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Project Description

Project
Beginning

Date

Project
Completion

Date Incentive Program
Source of 

Public Revenue 
Type of Public 

Financing

Private
Sector

Investment
Incentive
Amount Specifics Benefits

Downtown - 
Redevelopment Project 
Area No. 1

1986 2031 Revitalization of vacant, aging, dilapidated 
properties.

Downtown Redevelopment 
Incentive Program 

4/1/1993 On-going Building 
Improvement
Program called 
our
"Redevelopment
Incentive
Program."

Property tax Redevelopment 
bonds

18,450,000  $    1,650,000 The incentive program 
was limited to twenty 
percent (20%) of the total 
investment not to exceed 
a $100,000 maximum 
incentive award. Once 
completed, our early 
projects spurred additional 
incentive applications and 
investment interest 
throughout the Downtown 
area.

In 1992, we had twenty-nine shut buildings in the Downtown 
surrounding the Capital Complex. The project area was in 
significant decay, economically and aesthetically.  Since then 
we have completed thirty-two (32) projects over a 15 year 
period.  Of course, the Ormsby House remains vacant, but the 
downtown corridor's business activity continues to improve 
and thrive.  Our participation ratio of 16-1 exceeds the 
national average for private-public redevelopment projects.
Plus, the indirect impact/attraction of additional investment of 
$45,000,000 was spurred by our incentive program acting as 
the principal catalyst. "But-for" our involvement, little 
investment was forthcoming. 

Carson Street 
Infrastructure

1998 On-going Streetscape 
improvements

Property tax Redevelopment 
bonds

 $    1,300,000 Sidewalk and street 
improvements to promote 
a balance between 
automobile & pedestrian, 
to increase customer 
traffic for our small 
businesses & to comply 
with ADA requirements. 

Better access to both sides of the street that invited 
property owner renewed investment, increased rents 
and attracted a better tenant mix.

Street Life Program 1998 on-going Special events 
support

Property tax Pay-as-we-go $14,000,000  $  12,000,000 Farmers Markets, Ice 
Rink, Concerts on the 
Legislative Lawn and so 
forth.

Increased foot traffic and visitor counts in the 
Downtown.  Estimate of 11,000,000 persons over 10 
years generated a positive increase in food and 
beverage taxes of approximately 6.5 percent yearly.

Arts & Culture Assistance Ongoing Ongoing Grant Property tax Redevelopment 
bonds

 $       675,000 Matching funds to acquire 
the historic St. Teresa 
Catholic Church and 
convert it into a concert 
hall.

Arts and culture-related activities result in 47,500 
additional visitors to Downtown Carson City in 2008 
alone.

Fiscal Note - 1/5/09
Carson City Redevelopment 
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Project Description

Project
Beginning

Date

Project
Completion

Date Incentive Program
Source of 

Public Revenue 
Type of Public 

Financing

Private
Sector

Investment
Incentive
Amount Specifics Benefits

Fiscal Note - 1/5/09
Carson City Redevelopment 

South Carson Street 
Redevelopment Project 
Area No. 2

2004 2034 Sales tax revenues 
provide approximately 40 
percent of our general 
fund revenue.  Retaining 
and growing our retail 
base are essential 
components of our 
economic development & 
redevelopment initiatives 
and the use of 
Redevelopment is our 
most effective tool.

This redevelopment project area was created to retain 
and attract auto dealerships, retail, lodging, gaming, and 
other commercial projects. To date the various projects 
have generated approximately $1.5 million in new tax 
increment for the project area, along with $2.2 million in 
new sales tax revenue revenues. Below are listed the 
most significant public-private projects since 2004 in this 
project area

Reuse of a vacant Wal-
Mart big box building with a 
new Burlington Coat Factor 
and Sportsmen's 
Warehouse

2008 2009 Gap financing to 
ensure the 
developer's ROI (9 
percent) was 
sufficient to seek 
private financing 

General fund 
and tax 
increment

General fund 
subsidy and on-
going tax 
increment

$26,000,000  $    4,500,000 $2,000,000 in revenues 
generated by landfill 
proceeds and $180,000 
per year for 15 year paid 
by tax increment.

The new retailers will produce approximately $750,000 
per year in new sales tax revenues.  This project 
prevented this shopping center from becoming blighted 
and run down.  The other retailer in the center, JC 
Penny's was threatening to vacate unless something 
was done immediately.  The in-line stores were mostly 
vacant and the remaining small businesses were 
struggling.

Casino Fandango, Galaxy 
Theater and Marriott Hotel

2005 2008 Street project tax increment 
reimbursement

on-going tax 
increment

$36,000,000.
The street 
project was 
$4,500,000

 $       375,000 Joint project funded by 
RTC and the RDA to 
extend and improve Curry 
Street to benefit the new 
movie theater and the 
area in general. 

Catalyst for private investment throughout the project 
area, such a the Tahoe Quail Center.

New Toyota dealership 2007 2009 Land write-down General fund Revenue bonds $19,000,000 $3,600,000 $3,600,000 loan to be 
repaid with increased 
sales tax revenues over a 
15 year period.  Claw 
backs include liquidated 
damages to ensure that 
the dealerships remain in 
Carson City, and a 
recorded second on the 
property.

The Campagni Auto Group generates approximately 
$2,000,000 per year in sales tax.  This is approximately 
10 percent of our sales tax base.  This was business 
retention project. 
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Project
Beginning
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Project
Completion
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Public Revenue 
Type of Public 

Financing
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Investment
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Fiscal Note - 1/5/09
Carson City Redevelopment 

New Subaru, Honda, and 
Chevrolet dealerships

2008 2009 20 percent of the 
project costs

tax increment 
reimbursement
to the general 
fund

on-going tax 
increment

$30,000,000 $4,800,000 
commitment
over two 
distinct phases

Public-private partnership 
with Hohl Auto Group to 
retain and grow our auto 
sales component of our 
retail mix.  Mr. Hohl will 
build new Honda and 
Subaru stores and add 
Chevy to his General 
Motors line of dealerships 
on South Carson Street 

The Hohl Auto Group generates approximately 
$1,600,000 per year in sales tax.  This is approximately 
9 percent of our sales tax base.  This was business 
retention project. 

