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TO:    Honorable Mayor and City Council

FROM:       Richard Secrist AICP, Development Services Director

DATE:       Technical Review – January 4, 2022
City Council – January 11, 2022

RE: Consideration of Zone Change Master Plan Amendment Case No. ZCM-21-005 
(Oasis Cove) to approve the rezoning of 6.87 acres at 539 Greens Way, from Planned Unit 
Development (PUD) Parks, Recreation, and Open Space (PROS) to PUD Rural Estates 
(RE-2), located in the Mesquite Vistas Planned Unit Development.

Recommendation

Approve Resolution No. R21-066, authorize the Mayor to sign, and direct staff to update 
the Zoning Master Plan Map.

_________________________________________________________________________



2

Background

Recently, the owners of the Oasis Golf Course, Greencope LLC, approached Nevada 
Residential Construction (NRC) about selling this land.  The Golf Course needs the money 
more than they need this piece of hillside open space. So, NRC took a look at it, and made 
an offer, contingent upon being able to secure a rezoning of the property for single family 
homes that they could build.

On November 18, 2021 NRC held a neighborhood meeting with surrounding property 
owners to explain their proposal to subdivide this 6.87 acres into ten (10) residential lots.  
There was widespread opposition to the proposed rezoning from Open Space (PROS) to 
Single Family Residential (SF), and the proposed future subdivision development.

Since that time, NRC has discussed the idea of scaling back the proposal.  After seeing the 
opposition to getting the single family zoning and subdivision into ten lots, NRC wondered 
if they might get at least two (2) large estate lots on the property.  So, they discussed this
proposal with staff, and then revised their application to ask for a rezoning to Rural Estates 
(RE-2) Zoning.  The RE-2 Zone requires a minimum of 1.5 acre lots.  It also allows “Flag 
Lots,” which are prohibited in the Single Family Zone.  

The revised conceptual plan shows two lots with access off Greens Way.  Under this 
proposal there would continue to be hillside open space between the new lots and the homes 
in Lake Ridge 2 along Greens Way.  Lot 1 is 2.03 acres in size, and Lot 2 is 1.5 acres in 
size. And presumably, this would still allow the sale of the land to NRC and allow the Golf 
Course to make some money.

Back History

When this subdivision first began taking shape, it was back in 2000 – 2002 when Mesquite 
Vistas PUD was being developed in this area.  Redd Hills Parkway and Greens Way were 
being laid out, the detention ponds were being designed and constructed, along with Redd 
Hills Park and the surrounding subdivisions.

In 2001 Mesquite Vistas LLC had under option property to develop the Lake Ridge 2 
Subdivision. They made application to the City for Tentative Map Approval in March of 
2001.  The Tentative Map at that time had twenty-five (25) lots.  There were nineteen (19) 
lots along Greens Way around the cul-de-sacs and the eye-brow turn-out.  And there were 
six (6) estate lots running from Green’s Way up the slope along the golf course, on the 
other side of the access to the open space remainder lot.  They received Tentative Map 
Approval from the City Council on May 8, 2001 and Final Map Approval on June 15, 2001.
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The subdivision was not developed in accordance with these maps, and as it turned out, 
Mesquite Vistas LLC didn’t exercise their option on the 6.87 acre hillside parcel.

On May 28, 2002 Mesquite Vistas LLC received Tentative Map and Final Map Approval
for an Amended Lake Ridge Phase 2 subdivision.  This proposal called for twenty-two (22) 
residential lots as they exist today, with one large 6.87 acre “Remainder Lot” on the hillside 
property.

On December 31, 2004, Mesquite Vistas LLC sold the 6.87 acre hillside property to 
Greencope LLC, owner of the Oasis Golf Course.

Anecdotal History

It isn’t clear why the Mesquite Vistas LLC sold the open space property to the golf course.  
But some residents maintain that it was because the hillside was unstable and couldn’t 
safely be developed.  Some maintain that sediment from dredging the ponds was dumped in 
the area.  NRC has found no evidence of sediment deposited on the site, or of know 
instability problems with the slopes.

