIAN SPRINGS & PARTMENT HOMES




HOME BUILDERS RESEARCH, INC

V. SUGGESTED BASE RENTAL RATES FOR INDIAN SPRINGS APARTMENT HOMES

Based on our analysis of this site location, the present rental rates at competitive apartments in
the North Las Vegas and northwest sub-markets in Las Vegas, and present and expected near
term ecohomic conditions, we believe the following BASE rental rates should be appropriate for
the new apartment unit plans provided by the client at the Indian Springs Apartment Homes.
There may be final details of the specific floor plans that could result in lower or higher prices.

1 BEDROOM UNITS

14 20b 770,00 2096 72 NS
16 753 475000 AL.00 B4 Nfs
1C 8b3 SR10.00 40.94 B3 N
1D 857 S805.00 0.4 B4 257
1E 857 4R05.00 4094 B4 257
2 BEDROOM UNITS

24 1254 4102000 2087 a2 478
2B 209 4R30.00 40.91 116 215
2C 1018 4915.00 2090 81 NS
2D 1078 4950.00 40.88 8L 515
2E 1054 4930.00 40.88 51 [UTEN
3 BEDROOM UNITS

34 1576 4135000 40.8b 105 a73
3B 1553 4131500 40.85 120 a7rg

These rates position the ISAH project more affordable than the Class A and Class B units in our
ChMA based on the referenced data from CBRE. They place IS&H very competitively in relation
to the specific projects used as comparables in the previous section. We have placed the 1 and
2 bedroom units roughly 12-15% less than the comps while placing the 3 bedroom units roughly
7% higher. Our reasoning for this is the size of the 3 BR units at ISAH, which are nearly 2086
larger than the average 3 BR unitin the comparable projects. However, the higher net rents
suggested, still position the 3 BR units with value ratios (rentfsqft) over $0.10 less than the
average comp.

Another aspect of the ISAH community are the garages. Most of the comparable communities
do no have attached garages with direct access and typically offer private garages as an “add-
on” for between $50 and $120 per month. The owners/managers of ISAH may choose to take
this approach as well or, market the garages as another included feature of the community to
draw tenants.

INDIAN SPRINGS 8 PARTMENT HOMES
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Creech Air Force Base:

Creech AFB is the most likely candidate for potential ISAH tenants. The base is located walking
distance (less than 1 mile) from the ISAH site. According to the Department of Defense (DoD),
there are approximately 3,500 personnel assigned to Creech consisting of active-duty, Guard
and Reserve Airmen as well as DoD civilians and contractors. This is obviously a very large pool
from which to draw tenants. From our understanding there is currently no on base housing for
employees. Most arrange their own housing in northwest Las Vegas and some even live on
base at Nellis AFB in northeast Las Vegas, over one hour away. Contacts at the base have
provided demographic data including salary ranges

As listed in the chart, over 60% of base
employees make under 560,000 per

ol S i year. This fits the profile of someone
444 6% . i :

::g‘xz:z'gzg _q; 1;¢ most like looking to rent, instead of
$60,000-$70,000 :,, ‘5_\ buy, @ home, Also, in discussions with
370'00,}3&0'000 31; 1i** an officer stationed at the base, it was
$80,000-$90,000 142 594 brought up that a primary target for
tenants wou e young Airmen,

$90,000-$100,000 0 t ld be A
$100,000+ 44 2% typically 18-21 years old, on their first
UNKNOWN 363 13% assignment that would |ast three years.
TOTAL = 2,755 These young people would be looking

for affordable housing and, being under
the legal gambling/drinking age, would possibly be more willing to live outside of Las Vegas
“proper.” Even those older employees and/or those with families could be potential tenants
for the larger, 3-bedroom units being proposed for ISAH. These and others may also be
attracted to the quieter, rural living in Indian Springs and could be marketed to by using the
plethora of outdoor activities available outside of Las Vegas and smaller school class sizes as
discussed in Section | of this report. Another possibility discussed with the officer was the
common need for short-term (monthly or possibly even weekly) lodging for visiting contractors
and other Air Force officials or employees.

As stated, Creech AFB is the most likely candidate for a larger number of tenants for ISAH due
to the proximity of the site as well as the large number of employees at the base, It is our
recommendation that the owners/managers of ISAH use contacts at the base to market the
project as a “preferred” option for housing of base employees

INDIAN SPRINGS APARTMENT HOMES
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BAH 2020 - EXAMPLES

BAH LINKS:

https: //www.defensetravel.dod.mil/site /bah.cfim

https: //www.defensetravel. dod.mil /site /bahCalc.cfm

NV212 NELLIS AFB/LAS VEGAS, NV COMPONENT BREAKDOWN - RENT 84% / UTILITIES 16%

E-1 with DEPENDENTS: § 1572.00

E-1 without DEPENDENTS: $ 1260.00

E-5 with DEPENDENTS: $1,632.00

E-5 without DEPENDENTS: $1,419.00

0-1 E with DEPENDENTS: $1,710.00

0-1 E without DEPENDENTS: $1,635.00

0-1 with DEPENDENTS: $1,641.00

0-1 without DEPENDENTS: $1,509.00




HOME BUILDERS RESEARCH, INC

High Desert State Prison:

High Desert State Prison is Nevada's largest (1.6 million sqft) and newest (2000} correctional
institution, and is located roughly 10 miles south of the ISAH site. This location offers a bit of a
challenge when marketing the ISAH project because employees would work in between their
homes and the major retail centers discussed in Section |.
This could be 2 convenience issue, For example, if 3 prison
employee needed to run errands after work, they would

need to drive roughly 20-25 miles south on US-95 to take $30,000-540,000 17 i
care of those things and then double back the 30-35 miles 240000 Sa0,000 Sl e
to the ISAH site to go home, That being said, the same 250,000: 560,090 222 e
3 ¢ ’ > ’ $60,000-$70,000 54 7%
positive marketing strategies discussed for Creech AFB $70,000-680,000 9 1%
{outdoor activities, rural lifestyle, etc.) could be applied  ¢gg 000-$90,000 19 2%
here to the nearly 1,000 prison employees, nearly all of ' ¢90 000-$100,000 2 1%
which (89%) make under $60,000 per year according t0  $100,000+ 0
the demographic data in the chart on the right TOTAL » 789

Nevada National Security Site:

The Nevada National Security Site (NNSS, formerly Nevada Test Site) is a U.S. Department of
Energy reservation covering over 1,300 square miles northwest of the ISAH site with most
employees’ jobs based in the town of Mercury, located in neighboring Nye County, roughly 20
miles west of ISAH off of US-95. This location could be a positive when marketing ISAH because
it would cut daily commute times of employees currently living in Las Vegas or North Las Vegas
by 30-60 minutes or more. The ISAH site is also 20 miles closer to Mercury than the town of
Pahrump, which is also located in Nye County, south of Mercury. A NNSS supervisor has
supplied us with the following demographic data:

* Roughly 1,500 total NNSS employees

* Average salary is roughly $70,000 per year

* Current workforce is typically aged mid-40s and above

* NNSS instituting a 5-year plan to hire 500 college graduates

* Security contractor Centerra Nevada employs approximately 900 officers, many of
whom are under 30 years old

* NNSS trains roughly 300 out-of-state workers every week

Our takeaways from this information are three-fold. The typical current employee at the NNSS
may be too old or make too much money to be legitimate targets for ISAH tenancy. This
however could be the perfect time for ISAH to come anline with the plan at NNSS to hire more
young people, which in turn would make less meney and be more likely to be looking to rent an
apartment. Thirdly, the training of the out-of-state personnel could be another opportunity, as
mentioned with Creech AFB, for ISAH to offer short-term rental options if management
chooses, or if vacancy rates dictate that to be a good option to pursue.

INDIAN SPRINGS APARTMENT HOMES




HOME BUILDERS RESEA RCH, INC

Indian Springs Schools:

The Indian Springs Schools campus includes Elementary, Middle, and High Schools, which are
public, and a part of the Clark County School District (CCSD). According to CCSD, the three
schools employ 25 teachers, 7 specialists, and 20 support staff. All three schools are located
directly north of the ISAH site across Boulder Lane. While these small schools do not provide
the shear numbers of workers as the other major employers discussed, the mere proximity of
the 1S4H could be a major draw for teachers and staff to become |SAH tenants.

The salary schedule information from CCSD displays the teacher salaries range rough by $40,000
- $80,000 annually, depending on certification level and longevity. The support staff pay ranges
$10.63 - §53 per hour, depending on longevity. These figures would fit the profile of possible
tenants.

Summary:

In summmary, the employers discussed provide for roughly 000+ prospective tenants for the
ISAH project. It is our recommendation that the best way to market the project to these
potential tenants would be to make conhections within the staff of the different entities and
promote the project using internal channels such as newsletters or email lists. While, as stated,
the distance of basic services from the site will be a substantial challenge for the project
developer/manager, we believe the convenience, amenities offered, along with the other
positive factors discussed could, in time, turn ISAH into a highly popular and in-demand housing
option for employees of Creech AFB, High Desert State Prison, the Mevada National Security
Site, and the Indian Springs Schools.

INDIAN SPRINGS 8 PARTMENT HOMES




HOME BUILDERS RESEARCH, INC

X APPENDICES
A INDIAN SPRINGS APARTMENT HOMES SITE PLAN

B. MAP OF 2015-2017 L AS VEGAS APARTMENT DEVELOPMENTS
Source: CBRE

C. NEVADA EMPLOYMENT INDICATORS/TRENDS JUNE 2016
Source: Nevada Department of Employment, Training, & Rehabilitation

D. CORRECTIONAL OFFICERS AND JAILERS J0B TRENDS
Source: EMSI

E. NEVADA POPULATION STATISTICS
Source: Nevada Department of Taxation

INDIAN SPRINGS & PARTMENT HOMES
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Future H3tetCasing Future

. . Z‘mck_ Smﬁ C-Store Béazer Homes
- ; . Law ‘ 180+/- SFR proposed

Elemenﬁ:y, Middle = .,
& High Schools

¥ 4 »

14 Zaons Change-RAtoR-11 "
* 17 ac 1084 Homes

New Development |
43 Jots/homes \

Mason Harvey: 702-376-6789

Tony Tegano: 702-491-1275

Stephen Schneider: 702-340-1008
BERKSHIRE HATHAWAY HomeServices
Nevada Properties - COMMERCIAL DIVISION
www.masonharvey.com
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APN: 059-08-701-004
BRUCE C. HOLDEN
MANUFACTURED HOME RESIDENTIAL (R-T)
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APN: 059-08-801-001
USA AND CLARK COUNTY LEASE
PUBLIC FACILITY (P-F)

1617.09" (R1)

Indian Springs Apartment Homes

NORTH

GLARK COUNTY, NV

Indian Springs Apartments

Current Zoning; RT

Proposed Zoning: R-

APN#: 059-08-701-001 & 002

Total Development

Area (approximate, to be verified)

Gross Area: 750512 sf. 17.23 acres
Net Area: 708,031 s.f. 16.25 acres
Lot Coverage: 23.94%
Density: 16.88 du/acres  gross. *Please Note 291 units are allowed
FAR 048 per Land Use Approval
Parking Requirements
Residential:
Building 1 (14- 1 bedroom units)
1 bedroom 56 units 1.25 per unit 70
Building 2 (14- 2bedroom units)
2 bedroom 210 units 1.75 per unit 368
Building3 (8- 3 Bedroom units)
3 Bedroom 24units 2.0 perunit 4

uest 290 1 per 5 units 58
Total Required: 544 Spaces
Total Provided:
Building 1
1 car garage 6 per bidg. 24 garage sp.
Building 2
1 car garage 6 per bldg. 90 garage sp.
Building 3
2 car garage 8 per bldg. 48 garage sp
External Garages 5 per bidg 65 garage sp.
Total: 227 Garage Spaces

362 Surface Spaces
589 Total Spaces Provided
Building Area (in square feet)
Gross  Livable
Building Type Area Area Quantity Total Area
Building 1 14,924 12235 4 50,696
Building 2 16006 11207 15 241440
Building 3 19.380 _ 13.101 3 58,140
Total: 2 359,276
Lot Coverage (in square feet)
Building Type Area Quantty Total Area
Building 1 7462 4 20,848
Building 2 8.048 15 120,720
Building 3 9690 3 29,070
Total: 2 179,638
Open Space
Required: 200s.1. per unit 58,000 5.1, 1.33 acres
Provided 63,391 sf. 1.46 acres

Property Development Standards
Setbacks Required Provided
Front 20 feet 20 feet
Side Street 20 feet 20 feet
Interior Side 10 feet 20 feet
Rear 10 feet 20 feet
*Accessory structure under 14 feet- 5' 5 feet
Height
Permitted: 350"
Proposed: 2 story maximum up to 35' 0"
Phasing Plan
Phase 1
Area 332644 sf 764 acres 14.65 du/acre gross
Units: 112 Units
Trips: 4657 trips
Population 197.12 people
Phase 2:
Area 190,036 s.f 4.36 acres 24.31 dulacre gross
Units: 106 Units
Trips: 440.7 trips
Population 186.56 people
Phase 3:
Area. 227902 sf 5.23 acres. 13.76 dulacre gross
Units: 72 Units
Trips: 299.4 trips.
Population 126.72 people

Conceptual Site Plan
MA08-0006
1543

19.3%

T24%

8.3%
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Street frontage
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BOULDER

o

I
‘ lllllf 9 Pedestrian_
Access

STREET

Conceptual Image of Wrought Iron Fencing
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9 Conceptual Image of Pedestrian Connection Point 3 Pedestrain Connection to Neighborhood Recreation
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MA08-0006 : Project Number
32008 : Date
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FLOOR PLANS



UNIT A square footage
Livable 806 sf.
Patio 72 sf.
Garage na
TOTAL 878s.f.