Downtown

South Carson 

January 28, 2009

2008-09 ass'd value 
83,701,273

Base ass'd values
42,493,923 (85-86)

Please note that no STAR bonds or tax increment areas exist in Carson City

48,201,114 (04-05) 93,141,875
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From: George Stevens

To: Guindon, Russell; 

CC: Virginia Valentine; 

Subject: Tax Abatements

Date: Tuesday, January 13, 2009 1:44:33 PM

Attachments:

Greetings,
 
We are in receipt of your letter to County Manager Virginia Valentine regarding the above topic.  
We previously responded to a similar letter from Assemblywoman Kirkpatrick with our response 
directed to Susan Scholley.  I will FAX you a copy of that response.  There has been no change in 
the status of our Redevelopment Agency (or our use of tax abatements generally) since our August 
response with the exception that the annual revenues of the agency have increased to about $11.0 
million annually.  Coincidentally, the Board of County Commissioners will consider an item on its 
January 20, 2009, agenda dealing with the current financial status of the Agency.  Should that 
discussion result in any change in direction regarding the future operation of the Agency, we will 
update you accordingly.
 
Let me know if our response is sufficient.
 
George W. Stevens    
Chief Financial Officer
Clark County, Nevada
(702)  455-3234
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From: Brown, Michael

To: Guindon, Russell; 

CC:

Subject: Request for information on economic development/
redevelopment

Date: Thursday, January 22, 2009 6:17:01 PM

Attachments:

Hi Russell.  Sorry for being late in providing you with a response to your request for 
information about financing for economic development and redevelopment projects 
in Douglas County.  I will get the requested information to you no later than this 
Monday, January 26 as I can complete your request over the weekend. Have a 
great day.
 
T. Michael Brown
Douglas County Manager
782-9821
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From: BArmantrout@bcnv.org

To: Guindon, Russell; 

CC: VMayes@bcnv.org; DHoney@bcnv.org; TInch@bcnv.org; 

Subject: RE: Boulder City response to LCB request on local use of tax incentive 
programs

Date: Tuesday, January 27, 2009 5:49:52 PM

Attachments: ATT1449669.gif 

 
Mr. Guindon,  
 
Thank you for the opportunity to share with you the responses to your inquiry dated January 5, 
2009 regarding local government use of tax incentive programs, specifically the:  
 
1. Tourism Improvement Districts  
2. Tax Increment Areas  
3. Redevelopment Areas  
 
Boulder City does not have a Tourism Improvement District nor a Tax Increment Area, but does 
have a Redevelopment Area.  All responses below relate to our Redevelopment Area and 
program.  
 
Q1 - The cost of the project indicating the amount covered by private sources and by public 
revenue.  
 
A1 - The program is administered by the City Manager and the Community Development 
Director, and one part-time employee.  Only a portion of the CD Director's salarly is covered by 
the RDA program, and 80% of the part-time employee's wages.  All operating revenues are 
derived from the overall RDA revenue stream, no private sources contribute to the program 
operation.  The program sets aside 10% of annual revenues to administer the program, and 
unused funds are redesignated each year for other projects to be undertaken by the RDA for the 
following year.  on average, the program has spent approximately $55,000/yr over the past 3 
years for administrative costs.  
 
 
Q2 - The source and amount of public revenue used (sales tax, property tax, other revenue)  
 
A2 - All revenue is derived through property tax increment, and to a much, much lesser degree, 
interest earned on fund balance of program revenues.    Estimated program revenues for FY 08-
09 are $1M.    
 
 
Q3 - The type of financing used (bonds, pay-as-you-go, other)  
 
A3 - To date, all projects have been financed as a "pay-as-you-go" system for public projects, 
and as a grant reimbursement program for private projects.  The RDA has not used bonds or 
other financial instruments to finance projects as of the date of this report.  
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Q4 - The actual and estimated benefits and costs of the project  
 
A4 - The overall program has resulted in an increase in the gross assessed value of land and 
improvements from $39.4M in 1999 to the present day value of $217.4M (before application of 
the mandatory statuatory reduction and annual growth limitations at 8% in taxable value for tax 
assessment purposes)  
 
Other requested data:  
 
Base amount of assessed value of the property in the Redevelopment Area:  Base year is 1999. 
 Base property value after statuatory reduction in taxable value: $27,371,050  
 
Additional assessed value that has been created in the district: Current assessed value (for 
FY08/09) after statuatory reduction in taxable value, including limiting growth in value to no more 
than 8% annually:  $92,486,514  
 
Economic benefit to local government: Tax increment increase of $65,115,464 in net assessed. 
 Since year 2000, $25M in private funds have been invested into redevelopment-related projects, 
with $3.2M of public funds towards those projects and other public projects.  
 
Additional business or retail activity that has located in the district due to either the direct or 
indirect effects of the Redevelopment Area:  Several local businesses have reconstructed their 
facilities as a direct result of a neighboring property that utilized the RDA program to rehabilitate 
their program.  Example:  A historic fast food restaurant (A&W Restaurant) utilized an RDA grant 
to freshen up the exterior of the building, signage, repave their parking lot and install attractive 
landscaping.  A business on the opposing side of the street (McDonalds) chose to tear down 
their building and construct a new facility with intensive landscape, public sculpture, and other 
improvements to the property at their cost in response to the surrounding rehabilitative efforts.  
 
Partial abatement of sales and use taxes for economic development?  Boulder City does not 
offer tax abatement programs.  
 
Green Buildings program?  Boulder City is not aware of any participants in the Green Building 
program.  For those projects completed in the RDA Plan Area, while some have implemented 
LEED standards to improve energy efficiency, it was done as an effort to obtain a reduced 
building permit fee and not due to other programs.  
 
Additional methods where local government revenues have been used to provide financing for a 
project which benefits a business entity, regardless of location:  Boulder City does not have 
supplemental revenue that it can dedicate towards business development.  
 