There have been rain storms that washed runoff into the back yards and homes along 
Greens Way, but that’s going to happen anywhere when building under unprotected slopes.  
The drainage and erosion has to go somewhere.  And if it isn’t directed into storm drain 
structures and improvements, it will simply take a course of least resistance.

There was also a report of one home owner on Greens Way whose foundation settled to the 
point the house broke in two.  And it was reported that the builder had to buy the house 
back and fix it.  This could have been the result of not compacting the soil properly before 
construction, or it could have been the result of hillside drainage not being properly 
channeled away from the home.

Key Facts:

 The property is zoned Park, Recreation, & Open Space
 The proposed new zoning would allow Single Family Housing at 0.667 units per acre, or    

4.58 units
 Their conceptual plan shows 2 units on 6.87 acres (0.291  units per acre)

Surrounding Zoning and Uses:

 North – Parks, Recreation, Opens Space, and Single Family Residential
 West – Parks, Recreation, Opens Space – Golf Course
 South –  Parks, Recreation, Opens Space – Golf Course
 East – Single Family Residential – Lakeridge 2 homes
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HOA Review & Approval

Back at the end of September 2021, NRC took the proposal to the Mesquite Vistas HOA 
Board for review.  They received a letter from Mark Haas (Treasurer).  In that letter he 
states that the Board met on the issue, and had concerns about storm water runoff and the 
possibility of soil subsidence.  He said they trusted the City would look into these issues 
during the plan review process.  As to the zoning issue, he said they realized the parcel is 
now zoned for Parks, Recreation, and Open Space, but that the parcel was once part of 
Lakeridge 2, and as such was once zoned for single family residential.  

No rezoning was required in 2001 when the first Lakeridge 2 Tentative and Final Maps 
were approved, so it appears it was already zoned for single family homes.

In a letter from concerned resident Gordon G Shepherd the home owners question the 
validity of the Haas letter.  They point out that the Mesquite Vistas Board never contacted 
Lakeridge 2 or the Vista Heights Boards to get their recommendations.  Also, they point to 
CC&Rs that suggest any Board decisions should be approved under the signature of the 
President of the Board.

So, the validity of that recommendation is being questioned, and the proposed rezoning and 
conceptual subdivision plans have recently changed.  These changes have not been 
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Development Code Compliance

Section 9-5-1 Master Plan Amendments, Subsection F Planning Commission Review sets 
forth the findings the Planning Commission and/or City Council must make to approve or 
deny a Zone Change / Master Plan Amendment:

4. Findings: When making its recommendation to the city council for approval, 
modification of an amendment or denial, the planning commission shall, at a minimum, 
make at least one of the following findings of fact (subsections F4a through F4e of this
section), unless a military installation is required to be noticed, then in addition to
findings listed below, a finding of fact (subsection F4f of this section) shall also be made:

a. Consistency With Master Plan:

√(1) Approval: The proposed amendment substantially complies with the policies and 
action programs of the master plan.

(2) Denial: The proposed amendment does not substantially comply with the policies and 
action programs of the master plan.

Commentary: Even though the property is not currently shown on the Master Plan Map as 
Rural Estates Residential land use activity, at one time it was zoned Single Family 
Residential, and there are numerous single family subdivisions around it, many of them on 
hillside areas.  The whole Lakeridge area is developed with single family homes at densities 
triple and quadruple what is being proposed by NRC.  

Lakeridge 2 Density – 1.38 units/acre ; 2.45 if you exclude the 6.87 acre hillside parcel

Vista Heights Density – 1.52 units/acre

La Scala Density – 1.13 units/acre

Oasis Cove (NRC Proposed) – 0.29 units/acre

Staff is of the opinion that this zone change request is consistent with the long-range 
land use plans of the City.

b. Compatible Land Uses:

√(1) Approval: The proposed amendment will provide for land uses compatible with 
(existing or planned) adjacent land uses, will support the character of the neighborhood,
and will not adversely impact the public health, safety or welfare.

(2) Denial: The proposed amendment would result in land uses which are incompatible 
with (existing or planned) adjacent land uses, does not support the character of the 
neighborhood, and would adversely impact the public health, safety or welfare.
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Commentary:  Staff believes the proposed RE-2 zoning is compatible with 
surrounding properties in terms of noise, traffic, and intensity of development. 

c. Responds To Changed Conditions:

(1) Approval: The proposed amendment responds to character changing events, 
changed conditions, or further studies that have occurred since the plan was adopted
by the city council, and the requested amendment represents a more desirable
utilization of land.