UNIT B square footage
Livable 753 sf.
Patio 64 sf.
Garage nfa
TOTAL 817sk.

=N LU
N

- [J
0
e

UNIT D square footage
Livable 857 sf.
Patio 64 sf.

Garage 257 sf
TOTAL  1,178sf

[

UNIT C square footage
Livable 863 sf.
Patio 64 sf.
Garage na
TOTAL 97251,

{=
<L
-

[T T =
L

UNIT E square footage
Livable 857 sf.

Patio 64 sf.
Garage 257 sf
TOTAL  1,178sf.

116" = 1' 0"

Indian Springs
Apartment Homes

One Bedroom Units

132" =1' 0"



Indian Springs

i i ” g H N L] Apartment Homes
I L
M p—v:I -
plaliol )
e i B
; .
ﬂ A e 1o
‘ | 1
< =7 Two Bedroom Units
bl 10
UNIT A square footage UNIT B square footage
Livable 1,254 sf. Livable 909 sif.
Patio 82 sf. Patio 116 sf.
Garage  478sf. Garage 215 sf.
TOTAL  1814sf. TOTAL  1,240sf.
g X (] oy AT |
z =TT N
}; L= oo L ﬁ Mo € ﬁ 4 yl |
-
i | — ] t: (A
- n E
- T}
UNIT C square footage UNIT D square footage UNIT E square footage
Livable 1,018 sf. Livable 1,078 sf. Livable  1,054sf.
Patio 81 sf. Patio 81 sf. Patio 51sf,
Garage na Garage 515 sf Garage nfa
TOTAL  1,099sf. TOTAL  1,174sf. TOTAL  1,105sf.

116" =1' 0"

132" =1' 0"



UNIT A square footage
Livable 1576 sf.

Patio 105 sf.
Garage 473 sf,
TOTAL  2,145sf.

UNIT B square footage
Livable 1,553 s.f.

Patio 190 sf.
Garage 479 sf.
TOTAL  2.222sf.

116" =1' 0"

Indian Springs
Apartment Homes

Three Bedroom Units

132" =1' 0"



1 CLUBHOUSE FLOOR PLAN

FRONT ELEVATION

SCALE: 1/8"=1'0"

Indian Springs Apartment Homes

REAR ELEVATION

SIDE ELEVATION

SIDE ELEVATION

2

CLUBHOUSE ELEVATIONS

SCALE: 1/8"=1'

NORTH

0"

GLARK COUNTY, NV

#E—-j M- FRONTLIN

Conceptual Club House : Sheet Title
MA08-0006 : Project Number
24508 : Date

group
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RESULTS
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ONLINE SURVEY RESULTS
FOR

INDIAN SPRINGS INVESTMENTS, LLC

INDIAN SPRINGS APARTMENT HOMES

November 2016




Report for Indian Springs Residential Survey

1. Response Counts

Completion Rate: 90%




2. If youwere considering renting an apartment right now, please
rate the following options based on importance.

Not Important  Not Very Somewhat Very
At All Important Neutral Important Important

essto 1 9 16 194
1eni 0.4% 3.2% 5.7% 69.5%

Commute/Location 1 3 28 82 165
0.4% 1.1% 10.0% 29.4% 59.1%

Schools 51 20 40 47 121
18.3% % 14.3% 16.8% 43.4%

Crime Rate 1 5 19 87 167
0.4% 18% 6.8% 31.2% 59.9%

& 0 0 29 77 172
0.0% 0.0% 10.4% 27.7% 61.9%

#of 1 4 35 130 108
Bedrooms/Bathrooms 0.4% 1.4% 12.6% A46.8% 38.8%




4. Please rate the following community amenities based on importance

when choosing a place to live.

Not
Important At
All
BasicServ (ga 0
station/groceries/bank/c 0.0%

Health/Fitness Optians

parks/trails/etc.)

ncyService 0.8%
ucational Facilities 22
choc braries/etc,) 8.4%
( imunity/Sacial Activi

Not Very
Important

28
10.7%

Neutral

45
18.3%

42
16.0%

Somewhat

Important

75
28.6%

110
420%

89
340%

72
27.5%

93
35.5%

Very

Important

167
63.7%

115
43.9%

103
39.3%

21.4%




6. Please rate the following apartment amenities based on importance
when choosing a place to live.

Not
Important Not Very Somewhat Very
At All Important Neutral Important Important
e HighSpeed Internet 27 64 65 87
10.3% 24.4% 248% 33.2%
tness Center with Extensive 11 24 53 107 &7
ym 4.2% 9.2% 20.2% 40.8% 25.6%
Swimming Pool/Spa i3 27 72 98 52
5.0% 10.3% 27.5% 37.4% 19.8%
IBQ/Picnic Are i8 33 74 106 30
6.9% 12.6% 28.4% 40.6% 11.5%
n/Wet 28 47 95 63 29
10.7% 17.9% 36.3% 24.0% 11.1%
1 31 41 72 77
15.6% 118% 15.6% 27.5% 29.4%
yckab ragear Stor 7 25 81 148
0,4% 7% ?.5% 30.9% 56.5%




8. If looking to rent an apartment, about how long would you anticipate
being atenant?

[ 4.20% Month to Month

| —
! ™ 0.40% 3 Months
V R
© B.10% 6 Months

B7.30% 12 Months or More

Value Percent

Month to Mant




9.1If considering an apartment to rent, how likely are you to factor
roomate(s) in your decision?

6.60% Not Sure 3\ [ 6.20% Very Likely
|

-~ 15.90% Likely

/

/
71.30% Not Likely ~

Value Percent Count




10. If considering an apartment to rent, choose the floor plan that best
suits your needs.

( 2.30% Studio1 bath

16,20% 3 Bedroom/3 Bath \ — - 5.40% 1 Bedroom/! Bath

/' 11.20% 2 Bodroom/1 Bath

34.00% 3 Bedroom/2 Bath ~ N,
~  30.90% 2 Bedroom/2 Bath
Value Percent Count
Studi datr |
1 Bec r ath 5.4% I 4
2Bedroom/1Bath 11.2% 29

2Bedroom/2Bath

80
JBedroom/2 Bath 34,0% -
} Boec r ith 6 = 42
[—
Total 259




11.If considering an apartment to rent, select the price option that
realistically fits your situation

1.90% more than $1,500 per f 2.30% under $500 per month
month \

19.50% $500 - $750 per month

31.90% $1,000 - $1,500 per month ~

\

\ 44.40% $750 - $1,000 per month

Value Percent Count

under $500 per montt 2

$500 - $750 por month 19,5% . 50
$1,000 per month 44 4 114

$1.000 - $1,500 per month 31.9% az
more than $1,500 per month 1.9%

Tota 257




12. If basic amenities were added/improved, would you consider living
full time in Indian Springs?

23,20% No

76,80% Yes

Value Percent Count

195

Total 254

14




14. How long is your commute right now to Indian Springs?

7.80% 60 minutes or more / 6.30% 30 minutes or less
\ J

25.60% 45-60 minutes

60.20% 30-45 minutes

Value Percent Count
30r u or 6.3 I 6
J0-45 minutes 60.2 - 53
45-60 minute )5.6% i 5
60 minutesormore 7.9% 20

Total 254




15. If your commute could be under 10 minutes, would you consider
living in Indian Springs?

Value Percent Count
No 22.4% - 57
Total 254
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Fees: $0.00

%) NIC Fee: $0.00
\.\_A . 0B05/2015 02:32:26 PM

[ | Receipt #: 2518505

L \ Inst #: 20150805-0001899

Requestor;
APN# 059-08-701-001 & 002 COMPREHENSIVE PLANNING
‘ CLAR
Recorded By: BGN Pgs: 50
DEVELOPMENT AGREEMENT BETWEEN DEBB'E CON\NAY
THE COUNTY OF CLARK AND CLARK COUNTY RECORDER

| INDIAN SPRINGS NVESTMENTS, LLC

| FOR THE
| INDIAN SPRINGS APARTMENT HOMES PROJECT
DA0374-15
ORD-0556-15 — 1

l ~(Title on Document)

| DA-0374-15
ORD-0556-15 |

[

' Recording requested by:

| Lebene Aidam-Ohene

| ‘
Return to:

|Name Comprehensive Planning Dept.
|Address Government Center First Floor
City/State/Zip Las Vegas. NV §9144-1544

This page added to provide additional information required by NRS 111.312 Sections 1-2
I (Additional recording fee applies).

This cover page must be typed or printed clearly in black ink only.




3.01

3.02

3.03

3.05

3.06

3.07

SECTION3
DEVELOPMENT OF THE PROJECT

Time for Construction and Completion of the Project: Project Phasing. Subject to the

terms of this Agreement, the Owmer shall have compleic discretion as to the time of
commencement, construction, phasing, and completion of any and all development of the
Project. Nothing herein shall be construed to require the Owner to develop the Project. The
Project will be constructed and improved in three (3) Phases as depicted on Exhibit “E”
aftached hereto and incorporated herein by this reference. The Phasing Plan may change due to
the vacation of Jet Street, Gretta Lane and Fisher Lane, and the impact of additional square fect
on the Project. However, the Owner represents and agrees that any changes in Project Phasing
will be minor and shall not have any significant effect upon the boundaries of the Phases
depicted on Exhibiit “E" or upon off site matters.

Reliance on Land Use Approvals and Applicable Rules. The County hereby agrees that the

Owner will be permitted to carry out and complete the entire Project in accordance with the
uses and densities sct forth in the parameters of the Land Use Approvals subject to the terms
and conditions of this Agrecement, the conditions of the Land Use Approvals, and the
Applicable Rules and subject to the Owner’s infrastructure and monetary obligations described
in this Agreement, In the event the Owner seeks to obtain additional zoning or land uss
approvals to increase the number of units on the Subject Property, then the County at its option,
may require an amendment to this Agreement to address the impacts, if any, caused by the
increase in density.

Air Quality Conformity. The Owner acknowledges the County has adopted an air quality
plan and the Owner agrees to comply with all applicable provisions thereof, inchuding any state
and federal rules and regulations.

Dust Mitigation. The Owner will comply with all dust mitigation requirements and the Owner
will notify the contractors for the Project of the eppliceble rules of the County Department of
Air Quality and Environmental Management with respect to dust mitigation and will require
compliance therewith.

Water Conservation. The Owner agrees to provide for waler conservation in the Project, The
Owner agrees to design any open space using the best available commercially reascnable water
conserving techniques, including but not limited to, proper soil preparation and water
conserving irrigation systems and equipment. Notwithstanding eny other provision in this
Agreement, the Owner agrees to comply with the Code as amended from time to time with
respect to landscaping adjacent to public streets, or water conservation measures,

Temporary Storm Water Construction Permit. If applicable, the Owner agrees to comply

with and require its contractors within the Project to comply with the requirements for &
temporary Storm Water Construction Permit issued from the Nevada Division of Environmental

Protection.

Update and Amendments. In the event an Amendment is required pursuant to Section 3.02 of
this Agreement, the Amendment shall be completed and executed by all Parties prior to the
issuance of any building permits for the additional development that triggers the need for the




Amendment. Additionally, if an Amendment is required, e County may require the Owner to
provide updated studies, including but not limited to updatng the following: Traffic Impact
Anglysis, drainage study, master fire protection plan and other studies that vere required for
submittal in the original consideration of the Project,

3.08  Property Dedications. All property required to be dedicated pursuant either to this
Agreement, the Code, Land Use Approvals, Traffic Impect Analysis, a' drainage study, the
master fire protection plan or other studies, and any update thereto, if required by the County
for the Project shall be conveyed to Clark County in fee simple absolute in a form aceeptable to
the County at no cost and expense to the County and shall be free of all liens, restrictions,
encumbrances, covenants, unless specifically agreed to in writing by the County in a separate
document. [n instances where easements are specifically requested by the County, the easement
must be acceptable to the County at no cost and expense to tae County and shall be frec of all
liens, restrictions, encumbrances, covenants, and or conditions unless spécifically agreed to in
writing by the County in a separate document. In the case ofa fee dedication or easement, the
County in its sole discretion shall determine whether or not a lien, restriction, encumbrance,
covenant, and or condition are acceptable. For either a fee dedication or an casement, the
Owner shall be respoasible to pay for all surveys, title reports, document preparation, title
insurance, and transfer fees. The Owner shall only be required to dedicate property 4s required
by this Agreement, Land Use Approvals, Applicable Rules, Traffic Impact Analysis, drainage
study, master fire protection plan and other studies and updates required by the County for the
Project. Dedications required for NDOT shall conform to the same standards s set forth above
except that title will be held by the State of Nevada.