Summary  
Should you require more detail or additional information, I can be reached by email at 
"barmantrout@bcnv.org" or by telephone at 702-293-9282.  If needed, I would be happy to 
answer any questions that the legislature may have during the legislative session.  
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1/21/2009
Page 1 of 5

Project Description

Project
Beginning

Date
Estimated Project 
Completion Date NRS

Type of 
Financing/
Abatement

Amount of 
Abatement/
Assistance Funding Details Benefit to the City of Henderson

Total Estimated Recurring 
Economic Impacts* ROI Calculations*

Downtown Redevelopment 
Area

1995 2025 279 Various (See 
below)

 See below See below Revitalization of and reinvestment in aging areas (see below).

Water Street South Phase I 
(now Corley Center) - 30,500-
square-foot mixed-use building

3/10/2005 12/10/2005 279 Land Write 
Down/Grant

 $    2,575,900 Land write down - $1,185,900; 
Grant - $1,390,000
Private investment - $3,949,039

This was the first new construction project in the redevelopment 
area. The project spurred interest in the area, resulting in 
numerous subsequent projects requiring far less subsidy or zero 
assistance (see attached supplement). Projected total tax 
increment from this project: $1,261,562

Direct Impacts:
Employment - 120.3
Wages/Salaries - $2,438,555
Economic Output - $9,413,358
Indirect Impacts:
Employment - 5.5
Wages/Salaries - $211,065
Economic Output - $2,264,987
Induced Impacts:
Employment: 11.1
Wages/Salaries - $403,853
Economic Output - $3,424,578

Private Investment Leverage - $1.54
Public cost per job created -$21,406
Annual wages/salaries per $1 invested - $1.84
Annual economic output per $1 invested - $3.65

Water Street South Phase II - 
28,500-square-foot office 
building

3/15/2006 8/30/2006 279 Land Write 
Down/Grant

 $    1,022,313 Land write down - $542,313; 
Grant - $480,000
Private investment - $5,337,794

Phase II of above project, housing the Nevada State College, 
including approximately 270 students and 40 faculty. Projected 
total tax increment from this project:  $1,241,476. 

Direct Impacts:
Employment - 142.5
Wages/Salaries - $6,105,984
Economic Output - $12,111,369
Indirect Impacts:
Employment - 7.8
Wages/Salaries - $292,402
Economic Output - $3,035,527
Induced Impacts:
Employment: 14.4
Wages/Salaries - $522,339
Economic Output - $4,417,787

Private Investment Leverage - $6.04
Public cost per job created -$7,174
Annual wages/salaries per $1 invested - $5.97
Annual economic output per $1 invested - $11.85

Note: Due to the volume of students, there is a sizeable spending 
impact on local spending of approximately $820,000 per year and 
the students would support approximately 20 jobs and $520,000 in 
personal income at businesses in Henderson.

Pinnacle - 15,000-square-foot, 
3-story, mixed-use building 
with retail and office space

1/10/2005 1/31/2006 279 Deferred loan  $       950,000 Loan deferred for five years, with the 
building as collateral
Private investment - $2,605,000

This project replaced an empty lot on the main thoroughfare 
through the downtown and put the property back on the tax rolls. 
Projected total tax increment from this project: $685,609

Direct Impacts:
Employment - 61.1
Wages/Salaries - $2,438,555
Economic Output - $4,836,933
Indirect Impacts:
Employment - 2.9
Wages/Salaries - $109,672
Economic Output - $1,170,932
Induced Impacts:
Employment: 5.7
Wages/Salaries - $207,675
Economic Output - $1,760,358

Private Investment Leverage - $2.74
Public cost per job created -$15,545
Annual wages/salaries per $1 invested - $2.57
Annual economic output per $1 invested - $5.09

Response to Legislative Council Bureau
City of Henderson - Economic Funding Sources and Impacts
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1/21/2009
Page 2 of 5

Project Description

Project
Beginning

Date
Estimated Project 
Completion Date NRS

Type of 
Financing/
Abatement

Amount of 
Abatement/
Assistance Funding Details Benefit to the City of Henderson

Total Estimated Recurring 
Economic Impacts* ROI Calculations*

Response to Legislative Council Bureau
City of Henderson - Economic Funding Sources and Impacts

Meridian - 20,000-square-foot, 
three-story, mixed-use building 
with retail, office and 
residential components

1/31/2006 3/15/2007 279 Deferred loan  $       775,000 Loan deferred for five years, with the 
building as collateral
Private investment - $1,750,000

This project replaced two dilapidated buildings, attracted five new 
businesses, employing approximately 40 people, and added new 
residents in the apartments. Projected tax increment from this 
project is $461,322.

Direct Impacts:
Employment - 47.7
Wages/Salaries - $1,804,875
Economic Output - $3,580,014
Indirect Impacts:
Employment - 2.0
Wages/Salaries - $77,053
Economic Output - $842,666
Induced Impacts:
Employment: 4.2
Wages/Salaries - $153,168
Economic Output - $1,300,606

Private Investment Leverage - $2.26
Public cost per job created -$16,259
Annual wages/salaries per $1 invested - $2.33
Annual economic output per $1 invested - $4.62

Asset Central - 45,000-square-
foot, three-story building with 
retail/office space.

TBD TBD 279 Equity partner  $       600,000 Agency is an equity partner in the 
project.
• The Agency Participation will not 
receive any dividend participation or 
interest during the first five (5) years. 
• Participant will have the option to 
buy out the Agency at any time within 
five (5) years at a simple interest rate 
of four percent (4%) annually.
• Participant will be required to buy 
out the Agency at the equity share its 
investment represents within years six 
(6) through eight (8).

