SENATE PUBLIC RESOURCES AND ECOLOGY COMMITTEE
MINUTES OF MEETING

FRIDAY, March 23, 1973

The meeting was called to order at 1:15 P.M.
Senator Wilson in the chair.
PRESENT: Senator Bryan

Senator Blakemore

Senator Young

Senator Dodge-

A. B. 117 - Exempts dairy farms, dairy products plants and frozen

dessert plants from definition of "food establishment."

James A. Edmiston, direc¢ctor of Department of Health spoke in favor
of the bill.

Motion, Do Pass, Senator Young, Seconded Senator Bryan, carried.

A. B. 122 - Repeals provision relating to definition of "pasteurized
milk or cream."

James A. Edmiston, Director of Department of Health spoke in favor
of the bill. '

Motion Senator Blakemore, Do Pass, seconded Senator Bryvan, carried.

A. B. 303 -~ Provides state regulatory control over variety seed
labeling.

Harry Gallaway, administrator of the Division of Plant industries
spoke in favor of the bill.

Motion, Senator Blakemore, Do Pass, seconded by Senator Young,
carried. :

A. B. 304 -~ Requires annual registration of certain nursery stock
producers with the state department of agriculture.

Harry Gallaway, administrator of the Division of Plant Industries
spoke in favor of the bill.

Motion, Senator Bryan, Do Pass, Seconded Senator Young, carried.

A, B. 322 - Clarifies terminology and provides pest control for
Intrastate nursery stock shipment.

Parry Gallaway, administrator of the Division of Plant Industries
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spoke in favor of the bill.
Mction, Senator Bryan, Do Pass, seconded Senator Young, carried.

A. B. 324 - Provides for collection of fees for inspection and certi-

fication of bees or appliances.

Harry Gallaway, administrator of the Division of Plant Industries,
explained that heretofore, the law covered a third party inspection
for out of state movement of bees, only. This new bill would take
care of all inspection requests by any party, with the expense
thereof being paid for by the person requesting such inspection.

Earl Nygren, a beekeeper, spoke concerning the bill and said that
his organization of beekeepers were not unanimously in favor, but
they could live with the bill.

Senator Blakemore felt the expense to people in the Tonopah area
and Pahrump valley would be prohibitive.

It is only a voluntary law, and inspections would not be done except
by request.

Motion, Senator Bryan, Do Pass, Seconded, Senator Young, carried.

A, B. 404 -~ Requires use of fire retardant roofing materials in fire
hazardous forested areas.

Bill Adams, assistant City Manager of the City of Las Vegas appeared
and spoke in favor of the bill.

4
Motion, Senator Blakemore, Do Pass, Seconded, Senator Young, carried.

A. B. 326 - Makes certain examination and fee changes for custom
’ pesticide applicators' licenses.

Harry Gallaway, administrator of the Division of Plant Industries,
spoke in favor of the bill, and presented certain requested amend-
ments.

The proposed amendment would put an automatic 6 months upon the
person who failed the examination, before he could come back in and

reapply.

Motion, Senator Young, Do Pass without Amendments, Seconded Senator
Blakemore, carried.

S. B. 48] ~ Redefines contents of master plan and zoning regulations.

S. B. 516 - Makes preservation of natural resources a criterion for
master planning, zoning and zoning administration.

Parry Burnette of the Legislative Counsel Bureau, appeared and pre-

sented proposed amendments to S, B. 481. The said proposed amendments
are attached hereto as Exhibit A.
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Ken Reinert of the BLM appeared before the Committee to discuss the
impact of this legislaticn on the BLM. He is in favor of the bill
. with 1its suggested amendments.

Bob VWarren, levada Municipal Association Director appeared to discuss
certain aspects of the bill.

John Meder, of the lievada Association of County Commissioners spoke,
but since he had not had a chance to talk to the association he
spoke in his own behalf. He felt the bill is a good one and should
be passed.

Dick Allen, Washoe County Regional Planning Director spoke in behalf
of the bill. '

Senator Blakemore object to the omission of the word "harbors."

Page 2, line 38, the words, "bi-annual report"” would be added. Page
4, line 10, 30 was changed to 65 and the words, "if any" were added.

Leslie Gray, an attorney from Reno, appeared representing the
Virginia City Water Commission.

He stated that the bill is a good one, but could be made more
stringent. !Make the bill as strong as possible without worry as
to constitionality.

. Mr. Gray presented to the committee a copy of Morris K. Udall's
article from the December Field and Stream Magazine, entitled,
Land Speculation, Investment in the Future or Downpayment on
Dust? Said article is attached hereto as Exhibit C.

Jim Priedlander, representing the Tahoe Basin Council of Govern-
ments, which consists of Carson City, Churchill, Douglas, Lyon

and Story Counties. He stated that this legislation is very dear to
their hearts and he hopes it can pass into law.

He made the following recommendations for additions:

On Page 5, line 7, the word, "unanimous" be replaced by the word
"majority". Page 2, line 27, request "harbor" be allowed in the
language. No reason for eliminating some of the phraseology on
page 3 on lines 17 through 39.

Joe Midmore of the Builder's Association of Northern Nevada spoke
in opposition to the bill. He feels it will do more harm than
good.

Ed Martinez spoke in favor of the bill, but objected to the taking
out of the word Esthetics.

Bill Adams, Assistant City Manger of the city of Las Vegas, spoke
‘ in favor of the bill.
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Gene Milligan, Mevada Association of Realtors, endorsed the remarks
mace by Mr. Midmore.

srs. Ford, Assemblywoman, spoke in favor of the bill.

S. B. 516 - Makes preservation of natural resources a criterion for

master planning, zoning and zoning administration.

This will was considered together with S. B. 418, no action taken
on either bill. Said bill S. B. 516 is attached hereto as Exhibit

B.

The meeting was adjourned at 4:45 p.m.

Respectfully submitted,

¥34

APPROVED:

Senator Wilson, Chairman
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SENATE BILL NO. 481—SENATORS YOUNG, SWOBE,
WILSON AND RAGGIO

MaRcH 15, 1973 ' .

——————
Referred to Committee on Fedaral, State and Local Governments

SUMMARY—Redefines contents of master plan and zoning regulations.
Fiscal Note: No. (BDR 22-1740)

R

EXPLANATION—Matter in italics is new; matter in brackets[ 1is
material to be omitted,

AN ACT relating to the regulation of land use; redefining master plans; redefining
the content of zoning regulations; providing for findings of compliance with
regard to proposed subdivisions;/and providing other matters properly relating
thereto. y o [/ 4

- _.Ifif}.fb'tz-/i a7 /jp LA e f// 14 [)ijww‘f’

The People of the State of Nevada, represented in Senate and Assembly,

do enact as follows.’
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SectioN 1. NRS 278.160 is hereby amended to read as follows:

278.160 1. The master plan, with the accompanying Fmaps, dia-
grams, charts, descriptive matter and reports, | charts, drawings, dia-
grams, schedules and reports, shall include such of the following subject
matter or portions thereof as are appropriate to the city, county or region, -
and as may be made the basis for the physical development thereof:

(2) Community design. Standards and principles governing the sub-
division of land and suggestive patterns for community design and devel-
opment. ‘

(b) Conservation plan. For the conservation, development and util-
ization of natural resources, including water and its hydraulic force, for-
ests, soils, rivers and other waters, § harbors,} fisheries, wildlife, minerals
and other natural resources. The plan shall also cover the reclamation of
land and waters, flood control, prevention and control of the pollution of
streams and other waters, regulation of the use of land in stream channels
and other areas required for the accomplishment of the conservation plan,
prevention, control and correction of the erosion of soils, beaches, and
shores, and protection of watersheds.

" (c) Economic plan. Showing recommended schedules for the alloca-
tion and expenditure oi public funds in order to provide for the econom-

. ical and timely execution of the various components of the plan.

(d) Housing. Survey of housirg conditions and needs and plans and
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procedure for improvement of housing standards and for the provision of
adequate housing.

(e) Land use plan.
types und of existing land cover and uses, and comprehensive plans for
the most desirable uulization of lund.

(f) Public buildings. Showing locations and arrangement of civic cen-
ters and ull other public buildings, including the architecture thereof and
the landscape treatment of the grounds thercof.

(g) Public services and fucilities. Showing general plans for sewage,
drainage and utilitics, and rights-of-ways, easements and facilitics there-
for.

(h) Recreation plan. Showing a comprehensive system of recreation
areas, inciuding natural reservations, parks, parkways, beaches, play-
grounds and other reerzation arcas, including, when practicable, the loca-
tions and proposed development thercof.

