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I. INTRODUCTION 
 
Section 279.572 (6) of Nevada Revised Statutes (NRS) provides that the Redevelopment Plan 
must contain the proposed method of financing the Redevelopment Plan in sufficient detail so 
that the County Commission may determine the economic feasibility of the Plan.  Section 
279.578 (2) (c) further requires that a Report to the County Commission be produced which 
includes a description of the method of financing the Redevelopment Plan so as to determine 
the economic feasibility of the Plan.   
 
Economic feasibility, for the purposes of this analysis, is defined to be a comparative analysis of 
anticipated costs of implementation of the Redevelopment Plan to the resulting revenues 
expected to be generated by the Redevelopment Area.  NRS Section 279.439 requires that the 
Redevelopment Plan, and any amendments to the Redevelopment Plan, must terminate not 
later than 30 years after the date on which the Redevelopment Plan is adopted.  These 
assumptions have been incorporated in the attached economic feasibility analysis. 
 
This analysis is intended to provide an assessment of the proposed method of financing the 
redevelopment of the Redevelopment Area as authorized under existing law, and to provide an 
analysis of the economic feasibility of the Redevelopment Plan.  It is anticipated over the life of 
the Redevelopment Plan that tax increment revenues from the Redevelopment Area will be 
sufficient to meet the anticipated costs to eliminate blight and deterioration within the Agency's 
three Sub-Areas.  At the discretion of the Agency, the tax increment revenue from the 
Redevelopment Area can be allocated to projects and programs to eliminate blighting conditions 
and to undertake redevelopment.   
 
II. TAX INCREMENT REVENUES 
 
Tax increment revenues are projected to total approximately $ 248,685,749 over the thirty-year 
life of the Redevelopment Plan (Table #3). 
 
III. ESTIMATED REDEVELOPMENT COSTS 
 
A determination of economic feasibility requires an identification of the potential costs required 
of the Agency to undertake redevelopment, eliminate blight and promote and achieve the goals 
and objectives of the Redevelopment Plan.  These redevelopment activities will include efforts 
to interest private sector parties in assisting in the revitalization of the Agency's three project 
areas.  In addition to funding these proposed redevelopment activities, the Agency anticipates 
ongoing administrative and operating expenses. 
 
The Redevelopment Agency program described in this analysis outlines a set of activities to be 
implemented by the Agency for the purpose of eliminating blight and encouraging private 
investment.  The estimated cost of the proposed redevelopment programs over the life of the 
Redevelopment Plan is projected as follows: 
 
3.1 Administration and Operations 
 
The Agency's start up and ongoing administrative expenses include staff salaries, benefits 
services and supplies required for the operation and oversight of the Redevelopment Area.  For 
purposes of this analysis administrative expenses are estimated to be the equivalent of 5% of 
the tax increment revenue generated.  During the initial period the County is likely to provide the 
initial funding for the Agency.   
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3.2  Land Assembly 
 
The Agency anticipates using tax increment funds to assemble land on a willing buyer, willing 
seller basis.  Land assembly could then be used to interest the private sector in the 
redevelopment of specific sites.  Conversely, once under its control, the Agency could develop 
the sites itself or, more likely, enter into development partnerships with the private sector. 
 
3.3  Public Improvements 
 
The Agency could utilize tax increment funds for the provision of various public improvements 
throughout the Redevelopment Area.  Improvements to public infrastructure, as well as 
aesthetic improvements such as landscaping and facade treatments are possible projects which 
would be targeted to eliminate conditions of blight. 
 
Table #1 does not assume the funding of these proposed improvements in any particular priority 
sequence and assumes that the Agency, at its discretion, will allocate resources as they are 
annually prioritized by the Agency.  The funds to finance these public improvements should be 
available to the Agency over the life of the Redevelopment Plan, if development occurs as 
assumed.  
 