Projected private investment - 
$12,800,000

The project consolidated two underutilized, vacant parcels and a 
third with a dilapidated building.  Total projected tax increment 
from this project: $2,040,150

Estimated Direct Impacts:
Employment - 225.0
Wages/Salaries - $9,641,028
Economic Output - $19,123,214
Estimated Indirect Impacts:
Employment - 12.3
Wages/Salaries - $461,687
Economic Output - $4,792,937
Induced Impacts:
Employment: 22.7
Wages/Salaries - $824,745
Economic Output - $6,975,454

Estimated :
Private Investment Leverage - $21.33
Public cost per job created -$2,667
Annual wages/salaries per $1 invested - $16.07
Annual economic output per $1 invested - $31.87

City Tower TBD TBD 279 Purchase of 
public parking 
spaces

 $    4,400,000 Dependent upon the Agency's ability 
to bond

Projected private investment - 
$90,000,000

The purchase of 200 public parking spaces within the project's 
garage

Estimated Direct Impacts:
Employment -551.1
Wages/Salaries - $22,462,594
Economic Output - $44,555,102
Estimated Indirect Impacts:
Employment - 27.2
Wages/Salaries - $1,030,212
Economic Output - $10,902,273
Induced Impacts:
Employment: 52.8
Wages/Salaries - $1,915,604
Economic Output - $16,226,613

Estimated :
Private Investment Leverage - $19.45
Public cost per job created -$7,984
Annual wages/salaries per $1 invested - $5.11
Annual economic output per $1 invested - $10.13

Façade Improvement Program Ongoing Ongoing 279 Loan to Grant  $       846,565 80% grant/20% owner contribution up 
to $30,000 per storefront. Set up as a 
loan for five years at Treasury plus 
3%

12 facades improved; 17 buildings painted; 5 sign grants. Agency 
funds were matched with $1,347,632 in owner contributions

*Non-recurring, one-time 
impacts
Employment - 25.5
Wages/Salaries - $1,283,411
Economic Output - $3,508,018

Private Investment Leverage - $1.59
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1/21/2009
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Project Description

Project
Beginning

Date
Estimated Project 
Completion Date NRS

Type of 
Financing/
Abatement

Amount of 
Abatement/
Assistance Funding Details Benefit to the City of Henderson

Total Estimated Recurring 
Economic Impacts* ROI Calculations*

Response to Legislative Council Bureau
City of Henderson - Economic Funding Sources and Impacts

Homeowner Assistance 
Program

Ongoing Ongoing 279 Grant/low-
interest loans

 $       451,495 Combination of grants and loans for 
various home improvements

Assisted 140 homeowners to improve their residences; matched 
by $204,215 in owner contributions

*Non-recurring, one-time 
impacts
Employment - 7.5
Wages/Salaries - $383,532
Economic Output - $1,048,330

Private Investment Leverage - $0.45

Water Street Infrastructure 
and Streetscape 
Improvements

279 TIF and City 
funds, and 
Federal Grants

 $  12,285,050  TIF-$3,195,488
Grants-$1,478,750
CoH Water/Sewer- $507,560
CoH Bonding - $6,942,764
CoH Gas Tax - $160,488

Widened sidewalks for safer pedestrian travel, upgraded storm 
sewer, street furniture, street paving, and improved pedestrian 
crossings

*Non-recurring, one-time 
impacts
Employment - 143.4
Wages/Salaries - $7,349,444
Economic Output - $20,088,637

Arts & Culture Assistance Ongoing Ongoing 279 Grants/loans/o
perations

 $       440,000 Operational funding for events, gallery 
assistance program (loans/grants for 
rental assistance), purchase of public 
murals

Arts and culture-related activities result in 443,500 visitors to the 
Water Street District (Downtown Redevelopment Area), with an 
economic impact of $19,453,900 per year.  This amount was 
matched by $30,000 in outside grants.

Pacific Pines 2006 Ongoing N/A N/A Private investment - Approximately 
$24,000,000

Project received $200,000 in 
LIHTC/HOME funds

Currently, the project has 186 low-income, senior apartment units, 
with a fourth phase in the planning stages

*Non-recurring, one-time 
impacts
Employment - 88.4
Wages/Salaries - $4,532,596
Economic Output - $12,389,191

Private Investment Leverage - $12.79

Lake Mead Crossing 7/1/2007 Ongoing N/A N/A Private investment - $150,000,000 74-acre retail complex anchored by Target that will generate
$24,360,000 in tax increment over the remaining life of the Agency

Direct Impacts:
Employment - 1,955.6
Wages/Salaries - $77,848,555
Economic Output - $154,414,501
Indirect Impacts:
Employment - 55.2
Wages/Salaries - $2,271,344
Economic Output - $30,219,552
Induced Impacts:
Employment: 178.4
Wages/Salaries - $6,468,435
Economic Output - $55,508,897

Private Investment Leverage - Infinite
Public cost per job created -$0.00
Annual wages/salaries per $1 invested - Infinite
Annual economic output per $1 invested - Infinite

Gateway TBD TBD N/A N/A Projected private investment - 
$8,000,000

Two-story, 10,000-square-foot diner/tavern that will replace a 
dilapidated commercial building located on a very small lot. 
Projected to generate $1,299,200 in tax increment over the 
remaining life of the Agency

Schurtleff Plaza TBD TBD N/A N/A Projected private investment - 
$3,000,000

Three-story, 15,000-square-foot, retail/medical office building. 
Projected to generate $487,200 in tax increment over the 
remaining life of the Agency

Downtown Redevelopment Area Projects NOT requiring financial assistance, but generating tax increment, which were spurred by the projects above:
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Project Description

Project
Beginning

Date
Estimated Project 
Completion Date NRS

Type of 
Financing/
Abatement

Amount of 
Abatement/
Assistance Funding Details Benefit to the City of Henderson

Total Estimated Recurring 
Economic Impacts* ROI Calculations*

Downtown Redevelopment 
Area

1995 2025 279 Various (See 
below)

 See below See below Revitalization of and reinvestment in aging areas (see below).