(i) Streets and highways plan.  Showing the general locations and
widths of a comprehensive system of major traffic thoroughfares and
other traffic ways and of streets and the recommended treatment thereof,
building line setbacks, and a system of strect naming or numbering, and
house numbering, with recommendations concerning proposed changes.

(j) Transit plan. Showing a proposed system of transit lines, includ-
ing rapid transit, streetcar, motorcoach and trolley coach lines and related
facilities.

(k) Transportation plan. Showing a comprehensive transportation
system, including locations of rights-of-way, terminals, viaducts and grade
separations. The plan may also include port, harbor, aviation and related
facilitics.

2. The commission may prepare and adopt, as part of the master
plan, other and additional plans and reports dealing with such other sub-
jects as may in its judgment relate to the physical development of the
city, county or region, and nothing contained in NRS 278.010 to 278.-
630, inclusive, shall be deemed to prohibit the preparation and adoption
of any such subject as a part of the master plan.

Sec. 2. NRS 278.190 is hereby amended to read as follows:

278.190 1. The commission shall endcavor to prowote public inter-
est in and understanding of the master plan and of official plans and
regulations relating thercie. As a means of furthering the purpose of a
master plan, the commission shall regularly make recommendations to the
governing body for the inplementation of the plan. :

2. It also shall consult and advise with public officials and agencies,
public utility compauics, civic, educational, professional and other orga-
nizations, and with citizens generally with relation to the carrying out of
such plans. :

3. The commission, and its members, officers and employees, in the
performance of their functions, may enter upon any land and make
examinations and surveys and place and maintain necessary monuwmnents
and marks thereon.

4. In general, the commission shall have such power as may be nec-
essary to enable it to fulfill its functions and carry out the provisions of
NRS 278.010 to 278.630, inclusive. .

An inventory and classification of natural land’
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Src. 3. NRS 278.200 is hereby amended to read as follows:

278.200 The master plan Emay be in the form of maps.3 shall be a
map, together with such charts. drawings, diagrams, schedules. reports,
ordinances, or other printed or published material, or any onc or a com-
bination of any of the foregoine £.7 as may be considered essential to the
purpases of NRS 278.010 to 275.630, inclusive.

SEC. 4. NRS 278.250 is hereby amended to read as follows:

278.250 1. For any or all of the purposes of NRS 278.010 to
278.630, inclusive, the governing body may divide the city, county or
region into districts of such numbcr, shape and area as may be dc.cmcd
best suited to carry out the purposes of NRS 278.010 to 278.630, inclu-

- sive. Within such districts it may regulate and restrict the erection, con-
struction, reconstruction, altcration, repair or use of buildings, structures
or land.

2. Such regulations shall be made in accordance with the master plan
for land use and shall be designed: :

F (a) To lessen congestion in the streets.

(b) To sccure safety from fire, panic, and other danger.

(c) To promote health and the general welfare.

(d) To provide adequate light and air.

(¢) To prevent the overcrowding of land.

(f) To avoid undue concentration of population.

(g) To facilitate the adequate provision of transnortation, water, sew-
eracge. schools. parks and other public requirements.

(a) To preserve the quality of air and water resources.

26 (b) To conserve open space and protect other natural and scenic
- 27 resources.
28 (c) To provide for recreational needs. '
o e 29 (d) To protect life and property in areas subject to floods, landslides
30 and other natural disasters.
31 (e) To avoid undue concentration of poprdation.
ST e s 32 (f) To develop a timely, orderly and efficient arrangement of transpor-
83 tation and public facilities and services.
_ —— ——— 34 (g) To ensure that the development on land is commensurate with the
35 character and the physical Umitations of the land.
36 (h) To take into account the immediate and long-range financial impact
T T 3T of the application of particular land to particulor kinds of developn{ent,
38 and the relative suitability of such land for such development.
S s 39 (i) To promote health and the general welfare.
40 3. Such reaulations shall be made with reasonable consideration,
4] among other thines. to the character of the district and its peculiar suita-
o B © 7 42 bilitv for particular uses, and with a view to conserving the value of
43  buildings and encouraging the most appropriate use of land throughout
-memme——mm s s - - ———— 44 the city. county or region. ’

.
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278.260 Changesobland-use<lassification: Notice-and hearing.~ The
governing body shall provide for the manner in which such regulations
and resirictions and the boundaries of such districts shall be determined,
establishzd and enforced. and from time to time amended, supplemented
or changed. However, no such regulation, restriction or boundary shall
become eifective until after a public hearing in relation thereto, at which
parties in interest and citizens shall have an opportunity to be heard. At

least /15 days’ notice of the time and place of the hearing shall be pub- — ~——-————"==—==="

lished in’an official newspaper, or a newspaper of general circulation, in

thé city, county, or recion.

[H+110:194 151931 NCE$5063 13

~

" SEC.IS,). NRS 278,330 is hercby amenaed to read as foliows: — -~ — -

2—()

’

278.330 1. The initial action in connection with the making of any
subdivision shall be the preparation of a tentative map or maps which
shall show, or be accompanicd by, such data as are specified by the pro-
visions of NRS 278.010 to 278.630, inclusive.




. - i _:\» } ]/7"'\(1 eyt { 1 .':‘_‘ ey ‘ J {, :
. 48 - - -~ T - "‘:‘/ j.’ B 7
R R
1 2. The subdivider shall file copics of such map or maps with the bt
o _ .. 2 plmniag commissivn., ur with the clerk of the governing body if there .= 7 ' -
3 bc no pianning comimission.
4 3. 1fthere is no planninz commission, the clerk of the governing body
s === 5 shall submit the tentotive map to the governing body at its next regular ~ 7 - T
6 mecting. The governing body shall act thercon within 40 days after such L e
. - 7 submittal. S
. 8 4. Ii there is a planning commission, it shall report to the subdivider
B 9 and to the governing b«:d}' on the map or maps of any subdivision sub- S -
o ST om0 mitted to it within 20 davs aiter the tentative map has been filed; and the
4 11 report shall '»p“:.o.k.xo d tionally approve, or disapprove the map or
e oo w12 maps of the subdivision. If conditionally approved or disapproved, the
' “13 report shall state the conditions u.ldc’p,whxch the map would have been
14 approved: T, e
R ¥ 5. 1 the subdividar i3 dissatisfied with any action of the planning
16 commission, he may, within 15 days after such action, appeal from the
e e e ———  §7 action of the plunnmw commission to the governing body which must hear
18 the same, unless the subdividar consents to a contmuance within 10 days
e it .19 Or at its next succeeding regular meeting. The governing body may by a
/ 20 majority vote of iis mambers overrule any ruling of the planning commis-
! 91 sion in regard to the tentative map] and make such findingsas are not
: 99 inconsistent with the provisions of RS 278.010 to 278. 630 inclusive, or -
“w.. ___93_ local ordinance adopted pursuant thercto. /
24 6. Before approving a tentative map, the govermng body shall fitd -~—— A 2 ST
o5 rhartlesubdivisions- A
. 28 (a) Vill not result in undue water or air pollution. In making this deter- Lot vl d
T o mination it shall consider: e TP ey o T gy R
28 (1) The elewo,—-;#e-land-aboveﬂ%level«and its relation to the b o
— 98 flood plainsy v 2,0, LooieT T e s RN arth G et 't.r'r%'i,r--?tff“ﬁ'-;??f-.“c‘
30 (2) The nature of soils and subsozls and thelr ability adequately to ey =
81 supportwaste disposal; — ;,’f__‘[ : &
32 (3) The slope of the land and its effect on effluents; g - »
33 (4) Thewvnilabiiive ofsireans for. disposal-of effiuents;wnd il LR /
- — ——— 84 (5) The applicable heclth law and regulations. — “‘"‘_,_“:‘;,T o kA L
35 (b) Has sufficient water available for the reasoncbly foreseeable needs i
386 of the subdivision. ‘ S R B 72 Y
87 (c) Will pot cause an unreasonable burden on an existing water supply, R
38 if one isto be utilized. . PR o,
- 13 (d) Vill not cause uireasonable soil erosion or reduction in the capac- T T
40 ity of the land to hold warer so that a dangerous or unhealthy condition ¥ :
... 41 . mayresult. R ST
49 {e) Vil not cause urreasonable street or Iughwav congestion or unsafe .
43 conditions with respect to use of the streets or hzg/zways existing or pro- 2]
T e T 44 posed.
45 (f) Will not cause an unreasonable burden on the ability of any school
. 46 district to provide educational services. : L
47 (g) Will not place an unreasonable burden on the ability of the local ‘j &
__ 48 govermments to provide municipal or governmental services. 1 '_!_ - ;J_ ,;:,g
TTTTT 49 () Wzll not have an undue adverse effect on ihe scenic or natural / oy s
_ , BT e
_’ ....... N A
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beauty of the area, esthetics, historic sites or rare and irreplaceable nat-
ural areas. 7

(i) Is in conformance with e dulv adopted land use plana/.