(2) Denial: The proposed amendment does not identify and respond to character changing
events, changed conditions, or further studies that have occurred since the plan was 
adopted by the city council, and the requested amendment does not represent a more 
desirable utilization of land.

Commentary: The only changed condition is that the golf course needs money and wants 
to sell the parcel for development.

d. No Adverse Effects:

√(1) Approval: The proposed amendment will not adversely affect the implementation of
the Mesquite master plan policies and action programs, with respect to traffic capacity or 
safety, site conditions, public services or facilities, or environmentally sensitive areas or 
resources.

(2) Denial: The proposed amendment will adversely affect the implementation of the 
Mesquite master plan policies and action programs, with respect to traffic capacity or 
safety, site conditions, public services or facilities, or environmentally sensitive areas or 
resources.

Commentary: The proposed amendment will not adversely affect the implementation of 
the Mesquite master plan policies and action programs, with respect to traffic capacity or 
safety, public services and facilities.  Prior to making improvements on this site for 
residential lots, grading, drainage, and soil studies will be conducted to determine if this 
site is any more environmentally sensitive than similar properties around it, and if it can be 
safely developed.

e. Desired Pattern Of Growth:

√(1) Approval: The proposed amendment will promote the desired pattern for the orderly
physical growth of the city and guides development of the city based on the projected
population growth with the least amount of natural resource impairment and the efficient
expenditure of funds for public services.

(2) Denial: The proposed amendment does not promote the desired pattern for the 
orderly physical growth of the city. The proposed amendment does not guide 
development of the city based on the projected population growth with the least amount 
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of natural resource impairment and the efficient expenditure of funds for public
services.

Commentary:  Utilities and public infrastructure are available at the site.  This is not a 
case of leap-frogging development.  And only two lots are being proposed, so this 
won’t change or greatly impact surrounding development.

Some neighbors argue that they will lose their views and that hillside home owners 
will be able to look down into their properties. Nobody is guaranteed unfettered views 
unless they have purchased solar easements or the air rights over nearby properties.  
The height restrictions in the zoning code and CCR’s are the protections offered to all 
home owners.

Consistency with Master Plan Policies:

The proposed amendment was evaluated for consistency with adopted Master Plan 
policies. The following policies are considered relevant to the amendment request:

Land Use Element:

The High Density Multi-Family Residential Zone allows long-term lodging in the form of
apartments along major arterial streets, near commercial services, transit stops, and 
employment centers. And these are located on the periphery of lower density residential 
development.

LU.3.5 Ensure that existing and proposed land uses are 
compatible.

LU.3.8 Ensure appropriate transitions from residential areas to non-residential 
areas.

LU.3.9 Buffer commercial and industrial uses from residential uses and screen the visual 
encroachment that commercial development imposes upon residential.

TR.1.8 Evaluate the long term consequences of land use decisions on the transportation 
network.

Commentary: Staff believes that high quality multi-family housing should locate near 
services at key commercial areas, serve as a buffer for other lower intensity uses, and 
provide needed workforce housing

Staff also feels that the proposed MF-4 zoning will be compatible with nearby 
residential and commercial properties in terms of noise, traffic, and intensity of
development. This will be a good transitional use on the border between the Interstate 
and high volume streets and lower density residential development to the north.
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Housing Element:

Goal 1: Ensure the availability of a variety of housing types which meet the needs of the
Mesquite’s diverse population.

HS.1.2 Support provision of a wide range of housing options and residential
densities throughout the community.

HS.4.4: Promote and encourage the development of affordable housing near
services, transportation routes, schools, and employment areas.

Commentary:  There is a demonstrated need for affordable multi-family dwellings in 
Mesquite.  Both housing task forces that have looked at this issue recommend placing such 
housing along major streets, at commercial nodes, and near community facilities and 
employment centers.  To the extent possible, preferred sites would include sites with 
existing infrastructure with commercial or multi-family zoning.