Water Street South Phase I 
(now Corley Center) - 30,500-
square-foot mixed-use building

3/10/2005 12/10/2005 279 Land Write 
Down/Grant

 $    2,575,900 Land write down - $1,185,900; 
Grant - $1,390,000
Private investment - $3,949,039

This was the first new construction project in the redevelopment 
area. The project spurred interest in the area, resulting in 
numerous subsequent projects requiring far less subsidy or zero 
assistance (see attached supplement). Projected total tax 
increment from this project: $1,261,562

Direct Impacts:
Employment - 120.3
Wages/Salaries - $2,438,555
Economic Output - $9,413,358
Indirect Impacts:
Employment - 5.5
Wages/Salaries - $211,065
Economic Output - $2,264,987
Induced Impacts:
Employment: 11.1
Wages/Salaries - $403,853
Economic Output - $3,424,578

Private Investment Leverage - $1.54
Public cost per job created -$21,406
Annual wages/salaries per $1 invested - $1.84
Annual economic output per $1 invested - $3.65

Water Street South Phase II - 
28,500-square-foot office 
building

3/15/2006 8/30/2006 279 Land Write 
Down/Grant

 $    1,022,313 Land write down - $542,313; 
Grant - $480,000
Private investment - $5,337,794

Phase II of above project, housing the Nevada State College, 
including approximately 270 students and 40 faculty. Projected 
total tax increment from this project:  $1,241,476. 

Direct Impacts:
Employment - 142.5
Wages/Salaries - $6,105,984
Economic Output - $12,111,369
Indirect Impacts:
Employment - 7.8
Wages/Salaries - $292,402
Economic Output - $3,035,527
Induced Impacts:
Employment: 14.4
Wages/Salaries - $522,339
Economic Output - $4,417,787

Private Investment Leverage - $6.04
Public cost per job created -$7,174
Annual wages/salaries per $1 invested - $5.97
Annual economic output per $1 invested - $11.85

Note: Due to the volume of students, there is a sizeable spending 
impact on local spending of approximately $820,000 per year and 
the students would support approximately 20 jobs and $520,000 in 
personal income at businesses in Henderson.

Pinnacle - 15,000-square-foot, 
3-story, mixed-use building 
with retail and office space

1/10/2005 1/31/2006 279 Deferred loan  $       950,000 Loan deferred for five years, with the 
building as collateral
Private investment - $2,605,000

This project replaced an empty lot on the main thoroughfare 
through the downtown and put the property back on the tax rolls. 
Projected total tax increment from this project: $685,609

Direct Impacts:
Employment - 61.1
Wages/Salaries - $2,438,555
Economic Output - $4,836,933
Indirect Impacts:
Employment - 2.9
Wages/Salaries - $109,672
Economic Output - $1,170,932
Induced Impacts:
Employment: 5.7
Wages/Salaries - $207,675
Economic Output - $1,760,358

Private Investment Leverage - $2.74
Public cost per job created -$15,545
Annual wages/salaries per $1 invested - $2.57
Annual economic output per $1 invested - $5.09

Response to Legislative Council Bureau
City of Henderson - Economic Funding Sources and Impacts
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Meridian - 20,000-square-foot, 
three-story, mixed-use building 
with retail, office and 
residential components

1/31/2006 3/15/2007 279 Deferred loan  $       775,000 Loan deferred for five years, with the 
building as collateral
Private investment - $1,750,000

This project replaced two dilapidated buildings, attracted five new 
businesses, employing approximately 40 people, and added new 
residents in the apartments. Projected tax increment from this 
project is $461,322.

Direct Impacts:
Employment - 47.7
Wages/Salaries - $1,804,875
Economic Output - $3,580,014
Indirect Impacts:
Employment - 2.0
Wages/Salaries - $77,053
Economic Output - $842,666
Induced Impacts:
Employment: 4.2
Wages/Salaries - $153,168
Economic Output - $1,300,606

Private Investment Leverage - $2.26
Public cost per job created -$16,259
Annual wages/salaries per $1 invested - $2.33
Annual economic output per $1 invested - $4.62

Asset Central - 45,000-square-
foot, three-story building with 
retail/office space.

TBD TBD 279 Equity partner  $       600,000 Agency is an equity partner in the 
project.
• The Agency Participation will not 
receive any dividend participation or 
interest during the first five (5) years. 
• Participant will have the option to 
buy out the Agency at any time within 
five (5) years at a simple interest rate 
of four percent (4%) annually.
• Participant will be required to buy 
out the Agency at the equity share its 
investment represents within years six 
(6) through eight (8).

Projected private investment - 
$12,800,000

The project consolidated two underutilized, vacant parcels and a 
third with a dilapidated building.  Total projected tax increment 
from this project: $2,040,150

Estimated Direct Impacts:
Employment - 225.0
Wages/Salaries - $9,641,028
Economic Output - $19,123,214
Estimated Indirect Impacts:
Employment - 12.3
Wages/Salaries - $461,687
Economic Output - $4,792,937
Induced Impacts:
Employment: 22.7
Wages/Salaries - $824,745
Economic Output - $6,975,454

Estimated :
Private Investment Leverage - $21.33
Public cost per job created -$2,667
Annual wages/salaries per $1 invested - $16.07
Annual economic output per $1 invested - $31.87

City Tower TBD TBD 279 Purchase of 
public parking 
spaces

 $    4,400,000 Dependent upon the Agency's ability 
to bond

Projected private investment - 
$90,000,000

The purchase of 200 public parking spaces within the project's 
garage

Estimated Direct Impacts:
Employment -551.1
Wages/Salaries - $22,462,594
Economic Output - $44,555,102
Estimated Indirect Impacts:
Employment - 27.2
Wages/Salaries - $1,030,212
Economic Output - $10,902,273
Induced Impacts:
Employment: 52.8
Wages/Salaries - $1,915,604
Economic Output - $16,226,613

Estimated :
Private Investment Leverage - $19.45
Public cost per job created -$7,984
Annual wages/salaries per $1 invested - $5.11
Annual economic output per $1 invested - $10.13

Façade Improvement Program Ongoing Ongoing 279 Loan to Grant  $       846,565 80% grant/20% owner contribution up 
to $30,000 per storefront. Set up as a 
loan for five years at Treasury plus 
3%

12 facades improved; 17 buildings painted; 5 sign grants. Agency 
funds were matched with $1,347,632 in owner contributions

*Non-recurring, one-time 
impacts
Employment - 25.5
Wages/Salaries - $1,283,411
Economic Output - $3,508,018

Private Investment Leverage - $1.59
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Response to Legislative Council Bureau
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Homeowner Assistance 
Program