7. No provision of this ¢hanter shall be construcd to prevent a gov-
crning body froin disapproving a tentative map if such disapproval is in
the best interests of the public health, safety or welfare, and such dis-
approval is by finanimous vote and made within the time limit provided
in subsection 3.7 BRARN

L— ',L, /1 _;;‘?' -,.' ; % 1/;- K ”']L,.) Pt #ot r/ ‘,;'J
e e F——t 7 ":\\~“
S T A Nzs 278 4D N

278.410 Eialwap: Requirements and confents..

1. The final map shall be cleariy and legibly drawn in black water-
proof india ink upon good tracing cloth or produced bv the use of other
materials of a permanent rature eencrally used for such purpose in the
ehigiacadng pitadiicin L aaiihnls, cortuticnics and acknowledaments

S o M ° ? e
may be legibly stamped or printed upon the map with opaque ink.

2. The size of each shect of the map shali be 24 by 32 inches. A
~marginal line shall be drawn compictely around each sheet, leaving an

entircly blank margin of 1 inch at the top. bottom, and right cdees, and
of 2 inches at the left cdge along the 24-inch dimension.

3. The scale of the map shall be large enough to show all details
clearly and enough shests shall be used to accomplish this end.

4. The particular number of the sheet and the total nurnber of sheets
comprising the map shall be stated on cach of the sheets, and its relation
to cach adjoining shect shall bz clearly shown.

5. The final map shall show all surveyv and mathematical informa-
tion and data necessary to locate all monuments, and to locate
and retrace any and ail interior and exterior boundary lines appearing
thereon, including bearings and distances of straight lines, and radii
and arc Iength for all curves, and such information as may be necessary
to determine the location of the centers of curves.

...........

6. Each lot shall be numbered, and each block may be numbered or
lettered.

7. Each street shall be named. .
8. The exterior boundary of the land included within the subdivision'

-

shall bz indicated by/Coloredborder.
The map shall show the detinite location of the subdivision, and
particularly its relation to surrounding surveys. .
10.  The final map shall also satisly any additional survey and map
requircments of the local ordinance. '
-[Part26:110:194 151931 NCL -$-5063.25]=(NRSA~1960;"T37)
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Src. 6.' NRS 278.420 is herehy amended 1o read as follows:

278,420 The following certificates and acknowledements shall appear
on the final map and may be combined where appropriate:

1. A certificate signed and acknowledeed by all partics having any
record title interest in the land subdivided, consenting to the preparation
and recordation of the map. A liea for state, county, municipal or local
taxes and for special assessments or beneficial interest under trust deeds
or trust interests under bond indentures shall not be decmed to be an
interest in land for the purpose of this section. Any map including terri-
tory originally patented by the United States or the State of Nevada, under
patent reserving interest to cither or both of the entitics, may be recorded
under the provisions of NRS 278.010 to 278.630, inclusive, without the
consent of the United States or the State of Nevada thereto, or to dedi-
cations made thereon. Signatures required by this section of parties own-
ing richts-of-way, casements or reversions which by reason of changed
conditions, long disusc or laches appear to be no longer of practical use
or value, and which signatures it is impossible or impracticable to obtain,
may be omitted if the names of such parties and the nature of their inter-
est is endorsed on the map, together with a reasonable statement of the
circumstances preventing the procurement of such signatures.

2. A certificate, signed and acknowledged as above, offering for dedi~

cation for certain specified public uses (subject to such reservations as
may be contained in any such offer of dedication} those ccrtain parccels
of land which the parties desire so to dedicate. The certificate may state
that any certain parcel or parcels are not offered for dedication; but a
local ordinance may require as a condition precedent to the approval of
any final map that any or all of the parcels of land shown thereon and
intended for any public use shall be offered for dedication for public use
except those parcels other than streets intended for the exclusive use of
the lot owners in such subdivision, their licensees, visitors, tenants and
servants.

3. A certificate for execution by the clerk of each approving govern-
ing body stating that the body approved the map and accepted or rejected
on behalf of the public any parcels of land offered for dedication for
public use in conformity with the terms of the offer of dedication.

4. A certificate by the engineer or surveyor responsible for the survey
and final map, giving the date of the survey and stating that the survey
was made by him or under his direction, and that the survey is truc and
complete as shown. The certificate shall also state that the monuments
are of the character and occupy the positions indicated, or that they will
be set in such positions and at such time as is agreed upon under the pro-
visions of NRS 278.400.
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1 5. A certificate by the county surveyor if a subdivisinz hies within an - ot
9 unincorporated area, and if a subdivision lies within a citv. o certificate by .‘;‘f; 2T “
3 the city cengincer or by the county surveyor when for that purposc =~ -~ it ¢ - '
- . — 4 appointed by the governing body of the cityJstating that i:; has examined, /- 7 - e
5 the final map, that the subdivision as shown*thercon is substantially the o e
¢ same as it uppeared on the tentative map, and any approved alterations . L
T o 7 thereof, that all provisions of NRS 278.010 to 278.630, inclusive, and of v g BIE S
g any local ordinance applicable at the time_of approval of the tentative AL
T — —-- === g mup have becn complicd with, and that fic' is satisfied that the map is - - o o o - oo
technically correct. ‘ : 7
'}2 6. A )ccrliﬁcatc by the health division ofkdmagtment of health;” "~ - 4
T 12 welfare and rehabilitation showing that the health division approved the
13 final map concerning scwage disposal, water pollution, water quality and,
e 14 subject to confirmation by the state cngineer, water quantity. )
( 15 7. A certificate by the county clerk showing that the proposed subdi- 4
e 16 vision is considered to be a suitable application of land to the particular . . . _ . ___.
17 kind of development for which approval is sought, pursuant to the ﬁnﬂ-
18  ings of the governing body under NRS 278.330. e
®
Sez. o A NEs 2785

278.480 -Ahandoument-or-vacation-of streetssProcedarer— :
1. Any person, firm or corporation desiring the vacation or 15 S
donment of zny sireet or portion thereof shall file a petition in writing,
signed by not less than three frecholders owning lands within the area
aficcted by the proposed vacation and abandonment, with the governing
body having jurisdiction.
e 2. If there be a plouning comimission, the governing body shall refer -~ - —omrmmmmicm s e
the petition to the planning commission. which shall report thercon to
the governing body as set forth in NRS 278.240.
o 3. Whenever any streets are proposed to be vacated, the governing
; body shali cause the streets to be pested with a notice setting forth the
e n e —eme - €XtENt Of the preposed abandonment und setiing a date for public hearing, - -
which date shall be not less than 30 days and not more than 40 days
; N subscquent to the date of posting of the street. .
T 4. If, upon public hearing, the governing body is satisfied that the
// public will not be materially injured by the proposed vacation, it shall

!
. o~ U ﬁ(j )
order the street to be vacated. The governing body may make such order .-+~
conditional, and the order shall become cfiective only upon the fulfillment ™ L
of the conditions prescribed. , # a
5. The order shall be recorded in the office of the county recorder, ——— o 51
if all the conditions of the orcer have been fulfilled, and upon such recor-
dation title to the street shall revert,to the abutting propertyowners in the
proportion that the property was' dedicated by _such™abutiing property
owners or their predecessors in interest. TAThe event of a partial vacation
of a strect where the vacated portion is separated from the property from -
which it was acquired by the unvacated portion thereof, the governing
body may scll such vacated porticn upon such terms and conditions as it
deems desirable and in the best interests of the city. 1f the governing body
50 sclls the vacated portion, it shall atferd the right of first refusal to each
—— ~-—= abutting property owner as to that part of the vacated portion which B
abuts his properiy, but no action shall be taken by the governing body 268
e e . toforce such owner to purchase such portion and no such portion shall
.77 besold touny person othor tmn such owner if such sate would-resait ins : 7

AN

M

- ] : complete Joss of access to a street from such abutting property. 2
T e 7T 16, T-Any casement for light and air adjacent to any vacated street is
‘ - vacated upon the vacation of the street. :

e e oo 7. ] In any vacation or abandonment of any street or portion thereof, —-
theFoverning body may reserve and except thereirom any easements,
(é . rights or interests therein whicih the governing body may deem _desirable

et T ""/»for the use of the city or of any public utility. _
o (30:110:19:1;~1934 -NCL—3--5063.29-=(NRS_A 1967, 268, 696; .
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s preservation of natural resourses a criterxion for

SUMIIARY —--lake
master Dlanp1qg, zoning and zoning administration.
Flscal Note ilo. (BDR 22-11992)
ANl ACT relating to planning and zoning; recuiring master planning,
zoning regulation and zoning administration to be based on
the criterion of accountability for the preservatlion of natural
rasources; and providing othar matters proparly relating thersio.

