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Action City Role Implementation Time Frame
Lead Active  Near-Term  Mid-Term
8.13 Work with local lenders to establish a Location Efficient Mortgage Program to give “credit” to people | Promoter CD
whose household expenses are reduced by using public transportation; note: Chicago's Center for
Neighborhood Technology sponsors a website about these mortgages.
8.14 Support (financial incentives, marketing assistance) signature projects which promote attraction of Financier CM Ongoing
primary industries and (re) development of existing facilities
8.15 Meet with area lenders to discuss the potential for creation of a loan pool for demonstration projects | Promoter, DS X
(particularly within the catalyst areas); the net effect of this effort is an educated lender market, Financier
financial due diligence on behalf of potential developer partners, and sharing of risk, meetings could
take the form of monthly luncheons targeted to a range of lender audiences
8.16 Require and provide entitlement support for enhanced pedestrian, bicycle, and transit facilities for Promoter CD Ongoing
Catalyst areas within % mile of the BRT stations.
Initiative #9: Prepare an acquisition / disposition strategy for City-owned parcels (this initiative will commence Fall 2007)
91 Consider the corridor a critical asset in the city's portfolio and to that end continue to understand the Policy Maker | CM X
challenges of redevelopment and "level the playing field" for investment
9.2 Inventory available properties and know the market value for key properties; determine their Promoter PM&R X
ownership and make the data publicly available
9.3 Put underused property back on the market in a strategic manner Promoter PM&R Ongoing
Initiative #10: Explore application for future TIF dollars to fund infrastructure (possible bank participation)
10.1 Quantify existing and future TIF revenues from existing district (s) which impact the corridor, as well Financier PM&R X
as potential future districts
10.2 Prepare estimates of capital expenditures necessary to implement key elements of this strategy Financier PW, X
including right-of-way improvements, trail connections, alternative roadway designs, utility
extensions, property acquisitions, etc.
10.3 Compare costs and revenues and develop a funding program for improvements (near-term) which Financier CD X
could be paid for with future TIF revenues; earmark dollars; consider the participation of local banks
as subordinators of the debt
10.4 Attempt to identify alternative sources of capital to fund improvements (patient capital); assuming the | Financier CcD X
same reimbursement scenario
Initiative #11: If determined feasible, amend existing urban renewal boundaries to include identified and future catalyst areas on the corridor
11.1 Compare the location of existing urban renewal area boundaries with the location of the catalyst PM&R X
areas identified herein
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Action City Role Implementation Time Frame
Lead

Active Near-Term  Mid-Term

11.2 Quantify the impact (TIF revenue) from inclusion of these areas in a redevelopment zone; consider PM&R X
administration of a larger district and the potential diversion of funds from other areas in the
community (district)

11.3 Share the results of this work with relevant City department representatives and City leadership and PM&R, X
either amend existing district boundaries or establish new districts

Initiative #12: Prepare an incentive policy with the corridor identified as a target investment area

12.1 One component of the recently commissioned City-Owned Property Real Estate Management Plan is PM&R, X
an Incentive Policy which will outline criteria for City participation in projects, targeted investment
areas, and available tools and strategies for meritorious projects and programs

Initiative #13: Complete sensitivity analyses / applications of existing housing policy mandates - modify where necessary

13.1 Understand key requirements of the city's current housing policy and how they change across Regulator NS X
different projects (size, mix, etc.)

13.2 Identify a range of scenarios - product mix, project size, etc. and apply policy requirements to eachto | Regulator NS X
understand the implementation feasibility of each

13.3 Where implementation "gaps" exist, prepare a range of alternative requirements for consideration by | Regulator NS X
the city policy makers and staff

13.4 Share the findings of the analysis with stakeholders in the community so they understand the city’s Regulator NS X
intent with the policy, as well as its willingness to amend certain portions that may or may not be
achievable given a rang of market conditions
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Appendix A: Guiding Principle Glossary

Following is a glossary of Guiding Principles provided in Chapter 8:

Principle #1: Initiate Public-Private Partnerships

As the entity with the largest and longest-term interest and responsibility, the city (public sector) must have strong involvement and a visible presence, as well
as offer continuing leadership, incentives and capital to future projects. The private sector will bring experience, access to private funding, and a willingness
to balance risk and return. The City of Henderson will move forward in partnership with the private sector, and other advocacy partners in order to move the
study area’s vision towards reality. Through this approach, the City of Henderson will be in a much stronger position to ensure that development is
accomplished in a way that balances private investment objectives with community sustainability.