IV.  FINANCING METHODS AVAILABLE TO THE AGENCY 
 
The Redevelopment Plan will provide the Agency with the necessary legal authority and 
flexibility to implement the objectives of the Redevelopment Plan and eliminate blight.  The 
Agency may finance redevelopment activities in the Redevelopment Area with financial 
assistance from any or all of the following sources: 
 
1. The County 
 
2. The State 
 
3. The Federal Government 
 
4. Tax increment funds 
 
5. Public Bonds 
 
6. Interest income  
 
7. Loans from private financial institutions 
 
8. Lease or sale of Agency owned property 
 
9. Private donations 
 
10. Any other legally available public or private source 
 
The County is currently providing funds for the operation of the Redevelopment Agency until 
such time that tax increment generated by the Redevelopment Area is sufficient to fully fund the 
annual projected administrative costs.  However, this analysis anticipates that all future 
administrative expenses will be provided by tax increment revenues. 
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Tax increment revenue generated by the increase in property values within the Redevelopment 
Area will be the primary source of financing this Plan.  While other potential revenue sources 
may be available to fund a portion of the costs of the Plan, tax increment revenues generated 
over the life of this Plan are projected to total $248,685,749.  This revenue will be sufficient to 
meet the costs of proposed redevelopment activities that cannot reasonably be financed from 
other sources. 
 
V.  GROWTH ASSUMPTIONS 
 
The first major step in the implementation of a tax increment financing program is accomplished 
at the time of Plan adoption.  At the time of adoption, a base assessed value for tax increment 
purposes is established and the total value of taxable property within the Redevelopment Area's 
boundaries is determined.  The base value provides a baseline to determine the difference 
between values in the base year and enhanced values resulting from future redevelopment 
activities in the Redevelopment Area. Increases in future property taxes over the base value are 
referred to as tax increment revenues.   The base assessed value of the Redevelopment Area 
in fiscal year 2003-2004 is $319,032,099. These amounts are based on the fiscal year 
2003-2004 assessment roll. 
 
Tax increment revenues are projected by applying the effective property tax rate, currently 
$2.94 per $100 of assessed value.  Tax increment revenues are generated from the growth in 
assessed value above the base assessed value.  Growth in assessed property values in the 
Redevelopment Area is based upon the following factors: 
 
5.1  Annual Underlying Growth Rate - This projection accounts for reassessment of properties 
that remain in the same ownership, reassessments that occur upon the transfer of real property, 
and property depreciation. 
 
The annual underlying rate is assumed at three percent per year.  This percentage is based on 
a historic trend analysis of those properties in the Redevelopment Area which were fully 
improved for the past three years.  This analysis reveals that Clark County's annual growth rate 
over these three years was 9.9% while the growth in the Redevelopment Area was 25.8 %.  
However, this growth rate is obviously skewed by several large projects recently constructed on 
Paradise Road and the Strip.  Consequently, when only those 116 parcels in the 
Redevelopment Area which were fully improved throughout this three-year period are reviewed, 
a 1.9% decline results.  Furthermore, between 2003 and 2004 the 116 parcels revealed a 
dramatic decrease.  The County's average growth during these years was 9.9%.  However, only 
one of the 116 parcels exceeded this figure and none of the rest grew by more than 2.8%.   In 
fact, over half (63), actually lost value.  Accordingly, in an effort to be realistic and 
conservative, and recognizing the likelihood of several sizeable new projects being built in this 
area in the near future, a 3% growth rate was chosen. 
 
5.2  New Development - Adjustment for new development is restricted to estimates of tax 
revenues to be generated from the partial construction of the Hilton Resorts time share project, 
partial construction of Turnberry Tower III and full construction of Turnberry Tower IV.  While not 
yet built, Turnberry Tower IV has already received County approvals.  More importantly, the 
market demand for the units in this project remain strong, as exhibited by the success of the 
three existing towers built over the past five years. 
 
 
 
 
 

 3



Despite the likelihood that significant new additional construction will occur over the next several 
years, particularly on portions of the "Strip," no adjustments for these anticipated projects were 
included.  Similarly, it is very likely that substantial increases in property values will occur from 
redevelopment efforts within the Project Areas.  However, while these projects are likely, they 
are not certain, therefore, conservative analysis demands that they are not factored into the 
growth projections. 
 
VI.  GENERAL ASSUMPTIONS 
 
• The tax increment projections in this Report are intended only as estimates based on the 

best available information as of October 2003.  Actual tax increment revenues may be 
higher or lower than those projected in this Report.    

 
• NRS 279.439 of the Community Redevelopment Law provides that this Plan, and any 

amendments to this Plan, must terminate not later than 30 years after the date on which the 
Plan is adopted.   