THE PEOPLE Or THE STATE OF NEVADA, REPRESINTED IT\ SENATE AND

( : ASSEMBLY, DO ENACT AS FOLLOWS:

Section 1. NRS 268.1%20 is herxebv amended to read as follows:
268.190 Except as othesrwise provided by law,.the city planning
commission sﬁall have power:
" 1. To recomaend and advise the city council and all other pubiic
authorities concerning:

(a) The laying out, widening, extending, paving, parking and
locating of streets, sidewalks and boulevaxrds.

(b) The betterment of housing and sanitary conditions, and the
establishment of zones or districts within which lots or buildings
may be restricted to resicdential use, or from which the establish-
went, conduct or operation of certain busingss, manufacturxing oxr
other enterprises shall be excluded, andé limiting the height, area
and bulk of buildings and structures therein.

2. To recommend to the city cbuncil and all other public authorities
plans and rsgulations for the futurs growth, development and bzauti-
. fication of the municipality in respsct to its—’ public and private

buildings and works, streets, parks, grounds and vacant lots [.]

which shall include for each city a population pian as required by

- chapter 278 of NRS. ) T 269

3. T6 do and periorm any and all other-avts—and -Lhirngl-neSIEIany

or proper to carry out the provisions of NRS 268.100 to 268.220,

inclusive, and in general to study and propose such measures as

nay bpe for the municipal welfare [.] and in the interest of pro-

tecting the municipal area's natural resources from imoairment.




. 2. NRS 268.240 is hereby amended to read as follows:
253.240 For tha purpose of prcrmoting the health, safety, morals,
conveniance, prepsrty or genaral welfare of the community, protect-

ing the comnmunitv's natural resourcas from impairmant, and conform~

ing to the adopitad population plan, the city council or other legis-

3

laziva body, designated in MRS 268.230 to 262.300, inclusive, as a

city council of any city or incorporated town of this state, may by

1. Resgulats and restrict the height, number 6f stories and size
of buildings and other structures, the percentage of lot thaﬁ may
be occupied, the size of yards, courts and other open spaces, the

. location and use of buildings, structures and land for trade,
industry, residence or other purposes.

2, 'Establish lines designating the distance at which buildings

shall k2 erected from the property line of any lot or lots in the

Sec, 3. NRS 263.260 is hereby amznded to read as follows:
268.230 1. All regulations shall be made in'accordgnqe with a

ccmprehensive plan [,] incorporating at least the mandatory racuire-

mz2nts of a mastar plan, and designad to:

(2) Lessen congestion in the streasts.
(b) Secure safety from fire, panic and other dangers.

(c) Protect property and promote the health, safety and general

(d) Provide adequaté light and air.

(e) Prevent the overcrowding of land [.] and otherwise protect

the district’'s natural resources from impairment.

(£) Conserve the value of the buildings and structures in the <70

S
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district.

2. Such regulations shall be made with reasonable consideration,

among other things, as to the character of the district and its
ovaculiar suitability for particular uses, and with a view of con-
sa2rving the value of.broperty and encouraging the most appropriate

ns2 of land throughout the city.



Sac. 4, NRS 272.020 is herebv amended to read as follows:
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romoting health, safety, morals,

or the gzneral welifare of tha community, the governing bodies of

. " : e B o =] ;

oities and counties are authorized and emccowared to regulate and
= - iyl . "y | e | X ol w

rasztrict the improvement c¢f land and to coatrol tha location and

2. Any such ragulaticn, restriction and control shall take into

( a-=nunt +the potential impairment of natural resourcses and the total

povulation which the available natural resourcss will support with-

’

out unreasonable impairment.

Sac. 5. NRS 278.150 is hereby amended to read as follows:

. 278.150 1. The planning commission shall prepare and adopt a
comprehensive, long-term general plan for the physical devalopment
of the city, county or region which in the commission'’s judgment
bears relation to the planning thereof.

{ 2.4 The’plan shall be known as the master plan, and shall be so

vreparad that all ox portions thereof , excect as provided in sub-

section 3, may be adopted by the [legislative] governing body, as

vrovided in NRS 278.010 to 278.630,(inclusive, as a pasis for tha
development of the city, county ox rsgion for such reasonable

- pariod of time n=xt ensuing after the adopticn thereof as may
practically be covered thereby.

3. If the governing body adopts onlv a portion of the master

' plan, it shall include in any such portion a conservation plan

and a population plan as provided in NRS 278.160.

Sec. 6. NRS 278.160 is hasreby amended to read as follows:
' ' 271
2738.160 1. The master plan, with the accompanying maps, diagrams,
charts, descriptive matter and reports, shall include such of the

following subject matter or portions thereof as are appropriate to

tha cilty, county or region, and as may be nade the basis for the

physical devalopment thersof:

$.



fa) Community design. Standards and principles governing the

o
0

ion of land and suggestive patterns for community design

(0) Conservation plan. For the conservation, devalopment and
wiilization of natural resources, including water and its hydraulic

forcz, underxrground water, water suonlv, forests, soils, rivers

and other waters, harbors, fisheries, wildlife, miperals and other
natural resources. The plan shall also cover the reclamation of
land and waters, flood control, prevention and control of the
pollution of streams and other waters, regulation of the usevof

l12nd in stream channels and other areas required for the accomplish-
rment of the conservation plan, prevention;, control and correction

0f the erosion of soils [,] through propér clearing, grading and

landscaping, beaches, and shores, and protection of watersheds.

The plan shall also indicate the maximum tolerable air pollution

level.

(c) Economic plan. Showing reccmmended schedules for the allocation

o
s}
[}
0

xpanditure of public funds in order to provide forithe economical
and timely execution of the various ccmponents of the plan.

{¢) Housing. Survey of housing conditions and nesds and plans
and procedure for improvement of housing standards and for.the
provision of adsguate housing.

{e) Land use plan. An inventory and classification of natural
land types and of existing land cover and uses, and comprehensive

plans for the most desirable utilization of land.

(£) Population plan. An estimate of the total population which

the natural resources of the city, county or region will support R'72

on a continuing basis without unreasonable impairmént; =

(g) Public buildings. Showing locations and arrangement of
civic centers and all other public buildings, iﬁcluding the archi-
tacture thereof and the landscape treatment of the grounds thereof.
[(g)] (h) Eublic services and facilities. Showing general

nlans for sewage, drainage and utilities, and rights-of-way, ease-

~m+ts and facilities therzfor.



(1 (4 Recreation plan. Showing a comprehensive system of

racraation areazs, including natural reservations, parks, parkways,

-szervad riverpank strivs, bzaches, playgrounds and other recreation

z-2as, including, when practicable, the locations and proposed

(1)} (4) S=zzests and highways plan. Showing th2 genaral
lscazions and widths of a comprehensiva system of major traific

thoroughfares and othar traffic ways and of streets and ﬁhe recommendad
treatment thereof, building line setbacks, and a system of street
naming oxr numbering, and house numbering, with recommendations con-
cerning proposed changes.

[(31)1 (k) Transit plan. Showing a proposed system of transit
lines, including rapid transit, streetcar, motorcoach and trolley
coach lines and related facilities.

[(x31 (1) Transportation plan. Showing a comprehensive trans-—
portation system, including locations of rights—of~%ay, terminals,
viaducts and grade separations. The plan may also include port,
rharbor, aviation and related facilities.

2. The comnission may prepare and adopt, as paft of thes master

ditional plans and reports dealing with such other

[

piain, othzsr and a

subjects as may in its judgment relate to the physical development"
of the city, county or regicn,‘and nothing containea in NRS 278.010
to 278.630, inclusive, shall be deemed to prohibit the preparation
and adoption of any such subject as a part of the master plan.

Sec. 7. NRS 278.170 is hereby amended to read as follows:

278.170 l. The commission may prepare and adopt all or any part of

th2 master plan or any subject thereof , except as provided in sub-

-

section 2, for all or any part of the city, county or region; but <73
@r regional plans shall be coordinated with similar plans of
adjoining regions, and master county and city plans within each

regiocn shall be coordinated so as to fit properly into the master

plan for the region.