3.09  Expansion of Project. In the event the Owner acquires parcels adjacent to the Subject
Property or adjacent to the east side of the Pedestrian Trail s described in Section 4.03(a)(1) of
this Agreement (collectively, the “Expansion Property™), then the Owner may include the
Expansion Property as part of the Project under this Agreement. Morcover, if the County
vacates and abandons its easement over the Pedestrian Trail, all of the property comprising the
Pedestrian Trail shall become part of the Project. The Owner understands and agrees that if

any portion of the Expansion Property is included as part of the Project, then that portion of the

Expansion Property shall be subject to the terms and conditions of this Agreement, the

conditions of the Land Use Approvals (which may be amended to be applicable to the

Expansion Property) and the Applicable Rules and subject to the Owner's infrastructure and

monetary obligations described in this Agreement. The Parties further agree that the inclusion

of some or all of the Expansion Property may not necessarily result in a material redesign of the

Project or cause additional impact upon the County’s resources to necessitate an amendment to

this Agreement. Depending upon the Owner’s development plans for the Expansion Property,

the County, at its option, may require an amendment to this Agreement to address the impacts,
if any, created by the Owner’s proposed development plans

(®
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SECTION 4
PUBLIC FACILITIES

Firefighter Protective Clothing and Fire Fighting Equipment.

(a)

(b)

(c)

(d)

Turnouts. The Owner shall provide the County a total of ten (10) tumouts. Each
“turnout” may consist of an ensemble of personal fire fighting protective clothing and
equipment that outfits a single firefighter and that may include without limitation coats,
trousers, coveralls, helmets, gloves and footwear. The Owner shall provide the
designated number of turnouts per each Phase of development as follows: The Owner
shall provide four (1) turnouts at the commencement of Phase 1 of the development of
the Project; four (4) turnouts at the commencement of Phase 2 of the development of
the Project; and the final two (2) turnouts at the commencement of Phase 3 of the
development of the Project. The County shall provide the Owner with a description of
the turnouts and a list of approved vendors from which the Owner shall purchase the
tumouts described above. The Owner shall purchase the designated number of tumouts
per each Phase of development within thirty (30) days of the issuance of a vertical
structural building permit (that is, framing) for the first building in each Phase.
Notwithstanding, the Owner shall not be obligated to pay more than two-thousand
dollars (52,000.00) for each tumout.

Extension Ladder. The Owner shall provide the County with one (1) extension ladder
that is thirty-five (35) feet in Jength of the brand and model selected by County. The
County shall provide the Owner with a description of the ladder and a list of approved
vendors from which the Owner shall purchase the ladder described above, The Owner
shall purchase the ladder within thirty (30) days of the issuance of a vertical strugtural
building permit (that is, framing) for the first building in Phase | of the development of
the Project. Notwithstanding, the Owner shall not be obligated to pay more than one-
thousand four-hundred dollars ($1,400.00) for the ladder.

Thermal Imaging Camera. The Owner shall provide the County with one (1)
thermal imaging camera of the brand and modsi selected by the County (e.g., ISG HR
Camera). The County shall provide the Owner with a description of the thermal
imaging camera and a list of approved vendors from which the Owner shall purchase
the camera described above. The Owner shall purchase the camera within thirty (30)
days of the issuance of a vertical structural building permit (that is, framing) for the
first building in Phase 2 of the development of the Project. Notwithstanding, the
Owner shall not be obligated to pay more than eleven-thousand dollars ($11,000.00)
for the camera.

Summary. The Owner shall provide the items described herein per each Phase of
development of the Project pursuant to the following schedule:

1. Phase 1 - Four (4) turnouts and cne (1) 35 fi. extension ladder

2 Phase 2 — Four (4) turnouts and ane (1) thermal imaging camera




(e)

3. Phase 3 -~ Two (2) tumouts and reseal a portion of the Indian
Springs Fire Station bay floor that is in need of resealing

As applicable per Phase, the Owner shall purchase the items per Phase within thirty
(30) days of pulling the vertical structural permits (that is, framing) for the first
building in each Phase,

County Fire Service Discretion. Notwithstanding the contributions and obligations
of the Owner as set forth above, the Owner acknowledges and agrees that the County
has the sole discretion to locate, manage and opente the facilities/ improvements,
equipment, personnel and further understands and agrees that the County at its sole
discretion may relocate, rcamrange or shift services, improvements, equipment,
personnel and contributions made by the Owner in the interest of public safety and
efficient management of resources. However, the County understands and agrees that
the cquipment provided by the Owner pursuant to tais Agreement shall be primarily
dedicated for use by the County in Indian Springs and its environs. The Owner further
understands and agrees that the contributions and obligations of the Owner set forth
herein do not entitle the Owner to a priority emergency response over any other
EMETgency response,

4.02  Parks and Recreation. The Owner shall provide the following items as indicated per Phase of
development of the Project:

(a)

(b)

Phase 1 -

Shade Structures. The Owner shall erect shade structures over the existing
playground equipment in Indian Springs Park as depicted in Exhibit’G”
attached hereto and incorporated herein, The Shade Structures shall be
completed by the Owner within thirty (30) days of the issuance of the vertical
structural building permit (that is, framing) for the first building in Phase 1,
The shade structures shall be constructed sccording to County standards and
County approved plans,

Prior to the submittal of zli plans for building permits, Owner shall submit the
plans to the Directors of the Department of Real Property Management and
Department of Parks and Recreation for expedited review and approval per
County standards.,

Phases2 and 3 - Park. The Owner shall construct anen-programmable park (“Park™)
of approximately onc-half (1/2) of an acre within the Indian Springs Park adjacent to
and north of the existing skateboard park and basketball court as depicted on
Exhibit"H" attached hereto and further described on Exhibit “I" attached hereto, both
Exhibits being incorporated herein by this reference. The Park shall be constructed on
the undeveloped portion of Indian Springs Park located on the north side of Indian
Springs Park. The onsite Park improvements shall include the items listed and
generally described on Exhibit “I” attached hereto and incorporated herein, and which
shall be ADA compliant and constructed to County standards. Construction of the




Park shall be commenced within thirty (30) days of the issuance of structural building
permits for the sixth (6™) building in Phase 2 and shall be completed within thirty (30)
days of pulling structural building permits for the final building in Phase 3. The
County shall assume all meintenance and repair responsibilities for the Park once the
Park improvements arc completed by the Owner and accepted by the County, The
Parties agree that a drainage study shall not be required for the Park and that the
parking lot adjacent to the Park site will not be improved by the Owner

Residential Construction Tax. The Parties agree that the Park and Shade Strucrure
improvements  be provided by the Owner shall constinite the Owner's contribution
in lieu of the Residential Construction Tax normally associated with residential
development and that the Owner shall not be subject to or assessed the Residential
Construction Tax for the Project,

School District/Public Works. The Owner shall commence the following items within thirty
{30) days of the issuance of the vertical structural permit (that is, framing) for the first building
in Phase 1 and shall complete the following items prior to the issvance of the vertical structural
building permit for the first building in Phase 2:

(a) School District/Pablic Works.

Pedestrian Trall. The Owner shall provide a Pedestrian Trail with a five (5) foot
wide asphalt walking surface bounded on both sides by two and one-half feet
(2%4) of inert material (stabilized D.G. Type 1l and/or native material in lieu of
Lype L), as depicted both on the “Site Plan" attached as Exhibit “D™ hereto and
the “Completed Landscape Layout — Trail" attached as Exhibit “F”. The
Pedestrian Trail shall be constructed according to County approved plans and
ADA requirements. Construction of the Pedestrian Trail shall begin within thirty
(30) days of the issuancc of the vertical structural permit (that is, framing) for the
first building in Phase 1 and shall be completed prior to the issuance of the vertical
structural building permit for the first building in Phase 2. County shall assume all
maintenance and repair responsibilities for the Pedestrian Trail once the Pedestrian
Trzil improvements have been completed by Owner; and

I'he Owner shall provide a gate from the Community to the adjacent Pedestrian
Trail. The paved (asphalt) portion of the Pedestrian Trail shall be a five (3) foot
wide asphalt walking surface bounded on both sides by two and one-half feet
(2%") of inert material (stabilized D.G. Type 11 and/or native material in lieu of
Type II), and otherwise comply with the School District’s Safe Route Standards
(“Rural Sidewalk™).

The Owner shall provide for Rural Sidewslks from the Community's Boulder
Lane entrance easterly to the crosswalk at the Pedestrian Trail, from the Pedestrian
Trail to the existing paving on Fisher Lane and from the Community’s Gretts Lane
entrance casterly to the intessection of Helen Street.

e Owner shall provide a crosswalk across Boulder Lane starting at the point of
the Pedestrian Trail. The Owner shall place another crosswalk at the Northwest

@




corner of the intersection of Gretta Lane and Helen Street to cross Gretta Lane and
1o access the Park. Signage along both Boulder Lane and Gretta Lane will be as
approved by Public Works

(b) Public Works. The Parties agree that the fine poinis and detail of the proposed
Project, including maps and land use requests will be worked out by the Owner's
professional team with Current Planning and Publi: Works, In general, the Parties
agree to the following (noting that the resulting spplications, ctc,, will contain the
details):

I The Owner shall submit and in good faith seck approval of an application to
vacate and abandon Jet Street and a portion of Gretta Lane.

The Owner shall submit and in good faith seek approval of an application to
vacate and abandon a portion of the Fisher Lane (the half street adjacent to
APN 059-08-701-004) abutting Fisher Lane. Due to the minimal length of the
remaining portion of Fisher Lane to the West of Helen Street, no tumaround is
required.

(]

3 Upon completion of the Pedestrian Trail, the Owner shall grant a permanent
easement over the Pedestrian Trail to Clark County per Section 3.08 of this
Agreement. The County will thereafter maintain and assume lability, if any,
for any claim alleging the County failed to properly maintain the Pedestrian
Trail. The Owner will be able to include the Pedestrian Trail as part of the
Project’s sctback and overall square footage for density purposes,

S

The Owner shall improve Gretta Lane to rural road standards from the
intersection of Helen Street to the West side of the Project gate on Gretta
Lane, including the required wmaround. The required turnaround to
terminate Gretta Lane shall be on land owned or controlled by the County.
The Owner shall construct a crosswalk at the intersection of Helen Street and
Gretta Lane to provide access to the new portion of the Park. The Owner
shall provide a rural sidewalk along the North side of Grefta Lane from the
Project gate on Gretta Lane to Helen Street. The construction of the foregoing
will occur before or with the construction of the Park improvements during
Phase 3

5. The Owner shall improve one-half (1/2) street of Boulder Lane to rural road
standards from East side of the Project to Jet Street alignment. The Owner
shall install crosswalks and pedestrian signage on Boulder Lane as shown on
the Owner's improvement plans as approved by Public Works and consistent
with the School Disfrict’s understanding. The construction of the foregoing
will occur during Phase 1.

6. The Owner shall submit and in good faith seek approval of applications for
waivers of development standards so that rural road and lighting standards
may be installed (waive curb, gutter, sidewalks and street lights)
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BILL NO. /-8-15-1

SUMMARY - An ordinance to adopt the Development Agreement with Indian
Springs Investments, LLC for a 304 unit multi-family development
(apartment complex), generally located on the south side of Boulder
Lane 660 feet west of Sky Road within the boundaries of the Town
of Indian Springs,

ORDINANCE NO. 4317 i
(of Clark County, Nevada)

AN ORDINANCE TO ADOPT THE development agreement with Indian
Springs Investmeats, LLC, who owns epproximately 15.8 acres, for 2 304
unit multi-family development, generally Jocated on the south side of boulder
fane 660 feet west of sky road within the boundaries of the town of Indian
Springs, AND PROVIDING FOR OTHER MATTERS PROPERLY
RELATED THERETO.

THE BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF CLARK, STATE OF NEVADA, DOES
HEREBY ORDAIN AS FOLLOWS;

SECTION 1. In accordance with the provisions of Section 278,020 of the Nevada Revised Statutes and Chapter 30.20
of the Clark County Code, the Development Agreement with Indian Springs Investments, LLC, who owns approximately 15.8
acres for a 304 unit multi-family development, generally Jocated on the south side of Boulder Lane 660 fect west of Sky Road,
within the boundaries of the Town of Indian Springs, is hereby adopted.

SECTION 2. If any section of this ordinance or portion thereof is for any reason held invalid or unconstitutional by any
court of competent jurisdiction, such holding shall not invalidate the remaining parts of this ordinance

SECTION 3. All ordinances, parts of ordinances, chapters, scctions, subsections, clauses, phrases or sentences contained
in the Clark County Code in conflict herewith are hereby repealed.

SECTION 4. This ordinance shall take cffect and be in force from and after ts passage and the publication thereof by

title only, together with names of the County Commissioners voting for or against its passage, in a newspaper published in and
having a general circulation in Clark County, Nevada, at least once a week for a period of two (2) weeks,

PROPOSED on the 8th  dayof  July . 2015
PROPOSED by: _ Steve Sisolak

PASSED onth: 22nd dayof _ July

VOTE:

AYES: Susan Brager




Lawrence L. Brown_]_i_l} .
_ Tom Collins .