 
• The analysis in this Report provides estimates of tax increment revenues in nominal dollars.  

The purchasing power of nominal dollars could decline because of inflation and/or the cost 
of borrowing.   

 
• The Agency at this time anticipates that the issuance of bonds to undertake redevelopment 

activities will not be necessary. 
 
• It is assumed that the approval of the Agency's Redevelopment Plan by the Clark County 

Board of Commissioners will occur before March 15, 2004. 
 
VII.  ECONOMIC FEASIBILITY 
 
The anticipated cost to the Agency to implement its proposed revitalization of its three Project 
Areas and achieve the objectives of the Redevelopment Plan will require significant Agency 
financial participation.  To evaluate the feasibility of the Plan, the following analysis compares 
the cost to the Agency of proposed redevelopment activities with the projected tax increment 
revenues generated over the life of the Plan.   
 
As previously shown in Table #1, the estimated cost to the Agency to accomplish its proposed 
redevelopment activities (including administrative costs) is approximately $248,272,282 in 
constant 2003 dollars.  The Agency is anticipated to receive approximately $248,685,749 in tax 
revenue.  Thus, the Agency will have sufficient funds to support its redevelopment program. 
 
The potential projects listed in this analysis, or other projects as may be determined by the 
Agency, will accomplish the Redevelopment Plan's goals and objectives by eliminating 
conditions of blight within the Redevelopment Area.  It is anticipated that the resources that will 
be available to the Agency will be sufficient to carry out the Plan.  Although the estimated 
project costs and revenues presented in this Report will vary over time, it is reasonable to 
conclude that the Redevelopment Plan will be financially feasible over its 30-year life. 
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TABLE # 1
Estimated Cost of Proposed Redevelopment Activities

Activity Year 1 Year 2 Year 3 Year 4 Year 5 Yr's 6- 10 Yr's 11-15 Yr's 16-20 Yr's 21-25 Yr's 26-30

2004-05 2005-06 2006-07 2007-08 2008-09 2009-2014 2014-2019 2019-2024 2025-2029 2029-2034

Goss Tax Revenue 841,545 2,116,790 2,461,680 2,816,916 3,182,810 21,798,380 32,739,889 45,424,095 60,128,567 77,175,078

(fiscal year, July 1, to June 30)

Administration 42,077 105,839 123,084 140,845 159,140 1,089,919 1,636,994 2,271,204 3,006,428 3,858,753

(5% of Gross Rev.)

Assemby of land 560,000 1,500,000 1,750,000 2,000,000 2,350,000 15,500,000 24,000,000 31,500,000 40,500,000 54,500,000

(buy, demo, etc.)

Consulting Services 30,000 60,000 60,000 40,000 40,000 100,000 100,000 2,000,000 4,000,000 3,000,000

(enviro., civil, legal, etc.)

Related Activities 168,000 450,000 525,000 600,000 705,000 4,650,000 7,200,000 9,450,000 12,150,000 16,350,000

(30% of Land)

Relocation, SID, BID's, etc.)

Sub Total 41,468 42,419 46,015 82,086 10,756 469,217 272,112 475,003 947,142 413,467

30 YEAR RESIDUAL 413,467

5
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Table 2 
 

Summary of Tax Assumptions 
 
 
 
 

2003 Assessed Value   $319,032,099 
 
 
Property Tax Rate $2.94 per $100 of assessed value 
 
 
Agency Administrative Costs 5.0% 
 
 
Underlying Growth Rate 3.0% 
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Table 3 
 

Tax Increment Projections from 2003-2004 Through End of Project 
 
 
 
           

        
Tax Increment to Agency    
 Nominal Dollars 
 
  Gross Tax Revenue $ 248,685,749 
  Less: Agency Administration        12,434,287 
 
  Net Tax Increment Available for Projects $ 236,251,462 
 
Cumulative Tax Increment for Projects 
 
  To  2014 $    31,557,215 
 
  To  2024 $  105,812,999 
 
  To  2034 $  236,251,461 





Supplemental Analysis of Increment RevenueCLARK COUNTY REDEVELOPMENT AREA ANALYSIS1