2. If the commission prepares and adopts less than all subjacts

the master plan, as outlined in MRS 278.150, it shall include

oy

in any such prevaration and adoption, the conservation arnd population

Sec. 8. NRS 278.230 is hereby amended o read as follovs:
278.232 1. Whenever the governing bodvy of any city or county
sh2ll have adopted a master plan or part thereof for the city or
county, or for any major section or district thereof, the governing
body shall, upon recommendation of the planning commission, deterﬁine
upon reasonable and practical means for putting into effect the
‘. naster plan or part thereof, in order that the same wili serve as a

pattern and guide for [tne] that kind of orderly physical growth

and development of the city or county which will cause the least

amount of natural resource impairment and will conform to the adopted

ponulation plan and as a basis for the efficient expesnditure of funds

thereof relating to the subjects of the master plan.

2. The governing body may adopt and use such procedu{e as nay

Sac., 9. NRS 278.250 is hareby amended Lo ﬁead as follows:
278.250 1. PFor any or all of the purposes of HRS 278.010 to
278.630, inclusive, the governing body may divide the city, county
or region into districts of such number, shape and area as may be
de=ned best suited to carry out the purposes'of NRS 278.010 to
‘Ib 278.630, inclusive. Within such districts it may regulate and
restrict the erection, construction, reconstruction, alteration,
repair or use of buildings, structures or land. |

2 Such re gula+1ons shall be made in accordance with the master :?74

e T S

plan for land use and snall be de51gned
(a) To lessen congestion in the streets.

() To secure safety from fire, panic, and other danger
(c) To promote health and the general welfare.

(&) To provide adequate light and air.




(e} To prevent the overcrowding of land {.] and otherwise protect

te tha adzszuate provision of transportation, water,
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sa2varage, sSchod park d othar public rsquirements.
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3. Such ragulations shall bs mads with reasonable consideration,
among‘othér things, to the character of the district and its pesculiar
suitability for particular us=s, and with a view to conserving the
value of bﬁildings and encouraging the most appropriate use of land
throughout the city, county or region.

. Sec. 10. NRS 278.300 is hereby amended to read as follows:

278.300 1. The board of adjustment shall have the following

(2) To hsar and decide aopeals‘where it is alleged by the appellant

that there is an error in any order, regquirement, decision or refusal

b

2de by an administrative official or agency based on or made in

I

the enforcemant of any zoning regulation or any regulation relating

1

th

+5 the location or scundness of structures.

(b) To hear and decid

D

, in accoxdance with the provisions of any
such regulation, reguests for variances, or for interpretation of
any map, or for decisions upon other special questions upon which
the board is authorized by any such regulation to»péss.v

‘I' {(c) Vhere by reason of exceptional narrowness, shallowness, or
shape of a specific piece of property at the time of the enactment
of the regulation, or by reason 6f exceptional topagraphic con- )

ditions or other extraordinary and exceptiéna¥‘situation ar conditig?75

“df“éﬁCh“piéce‘oprrogerty7wthe~atxiet~applicatianwéiﬂannggggiggiggwﬁwﬂw

enacted under NRS 272.010 to 272.630, inclusive, would result in

paculiar and exceptional practical difficulties to, or excaptional
unduz hardships upon, the ownex of such proparty, to authorize

riance from such strict application so as to relieve such



out substantial detriment to the public good , without substantial

imairment of affected natural resources and without substantially

th

imzairing the intent and purpose of any ordinance or resolution.
{7) To hear and decide reguesis for spa2cial use permits or other

srz2cial exceptions, in such ceses and under such conditions as thz

(b
Wl
=

ulations may prescribe.
2. Th2 unanimous concurring vote of the board of adjustment
sn2ll ke necessary to reverse any order, requirement, decision or
cetermination of any administrative official or agency, or to decide
in favor of the appellant,
. Sec. 11l. ©NRS 278.317 is hereby amanded to‘ read as follows:
278.317 i. The governing body may reserve to itself the power
to review decisions of the board of adjustmant or planning commission,
or both, with respect to special exceptions or variances, or both,
and to affirm, modify oxr reverse any such decision.

2. In reviewing such decisions, the governing body shall be

. - ) . . L\
guiced by the statement of purpose underlying land improvement

regulation expressad in NR3 278.020.
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% CONGRESSMAN’S REPORT

MORRIS K. UDALL

® 2d District of Arizona

House Office Building, Washington, .. 20313

( This is a reprint of an article I wrote for the December Field & Stream magazine. It deals

with land speculation—a subject with very serious implications for the future of this country

in general and for Arizona in particular. . MKU)

merica is running out of land.
And the land still left is tak-
ing a beating so a few spec-
ulators  and  high-pressure
sulesimien cun become wealthy.

The problem is nationwide. But
miy state, Arizona, and New Mexico,

f={ 3

CCalifornia, west Texas, and Nevada
"() are the fovus of many of theSesales

cliorts,

Wilderess, shoreline, and desert
are being gobbled up and gouged
tniu ey checherhoard  squares by
com artsts, who prey on unsuspect-
12 Lalizens.

As one wha loves the West and
decries the rape of s land, T plead
with ol Arnenicans to help us stop
thr. anslaught,

The bt s that when you deal
with thewe sharp operators you are

By Morris K. Udall

being taken, which is bad enough.
Rut what is worse is that future gen-
erations are being taken along with
you.

If the high pressure salesmen have
their way, the kind of America that
hunters and fishermen want to save
will be parceled out into modern-
day ghost towns with a gridwork of
strects and no buildings. It will pre-
vent us from doing the kind of sen-
sible land planning that will give us
something to hang onto in the future.

If the day you read this article is
typical, there will be a massive drum-
beut of promotions across the na-
tion, dispensed into your home by
mail, radio, television, and news-
papers, giving you the impression
you can find paradise, the rainbow’s
end, and an idyllic retreat from the

woes of the world simply by pick-
ing un the telephone

They will promise to make you a
tand baron, a rancher, or a big-time
investor who astounds his friends
by multiplying his money.

The blatant deceptions, false-
hoods, and fantastic. claims anger
those of us who know better. It is
frequently simply a dressed-up ver-
sion of the *“buit-and-switch” con
game where a carnival huckster sells
you a dime-store watch rather than
the gold one he is touting. If you
buy a lot, sight unseen, from a sharp
operator, you may discover a train-
ing ground for mountain goats
where he described gently rolling
hills. There may be no water, no
utilities, no stores and the nearest
community may be a gas station a
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Aol deeen aetes away Inastadbation
ol clecincity may beooveas away
catber Hear o dow ndes distant.

A cctirenent testdence site, the
pospo s ate pi Phe golden vears
st e Bt e storg caaev g woaley

and resding by Lintern hehto A an
PV ONTeCID opporiunty the praspects
G ogitadiv o e Faperts estimate
there won't be any market tor many
of the sites for more than twenty
Ve,

Uhe tinancial tragedy of ot pur-
chuases s brought home in the letters
ot gy received by Arizona law
N about land left in wills.

For evamples one New England
widow discovered that the probate
costy of her husband’s lot would be
about 3300 and the lot was only
woith 35000 She let it go. Another
mquiry  from  northern Iilinois in
1971 indicated the dececased had
tought a lot he thought was worth
S2.700, An appraisal indicated it was
wortiv $300 1o S500. and the heirs
et it rewvert to the lund development
company, probably to be sold again.

The mworal simply is that proper-
tics have a resale value of perhaps
less than half the selling price the
day after they are sold.

Arizonans and conservationists are
outraged to learn that land is being
merchandised in Eastern cities like
decdurants  or magazine subscrip-
tions with bonus prizes of silverware,
2recn ~tamps, or small appliances
for zurhy bird buvers,

Movie stars and sports celebrities
v used to boost the land sales.
Forrest Tucker, Caesar  Romero,
Rury Cathoun, Pat Boone, Bobby
Miichell. und Pat Richter have had
their names associated with various
developments.

The Arizona Daily Star, in Tucson,
disclosed that more than 400.000
actes ol private tand are currently
uader “development” with an antic-
ipated population of one million—
3 30 percent incicease for the state.
One can only imagine the kind of
nigh'mziish situation that would re-
salt if atl those who bought Arizona
luad descended on our already over-
taced schools, utilitics, and city serv-
BN

But the fact is that the great
majonty of the runchos, ranchettes,
and estates will never know human
habitation,

The Golden Valley Development
near Kingman has sold 12,300 jots
during the past decade at prices

ranging trom $595 w0 $1,795 an
acre. Eaactly torty lots are occupicd
by houses or mobile homes.

SALESPITCH
CURVES

As fur as an investment is con-
cerned. in many cases you would
do better to walk out of your present
home and buy the nearest vacant lot
or put the financial page on a dart
board and buy whatever stock is
selected by a random toss.