Mary Beth Scow

Steve Sisolak

Lawrence Weekly

NAYS: _ None

ABSTAINING:

None

ABSENT:

 Chris Giunchigliani

BOARD OF COUNTY C
CLARK COUNTY, NE

AISSIO)

DA

ATTEST

This ordinance shall be in force and effect from and after the Sth___ day
of __August
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Department of Comprehensive Planning

500 S Grand Cenfral Pkwy + Box 551741 + Las Vegas NV 89155-1741
(702) 455-4314 - Fax (702) 455-3271

Nancy A. Amundsen, Director

NOTICE OF FINAL ACTION

January 17, 2023

KAEMPFER CROWELL
1980 FESTIVAL PLAZA DR, STE 650
LAS VEGAS. NV 89135

REFERENCE: ET-22-400124 {ZC-0387-08)

On the date indicated above, a Notice of Final Action was filed with the Clark County Clerk. Commission
Division, pursuant io NRS 278.0235 and NRS 278.3195. which starts the commencement of the twenty-
five (25) day limitation period specified therein.

The above referenced application was presented before the Clark County Board of County
Commissioners at their regular meeting ol January 04, 2023 and was APPROVED subject 1o the
conditions Jisted below. You will be required to comply with all conditions prior to the issuance of a
building permit or a business license, whichever occurs first

Time limits to commence, complete or review this approval, apply only to this specific application. A
: V I ) s pp

property may have several approved applications on it with cach having its own expiration date, It is the

applicant’s responsibility to keep the application current.

CONDITIONS OF APPROVAL -
Current Planning

*  Staff to prepare an ordinance to adopt the zoning;

* Until November 2, 2024 to commence the waivers of development standards and the design
review,

* Applicant is advised that the County is currently rewriting Title 30 and future land use
applications, including applications for extensions of time, will be reviewed for conformance
with the regulations in place at the time of application; a substantial change in
circumstances or regulations may warrant denial or added conditions to an extension of
time; and that the extension of time may be denied if the project has not commenced or
there has been no substantial work towards completion within the time specified.

Public Works - Development Review
* Compliance with previons conditions.

BOARD OF COUNTY COMMISSIONERS
JAMES B. GIBSON, Chair - JUSTIN C, JONES, Vice Chair
MICHAEL NAFT + MARILYN KIRKPATRICK « TICK SEGERBLOM - ROSS MILLER - WILLIAM MCCURDY I
KEVIN SCHILLER. County Manager




Land Use Planning

500 S Grand Central Pky + Box 551744 - Las Vegas NV B89155-1744
(702) 4554314 - Fax (702) 455-3271

Nancy A. Amundsen, Cwactor

NOTICE OF FINAL ACTION

November 10, 2016

DAVE TURNER
1210 HINSON STREET
LAS VEGAS, NV 89102

REFERENCE: NZC-0387-08 (ET-0134-16)

On the date indicated above, a Notice of Final Action was filed with the Clark County Clerk, Commission
Division, pursuant to NRS 278.0235 and NRS 278.3195 which starts the commencement of the twenty-
five (25) day limitation period specified therein.

The above referenced application was presented before the Clark County Board of County
Commissioners at their regular meeting of November 2, 2016 and was APPROVED subject to the
conditions listed below and/or on the attached sheet. You will be required to comply with all conditions
prior to the issuance of a building permit or 2 business license whichever occurs first

Time limits to commence, complete or review this approval, apply only to this specific application. A
property may have several approved applications on it with each having its own expiration date. Itis the
applicant’s responsibility to keep the application current, and also provide a current contact name,
address, and phone number to this Department at the above address. This information must be
submitted in writing with the application number referenced.

CONDITIONS:

Current Planning

. Until October 7, 2019 to commence.

. Applicant is advised that a substantial change in circumstances or regulations may warrant
denial or added conditions to an extension of time; and that the extension of time may be
denied if the project has not commenced or there has been no substantial work towards
completion within the time specified.

Public Works ~ Development Review

. Compliance with previous conditions.
Clark County Water Reclamation District (CCWRD)
. Applicant is advised that existing sewer is within 400 feet of the parcel; and that at time of

development, submit a Point of Connection (POC) request to the CCWRD to ensure the
location and capacity in the public collection system.

BOARD OF COUNTY COMMISSIONERS
STEVE SISOLAK Cramen LATURY BROWN, Vice-Charmas
SUSAN BRAGER + CHRIS GIUNCHIGLIAN] + MARILYN K XEIKPATRICK + MARY SETH 5COW » LAWRENCE WEDMLY
DOMALD G. SURNETTE, Courty ianager
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Land Use Planning

500 S Grand Central Pky « Box 551744 « Las Vagas NV £9155-1744
(702) 455-4314 « Fax (702) 455-3271

Barbara Ginoulas, Director * Red Allison, Assistant Direclor

e - + o e R

NOTICE OF FINAL ACTION

October 15, 2009

ROBERT GRONAUER
3800 HOWARD HUGHES PARKWAY 7TH FLR
LAS VEGAS, NV 89169

REFERENCE; NZC-0387-08

On the date indicated above, a Notice of Final Action was filed with the Clark County Clerk, Commission
Division, pursuant to NRS 278.0235 and marking the commencement of the twenty-five (25) day
limitation period specified therein

The above referenced application was presented before the Clark County Board of County
Commissioners at their regular meeting of Oectober 7, 2009 and was APPROVED subject to the
conditions listed below and/or on the attached sheet. You will be required to comply with all conditions
prior to the issuance of a building permit or a business license whichever occurs first,

Fime limits to commence, complete or review this approval apply only to this specific application. A
property may have several approved applications on it, each will have its own expiration date. It is the
applicant's responsibility to keep cach application current,

CONDITIONS:

Current Planning

« Provide legal description for Phase 13

* A Development Agreement as agreed upon by the applicant to mitigate impacts of the project
including, but not limited to, issues identified by the technical reports and studies, and issues
identified by the Board of County Commissioners including but not limited to on-site security,
alignment of and improvements for Jet Street, off-sites on Boulder Lane, maximum density, signage
and traffic calming devices, and phasing of project;

* Development Agreement as a public heaving to be heard by the Indian Springs Town Board and
the Board of County Commissioners;

« All applicable standard conditions for this application type.

« Applicant is advised that any change in circumstances or regulations may be justification for the
denial of an extension of times and that this application must be completed within 3 years of
approval date or it will expire.

Civil Engineering

* Right-of-way dedication to include 30 feet for Gretta Lane, 30 feet for Jet Street, and associated
spandrel;

* Construct full off-sites;

* Drainage study and compliance;

BOARD U»DJNTYCOVNISSNN‘(RE
RORY REID, Choima. AN DRAGER, Vi Cnair
LARRY BROAN + TOM COLLINS « CHug Gl W+ STEVE 8150
VIRGINUA VALEN 1, Cosrty Marager

* UAVBRDNCE WiRDsaY




;. Department of Comprehensive Planning
Land Use Planning

500 S Grand Central Pky « Box 551744 + Las Vegas NV 89155-1744
(702) 455.4314 « Fax (702) 455.3271

A LITURY DS CEAVIED Barbara Ginoulias, Direclor * Rod Alisen, Assistant Director

B T R L : s T o e
NNy it b s S o ) A S St S B (A, i O S, S A g A S it i S R A S Sl e

ST e e e e e e

* Traffic study and compliance, project may qualify for an exception to the traffic analysis with
Civil Engineering Division approval;

* Right-of-way dedication to include 30 feet for Fisher Lane or apply for and have approved a
vacation of Fisher Lane, if Fisher Lane is vacated then right-of-way dedication to include a Clark
County approved turn around at the westerly terminus of Fisher Lane or at the northerly terminus
of Helen Street;

« If project is gated, gucuing analysis and/or gate/callbox location to be approved by Civil
Engincering prior to tentative map approval,

EOARD OF COUNTY CONMIBSIONERS
RORY REID, Chaienan « BUGAN BRAGER, Vico-Crhal
LARRY BROAWN « TOM COLLNG « CHRIS GIUNCHIGLIANT « STIVE SISOLAK « LAVSIENCE WDy
VIRGINA VALENTINE, P 1 Courty Marages




Comprehensive Planning
Northwest County Planning Area

Indian Springs Dealall Ares

Adopted December 18, 2019
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SITE PICS



Photo 1: View across the Site, toward the north

Photo 2: View across the Site, toward the south

BOULDER LANE Q PROJECT NO. 13095-LV2-ESA

INDIAN SPRINGS, NEVADA PAGE |




Photo 3: View across the Site, toward the east,

INDIAN SPRINGS, NEVADA PAGE 2

BOULDER LANE G PROJECT NO. 13095-LV2-ESA
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CONCEPTUAL LANDSCAPE LAYOUT - TRAIL
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WEST GRETTA LANE

TIMBER BOLLARDS @ 10'O.C. {UNDEVELORED)

W/ CABLE GUARD

SHADE TREES

LIMIT OF WORK LINE S

¥

NATURAL
TURF AREA

BENCH (TYP.)

ACCESS POINT FROM HELEN STREET

TIMBER BOLLARDS @ 5' O.C.
WI/O CABLE GUARD

LANDSCAPE BERMING

1

TIMBER BOLLARDS @ 5' O.C.
WI/O CABLE GUARD

STEEL SHADE
STRUCTURE W/ BENCHS

6" CONCRETE CURB

STABILIZED D.G. PATH

- TIMBERBOLLARDS @ 5' O.C.

NATIVE DESERT ;
(NAP) : WIO CABLE GUARD
;
;
' DRINKING FOUNTAIN
; W/ DOGGIE DISPENSER
;
' PLANNED PARKING
;
CONCRETE H (NAP)
(TYP.) !
\
: TIMBER BOLLARDS @ 10' O.C.
: W/ CABLE GUARD
STEEL SHADE ;
STRUCTURE W/ :
BBQ STATION |, ———EXISTING BLEACHERS
; ADA ACCESSIBLE
A CONCRETE WALK
RECEPTACLE EXISTING LANDSCAPE
NOTES:
EXISTING PARK AREA 1. AUTOMATIC IRRIGATION SYSTEM FOR ALL LANDSCAPE AREAS.
(NAP) 2. TREES TO BE PLANTED AN AVERAGE OF 20' ALONG STREETSCAPE.
3.ROOT BARRIERS TO BE UTILIZED FOR TREES PLANTED WITHIN 5' OF ROW.
| | |
|
o 5 0 0
SCALE: I"= l0-0" NORTH

CONCEPTUAL LANDSCAPE LAYOUT - NON-PROGRAMABLE PARK AREA

DEVELOPMENT

INDIAN SPRINGS INVESTMENTS, LLC - APARTMENT HOMES PROJECT

451 E SUNSET ROAD
HENDERSON, NV $9011
() T02598 1711 - (5 025981733

1.18.14



EXISTING PARK AREA j

(NAP)
\
~
\
L ]
[
4 POST FABRIC SHADE SAFETY ZONE
EXISTING PLAYGROUND 4POST FABRIC SHADE
EXISTING EQUIPMENT
EXISTING CONCRETE
SARERY,ZONE EXISTING EQUIPMENT
—— o —
EXISTING RESILIENT SURFACING
NATIVE DESERT
(NAP)
EXISITNG RETAINING WALLS
NATIVE DESERT
(NAP)
NOTES:
1. ALL POST MUST BE OUTSIDE FALL ZONE OF EXISTING EQUIPMENT.
2. SHADE STRUCTURE MUST BE MINIMUM 7' ABOVE HIGHEST DECK HEIGHT
OF EXISTING EQUIPMENT.
|| | I
|
; sC E ” 0-0' NORT
CONCEPTUAL SHADE STRUCTURE LAYOUT - EXISTING PLAYGROUND AREA DEVELOPMENT
I
ILig. 14 egmon

INDIAN SPRINGS INVESTMENTS, LLC - APARTMENT HOMES PROJECT o



PRELIMINARY LANDSCAPE PROPOSAL
November 18, 2014

Dear Client

LANDSCAPE

Please accept this bid for the project known as:

INDIAN SPRINGS PROJECT

I'his project bidd sccording o plans and specitications dated
XL Landscape Design / Build = Concept Sheets dated 11,1814

DEVELOPMENT

This budget proposal hias been prepared based upon provided Preliminary plans, Due to the lack of 100% complete
construction documents and specifications, some assumplions have been made, The information induded in this
budget proposal ks intended to provide a relative magnitude of probable cost for the project stated above,

This bid includes and excludes the following:
Finish grading s included in the base price

Rough grading is included in the hase price.
Import soils £ export spoils, due to rongh grx

. are included in the base price.

=
3
4. Desagn buld irrigation is included in the base price
5

Topsoil, up to 4™ in lawn areas, is included in the base price
[ Sod for turf are

as 18 included in the base peice per plan

7. Concrete Lawn edging is included in the base price per plan

b Decorative rock is included in the base price per plan

9. Sabilized D.G. path s incloded in the base price per plan

10, Landscape mounding is included in the base price per plan

11 24" hox trees are included in the base price per plan.