Ongoing Ongoing 279 Grant/low-
interest loans

 $       451,495 Combination of grants and loans for 
various home improvements

Assisted 140 homeowners to improve their residences; matched 
by $204,215 in owner contributions

*Non-recurring, one-time 
impacts
Employment - 7.5
Wages/Salaries - $383,532
Economic Output - $1,048,330

Private Investment Leverage - $0.45

Water Street Infrastructure 
and Streetscape 
Improvements

279 TIF and City 
funds, and 
Federal Grants

 $  12,285,050  TIF-$3,195,488
Grants-$1,478,750
CoH Water/Sewer- $507,560
CoH Bonding - $6,942,764
CoH Gas Tax - $160,488

Widened sidewalks for safer pedestrian travel, upgraded storm 
sewer, street furniture, street paving, and improved pedestrian 
crossings

*Non-recurring, one-time 
impacts
Employment - 143.4
Wages/Salaries - $7,349,444
Economic Output - $20,088,637

Arts & Culture Assistance Ongoing Ongoing 279 Grants/loans/o
perations

 $       440,000 Operational funding for events, gallery 
assistance program (loans/grants for 
rental assistance), purchase of public 
murals

Arts and culture-related activities result in 443,500 visitors to the 
Water Street District (Downtown Redevelopment Area), with an 
economic impact of $19,453,900 per year.  This amount was 
matched by $30,000 in outside grants.

Pacific Pines 2006 Ongoing N/A N/A Private investment - Approximately 
$24,000,000

Project received $200,000 in 
LIHTC/HOME funds

Currently, the project has 186 low-income, senior apartment units, 
with a fourth phase in the planning stages

*Non-recurring, one-time 
impacts
Employment - 88.4
Wages/Salaries - $4,532,596
Economic Output - $12,389,191

Private Investment Leverage - $12.79

Lake Mead Crossing 7/1/2007 Ongoing N/A N/A Private investment - $150,000,000 74-acre retail complex anchored by Target that will generate
$24,360,000 in tax increment over the remaining life of the Agency

Direct Impacts:
Employment - 1,955.6
Wages/Salaries - $77,848,555
Economic Output - $154,414,501
Indirect Impacts:
Employment - 55.2
Wages/Salaries - $2,271,344
Economic Output - $30,219,552
Induced Impacts:
Employment: 178.4
Wages/Salaries - $6,468,435
Economic Output - $55,508,897

Private Investment Leverage - Infinite
Public cost per job created -$0.00
Annual wages/salaries per $1 invested - Infinite
Annual economic output per $1 invested - Infinite

Gateway TBD TBD N/A N/A Projected private investment - 
$8,000,000

Two-story, 10,000-square-foot diner/tavern that will replace a 
dilapidated commercial building located on a very small lot. 
Projected to generate $1,299,200 in tax increment over the 
remaining life of the Agency

Schurtleff Plaza TBD TBD N/A N/A Projected private investment - 
$3,000,000

Three-story, 15,000-square-foot, retail/medical office building. 
Projected to generate $487,200 in tax increment over the 
remaining life of the Agency

Downtown Redevelopment Area Projects NOT requiring financial assistance, but generating tax increment, which were spurred by the projects above:
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Water Street Commons TBD TBD N/A N/A Projected private investment - 
$170,000,000

Developers of this 170,000,000 project will purchase the Agency-
owned 4.5 acres at market rate for $4.75 million. Projected tax 
increment for this project over the remaining life of the Agency is 
$27,608,000

Estimated Direct Impacts:
Employment - 77.8
Wages/Salaries - $2,072,730
Economic Output - $4,111,311
Estimated Indirect Impacts:
Employment - 1.1
Wages/Salaries - $49,525
Economic Output - $740,841
Induced Impacts:
Employment: 4.7
Wages/Salaries - $170,786
Economic Output - $1,471,800

Estimated :
Private Investment Leverage - Infinite
Public cost per job created -$0.00
Annual wages/salaries per $1 invested - Infinite
Annual economic output per $1 invested - Infinite

Downtown Totals*
RDA Assistance  $  27,441,811 

$59,444,519

$472,993,680

$9,453,900

*Estimated Economic Impact 

Cornerstone Redevelopment 
Area

2004 2034 279 Tax increment 
reimbursement

 $    6,900,000 Public infrastructure This development has attracted retail, medical, residential and 
commercial projects. One of the projects, if built as anticipated, 
has been projected to generate $88 million in tax increment, along 
with $16 million for low-income set aside funds. Other 
developments on this site include a Wal-Mart Neighborhood 
Grocery Store, El Pollo Loco, and a medical complex--none of 
which received funding assistance.

Ongoing

Tuscany Redevelopment 
Area

2004 2034 279 Tax increment 
reimbursement

$26,252,000  Public infrastructure This master-planned development is expected to generate 
$233,348,500 in tax increment over the life of the Agency and will 
provide 1,240 dwelling units, a golf course, 25 acres of parks and 
trails, a fire station and a school site.

Ongoing

Eastside Redevelopment 
Area

2006 2036 279 Tax increment 
reimbursement

$170,000,000  Public Infrastructure General goals of the redevelopment area are to facilitate the 
redevelopment of the Timet Ponds, develop underutilized industrial 
sites for jobs and revenue to the city and provide for rehabilitation 
of homes and neighborhoods in the older residential areas. 
Cadence, the Landwell 2,200-acre project within Eastside, is 
projected to generate $1,422,089,000 in tax increment (NPV of 
$431,471,000) and $255,976,000 in low-income set-aside funds.