The glib sales pitches are confus-
ing even to the analytical minds of
investigative reporters out to re-
expose what has been called the
largest consumer fraud in history.

One Midwestern editor, Thomas
W. Pew, Ir., of the Troy, Ohio
Daily News, who posed as a poten-
tial buver. wrote: “Much of what
the salesman said came so fast and
with such a flurry of papers and
maps and contracts, opening and
closing of books, sketching out of
figures. and two interrupting tele-
phone calls that, although I consider
myself a reasonably experienced re-
porter, I was hard pressed to catch
the meaning of everything he was
saying.”

SoME FIRMS may stack the deck
against you even further. GAC,
which took over the assets of Gult
American Land Company, a firm
with a notorious reputation in Flor-
ida land sales, electronically moni-
tors its sales booths.

A Federal observer reported that
her salesman left her in a booth with
her companion, listened to their con-
versation through a microphone se-
creted in the booth, and returned a
few minutes later with a pitch aimed
at dispelling the precise doubts the
two had raised in his absence.

GAC claims the microphones are
only used to monitor sales talks for
effectivencss and propriety.

The middle-American dream of
owning land at the right place at the
right time to make a big profit is
part of the old pioneering homestead
philosophy that promoters have ex-
ploited. For example, this line from
a salesman to a doubting prospect
viewing the desolation of his pro-
posed homesite: “To be honest with
you, and this is not a sales pitch, if
all you sve is sagebrush to your waist,
you're missing 1t, you need to catch
the vision.”

Better you should catch a cold.
At least then when your head clears
your pocketbook isn't empty.

If you should happen to visit Tol-
tec City between Tucson and Phoe-
nix, you will nced some of that
superhuman  vision. The brochure
has photos of an Indian overlooking
the Grand Canyon. a gorgeous wa-
terfall, a boy hauling a big trout
from a lake, and a man driving a
golf ball across a pond. All of which
undoubtedly are in Arizona. but

none of which are at or anywhere

near Toltec City.

Arizona's terrain is as different
as it is similar. You can find beauti-
ful hillsides covered on one side by
unique desert vegetation and, on the
other, by a dusty patch that is un-
equaled in barrenness this side of
the moeon. You need to know which
you are buying, the front or back
forty.

AROUND HERE
SOMEPLACE

I sent a staff member out to in-
vestigate Chamisa Ranches, one of
the latest operations that was using
offensive and outrageous claims to
extol the virtues of its Arizona prop-
erty. The staff member talked to
three different rcal estate sales of-
fices in Show Low, Arizona. Onec
knew Chamisa Ranches was in the
vicinity but didn't know where, and
the other two gave vague directions.

Show Low is a town of 2,100
about seven miles from the Chamisa
promotion. Its inhabitants arc pecople
who know this area, its potential,

and its property values. It is thus

passing strange that not even repu-
table real estate brokers in Show
Low have heard of Chamisa and its
real “bargain™ investments. The pro-
moters are too smart to try and sel
it locally for they'd be laughed out
of town. The fact is that the money
you pay for a remote piece of ground
with no facilities might buy you one
of the best lots in a fine, established
city like Show Low with all utilities
and services.

When my staff member finally
found Chamisa Ranches, a spindly
archway over a cindered track, there
were no signs of civilization. Yet,
according to the sales people, more
than 1,000 acres have been sold
there at a gross price of $3 million.
“We don’t really expect people to
live there,” a Chamisa salesman in
Silver Spring, Maryland, said, “It's
a good investment.” Well that state-
ment is open to qucstion.

ARIZONA LAW is obviously inade-
quate to deal with the challenge to
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iy future. und the state legislature
hueLrarzed s heels about eracking
dow it onounsorupulods promaoters.

(e sete that hos taken decisive
scuon iy Calitornia, which has led
the way in demanding that develop-
ers puarantee finuncially in advance
that utilities. streets. and water facil-
ities ure avuilable in a subdivision.
P hut has chased a good many of the
My -byenisht safes promoters out of
the Cuiriornie market. Lds timie that
Aozona_amd_other Western States
fuih,)‘ﬁ,'i_\ui!‘

Various fand sales abuses through-
vat the Unned  States motivated
 ongress in 1969 10 pass a law de-
sizned to hule the sale of desert and
saans to wieuspecting buyers, The
heart of the act was disclosure. It
reguired  each company  promoting
safes ancerstate to tile reports with
the Dzpartient of Housing and Ur-
Fan Deselopiment to reveal vital in-
torration on hnancing, geographical
corsiderations,  the  availability  of
water, and so torth, A copy of the
repoit nogequired to be furnished
the buyer

It o5 w stepoan the pght direction

Courtesy Arizona Daily Star

and the Interstate lLand Sales office
of H.U.D. is working hard to c¢n-
force the law and crack down on
violators. However, chicanery and
complexity have made it inetfective
in most cases.

Let’s lock at some of the claims

~ and some of the facts for a proposed

subdivision—Willow Lakes, a for-
mer cattle ranch in Cochise County.

Not far from Benson in south-
castern Arizona, it crams 467 lots
into 150 acres. It is possible to ar-
rive at beautiful Willow Lakes only
after an eight-mile drive over a
stretch of dirt road. A salesman said
the road will be paved in the near
future. Not so, according to the Co-
chise County Planning and Zoning
Department. The lakes will be
stocked by the Arizona Game and
Fish Department, the promoter said.
The Department has no such plans.

Although the Willow Lakes sales-
man  may have promised roads,
streets, utilities, and stocked lakes,
the sales contract disclaims respon-
sibility for anything hc might have
promiscd that isn’t specifically listed.
And the contract makes no mention

4

of the above improvements.

All recreational and  retircment
developments are not bad. Some,
such as those built by the McCul-
loch Company, most noted for chain
saw manufacturing, fulfill the prom-
ises they make on development and
show you what you are purchasing.

The key to it all is checking out
what you are huying first. Never
buy quickly because prices are going
up next week, and don’t be fooled
into thinking land prices can only
rise.

At GAC's Rio Rico development
near Nogales the land sells for $3,000
an acre. It was purchased for $64 an
acre.

ONE couUPLE managed to get re-
leased from their GAC contract
after they discovered the lot the
salesman told them would be soon
worth more than $3,000 was in fact,
valued at much less by the company.

As a news service reported it, GAC
attorney John Murphy Jr. said the
lots were merely sections of unde-
veloped descrt and should not be
taxed on their future value when he
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tesittied betore the State Board of
Fav Appeais

Prhe GAC attoroneys nountained
that e land was worth SI8S an
acte Tor tan purposes, although they
wore bang seld at S5000, the AP
topoited.

Fooats credits GAC has undertaken
an oenemsie  reorgamization  and
piomnes strong offorts to eliminate
abises and o develop according to
vaietuliv contretled plans.

Frequentds, more than 50 percent
ot the price of a lot in some offer-
s goos To pay for promotion costs,
the dree trips, the slick brochures,
the sibver chating Jdish. 1n etfect you
pay for your own seduction.

NEW LAND ETHIC
NEEDED

B2vond the cost to personal pock-
ctbooks 15 the destruction of our
land Jegacy to future generations
of Americans. Draining swamps in
Florida 1s a threat 1o the water sup-
plv. and gouging roads in Arizona
increases dust pollution. The grid-
work plans favored by most devel-
opers create a visual violation of the
landscape.

Concerned citizens are beginning
to organize to oppose massive re-
zoning proposals, which would turn
grazing land into unneeded, tacky
subdivisions. But they need more
»upport in developing master zoning
pluns, This land 15 not limitless—
we nred 2 pew land ethic that does
not aliow commercial despoilation
of rural areas simply due to a lack
ol gevernment atiention.

Our pioneer spirit has always held
that the land you could buy or claim
wits vours to do with as you pleased.
This sume spirit permeates our land

Nute to My Newsietter Readers:

management philosophy, but it is a
pomt of view that population pres-
sures must force us 1o change.

NATIONAL LAND use planning would
be implemented in my bill now be-
fore Congress. This would be an-
other small step toward rational
future growth. It would encourage
states to develop master zoning plans
and review the status of Federal
lands. And it would establish a
grant-in-aid program to help the
stales.

Additionally, we obviously need
to tighten the controls of the Inter-
state Land Sales Act over unscrupu-
lous developers. It is my belief that
if we can bring sense to present
growth policies, while at the same
time insuring that efforts to check
air and water pollution reach frui-
tion, we will have a better tomorrow.

If we do not, the largest urban
areas will continue to deteriorate.
In medium-size cities, and particu-
larly in the West, lack of intelligent
planning threatens to “Los Angele-
size” the entire nation.