12 lon plants are included in the hase price per plan

13 £ conerete picnic tables are included in the base price per plan,

14, (3 ea.) Precast concrete benches wi backs are included in the base poce per plan
15, (2 ea.) Trash receptacles are included in the hase price per plan.

16. (1 ca.) Water fountain w/doggice dispenser is included in the base price per plan.

T, (39 ¢a) Timber bollards w/ steal cable guard is included in the base price per plan
1% 74 sqf1) Concrefe pads @ picnic areas & ADA ramp s icluded i the base price per plan
19. 1.} Steel Shade structures are included in the base price
200. (2 ca.) Fabric Shade structures are included in the base price
21, Maintenance is not included in the base price.

Water to be supplied 1o the point of connection by others

23, Power 1o be supphied o the irngaton controller(s) Jocations by others

24, Hard digs are not included in the base price. To be billed at Time and Material.
25. Clean up of other trades debris is not included

26, Standand wage rates have been used

BASE PRICE BREAKOUT:

NON-PROGRAMABLE PARK:
Allitems per plan excluding Steel Shade SUructures. ... sssassasesseseeas S 14, 437.00
(2 en.) Steel Shade SIUctures..... i 9 30,814.00°
(Substitute stedd shade structure with Square Gabric shade sStructure) s < S 10,030.00 >*
*Should spread footing be required add § 2

SHADE STRUCTURES @ EXISTING PARK:
(2ea.) Shade Structures per plan (Includes Surfacing repair alter install).. . « S 43,758.00"
*Should spread footing be required add § 2,.509.00

TRAIL AREA:
D.G. Area per plan S L579.00
(1605 sqft) ' wide asphalt paved trail per plan, $9,783.00

€51 E Sussat Ad - Hende




PRELIMINARY LANDSCAPE PROPOSAL

&
S
w
=
=

DEVELOPMENT
PAYMENT SCHEDULE: PROGRESS BILLING
WARR ANTY: PLANTS 90 DAYS
RRIGATION 1 YEAR
SITE FURNISHINGS MANUFACTURER

Wagractses do oot cover vardabiom, acts of Cod (e vace uaathy), st coppoosnts,
naghzoes, dynags by andmals, of indagroptions to the watar of slelried vaupply,
Wagracty 3 vabd calyin srodsgats weathy coodtiocs.,

Sincetaly,

Joshua Ramesy
De&spaes fESoosor
N, S5

)
XL
261 E Suredd Fd - Honderson, NY 29011 - Fhome Q0) 596070 - Fax (02) 80808
WV i o A i, GO GO
NCLA 0717, G5 FELd Undl $290 000
NWCLA 0071 2, C10 ¢ B4 Uirrd $1,500,000
NOCLA 0THE, G5 B Limil $240,000
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GEOTECHNICAL EVALUATION FOR
A 158+ ACRE RESIDENTIAL DEVELOPMENT
LOCATED AT THE SOUTHEAST CORNER OF
BOULDER LLANE AND JET STREET,
CLARK COUNTY, NEVADA

July 26, 2004

GTI- Nevada Work Order No. 5428-LVS

Prepared Fer:
SINCLAIR CONSTRUCTION

8780 La Sundora
Las Vegas. Nevada 89129

GEOTEK, INC. - NEVADA




SINCLAIR CONSTRUCTION JULY 26, 2004
W.0. 5428-1.V6 PAGE 6

PARTICULATE EMISSION POTENTIAL

Based upon review of our lasoratory dala, our obscrvations of the subject project, and the Particulate
Emission Potential Flowchar, Figure I, of the Construction Aetivities Notebook including the Seciion 94
Handbook dated August 24, 200 (he Particulate em:ssion potential for this project is categorized as " MOD
LOwW."

CONCI.USIONS

Based on our field exploration, laboratory testing, enginecring and geologic analyses, it is our opinion that the
subject site is suited for development from a geotechnical engincering and geclogic viewpoint. The
recommendartions presented herein sheuid be incorporated into the final design, grading, and construction
phases of development.

The engincening analyses performed conceming site preparation and the recommendations prescnted helow,
have been completed using the information provided 1o us regarding site development, In the event that the
information concerning proposed development is not ceorrect, the conclusion and recemmendations contained
in this report shall not be considered valid unless the changes are reviewed and conclusiens of this report are
modified or approved in writing by this office

RECOMMENDATIONS-EARTHWORK CONSTRUCTION

Gegeral

All grading should conform to the International Building Code {TBC) and the requirements of the Clark
County except where specifically superseded in the text of this report. During earthwork construction all
removals, drain systems, slopes, and the general grading procedures of the contractor sheuld be observed and
the fill selectively 1ested by a representative of GeoTek, Inc.

If unusual or uncxpected cond:tions arc exposed in the field, they should be reviewed by this office and if
warranted, modified and‘or additional recommendations will be offered. It is rccommended that the
earthwork contractor(s) perform their own independent reconnaissance of the site te observe field conditions
first hand. Thercfore, if the contractor(s) should have any questions regarding:  site conditions, site
preparation, or the remedial recemmendations provided, they should contact a representative of GTI for any
necessary clanfication’s prior to submitting carthwerk bids. All applicable requirements of lecal and national
construction and general industry safety orders, the Occupauonal Safety and Health Act, and the Construction
Safety Act should be met. Debnis, vegetation, and other deletericus matenal should be removed from areas
proposed for structural fill prior to the start of construction

The soils ensite were found lo have & corrosive poteniial to concrete and metal; therefore, matenals selecied
for construction purposes should be resistant (o corrosion. Where permitted by building code PVC pipe
should be utilized. We recommend the usc of sulfate resistant concrete (Type V Poriland Cement or
cquivalent for “severe™ sulfate exposure conditions) for all cencrele mixtures in contact with soil. According
to Table 1904.3 of the 2000 International Building Code, concrete exposed lo “severe” sulfate exposure
conditions, must have a minimum specified compressive streagth (7¢) of 4,500 psi and a maximum water-
cementitious materials ratio of 0.45. All concrete should be designed, mixed, placed, finished, and cured in
accordance with the gudelines presentied by the Portland Cement Association (PCA), the Amencan Concrete
Institute (ACI), and the [nternational Building Code (IBC)

GEOTEK, INC. - NEVADA
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Soil Map

The soilmap section includes the soil map for the defined area of interest, a list of soil
map units on the map and exdent of each map unit, and cartographic symbols
displayed on the map. Ako presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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Cuslom Soll Resource Report

MAP INFORMATION

The s0i surveys that compreisa your A0| weare mapned at 1:24,000,

Waming: Soi Map may not be vald al tis scale.

Enlargament of maps beyeod the seala of mepping can cause
msunderstandng of 110 detsil of mapping and accuracy of goil §ve
placement. The mape do not show tha smail areas of comrasfig
seila that could have been shaan at & more delsiled scale.

MAP LEGEND
Area of Intsreat (AL =  SpciNea
i1 Area of letarast (ACH) 4 Smny Spot
Scils
Very Story Spot
] Szl Maz Uni Pohygans =
Y Wt Spal
— Sofl M2p Unit Lines
n Other
] Seil Mag Unit Points
- Special Une Featkaes
Special Foint Featsres
@ Blowout Viater Fostures
Stresns and Canalz
X Hanmoe P
Tramportation
P 4 Clay Epet ey Rate
{  Closed Depeession Interstae Highmays
2 ~QumiPe US Rowes
o Gesrpmily Spot Major Roads
@  Lwow Lecsl Reasde
A \eaFlow Mackground
i Marshor swamp e Aoresl Photography
A Mse o Quany
&) Miscalanecus Wanr
) Pammeis Walee
" Rock Outerop
Sudisa Spot
17 Sandy Spot
= Seviesdy Frmoged Spot
$ Sinkhale
g, Slde o Stp
ﬂ Sodic Spo

Please rely on the bar scala on aach map sheet for map
measurements,

Source of Map:  Natural Resources Conservalion Sardce
Web Sall Survey URL:  tpitwebsoisurvey. necs usca o
Ceordnate System:.  Web Mercsior (ERS6;2857)

Maps from the Vieb Soll Survay are basad on the Web Mescator
prostion, WA présanves directon and shape bul dislorls
distance end area. A peciection that presenves aras, such as the
Albevs équal-area cone projection, shoukd be used if more accurate
calculations of distance or 8rea are required,

This preduct s generated Som the USDA-NRCS cartified dala a5 of
the varsion date(s) ¥sted below,

Seil Survey Area: Glark Gounty Aree, Nevada
Survey Area Data.  Version 10 Aug 22, 2014

Sollmap unts are lsbaled (e space stows) for map scakes 1:50,000
ar larger.

Date{s) acrial imagea: were photographed:  May 20, 2011—0cat
17, 2011

The athaphote or other bass map on whech the sol 1nes were
compiied and digilizsd probiably differs from the Dackground

imagery dispiaped on these maps. As & reeut. some miners shifling
o mepruni-beamdates-mey-beevident-



Custom Soil Resource Report

Map Unit Legend

Clark Count’ Arsa, Ne vada (NWSS)
Mep unit symbol Map Unit Nam# Acre 1 in AOI Parcantof AOI
i3 Conceek-Haymortassoctby 1000%
Totaln for area of nters it 100.0%

Map Unit Descriptions

The map units deline ated on the detailed soil maps in 3 soilsurvey represent the soik
or miscellaneous areas inthe survey area. The map unit descriptiors, along with the
maps, can be used to determine the composition and properties of 3 unit

A map unit delineation on asoil map represents an area dominated by one or more
majorkinds ofsoil or miscellaneous areas. Amap unitis identified and named
according to the taxonomic classification ofthe dominant soils. Within a taxonomic
class there are precisely defined limits forthe properties of the soils. On thelandscape,
hawever, the soils are naturalphenomena, and they have the characteristic variability
of all natural phenomena. Thus, the range of some obsenved properties may extend
beyond the limit defined for a taxonomic class. Areas of soils of 3 single taxonomic
class rarely, if ever, can be mappedwithout including areas of other taxonomic
classes. Consequently, every mapunitis made up of the soils or miscellaneous areas
forwhich it & named and some minor component that belong to taxonomic classes
other than those of the major soiks.

Maost minor soils have properties similar to those ofthe dominantsoil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, havever, have properies
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They generalhy
areinsmall areas and could not be mapped separately because of the scale used.
Somesmall areas ofstrongly contrasting soils or miscellaneous areas are identified
by aspecial symbol onthe maps. Ifincluded in the database for a given area, the
contrasting minor component are identified in the map unit descriptiors along with
some characteristics of each. Afew areas of minor components may not have been
obsenved, and consequenthy they are not mentioned in the descriptiors, especially
wherathe patternwas so complexthat twas impracticalto mace enough obsenvations
to identify all the soils and miscellaneous areas on the landscape.

The presence of minor components in 3 map unitin noway diminishes the usefulness
or accuracy of the data. The objective of mapping is not to deline ate pure taxonomic
classes but rather to separate the landscape into landforms or landform segments that
have similar use and management requirements. The delineation of such segments
onthe map provides sufficient information for the development of resource plars. If
intensive use of small areas & planned, howewver, orsite investigation s needed to
define and locate the soils and miscellaneous areas.




Custom Soil Resource Report

An identifying symbol precedes the map unit name in the map unit des criptions. Each
description includes general facts about the unit and gives important soil properies
and qualities.

Soiks that have profiles that are almost alke make up a sov! sevies. Exceptfor
differences in testure of the surface layer, all the soiks of aseries have major horizons
that are similar in compesition, thickness, and arrangement.

Soik of one series can differ in texture ofthe surface layer, slope, stoniness, salinity,
degree of eresion, and other characteristics that affect their use. On the basks ofsuch
differences, asoil series is divided into sov! phases. Most of the areas shown on the
detailed soil maps are phases of soilseries. The name of asoil phase commonly
indicates a feature that affects use or management. For example, Alpha sitt loam, 0
to 2 percent slopes, is a phase of the Alphaseries.

Some map units are made up oftwo or more major soits or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.

Acow plex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas thatthey cannot be shown separately on the maps. The
pattern and proportion of the soils or miscellaneous areas are somawhatsimilarin all
areas. Alpha Beta complex, 0to 6 percent slopes, & an example.

An gssociFion 5 made up of two or more geographically associated soils or
miscellaneous areas that are shown a5 one uniton the maps. Because of present or
anticipated uses ofthe map units in the survey area, twas not considered practical
or necessary to map the soils or miscellaneous areas separately. The pattern and
relative proportion ofthe soils or miscellaneous areas are someawhatsimilar. Alpha
Beta association, 0 to 2 percentslopes, & an example.

An undifereiated groyo 8 made up oftwo ormoresoils or miscellaneous areas that
could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion of
the soiks or miscellaneous areas in a mapped area are not uniform. An area can be
made up of only one of the major soils or miscellaneous areas, oritcan be made up
of all ofthem. Alpha and Betasoils, 0to 2 percent slopes, s an example.