Ongoing

Homeowner Assistance 
Program

Ongoing Ongoing 279 Combination 
of grants and 
low-interest
loans

$541,805 Combination of grants and loans for 
various home improvements

Assisted 186 homeowners to improve their residences; matched 
by $222,488 in owner contributions

Private Investment Leverage - $0.41

Total economic impact of events

Total tax increment generated over the remaining life of the Agency

Total projected private investment
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Water Street Commons TBD TBD N/A N/A Projected private investment - 
$170,000,000

Developers of this 170,000,000 project will purchase the Agency-
owned 4.5 acres at market rate for $4.75 million. Projected tax 
increment for this project over the remaining life of the Agency is 
$27,608,000

Estimated Direct Impacts:
Employment - 77.8
Wages/Salaries - $2,072,730
Economic Output - $4,111,311
Estimated Indirect Impacts:
Employment - 1.1
Wages/Salaries - $49,525
Economic Output - $740,841
Induced Impacts:
Employment: 4.7
Wages/Salaries - $170,786
Economic Output - $1,471,800

Estimated :
Private Investment Leverage - Infinite
Public cost per job created -$0.00
Annual wages/salaries per $1 invested - Infinite
Annual economic output per $1 invested - Infinite

Downtown Totals*
RDA Assistance  $  27,441,811 

$59,444,519

$472,993,680

$9,453,900

*Estimated Economic Impact 

Cornerstone Redevelopment 
Area

2004 2034 279 Tax increment 
reimbursement

 $    6,900,000 Public infrastructure This development has attracted retail, medical, residential and 
commercial projects. One of the projects, if built as anticipated, 
has been projected to generate $88 million in tax increment, along 
with $16 million for low-income set aside funds. Other 
developments on this site include a Wal-Mart Neighborhood 
Grocery Store, El Pollo Loco, and a medical complex--none of 
which received funding assistance.

Ongoing

Tuscany Redevelopment 
Area

2004 2034 279 Tax increment 
reimbursement

$26,252,000  Public infrastructure This master-planned development is expected to generate 
$233,348,500 in tax increment over the life of the Agency and will 
provide 1,240 dwelling units, a golf course, 25 acres of parks and 
trails, a fire station and a school site.

Ongoing

Eastside Redevelopment 
Area

2006 2036 279 Tax increment 
reimbursement

$170,000,000  Public Infrastructure General goals of the redevelopment area are to facilitate the 
redevelopment of the Timet Ponds, develop underutilized industrial 
sites for jobs and revenue to the city and provide for rehabilitation 
of homes and neighborhoods in the older residential areas. 
Cadence, the Landwell 2,200-acre project within Eastside, is 
projected to generate $1,422,089,000 in tax increment (NPV of 
$431,471,000) and $255,976,000 in low-income set-aside funds.

Ongoing

Homeowner Assistance 
Program

Ongoing Ongoing 279 Combination 
of grants and 
low-interest
loans

$541,805 Combination of grants and loans for 
various home improvements

Assisted 186 homeowners to improve their residences; matched 
by $222,488 in owner contributions

Private Investment Leverage - $0.41

Total economic impact of events

Total tax increment generated over the remaining life of the Agency

Total projected private investment
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Property Assemblage Ongoing Ongoing 279 Market-rate 
purchase

 $    5,723,731 Market-rate purchase from private 
owners

Properties were purchased in a severely blighted area along two 
cul-de-sacs within the Eastside Area. The two- and four-plex units 
were plagued by crime rates more than 20 times the City average, 
absentee landlords and deteriorating buildings. All structures were 
demolished in preparation of a potential workforce housing project.

Ongoing

Incremental Valuation
Percent Increase

Downtown 22%

Cornerstone 26%

Tuscany 10%

Eastside 32%

Net Present Value of Project Cash Flows Payback Period (Years) Internal Rate of Return (ROI)
Downtown 18,348,440 4 17.70%

Cornerstone TBD TBD TBD

Tuscany TBD TBD TBD

Eastside TBD TBD TBD

Nevada State College 2002 TBD 278C TBD TBD The tax increment amounts and 
details will be part of a real estate 
analysis conducted by the consultant 
that will be jointly hired according to 
the interlocal agreement.  The tax 
increment area was authorized by SB 
374 in 2007.

The consultant team is in place and in the early phases of 
developing the Campus Master Plan.  Along with establishing land 
uses and architectural guidelines, the Plan will include an 
economic analysis to determine how much of the 500+ acres is 
needed for the campus and how much is available for revenue 
generation under the TIF guidelines.

TBD TBD

412,399,923 881,876,102

166,910,007

1,293,876,025

17,423,900 149,486,107

FY 08/09 Assessed Valuation
338,995,518

27,171,397 7,151,860 20,019,537

Base Year Assessed Incremental Valuation
74,914,100 264,081,418

Total Estimated Public Return on Investments Analysis**

Total Public Contributions
Total Cumulative 
Returns Over the Total Net Project Cash Flows

TBD TBD TBD

15,815,812 74,798,890 58,983,078

TBD TBD TBD

Please note that no STAR bonds or Tax Rebates were used within identified Redevelopment Areas for any project receiving financial assistance with TIF dollars.

**Estimated Public ROI on Investment Analysis  figures provided by Applied Analysis from a DRAFT Economic Impact Analysis Report on the Water Street District Area; final not ready at time of request.

TBD TBD TBD
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10 E. Mesquite Blvd., Mesquite, Nevada 89027 
Phone:  (702) 346-5295          Fax:  (702) 346-2908 

E-Mail:  dempey@mesquitenv.gov 
 

 
 
 
 

OFFICE OF FINANCE 
INCORPORATED 1984                                   

David R. Empey, CPA Finance Division Manager 
 
Mr. Russell Guindon 
Senior Deputy Fiscal Analyst 
Legislative Counsel Bureau 
Fiscal Analysis Division 
 
Dear Mr. Guindon: 
 
Please accept this as response to your January 5, 2009 correspondence requesting information concerning Mesquite’s use of 
authorized funding mechanisms and tax abatements for things such as economic development, tourism and redevelopment, 
specifically the eight different mechanisms cited in your letter.  Of those mentioned, Mesquite employs only the use of a 
Redevelopment District wherein property taxes are re-allocated through the county to the Redevelopment District. Creation of the 
Redevelopment District was approved by Council Resolution on February 25, 1995 at which time the assessed value was 
$42,182,750.  The most recent assessed value information we have is for FY 08-09 and is reported to be $267,347,624.  In addition 
to the property tax revenues, the District has also entered into certain financing agreements for funding of major projects that 
promote development conducive to upgrades, renovations, land acquisition within the District, main street / streetscape 
improvements to stimulate and attract commercial viability in core downtown business districts and adjacent properties to increase 
cultural, recreation and educational opportunities.  The City has not extended tax abatements or exemptions in the past.  
 