Motion For Approval

If the City Council approves the application, then the following motion and findings 
should be considered as part of that action. The City Council shall, at minimum, make at 
least one finding of fact.

The Mesquite City Council approves Zone Change Case No. ZCM-21-005 (539 Greens 
Way), based upon the information presented in the staff report, written testimony and
the testimony received during the public hearing. The Mesquite City Council 
authorizes the Mayor to sign the appropriate resolution. This action is based on the
findings listed below.

Findings
√a. Consistency with Master Plan.

(1) Approval:  The proposed amendment substantially complies with the policies and
action programs of the Master Plan.

√b.  Compatible Land Uses.

(1) Approval: The proposed amendment will provide for land uses compatible with
(existing or planned) adjacent land uses, will support the character of the neighborhood,
and will not adversely impact the public health, safety or welfare.

c. Responds to Changed Conditions.

(1) Approval:   The proposed amendment  responds to character  changing events,
changed conditions, or further studies that have occurred since the plan was adopted by
the City Council, and the requested amendment represents a more desirable utilization of 
land.

√d.  No Adverse Affects.
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(1) Approval:  The proposed amendment will not adversely affect the implementation of
the Mesquite Master Plan policies and action programs, with respect to traffic capacity
or safety, site conditions, public services or facilities, or environmentally sensitive areas or 
resources.

√e. Desired Pattern of Growth.

(1) Approval: The proposed amendment will promote the desired pattern for the orderly
physical growth of the City and guides development of the City based on the projected
population growth with the least amount of natural resource impairment and the efficient
expenditure of funds for public services.

An action for approval of any portion of the Master Plan amendment request
requires the affirmative votes of not less than two-thirds of the total membership of 
the City Council under the provisions of MMC 9-5-1(4a).  

Motion For Denial
If the City Council denies the application, then the following motion and findings should
be considered as part of that action. The City Council shall, at minimum, make at least 
one finding of fact.

The Mesquite City Council denies Zone Change Case No. ZCM-21-005, based upon the
information presented in the staff report, written testimony and the testimony received
during the public hearing.  This action is based on the findings listed below.

Findings
a. Consistency with Master Plan.

(2) Denial: The proposed amendment does not substantially comply with the policies
and action programs of the Master Plan.

b.  Compatible Land Uses.

(2) Denial: The proposed amendment would result in land uses which are incompatible
with (existing or planned) adjacent land uses, does not support the character of the
neighborhood, and would adversely impact the public health, safety or welfare.

c. Responds to Changed Conditions.
(2) Denial:   The proposed amendment  does not identify and respond to character 
changing events, changed conditions, or further studies that have occurred since the plan
was adopted by the City Council, and the requested amendment does not represent a
more desirable utilization of land.

d. No Adverse Affects.
(2) Denial: The proposed amendment will adversely affect the implementation of the
Mesquite Master Plan policies and action programs, with respect to traffic capacity or
safety, site conditions, public services or facilities, or environmentally sensitive areas or 
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resources.

e. Desired Pattern of Growth.

(2) Denial: The proposed amendment does not promote the desired pattern for the orderly
physical growth of the City. The proposed amendment does not guide development of
the City based on the projected population growth with the least amount of natural
resource impairment and the efficient expenditure of funds for public services.

Motion For Continuance
If the City Council tables the application, then the following motion and findings should
be considered as part of that action. The City Council shall, at minimum, make at least 
one finding of fact.

The Mesquite City Council continues Zone Change Case No. ZCM-21-005, based upon
the information presented in the staff report, written testimony and the testimony
received during the public hearing.  This action is based on the findings listed below.

Findings
a.  The Lakeridge Home Owners Association Board has not had an opportunity to 
review and make recommendations on the new rezoning application and proposed 
subdivision.

b.  The application refers to this property as Oasis Cove, presumably to become the 
Oasis Cove Subdivision.  It seems to be saying that this will be a stand-alone 
subdivision, and not a part of Lakeridge 2.  However, beside the two proposed lots, 
conceptual plans call for the open space hillside parcels to be designated as Common 
Area (Golf Course).  Who will hold a common interest in these properties?  The two 
lot owners and the Golf Course?  And what would be the purpose of common 
ownership?