Some sunveys include a iscellarecus aeas. Such areas have litle or no soil material
and support little or no vegetation. Rock outcrop &5 an example.




Custom Soil Resource Report

Clark County Area, Nevada

723—Corncreek-Haymont association

Mzp Unit Setting
NMiona! map et sym bl hgzd
Elevaion: 3,120 to 3510 feet
Mean aanua! precipitation: 5to8 inches
Mean annual 2irtew perature: 60 to 65 degrees F
Frostfree pedod: 180 to 260 days
Farmm land classification: Notprime farmland

Mzp Unit Composition
Comeresy amd sinila sods: 50 percent
Haymont, dry, and sinilar soils: 35 percent
Miror components: 15 percent
Estin tes 3 hased on ohsenvations, deschiotions, and tansects of the o gounit.

Description of Corncreek

Setting
LandBm © Fanskirts
Down-siope shape: Linear
Acmss-slope shape: Convex
Parent medzl: Alluvium derived from limestone and dolomite aver lacustrine
deposits

Typical profile
H1-0to {inches: extremely gravelly fine sandy loam
HZ2- 1to §inches: gravelly fine sandy loam
H3- dto 3tinches: extremely gravellysandy loam
H§- 310 60inches: silt loam

Properties and qualities

Shop=: 2 to8 percent

Deplh to restrictive Baure: More than 80 inches

NFRurs! drzinage class: Well drained

Runod class: Very lon

Capaeity of the a ost fm ding layer to transe it water (Ksat): Moderateby high to high
(0.57 to 198 inthr)

Deplh to watertable: More than 80 inches

Freguency of fooding: Rare

Freguency of pording: None

Calcium camonae, a ki uw it profke: 95 percent

Gyosum , i @xin uw in orodile: 1 percent

Salinity, m axinum inprofite: Very slightly saline to slighthy saline (2.0to 40 mmhos/!
cm)

Sodivm gdsopon /&, waxivus it pmofe: 300

Avzilzhe walker storage in prodile . Low (about 49 inches)

Interpretive groups
Land capahilty classification (imigated): None specified
Land capahilty classificaion (monimgaked): 7s
Hydmlogic Soi Group: B
Ecologica! site: DUTWASH PLAIN (ROZ0XYDA5NY)
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Custom Soil Resource Report

Other vegetative classifeation: Calcareous Loam 5-7 p.z. (CGOXADSENY_1)
Hydic soil ring: No

Description of Haymont, Dry

Setting
Land®m @ Lace plains
Doun-slope shape: Linear
Acmoss-slope shaoe: Linear
Pament wRedz!: Miked alluviom

Typical profile
H1-0to 2inches: sittloam
H2- 2to 13inckes: silt loam
H3- 130 29inches: silt loam
H4- 28t0 60inches: silt loam

Properties and qualities

Slope: 0 to 2 percent

Depth to estrictive Batumre: More than 80 inches

Natuwra drainage clzss: Well drained

Runodf class: Low

Capacity of the a ost liw ding layer to tansw it water (Ksat): Moderately high to high
(0.57 to 198 invhr)

Depth to water taile: More than 80 inches

Freguency of Jooding: None

Freguency of ponding: None

Cacium camonae, m i uw it omfke: 35 percent

Gypsum , i @xin uw in orofile: 2 percent

Salinity, m axin uw in prodie: Stronghy saline (160 to 32.0 mmhos/cm)

Sodiua dsopiion iAo, maxinum i omfie: 45.0

Availaie waler storage in profie: High (about9.3 inches)

Interpretive groups
Land capahilty classicaion (imigated): None specified
Land capahility classicaion (monimgaied): 7s
Hydmbogic Soil Goyp: B
Ecologica! site: ALLUVIAL PLAIN (ROGOXYDAT NV)
Hydic soi r&ing: No

Minor Components

Threelakes
Pement of wap unit: G percent
Land®m : Fanremnants
Down-slope shaoe: Convex
Acmmss-slope shape: Convex
Ecologica! site: CALCAREOQUS LOAMS 7 P.Z. (ROGOXADSENY)
Ceher vegetive classifeation: Calcareous Loam 5-7 p.z. (IBOXADGENY_1)
Hydic soi r&ing: No
Weiser
Pement of wap uat: 5 percent
Land®me : Fanremnants
LandBm position gwo-dinersioral): Summit
Dowr-slope shape: Linear
Acmss-slope shape: Convex
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Custom Soil Resource Report

Ecological site: GRAVELLY LOAMS-7 PZ. (ROZ0XB102ZNV)
Hydic soil raing: No

Oldspzan
Pemcent of wap unit: 2 percent
Land®me : Fanremnants
Downr-slope shape: Linear
Acmoss-slope shape: Convex
Ecologica! site: DESERT PATINA(ROZOXYDAZNY)
Hydic soi r&ing: No

Weiser
Pement of map unit: 2 percent
Land®me : Fanremnants
LandBm position gwo-dinersioral): Summit
Downn-slope shaoe: Linear
Acmss-slope shape: Convex
Ecological site: GRAVELLY FAN 5-7 P.Z. (ROZ0XBO75NV)
Other vegetative classifeation: Gravelly F an5-7 p.z. (030XBO7TSNV_1)
Hyddc sod rating: No

14
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INDIAN SPRINGS INVESTMENTS, LLC
BOULDER LANE PROPERTY AUGUST 26,2016
PROJECT NO. 13095-LV2-ESA PAGE |

1.0 EXECUTIVE SUMMARY

GEOTEK, INC. (GEOTEK) has performed a Phase | Environmental Site Assessment (ESA) or the
Boulder Lane Property (the “Site"), located at 875 West Boulder Lane in the town of Indian
Springs, unincorporated Clark County, Nevada. Our services were conducted in substantial
conformance with the scope and limitations of the American Society of Testing and Materials
(ASTM) E 1527-13, “Standard Practice for Environmental Site Assessments; Phase | Environmental
Site Assessment Process”, which is approved to meet the requirements of the federal All
Appropriate Inquiry (AAl) standards as set fourth in the Code of Federal Regulations, Title 40,
Section 312 (40 CFR 312), and the GeoTek Proposal No. POB07216-LV dated August |2, 2016.
Any additions or deletions from our scope of services are discussed in the appropriate sections

of this assessment.

A representative of GEOTEX conducted a Site reconnaissance on August |19, 2016. The
weather was warm with partly cloudy skies. The rectangular shaped Site is comprised of one
(1) parcel of land, and encompasses approximately |6 acres. The Site was accessed from the
north, via West Boulder Lane. The Site is vacant desert land. No obvious visual evidence of
hazardous materials or wastes was observed. No pungent or acrid odors were observed

emanating from the Site. No stressed vegetation was observed.

The Site is in an area characterized by rural residences, a high school, and vacant desert land.
West Boulder Lane (unpaved) bounds the Site on the north, beyond which is a high school.
Vacant desert land borders the Site to the south and west. Three rural residences border the
Site on the east.

Based on readily available historic information, the Site appears to have been undeveloped
desert land since at least 1942. The vicinity was vacant desert land from at least 1942 unil
sometime before 1994, when a school and rural residences were present in aerial photographs.
No historic recognized environmental conditions were identified from the historic information
reviewed

The Site does not appear on the environmental database report obtained for this assessment.
None of the adjacent properties appear on the database report. There is one facility listed in
the environmental database report within the minimum search distances specified by ASTM E
1527-13. This facility does not represent a recognized environmental condition due to its
distance and location hydrogeologically cross-gradient.
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INDIAN SPRINGS INVESTMENTS, LLC
BOULDER LANE PROPERTY AUGUST 26,2016
PROJECT NO. 13095-LV2-ESA PAGE 2

This Phase | Environmental Site Assessment has not revealed evidence of a recognized
environmental condition or environmental concern at the subject Site. No further

environmental investigation is necessary at this time.

This executive summary does not contain all the information that is found in the full report.
The report should be read in its entirety to obtain a more complete understanding of the
information provided and to aid in any decisions made or actions taken based on this
information




INDIAN SPRINGS INVESTMENTS, LLC
BOULDER LANE PROPERTY AUGUST 26,2016
PROJECT NO. 13095-LV2-ESA PAGE 26

1.0 CONCLUSIONS AND RECOMMENDATIONS

GEOTEK has performed a Phase | Environmental Site Assessment (ESA) for the subject Site in

substantial conformance with the scope and limitations of ASTM E 1527-13 and the GeoTek
Proposal No. POB07216-LV dated October 28, 2014.

This Phase | Environmental Site Assessment has not revealed evidence of a recognized
environmental condition at the subject Site. No further environmental investigation is
necessary at this time.




FAMILY DOLLAR STORE



Color Photograph

Color photograph of recently completed Family Dollar store with similar
design as proposed Family Dollar store at MacFarland & S. Frontage Rd.



New Family Dollar — Now Open
Fall 2019




Casino, Bob’s Big Boy, C-Store & Gas Station
Scheduled Opening Summer 2020




03108117 BCC AGENDA SHEET

RETAIL BUILDING 3 r US HWY 95MVIACFARLAND AVE
(TITLE 30) APPROVED (INDL&N SPRINGS)
PUBLIC HEARING

AFP. NUMBER/JOWNER/DESCRIPTION OF REQUEST
ZC-0028-17 - DANE, LEE & MARIE AND RBR ENTERPRISES LLC:

ZONE CHANGE to reclassify 1.0 acre frora H-2 {General Highway Frontage) Zone to C-2
(General Cormercial) Zone.

WAIVERS OF DEVELOPMENT STANDARDS for the following: 1)allow alterative street
landscaping; 2) reduced roof pitch; 3) modified street standards; and 4) off-site raproveraents
{stree tlights).

DESIGN REVIEW for a retail building.

Generally located on the southwest comer of US Highway 95 and IMacFarland &venue withan
Indian Springs (description on file). LB/gcial (For possible action)

RELATED INFORIWIATION:

APN:
059-09-210-002 & 003

WAIVERS OF DEVELOPMENT STANDARDS:

1. a. Allow a 10 foot wide landscape area with an attached sidewsalk along IMacFarland
Avenue where a rainirura 15 foot wide landscape area with a detached sidewalk
1s recpuired per Figure 30.64-17.

b. Reduce street landscape width to 11 feetalong US Highway 95 where a minraurn
of 15 feetis required per Figure 30.64-17 (a 26 6% reduction).

Reduce roof pitch to 1:12 where a mirdraur of 3:12 is required per Table 30.56-2.

Reduce the distance between a driveway along US Highway 95 and an intersection to 79

feet where a miniraura of 150 feet is required per Standard Drawing 222.1 (a 47.3%

reduction).

4. Waive off-site irproveraents (streethights) where required per Title 30.52.

W o

LAND USE PLAN:
NORTHWEST COUNTY (INDIAN SPRINGS) - COMMVERCIAL TOURIST

BACKGROUND:
Project Descrip tion
General Suranary
+  Site Address: 139 & 153 MacFarland Avenue
Site Acreage: 1
Project Type: Retail Building
Nuraberof Stories: 1
Building Height: 23 feet 4 inches

L




+  Square Feet: 8,320
+ Parking Required/Provided: 34037

Site Plans

This is a conforming zone change recuest from H-2 to C-2 zoning. The plans show a proposed
8,320 square foot retail building (Faraily Dollar) located approxiraately 82 feet frora the north
progerty line and 10 feet fror the east property line. Access to the site is froraboth US Highway
95 (frontage road) and MacFarland &venue. & total of 37 parking spaces are provided to the
north and west of the building where a rainirmura of 34 spaces are required. & trash enclosure is
showm on the southwest portion of the site located a rainiraura of 50 feet fror the south property
line. Anexisting off-preraises sign (billboard) will reraain along the south property line.

Landscaping

& 10 foot wide landscape area with an attached sidewalk is proposed along MacFarland Awvenue
with mediurm sized trees every 20 feet and shaubs to cover 50% of the landscaped area. An 1l to
36 foot wide landscape area with an existing attached sidewalk is shown along US Highway 95
with medium sized trees every 20 feet and shrubs to cover 50% of the landscaped area. &n 18
foot wide landscape area with raediurn trees every 20 feet and a 6 foot high block wall is shown
along the south property line. & 5.5 foot wide landscape area with 2 mediura trees for parking
lot landscaping is shown along the west property line. & 4 foot highblock wall also exists along
the west propertyline.

Elevations

The plans show a 1 story, 23 foot 4 inch high retail building. The fiont elevation is constructed
of “Nichiha” fiber ceraent wall panels, a metal or fabric awning, and an alurainura store front
systera. The reraaining elevations consists of metal wall panels covered with stucco finish. The
roof is decorative raetal with a 1:12 roof pitch. &An arched parapet wall is located on the front
elevation above the main entrance to the building.

Floor Plans
The plans depict an 8,320 scquare foot retail bulding consisting of sales area, sales support area,
an office, and restrooms.

Signage is not a part of this request.