REDEVELOPMENT AGENCY REVENUE ALLOCATION

Annual Cumulative Annual Cumulative Annual Cumulative
FY 2004 (Base Year)
FY 2005 841,545$                     841,545$                         42,077$                        42,077$                            799,467$                               799,467$                           
FY 2006 2,116,790$                  2,958,334$                      105,839$                      147,917$                          2,010,950$                            2,810,417$                        
FY 2007 2,461,680$                  5,420,014$                      123,084$                      271,001$                          2,338,596$                            5,149,013$                        
FY 2008 2,816,916$                  8,236,930$                      140,846$                      411,846$                          2,676,070$                            7,825,083$                        
FY 2009 3,182,810$                  11,419,740$                    159,141$                      570,987$                          3,023,670$                            10,848,753$                      
FY 2010 3,559,681$                  14,979,421$                    177,984$                      748,971$                          3,381,697$                            14,230,450$                      
FY 2011 3,947,857$                  18,927,278$                    197,393$                      946,364$                          3,750,465$                            17,980,914$                      
FY 2012 4,347,679$                  23,274,957$                    217,384$                      1,163,748$                       4,130,295$                            22,111,210$                      
FY 2013 4,759,496$                  28,034,454$                    237,975$                      1,401,723$                       4,521,521$                            26,632,731$                      
FY 2014 5,183,667$                  33,218,121$                    259,183$                      1,660,906$                       4,924,484$                            31,557,215$                      
FY 2015 5,620,564$                  38,838,685$                    281,028$                      1,941,934$                       5,339,535$                            36,896,750$                      
FY 2016 6,070,567$                  44,909,251$                    303,528$                      2,245,463$                       5,767,039$                            42,663,789$                      
FY 2017 6,534,070$                  51,443,322$                    326,704$                      2,572,166$                       6,207,367$                            48,871,156$                      
FY 2018 7,011,479$                  58,454,800$                    350,574$                      2,922,740$                       6,660,905$                            55,532,060$                      
FY 2019 7,503,209$                  65,958,009$                    375,160$                      3,297,900$                       7,128,049$                            62,660,109$                      
FY 2020 8,009,692$                  73,967,701$                    400,485$                      3,698,385$                       7,609,207$                            70,269,316$                      
FY 2021 8,531,369$                  82,499,070$                    426,568$                      4,124,954$                       8,104,800$                            78,374,117$                      
FY 2022 9,068,696$                  91,567,767$                    453,435$                      4,578,388$                       8,615,261$                            86,989,378$                      
FY 2023 9,622,144$                  101,189,910$                  481,107$                      5,059,496$                       9,141,036$                            96,130,415$                      
FY 2024 10,192,194$                111,382,104$                  509,610$                      5,569,105$                       9,682,584$                            105,812,999$                    
FY 2025 10,779,346$                122,161,450$                  538,967$                      6,108,073$                       10,240,379$                          116,053,378$                    
FY 2026 11,384,113$                133,545,563$                  569,206$                      6,677,278$                       10,814,907$                          126,868,285$                    
FY 2027 12,007,023$                145,552,586$                  600,351$                      7,277,629$                       11,406,672$                          138,274,957$                    
FY 2028 12,648,620$                158,201,206$                  632,431$                      7,910,060$                       12,016,189$                          150,291,145$                    
FY 2029 13,309,465$                171,510,670$                  665,473$                      8,575,534$                       12,643,991$                          162,935,137$                    
FY 2030 13,990,135$                185,500,805$                  699,507$                      9,275,040$                       13,290,628$                          176,225,765$                    
FY 2031 14,691,225$                200,192,030$                  734,561$                      10,009,602$                     13,956,664$                          190,182,429$                    
FY 2032 15,413,348$                215,605,379$                  770,667$                      10,780,269$                     14,642,681$                          204,825,110$                    
FY 2033 16,157,135$                231,762,513$                  807,857$                      11,588,126$                     15,349,278$                          220,174,388$                    
FY 2034 16,923,235$                248,685,749$                  846,162$                      12,434,287$                     16,077,074$                          236,251,461$                    
Notes: (1) Baseline data and underlying growth assumptions provided by Bender & Associates.

TABLE # 6 - (2004 THROUGH  2034)

Redevelopment Agency Administrative Costs Net Tax Increment Available for Projects
Fiscal Year

Gross Tax Revenue

 This is a draft document; it is intended for discussion purposes only.
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