With this in mind, I have success-
fully amended a land use planning
bill now before Congress to impose
controls on land speculators.

The amendment would require the
states to regulate new subdivisions
and land developments to assure ex-
isting and proposed improvements
are adequate to serve the projected
population; to guarantee that ade-
quate arrangements have becn made
to finance needed improvements; and
to insure that overall design of the
property plan is adequate to prevent
flood or erosion damage.

While the future of the particular
bill this amendment is attached to is
somewhat uncertain, I intend to per-
sonally pursue this tack in future
legistation.

If today is a typical day, acres of
rare, irreplaceable land will for all

practical purposes be gone forever.
Maybe this land should have been a
park, a wilderness area, a planned
community, or something clse, but
by buying it, you and thousands of
others will have foreclosed any ra-
tional decision about making this the
kind of country that proper land use
could make it.

We must remember that this land
is our land and we must fight to pro-
tect and preserve all of it, for our
own generation and for all our chil-
dren.

WHAT YOU
CAN DO

® Write your State Legislators
and Congressmen asking for
more stringent legislation along
the lines of the California law,

® Support pending national land
use planning legislation.

e If you have land fever and
want to buy a lot, sce it before
you buy.

® After hearing a sales pitch, go
home and let the rosy. glow
wear off. Read the contract.
Some smart lawyers wrote it
and they arc not looking out
for you.

® Demand to sec the Interstate
Land Sales report and find out
who is going to pay for water
and utilities.

e Find out what comparable lots
are selling for in the area by
contacting an independent land
salesman.

-® See if there is any access to the
land and find out what the sur-
rounding land will be used for.

& Ask the salesman how much
the developer paid for the
land. -~

Si:me of you may have wondered why | produced such a comparatively small number of these mailings in 1972. As you
mev wnow, | write my own newsletters and as my Congressional responsibilities have grown, | seem to have less and less time
to sitin tront of o typewriter, This was especially true during this most unusual and difficult presidential campaign year.

Ine publication of some of my more significant newsletters as a book, Education of a Congressman, also was very
catvrsive and derwanding yet, | think, worthwhile project.

Finiy, |ohave fong believed that the power to send mail under the Congressional “frank” at taxpayers expense is a
arnvilegs o hicn maust never be abused. In every election year, | have voluntarily suspended publication of newsletters and
aetiontty sl other volume mailings within a reasonable time of the balloting to preclude any suggestion of taking an unfair

stdvatdoue S iy opponent.

N5 asaags, your comments on “LAND SPECULATION” are encouraged.

NET P2 MIED AT SO ERMMENT [XPENSE) 4-4.;::1?4.1‘

o Redens_


dmayabb
Original


CONGRESSMAN’S REPORT

MC]FtFlIS K.. UB#\.LL & Fd D¥sirict of Arizona

Haise f:'_l'_l‘:ll'l' H.I.l.'.'l.'lr.'l[' Washingeon, [C, 20515

December 8, 1972
Vol. XI, No. 3

(This is a reprint of an article | wrote for the December Field & Stream magazine. It deals with land
speculation--a subject with very serious implications for the future of this country in general and for
Arizona in particular. . .MKU)

LAND SPECULATION:
Investment in the future
...or downpayment
ondust?

merica is running out

of land. And the land

still left is taking a
beating so a few speculators
and high-pressure salesmen

can become wealthy.

The problem is nationwide.
But my state, Arizona, and
New Mexico, California,
west Texas, and Nevada are
the focus of many of these

sales efforts.

Wilderness, shoreline, and
desert are being gobbled up
and gouged into tiny
checkerboard squares by
con artists, who prey on

unsuspecting citizens.

As one who loves the West
and decries the rape of its
land, | plead with all
Americans to help us stop

this onslaught.

The fact is that when you
deal with these sharp
operators you are

By Morris K. Udall

being taken, which is bad enough. But
what is worse is that future generations are

being taken along with you.

If the high pressure salesmen have their
way, the kind of America that hunters and
fishermen want to save will be parceled
out into modern-day ghost towns with a
gridwork of streets and no buildings. It
will prevent us from doing the kind of
sensible land planning that will give us

something to hang onto in the future.

If the day you read this article is typical,
there will be a massive drumbeat of
promotions across the nation, dispensed
into your home by mail, radio, television,
and newspapers, giving you the
impression you can find paradise, the
rainbow's end, and an idyllic retreat from
the

woes of the world simply by picking up the telephone.

They will promise to make you a land baron, a rancher, or a
big-time investor who astounds his friends by multiplying his

money.

The blatant deceptions, falsehoods, and fantastic claims
anger those of us who know better. It is frequently simply a
dressed-up version of the "bait-and-switch" con game where
a carnival huckster sells you a dime-store watch rather than
the gold one he is touting. If you buy a lot, sight unseen,
from a sharp operator, you may discover a training ground
for mountain goats where he described gently rolling hills.
There may be no water, no utilities, no stores and the nearest
community may be a gas station a




half dozen miles away. Installation of
electricity may be years away rather than

a few miles distant.

As a retirement residence site, the
prospects are grim. The golden years are
no time to start carrying water and
reading by lantern light. As an
investment opportunity the prospects are
equally grim. Experts estimate there
won't be any market for many of the

sites for more than twenty years.

The financial tragedy of lot purchases is
brought home in the letters of inquiry
received by Arizona law firms about

land left in wills.

For example, one New England widow
discovered that the probate costs of her
husband's lot would be about $300 and
the lot was only worth $500. She let it
go. Another inquiry from northern
Ilinois in 1971 indicated the deceased
had bought a lot he thought was worth
$2,700. An appraisal indicated it was
worth $300 to $500, and the heirs let it
revert to the land development company,

probably to be sold again.

The moral simply is that properties have
a resale value of perhaps less than half
the selling price the day after they are

sold.

Arizonans and conservationists are
outraged to learn that land is being
merchandised in Eastern cities like
deodorants or magazine subscriptions
with bonus prizes of silverware, green
stamps, or small appliances for early

bird buyers.

Movie stars and sports celebrities are
used to boost the land sales. Forrest
Tucker, Caesar Romero, Rory Calhoun,
Pat Boone, Bobby Mitchell, and Pat
Richter have had their names associated

with various developments.

The Arizona Daily Star, in Tucson,
disclosed that more than 400,000 acres
of private land are currently under
"development" with an anticipated
population of one million--a 30 percent
increase for the state. One can only
imagine the kind of nightmarish
situation that would result if all those

ranging from $595 to $1,795 an acre.
Exactly forty lots are occupied by

houses or mobile homes.

SALES PITCH
CURVES

As far as an investment is concerned, in
many cases you would do better to walk
out of your present home and buy the
nearest vacant lot or put the financial
page on a dart board and buy whatever

stock is selected by a random toss.

The glib sales pitches are confusing
even to the analytical minds of
investigative reporters out to re-expose
what has been called the largest

consumer fraud in history.

One Midwestern editor, Thomas W.
Pew, Jr., of the Troy, Ohio Daily News,
who posed as a potential buyer, wrote:
"Much of what the salesman said came
so fast and with such a flurry of papers
and maps and contracts, opening and
closing of books, sketching out of
figures, and two interrupting telephone
calls that, although I consider myself a
reasonably experienced reporter, | was
hard pressed to catch the meaning of

everything he was saying."”

SoMmE FIRMS may stack the deck against
you even further. GAC, which took over
the assets of Gulf American Land
Company, a firm with a notorious
reputation in Florida land sales,

electronically monitors its sales booths.

A Federal observer reported that her
salesman left her in a booth with her
companion, listened to their
conversation through a microphone
secreted in the booth, and returned a few
minutes later with a pitch aimed at
dispelling the precise doubts the two had

raised in his absence.

GAC claims the microphones are only
used to monitor sales talks for

effectiveness and propriety.

The middle-American dream of owning

If you should happen to visit Toltec City between
Tucson and Phoenix, you will need some of that
superhuman vision. The brochure has photos of an
Indian overlooking the Grand Canyon, a gorgeous
waterfall, a boy hauling a big trout from a lake,
and a man driving a golf ball across a pond. All of
which undoubtedly are in Arizona, but none of

which are at or anywhere near Toltec City.

Arizona's terrain is as different as it is similar. You
can find beautiful hillsides covered on one side by
unique desert vegetation and, on the other, by a
dusty patch that is unequaled in barrenness this
side of the moon. You need to know which you

are buying, the front or back forty.