Applicant’s Justification

The applicant states that the proposed Family Dollar store will be an asset to the coraaunity and
residents, who currently have to travel to Las Vegas to do the reajority of their housshold
shopping. &n attached sidewalk with a 10 foot wide landscape area along MacFarland Svenue is
consistent with the coraraunity and aids in the design of the site which has a limited parcel width.
The street landscaping along US Highway 95 is 36 feet wide on the west side but ieduces to 11
feet on the east side due to the fact that US Highway 95 does not run in a true east-west
direction. To achieve a 3:12 roof pitch, sigrnificantly larger trusses would be required that would
add increased cost to the building, which would not meet the construction budget that is aligned
with sales forecasts for the busimess. The drveway along US Highway 95 is as far west as
possible frora the intersection of US Highway 95 and MacFarland &venue. Due to the lirited
width of parcel, it is not possible to raeet the 150 foot distance recuirerent fiora the intersection.




Furtherrmore, the proposed building is 10 feet from the east property line where wall pack lights
will be installed along the east elewation. The wall pack lights should sufficiently light
IacFarland Avenue where streetlights would notbe needed.

Prior Land Use Requesis
Application | Request Action
Number
UC-1832-99 | Coraraunication antennas and a storage shed on the | Approved
south parcel subject to 5 years for review - expired by PC

UC-101-85 | Reraodel an existing sexvice station into an autorobile | Approved
repair and body shop on the north parcel subject to 5 | by PC

years for review - expired

Surrounding Land Use _

Planned Land Use Caiegory Zoning District | Existing Land Use

North | Corraercial Tounst & Public [C-2&R-U Undeveloped & Creech far
Facilities Force Base

South | Residential Subwhban (up to & [R-1 Undeveloped

dufac)
East | Corarnercial Tourist H-1 Conwverdence store with gas
puraps & undeveloped

West | Coruercial Tournist H-2 1J.5. Post Office

STANDARDS FOR APPROVAL:
The applicant shall deraonstrate that the proposed request meets the goals and parposes of Title
30.

Analysis
Current Planning

The zone change request coraplies with the Northwrest County Land Use Plan which designates
the site as Coraraercial Tourist, and is cormpatible with the existing and plarned land uses in the
area. Generally C-2 zoning is reserved for sites over 10 acres, but the site is located at the
intersection of an arterial {(US Highway95) and a collector (IWhcFarland Avernue) street, which is
the rmain intersection for the coranunity. Furthenmore, C-2 zoning 1s located to the north and H-
1 zoning with coraraercial uses approved is located to the east, which forms a node of general
corarercial activity that is over 10 acres at this intersection. Additionally, the current H-2
zoning designation is an antiquated zorang category that cannotbe requested under today's code.
Therefore, staff can support this request.

Warvess of Developnent S tandaxds

Lccording to Title 30, the applicant shall have the burden of proof to establish that the proposed
request is appropriate for its existing location by showing that the uses and value of the area
adjacent to the property included in the wamver of developraent standards recuest will not be
affected in a substantially adverse manner. The intent and purposs of a waiver of developraent
standards is to raodifyra developraent standard where the provision of an alterative standard, or
other factors which ritizate the irapact of the relaxed standard, may justifir an altemative.




Warverof Developraent Standards #1
Staff can support the proposed 10 fbot wide landscaped area with attached sidewalk along

MacFarland &venue. An attached sidewalk already exists along MacFarland &wvenue on the
northern parcel, and this request will allow the sarae type of sidewalk to be extended to the
southerm pawel. Additionally, detached sidewalks presently do not exist anywhere along
MacFarland &verue. A 10 foot wide landscape area along IacFarland Avenue will exceed the
street landscaping presently found in the surrounding area.

Although the street landscape width is reduced to 11 feet along US Highway 95, the overall
landscape width will average over the required 15 feet. The street landscape width is 36 feet on
the west side of the propertyand tapers down to the 11 feeton the east side of the property. This
is aresult of US Highway 95 not being a true eastiwest street, which shaves the north porfion of
the property;, while the reraining property lines remain in a tue eastwest and northisouth
direction. Regardless, staff finds the proposed landscaping will meet the intent of Title 30 and
will exceed the landscaping width found on the adjacent U.S. Post Office property to the west.
Therefore, staff can support this request.

Waiverof Developraent Standards #2

Staff can support the request to reduce the wof pitch. & nuraber of buildings in the area do not
raeet the ramirmura roof pitch including the existing corverdence store to the east and a large
raraber of ranufactured horaes in the surrounding area.  Furthermore, the proposed building
will have an arched parapet on the primary front elevation that faces US Highway 95 that will
sigrificantly screen the reduced roof pitch.

The request coraplies with Policy 7.1 of the Northwest County Land Use Plan which states that
through site planning and building design, ensure that coraraercial developraents are corapathble
with abutting uses. The proposed design also improves a highlyvisible site where an sbandoned
building has existed for a nuraber of wears. Furthenuor, the design of the site is respectful of
the planned Residential Subwban uses to the south. The building is s2t back approximately 65
feet from the south property line and an 18 foot wide landscape area along the south property
line will help screen and buffer the site. Therefore, the request coraplies with Policy 2.3 which
encourages site designs that are corapatible with adjacent land uses, especially when the adjacent
land use is at a lower density or intensity.

Public Works — Develop ment Review

Warver of Developraent S tandards #3

Site dimensions do not allow for corapliance with the required 150 foot approach distance;
therefore, staff has no objection to waiver of developraent standards #3 o reduce the approach
distance to 79 feet frora the ditve way to the intersection.

Warverof Developraent Standards #4
Streeflights are a veryimportant eleraent for pedestian and traffic safety. The applicant states

that the lighting being installed on the exterior of the building would illuminate the road;
howrewer, the lluradnation of a public road cannot depend on private service to which the County
does not have any contwo] over; thewefore, staff cannot support warver of development standards
#4.




Staff Recommendation
Approval of the zone change, waivers of developraent standards #1, #2, #3, and the design
review; denial of waiver of developraent standards #4.

If this request is approved, the Board andfor Coraraission finds that the application is consistent
with the standards and parpose erurcerated in the Comprehenstve Plan, Title 30, andfor the
Newvada Revised Statutes.

PRELIMINARY STAFF CONDITIONS:

Current Planning
If approved:
. No resolution of intent and staff to pre pare an ordinance to adopt the zoning.

Public Works — Develop ment Review
+ Execute a restrictive covenant agreerment (deed restrictions);
* Installation of streetlight conduit and pull boxes at the ultimate location of the future
streetlight poles;
Drainage study and corapliance;
Traffic study and compliance;
Full off-site improveraents;
Right-of-way dedication of comer spandrel;
Close all existing pan drive ways and reconstruct with curb, gutter and side walk;

Coraraercial cwrb retum drivewrass per Standards 222.1 and 225,
Newvada Departrent of Transportation approval.

Building/Fire Prevention

* Applicant is adwvised that fire hydrants and fire sprinklers will be recuired for this
building; and that applicant will be responsible to deraonstrate how fire flow is et for
this building.

Clark County Water Reclamation District (CCWRD)

. Lpplicant is advised that existing sewer is located within 400 feet of the parcel; and that
at tirae of developrment CCWRD reuires submittal of estimated wastewater flow rates to
determine sewer point of connection.

TABICAC:
APPROVALS:
PROTESTS:

APPLICANT: Leading Tech Developraent
CONTACT: Greg Wall, 1835 S. Highway89, Perry UT 84302
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40, ZC-0334-15 - INDIAN SPRINGS HOLDINGS, LLC:

ZONE CHANGE to reclassify 8.5 acres from H-2 (General Highway Frontage) Zone to H-1 (Limited Resort and Apartment)
Zone.

USE PERMITS for the following: 1) alcohol, on-premises consumption (tavern}; 2) reduce the separation from alcohol,
on-premises consumption (tavern) to a residential use; 3) alcohol sales, beer and wine - packaged only; 4) alcohol sales,
liquor - packaged only; 5) banquet facility; 6) billiard hall; 7) convenience store; 8) reduce the separation from a
convenience store to a residential use; 9) gasoline station; 10} reduce the separation from a gasoline station to a
residential use; 11) laundromat; 12) lodging, long/short term and hotel; and 13) restaurant.

WAIVERS OF DEVELOPMENT STANDARDS for the following: 1) allow access to a minor residential collector street; 2)
deviate from off-site standards; and 3) non-standard improvements within rights-of-ways.

DESIGN REVIEWS for the following: 1) a convenience store, gasoline station, tavern, and lodging, long/short term and
hotel; and 2) parking lot landscaping on a 5,7 acre portion of 8.5 acres in an H-1 (Limited Resort and Apartment) Zone,
Generally located on the southeast comer of MacFarland Avenue and US Highway 95 within Indian Springs (description
on file).

APPROVED -

Current Planning

* No resolution of intent and staff to prepare an ordinance to adopt the zoning;

* Intense buffer on the south property line;

= Design review as a public hearing for significant changes to plans;

* Design review as a public hearing for lighting and signage;

 Certificate of Occupancy and/or business license shall not be issued without final zoning inspection.

« Applicant is advised that a perpetual cross access, ingress/egress, shared parking easement will be required; approval
of this application does not constitute or imply approval of a liquor or gaming license or any other County issued permit,
license or approval; a substantial change in circumstances or regulations may warrant denial or added conditions to an
extension of time; and that the extension of time may be denied if the project has not commenced or there has been no
substantial work towards completion within the time specified.

Public Works ~ Development Review

* Drainage study and compliance;

= Traffic study and compliance;

* Full off-site improvements;

* Right-of-way dedication to include spandrel at the northwest corner of the property;

» Detached sidewalk will require dedication to back of curb and granting necessary easements for utilities, pedestrian
access, streetlights and traffic control which may require a vacation of excess right-of-way or execute a license and
maintenance agreement for non-standard improvements in the right-of-way;

* Any applicable vacations to be recordable prior to building permit issuance or applicable map submittal;

* Execute a license and maintenance agreement for any non-standard improvements within the right-of-way;

* Nevada Department of Transportation approval,

Building/Fire Prevention
= Applicant is advised that fire/emergency access must comply with the Fire Code as amended; and that permits and fire
protection may be required for this facility and to contact Fire Prevention for further information at {702} 455-7316.

Clark County Water Reclamation District (CCWRD)

» Applicant is advised that the developer is required to meet with CCWRD; CCWRD requires submittal of civil
improvement plans and estimated wastewater flow rates from all phases of the proposed project at build-out before
sewer point-of-connection can be approved; there are existing public 15 inch and 18 inch sanitary sewer lines on the
property; proposed structures and underground fuel storage tanks are not allowed over sewers; CCWRD must have 24




hour access to maintain public sewer lines; CCWRD design and construction standards require that no permanent
landscaping having a mature height of greater than 3 feet shall be placed anywhere in the sewer access area or in the
vehicle ingress or egress pathways along the sewer; developer relocation of existing public sanitary sewers will require
full engineering review and evaluation; all new sewers must meet CCWRD design standards and have adequate capacity
as determined by CCWRD; re-routed sewers must have capacity at least equal to the existing sewer plus any net
additional flows resulting from the proposed project; vacation of the existing easements shall not occur until all re-
routed or replacement sewers are constructed, inspected, and accepted by CCWRD and any needed new or missing
easements are executed and recorded; and that CCWRD has no objection to the zone change and use permit.

ATTACHMENT: ZC-0334-15_Agenda pdf

ATTACHMENT: P0384194 DOC
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WATER RIGHTS



INDIAN SPRINGS WATER COMPANY

May 28, 2015 ————

Mason B. Harvey

Indian Springs Investments, LLC.
7475 W. Sahara Ave #100

Las Vegas, NV 89117

RE: Water Service Agreement for combinations of Parcels 059-08-701-001 & 002
Dear Mr. Harvey:

You have asked Indian Springs Water Co., Inc. (“ISWC”) provide you with a letter indicating its
willingness to negotiate an appropriate Water Service Agreement for your proposed combination of
parcels 059-08-701-001 and 059-08-701-002. So long as you meet each and every element stated in
ISWC’s Tariff, including without limitations, Tariff No. 21 which requires the developer of any project to
pay for its own development, including without limitation, all necessary infrastructure, and the
dedication of sufficient water rights. All of these requirements, and any other requirements as may be
required by ISWC in connection with Water Service Agreement, will need to be me by you for you
project prior to the issuance of a will serve letter.

Very truly yours,

Indian Springs Water Co., Inc.