Mesquite has always attempted to leverage the use of RDA funds with other sources, including private investment. Specific 
projects and Debt Service for FY 1996 thru FY 2008 include … 

 

Project Description Timeline Project Cost Amount Type
Recreation Center Construction - public facility 1998 - 2003 7,416,000$        6,350,000$            Bond
Senior Center Construction - public facility 1998 - 2004 1,073,000$        1,073,000$            Cash
City Hall Addition - public facility 2001 700,500$           700,000$               Cash
Police Station - Design - public facility 2008 73,000$             73,000$                 Cash
Museum / Fine Arts Construction 2001 - 2004 924,000$           924,000$               Cash
Rehab - Old Elementary School 2003 - 2008 1,300,000$        1,300,000$            Cash
Rehab - Old Gymnasium 2008 275$                  275$                      Cash
Rehab - Historic 'Rock House' 2008 14,000$             14,000$                 Cash
Misc Streetscapes 1996 - 2007 293,000$           293,000$               Cash
Reconstruct Mainstreet - Mesquite Blvd 2001 - 2008 11,368,000$      3,300,000$            Bond
Business Park Road Construction - Falcon Ridge 2003 - 2008 649,000$           649,000$               Cash
Land Acquisition / Business Relocation 1999 - 2008 2,134,000$        2,134,000$            Cash
Business Incentives 2005 - 2008 92,000$             92,000$                 Cash
Historical Markers - Downtown District 2003 - 2008 269,000$           269,000$               Cash
Locker Rooms Upgrade @ Old Mill Park 2008 244,000$           244,000$               Cash
I-15 Exit 122 Beautification 2004 - 2007 246,000$           246,000$               Cash
Trail Enhancements 2007 - 2008 7,600$               7,600$                   Cash
Debt Service 1998 - 2008 6,526,458$        6,526,458$            From Cash

RDA Financing

 
 
Each project listed above has had an extraordinary impact on the development of Mesquite which, began as a primarily 
agricultural community with little commercial activity, or residential / retail / commercial/industrial development.  The RDA has 
allowed the City to position itself as a growth oriented, destination-resort community that strives to improve opportunities and 
quality of life for it’s residents and visitors alike.  The Redevelopment District has been a major and key component in the City’s 
evolution from rural agri-base to recreation/retirement/destination orientation, which in turn drives infrastructure upgrades, overall 
beautification in previously tired areas of town and expansion of commercial / retail opportunities for residents.  The RDA has 
been, and will continue to be, a crucial component of this City’s development. 
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Department Project Description

Project
Beginning

Date

Estimated
Project

Completion
Date NRS

Type of 
Financing/
Abatement

Amount of 
Abatement/
Assistance Funding Details Benefit to the City of Reno

Total Estimated Recurring 
Economic Impacts ROI Calculations

 Redevelopment 
Agency

Reno Opportunity Growth 
Fund

On-going Ongoing N/A CDBG Funding  $       983,000 Low Interest 
Business Loans to 
ten small businesses 

RDA (Downtown Revitalization and Job Creation) Total Jobs Created: 59

Cabela's Star Bond District 
# 2006-1

9/27/2007 11/15/2008 NRS 271A.050 Star Bonds  $  34,700,000 Tax-Exempt Bond 
totals - $16,525,000
term 20 years at 4%; 
Taxable Bond Totals -
$18,175,000 term 20 
years at 6.5%

City to receive additional sales tax revenue from the project; 
New Jobs Created; Increases Tourism  to the Area

Creation of 250 permanent jobs; 2 
million new tourists to the area

AAA Baseball Stadium 6/14/2007 4/17/2009 Washoe 
County Rental 
Car Sales Tax 
Bonds

 $  18,000,000 This is currently the largest project in the 
Redevelopment Area #1. The project is spurring interest 
in the area, resulting in numerous subsequent projects 
requiring far less subsidy or zero assistance. Projected 
20 year tax increment from this project: $56,765,000

Direct Impacts:
Employment - 1239/Construction 
Wages/Salaries - $2,438,555
Economic Output - $135,000,000
Indirect Impacts :
Employment - 283/On going
Wages/Salaries - $211,065
Economic Output - $19,400,000
I

Private Investment Leverage - $60M
Public cost per job created -$14,527
Annual wages/salaries per $1 invested - $1.84
Annual economic output per $1 invested - $7.5

Sierra Summit 10/1/2004 12/1/2006 City Charter Article 
7A Finance by Tax 
Increment

Sales Tax 
Rebabte
Program

 $  10,000,000 Private Financing 
$100,000,000

Generation of additional property and Sales Taxes, new 
job creation, further diiversification of the local economy

Employment: 1,500 jobs Private Investment - $100,000,000

Response to Legislative Council Bureau
City of Reno - Economic Funding Sources and Impacts
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Russell: 
  
I'm in receipt of your letter of January 5th in regards to Tourism Improvement Districts, Tax Increment 
Areas and Redevelopment Areas.  The City of West Wendover has not used any of the three provisions, 
though they have been considered in the past.  In general due to the restrictive nature of how such 
activities would be structured and meeting the general requirements such as those provided for under 
a "redevelopment area". 
  
However, you inquired about other incentives the City has or is using.  We are using the provisions of 
N.R.S. 268.048, 277.050 with regard to sale/lease of public owned property for economic development 
purposes.  This process, though cumbersome, is much less cumbersome and restrictive then the other 
three available options.  This process has at least provided us some capability in perform economic 
development projects.  As such in the last 18 months, the City sold off approximately 7 acres of land 
under a public auction, the revenue of which was used to help construct a 30 acre improved 
industrial/logistics park (completed in September 2008).  We will now be using the provisions of 268.048 
and 277.050 in providing land as an incentive for economic development. 
  
Hope that helps. 
  
  
Chris J. Melville 
City Manager 
City of West Wendover, Nevada 
westwendovercity.com 
(775) 664-3081 
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