AROUND HERE
SOMEPLACE

| sent a staff member out to investigate Chamisa
Ranches, one of the latest operations that was
using offensive and outrageous claims to extol the
virtues of its Arizona property. The staff member
talked to three different real estate sales offices in
Show Low, Arizona. One knew Chamisa Ranches
was in the vicinity but didn't know where, and the

other two gave vague directions.

Show Low is a town of 2,100 about seven miles
from the Chamisa promotion. Its inhabitants are
people who know this area, its potential, and its
property values. It is thus passing strange that not
even reputable real estate brokers in Show Low
have heard of Chamisa and its real "bargain”
investments. The promoters are too smart to try
and sell it locally for they'd be laughed out of
town. The fact is that the money you pay for a
remote piece of ground with no facilities might
buy you one of the best lots in a fine, established

city like Show Low with all utilities and services.

When my staff member finally found Chamisa
Ranches, a spindly archway over a cindered track,
there were no signs of civilization. Yet, according
to the sales people, more than 1,000 acres have
been sold there at a gross price of $3 million. "We
don't really expect people to live there," a Chamisa
salesman in Silver Spring, Maryland, said. "It's a
good investment.” Well that statement is open to

question.

ARIZONA LAW is obviously inadequate to deal with
the challenge to




who bought Arizona land descended on
our already overtaxed schools, utilities,

and city services.

But the fact is that the great majority of
the ranchos, ranchettes, and estates will

never know human habitation.

The Golden Valley Development near
Kingman has sold 12,300 lots during the
past decade at prices

land at the right place at the right time to
make a big profit is part of the old
pioneering homestead philosophy that
promoters have exploited. For example,
this line from a salesman to a doubting
prospect viewing the desolation of his
proposed homesite: "“To be honest with
you, and this is not a sales pitch, if all
you see is sagebrush to your waist,
you're missing it, you need to catch the

vision."

Better you should catch a cold. At least
then when your head clears your

pocketbook isn't empty.

Courtesy Arizona Daily Star

its future, and the state legislature has dragged its
heels about cracking down on unscrupulous

promoters.

One state that has taken decisive action is
California, which has led the way in demanding that
developers guarantee financially in advance that
utilities, streets, and water facilities are available in
a subdivision. That has chased a good many of the
fly-by-night sales promoters out of the California
market. It is time that Arizona and other Western

States followed suit.

Various land sales abuses throughout the United
States motivated Congress in 1969 to pass a law
designed to halt the sale of desert and swamp to
unsuspecting buyers. The heart of the act was
disclosure. It required each company promoting
sales interstate to file reports with the Department of
Housing and Urban Development to reveal vital
information on financing, geographical

and the Interstate Land Sales office of H.U.D.
is working hard to enforce the law and crack
down on violators. However, chicanery and
complexity have made it ineffective in most

cases.

Let's look at some of the claims and some of
the facts for a proposed subdivision--Willow
Lakes, a former cattle ranch in Cochise

County.

Not far from Benson in southeastern Arizona,
it crams 467 lots into 150 acres. It is possible
to arrive at beautiful Willow Lakes only after
an eight-mile drive over a stretch of dirt road.
A salesman said the road will be paved in the
near future. Not so, according to the Cochise
County Planning and Zoning Department. The

lakes will be stocked by the Arizona Game and

Fish Department, the promoter said. The

of the above improvements.

All recreational and retirement
developments are not bad.
Some, such as those built by the
McCulloch Company, most
noted for chain saw
manufacturing, fulfill the
promises they make on
development and show you what

you are purchasing.

The key to it all is checking out
what you are buying first. Never
buy quickly because prices are
going up next week, and don't be
fooled into thinking land prices

can only rise.

At GAC's Rio Rico development




considerations, the availability of water, and so
forth. A copy of the report is required to be

furnished the buyer.

It is a step in the right direction

Department has no such plans.

Although the Willow Lakes salesman may
have promised roads, streets, utilities, and
stocked lakes, the sales contract disclaims
responsibility for anything he might have
promised that isn't specifically listed. And the

near Nogales the land sells for
$3,000 an acre. It was purchased

for $64 an acre.

ONE couPLE managed to get
released from their GAC

contract makes no mention

contract after they discovered
the lot the salesman told them
would be soon worth more than
$3,000 was in fact, valued at

much less by the company.

As a news service reported it,
GAC attorney John Murphy Jr.
said the lots were merely
sections of undeveloped desert
and should not be taxed on their
future value when he

testified before the State Board of Tax
Appeals.

The GAC attorneys maintained that the land
was worth $185 an acre for tax purposes,
although they were being sold at $5,000, the

AP reported.

To its credit, GAC has undertaken an
extensive reorganization and promises strong
efforts to eliminate abuses and to develop
according to carefully controlled plans.

Frequently, more than 50 percent of the price
of a lot in some offerings goes to pay for
promotion costs, the free trips, the slick
brochures, the silver chafing dish. In effect

you pay for your own seduction.

NEW LAND ETHIC
NEEDED

Beyond the cost to personal pocketbooks is
the destruction of our land legacy to future
generations of Americans. Draining swamps
in Florida is a threat to the water supply, and
gouging roads in Arizona increases dust
pollution. The gridwork plans favored by
most developers create a visual violation of

the landscape.

Concerned citizens are beginning to organize

management philosophy, but it is a point of
view that population pressures must force us

to change.

NATIONAL LAND use planning would be
implemented in my bill now before Congress.
This would be another small step toward
rational future growth. It would encourage
states to develop master zoning plans and
review the status of Federal lands. And it
would establish a grant-in-aid program to help

the states.

Additionally, we obviously need to tighten the
controls of the Interstate Land Sales Act over
unscrupulous developers. It is my belief that if
we can bring sense to present growth policies,
while at the same time insuring that efforts to
check air and water pollution reach fruition,

we will have a better tomorrow.

If we do not, the largest urban areas will
continue to deteriorate. In medium-size cities,
and particularly in the West, lack of
intelligent planning threatens to "Los

Angelesize" the entire nation.

With this in mind, | have successfully
amended a land use planning bill now before
Congress to impose controls on land

speculators.

The amendment would require the states to
regulate new subdivisions and land

practical purposes be gone forever.
Maybe this land should have been a
park, a wilderness area, a planned
community, or something else, but by
buying it, you and thousands of others
will have foreclosed any rational
decision about making this the kind of
country that proper land use could make

It.

We must remember that this land is our
land and we must fight to protect and
preserve all of it, for our own generation
and for all our children.

WHAT YOU
CAN DO

* Write your State Legislators and
Congressmen asking for more
stringent legislation along the lines
of the California law.

* Support pending national land use
planning legislation.

* |f you have land fever and want to
buy a lot, see it before you buy.

* After hearing a sales pitch, go
home and let the rosy glow wear
off. Read the contract. Some smart
lawyers wrote it and they are not
looking out for you.

*
Demand to see the Interstate Land

Sales report and find out who is




to oppose massive rezoning proposals, which
would turn grazing land into unneeded,
tacky subdivisions. But they need more
support in developing master zoning plans.
This land is not limitless--we need a new
land ethic that does not allow commercial
despoilation of rural areas simply due to a

lack of government attention.

Our pioneer spirit has always held that the
land you could buy or claim was yours to do
with as you pleased. This same spirit
permeates our land

Note to My Newsletter Readers:

developments to assure existing and proposed
improvements are adequate to serve the
projected population; to guarantee that
adequate arrangements have been made to
finance needed improvements; and to insure
that overall design of the property plan is

adequate to prevent flood or erosion damage.

While the future of the particular bill this
amendment is attached to is somewhat
uncertain, | intend to personally pursue this

tack in future legislation.

If today is a typical day, acres of rare,
irreplaceable land will for all

going to pay for water and utilities.

* Find out what comparable lots are
selling for in the area by contacting
an independent land salesman.

* See if there is any access to the
land and find out what the
surrounding land will be used for.

* Ask the salesman how much the
developer paid for the land.

Some of you may have wondered why | produced such a comparatively small number of these mailings in 1972. As you may know, | write
my own newsletters and as my Congressional responsibilities have grown, | seem to have less and less time to sit in front of a typewriter.

This was especially true during this most unusual and difficult presidential campaign year.

The publication of some of my more significant newsletters as a book, Education of a Congressman, also was very extensive and demanding

yet, | think, worthwhile project.

Finally, I have long believed that the power to send mail under the Congressional "frank™ at taxpayers expense is a privilege which must
never be abused. In every election year, | have voluntarily suspended publication of newsletters and virtually all other volume mailings

within a reasonable time of the balloting to preclude any suggestion of taking an unfair advantage of my opponent.

As always, your comments on "LAND SPECULATION" are encouraged.
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