Gary Oli
Manager

Sretta Ln

Indian Spri

OFFICE: 702-879-3728
FAX 879-1177

swater@att.net




Water Rights Dedication Agreement

Dedication Agreement is made and entered into as of 29th
(the “Effective Date") by and n Indian Springs Water Company, Inc
lian Springs Investments, LLC (*ISI"). ISWC and ISI are
individually as a "Party”

we

SW(C

d collectively as the "Parties

WHEREAS, ISWC is a public water utility company regulated by the Public Utilities

within the

ymmission of Nevada (“Commission™) authonzed wide water sc

oundaries of its centificated service

and

any the manner in which ISW(

WHE

\S. as a regulated public utility con
to provide water servi

ce is governed by tanffs that have been approved by the Commission: and

WHEREAS, ISI owns real property within the existing ISWC certificate

SETVICE arca

roperty™) for which they have and will request that ISWC provide water service to residential

units; and

WHEREA

ISI acknowl

’t the terms and conditions ¢

ter service for t

vice by
IS] dedica

nits that the provision

ed by the Commissi

nap
amount of water nghts to ISWC

including

the requirement the

WHEREAS, the parties understand the Commission has declared that it is the policy of
the State N

Nevada

e growth shall not impose any cost on existing ISWC customers anc
therefore, developers must fund all ISWC facilities necessary to provide ISWC's service to their

new developments

S, ISI has requested and ISWC has a
ghts to support future water service to the Property subject to the terms and
greement

reed o ¢ mto this Agreement to

WHERE;
accept the wat

conditions of th

tion of the premises and the covenants and condition

contained herein and for other good and valuable co

isideration, the receipt and sufficiency of

which are hereby acknowle

:d, ISWC and ISI hereby agree as follows:

I'he ISWC Tariff's Rule No. 21

condition precedent to receiving new or expan

water nghts” (“ISWC's Rule 217) s a
service from [SW( A will-s
commitment will only be issued upon the transfer to ISWC of sufficient water rights from a fulls

ISCW’s tanft

dependab

l annexation requirements

1SS1IMC any reason to the

f

ision of

Water
will have no responsibility or liability to ISI, or any of its assigns, in

requirement imposed by the Div " Water Resources, nginecr

regard 1o these water rights prior to ISWC's issuance of a will-serve commitment to the Propert

for any action wken by ISI or the State Engineer




b Grant, Bargain and Sale

SWC fourteen (14) acre feet

to and incorp

ater Rigl

following

with respect to the water rights |

la Permit No, 39555, being 14.0 Acre-Feet Annually with a diversion rate
ol 0.0204 c.fs.

will-serve commitment pursuant t

r service until all ol the t and

' IST understands and acknowle
ISWC’s Rule 21 will not be 1ssued to ISI by ISWC
of ISWC's Rule 21 are met, and further

f any kind or nature with r :ct 10 the vahdity of

d with the dedication of the Water Rights to

IS]

s to pay all cos

SWC associated with the Permits listed in Section 3, above ar osts related to the

by ISI within ISWC service area for ater Rights will be
srms and conditions of ISWC's Rul
ucture that red by ISWC’s Rule 21related to t

SI within ISWC service area for which the Water Rights will be us

opment of Property

uired to meet the

¢ 21, including any additiona
I

e development of Property by

1ts will be held for the exclusive use of IS and

6 ISWC agr the Water Rig
or nominee, for development of the Property within ISWC's certific:

that it will not
ISWC agrees to provide

written notice to the State Engineer requesting that IS1's appointed agent receive copies ol

in accordance with ISWC's taniffs and ISWC agr

Pl

for any loan. encumbrance, or other oblig

as collateral

correspondence and notices related 1o ter Rights in a 1« ed by
approved by ISWC. ISL, or its appointed agent, will m al or th

Rights with the State Engineer. [S] shall be

maintaining the Water Rights in good s
and agrees to pay any invoice issued for these costs

ume a within 118 sole discretion

all of the Water Rights within 1

ISWC acknowledges that ISI is entit
1o inform ISWC tha i

ISWC certificated

no longer intends teo use some or

, ISI must provide writt

'n notice to ISWC (a)

cc arca. In this ever

£ 0

advising ISWC that it intends 1o assi 1 numb ater Rights to a third party

¢ them within ISWC's certificated service area; or (b) specifyving the number of

SI does not inte

icre feet of the Water Rights t d to use and requesting that thev be conveyed

back 10 ISI, and/or its assignee or nominee, by IS

any of the Water Ri

ly pursuant to Section 7 ibove, ISI's written notice to IS

of acre feet and the related Permit numbers for each Water Right or portion of a Water

Right being assigned, the legal name and address of the third party to whom the Water Rights are




signed and that IS] agrees that the W

Rights are 1igned to the third party fo

whom a will-serve osec Water R

be issued by ISWC for the us

such assignm

cluding without limitation actual attorney fees and costs

incurred or to be incurred by ISWC shall be paid by ISI
intends to use the Water Rights or a portion of
to IWSC must state the

and the related Permit numbers for

9 If IS] no long

to Section 7 's writter

that are being cony

portion of a Water Right conveyed back to IS], its assignee and/or nominee

10 No later than ten (10) business days after receiving the written notice from [S]
to Section 7(h) above, ISWC will deliver to ISI a deed transferring the Wat
yy IS1 back t

15 owed to ISWC, any successors or affiliate of the

r Rights
yvided that ISI is current in any

IS! and/or their assi

gnee or nominee

and pays in advance any

incurred costs associated with such request, includ ithout limitation, reasor

{ )i
ar il fees that are related to complying with transferring the Water R back to
d/or nomin
11 ng the foregoing, in the event that ISI tran Rights 10
SW ¢ (5) years from the date of transfer IS] has not requested that ISW( 1 Wi

Rights, ISWC will }
ind/or nominee, no later than ten (10) business days after receiving a written request from ISI

serve | Water Rights back to ISL, its assignee

rent in 1t's obl
onvey the Water Rights back to ISI

n forfeited by 1S] has been issue

1tons

= allowed to refuse 10

Notwithstanding anything contained in this Agreement to the contrary,
first pay to ISWC the su

of One Thousand Dollars ($1,000.00) as and for ISWi legal

expense in connection with this Agreement. Addition
Thousand Dollars ($2.000.00) i for ISWC

responstbilities under the terms of this Agreement and other administrative costs associated in

illy, IS1 shall pay to ISWC the sum ol

1s and administrative costs in monitoring

onnection t

upon

S, PCIrsSOng Icprc scnia

: ISI shall save and hold ISW(

rmless from and ag

ill suits or claims that
nay be based upon a eiture of the Water Rights or other limitation or restriction on use of
from the actions or omissions of ISWC. Furthermore,

reductions in quantity to the Water Rights anc

lication requirements imposed by the State Eng 10 a char

: ir 0
quantity or increase in dedication requirements or for any other reason imposed by the Stat
Enginecer. ISWC will have no responsibility or lability to ISI in regard to these Water Right

ncluding, without limitation, any action taken by the State
Furthermore, ISI s

ve and hold ISWC harmless from and ¢




nay be based upon a

njury 1o any person or property

n of IS]
that may occur within, or on the Property in the course of

y ¢ acting on ISI's behalf,
uding but not limited to claims made by employees of ISI, or any successor,
issign of 181

gatons
under this Agr

ent, or

nis ‘\“ reement sha

Iereto and their resy

the case may be

| 1o be performed in the State of Nevada and shall be

I'he Parties enter this Ag

s understanding that nothin
this Agreement modifies duties, obligations, remedies or nights ISI or ISWC would otherwi

r the Tariffs. Copies of the Tariff yr review at the Commission's oflice

1 City and ISWC's office

8 Any dispute arising from or relating to this Agreement n

Nevada state or federal court of competent jurisdiction subject to the prin

‘ommuission and the exhaustion of any applicable administrative remedies

19 In the event of a dispute between the Parties hereto arising out of

| obligations

the terms
eement, the prevailing party shall be entitled to

1 connection th

onditions ¢

Agar

wer reasonable attorney's

20 ISWC shal to assign this A

nt to any sSucccessor Imterest

without the approval of [

21 Notice

>spondence required |

be given o IST an

»d in writing by either

fto ISWC

lowing add or at anv other addresses des

| 4 party
subsequent to the d

If to ISI: Indian Springs Investments, LI(
c/o Mason Harvey &
7550 Painted Mirage

Las Vegas, NV B9 | 4¢

If o ISWC Indian Springs Water Ce

c/o Wanda Oliver, Pres
P.O. Box 585
Indian Spring, Nevada 39018

And to Donald 'l (
Svlvester & Polednak, Lid

71 Prairie m, Suite 12¢

s Vegas, Nevada 89128




Deliy when made by registered or certified mail, return receipt reques

|

deoemed comg

ete upon mailing

22 Initially capitalized terms used but not defined in this Agreement shall have th

meaning ascnbed L0 su

ments herelo 1o

writing signed by the

24 No provision(s) of this Agreement shall be construed in favor or

he Parties by reason of the extent to which any such party or its legal counsel participated in the

drafting of such provision(s) or by reason of the extent to wi ich such provision(s) or any other

provision(s) of this Agreement in a prior draft under negotiation vary therefrom

alf of each party represents that he h

s agreement on b

full corporate authonty | bind the Party they represent

signatures. cach of which

to be an original and constitute one and the

mstrument

he Ree

ind matenal terms of this Agreement by

y this reference
IN WITNESS WHEREOF, the Partics hereto have caused this Agreement to be

ted hy their duly authoriz

d representative on the dates stated below

Indian Springs Water Company, Inc.

By P, L Date
Name: Wanda Oliver
I'itle President

" Date
Name: Mason B, Harvey, CHTD., by Mason B. Harvey its President

I'tle: Man:

ng Member of Indian Springs Investments, LLC

{ Date:

Nzme: Tons ;.‘:-“,l
Neme: Tony Tegland

itle:  Mapagitg Memberpf Indian Springs Investments, [1(

sinst either of

uted in any number of counterparts ind by facsimile
me

ve are incorporated as substantive, non-challengeable,
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WATER & SEWER



ﬁ Clark County
\« Water Reclamation

- DISTRICT

October 28, 2024

RE POINT OF CONNECTION REQUEST: MULTI-FAMILY RESIDENTIAL (304 UNITS)
POC TRACKING NUMBER: (0207-2020)
EXPIRATION DATE: 10/28/2025

The District's Development Services team reviewed the above request to identify a potential Point
of Connection (POC) to the District's sanitary sewer system. As of the date of this letter, we've
located a POC and determined there is capacity for the projected flows for the proposed Project,
not to exceed 0.0532 MGD (213 ERU). Please note that this letter does not in any way suggest
available capacity for the Project beyond the Project's current reported projected flows

It is very impaortant to note the identified POC location is not a guarantee or reservation of sanitary
sewer system capacity for the above-referenced Project. Capacity in the sanitary sewer system
is obtained for a project on a first come-first served basis and only after the payment of the
applicable connection fee and meeting the conditions stated in Subsections 1.2.1 and 1.5.4 of the
District's Service Rules. This applies to tenant improvements as well. The amount of the
applicable connection fee will be determined when a System Development Approval is issued for
the Project. Any capacity available to the Project as of the date of this POC will become
unavailable to the Project if: 1) that capacity is obtained first by another project; or 2) upon
expiration of this POC. In accordance with Section 1.1.20 of the District's Service Rules, if the
Project should need additional capacity in the future beyond the current projected flows, and no
such capacity exists, the developer must, at their expense, make improvements to the District's
sanitary sewer system to create the capacity needed to serve the Project.

This POC is conditicned on the following: 8-inch SS frontage required in West Boulder Lane.

Please refer to the External POC Checklist / Summary and the POC Exhibit and inciude the POC
Tracking Number with your initial plan review submittal

Please contact our Development Services team with any questions, We can be reached at (702)
668-8160 and the email address: sewerlocation@cleanwaterteam.com

Sincerely,

Leeta Z,mz;;»
Leslie Long, P.E :
Manager, Development Services

cc: File

Enclosures: External Point of Connecticn (POC) Checklist /| Summary
POC Exhibit (0207-2020)

BOARD OF TRUSTEES
Tick Segerblom, Chair « Justin Jones, Vice Chair
James 8. Gibson « Marilyn Kirkpatrick « William McCurdy Il + Ross Miller + Michael Naft
Thomas A. Minwegen, Geneval Manager

5857 East Flamingo Road - Las Vegas, Nevada 89122 . (702) 668-8888 . (800) 782-4324

cleanwaterteam.com

Revision Date: 05162023




“ Clark County 5857 E Flamingo Road

7 oy Las Vegas, NV 89122
o ‘DN:"f: 'feflalm"t"’" (702) 668-8160

www cleanwaterteam.com

Development & Planning Services
External Point of Connection (POC) Checklist / Summary

POC Tracking Number [0207-2020 |
Engineer/Requester [Baughman & Turner |
Developer/Chent [lndlan Sprngs Investments LLC ]

Project Name/Description Multi-Family Residential {304 Units)

APN(S)
059-08-701-059
Proposed Flow (As Provided [@ avg = 0.0532 MGD, 213 ERU
by Engineer/Requester)
Zoning Request QO Yes
@ No

Capacity Results
POC Available @ Yes O No

(O Othner (see Developer Notes)

Proposed Point(s) of c
2471

Connection

Developer Notes 8-nch SS frontage required in West Boulder Lane
Elyssa Hayes®

Note: The POC Checklist/Summary and POC Exhibit are valid for one (1) year after issue date (issue date being
date shown on POC Approval Letter), POC tracking number MUST be submitted along with civil plans; otherwise
they will be retumed without review. All POC information provided herein is specific to the referenced project.

For POCs processed during zoning: The information is for reference cnly. A new PCC must be requested via the
PIPES portal by the Engineer of Record (or their engineering firm) prior to the submittal of civil improvement plans
for the zoning tem.

Form Revision Date: 06/01/2023
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