Principle #2: Foster Advocacy Organization Participation

The range of actions identified to ready the investment climate in the study area is broad and assumes participation by multiple entities or advocacy
organizations. While the City of Henderson is the obvious group to lead redevelopment initiatives, their perspective and resources limit their capacity to
implement all of the actions presented herein. Other groups will need to share in the responsibility of implementing the actions and strategies presented here,
not the least of which is the Congress for New Urbanism which promotes and supports municipalities pursuing the transit-supportive, compact form of
redevelopment proposed herein. Other communities, such as Portland, Oregon, Seattle, Washington, San Francisco, California, Dallas, Texas, Denver,
Colorado and others have been successful in establishing transit advocacy groups.

Principle #3: Maintain a Holistic Approach to Economic Development

Economic development “infrastructure” includes physical features (parks, open space, public improvements), public service organizations (schools,
government offices), a mix of employers (retail, service government — large and small users), and non-physical features, such as community perceptions and
attitudes. These are the assets which provide the impetus for investment and therefore; the City of Henderson should direct equal levels of resources to
attraction, expansion, retention, preservation and enhancement initiatives the study area as directed to other areas of the city.

Principle #4: Implement Projects, Programs, and Policies (Action Plan)

One effort will not create or sustain a community, but rather a series of projects, programs and policies which occur simultaneously and serve to attract the
interest of potential economic development partners. Many of these efforts have been identified and are presented in the Action Plan Matrix. The approach
must be comprehensive, fluid and continually updated.
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Principle#5: Expand Economic Diversification in the Study Area

The primary purpose behind economic development is to achieve new gains in the economic growth of the community. Any community dependent on a
single industry or source of revenue for its sustainability will experience highly volatile economic cycles. Therefore, economic development initiatives must
include the attraction of primary industries, expansion of revenue-generating industries and public support of the “economic development infrastructure.”

Principle#6: Require Higher Development Standards with Offsetting Incentives

Higher standards as a component of place-making comes with a price. Development costs are consistently higher in infill mixed-use projects, while project
revenues (in early years) are often lower. Placing additional financial burdens associated with design standards on these pioneering initiatives can create a
scenario whereby development economics render the project financially infeasible and prevent it from moving forward. Conversely, a declining corridor
without minimum standards for development is a highly risky environment where new investment is largely unprotected. The City of Henderson must
implement standards established through the strategy process, but also recognize the financial challenges of the private sector and make available offsetting
financial solutions.

Principle #7: Prioritize and Phase Infrastructure Improvements

Given proposed densities within the catalyst areas, the City of Henderson will need to better understand the capacity of the existing infrastructure. To the
extent that improvements are required (including water, waste water, electric, gas, cable, sidewalks and public spaces), a phasing plan should be developed
and funding strategies researched.

Principle #8: Initiate Active Marketing and Promotion

A carefully designed and administered marketing program for the study area should be developed and promoted. Major components of this program could
include renaming the study area to more appropriately match the vision, themeing districts within it, and/or designing a customized wayfinding program.
Material preparation should incorporate the skills of the project management team and local officials, advocacy and marketing partners, brokers, businesses
and property owners. These partner groups need to form cooperative consortiums and maintain autonomy in their objectives.

Principle #9: Develop a Plan for Land Acquisition and Disposition

Site control is the single greatest advantage an entity charged with revitalization can have when initiating a redevelopment effort. Through site control, these
entities can exercise options related to assemblage, consolidation and disposition in order to position properties for private investment. Once acquired,
disposition can be implemented by several methods. The City of Henderson needs to reflect on community interests, long-term goals, limitations and
mandates when considering these methods and their application.

The city recently contracted for preparation of a City-Owned Property Real Estate Management Plan, which will include the preparation of analyses and
materials related to acquisition, disposition and development strategies. Policy regarding the use of city owned lands will be addressed through this process.
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Principle #10: Improve Livability through Community & Public Space Planning

Within a community, the public’s role is often in defining the physical realm. When done strategically, and when packaged with the appropriate incentives, this
presence can effectively leverage private investment thereby — readying the environment for investment. The recommended development concepts for the
Boulder Highway Corridor include combinations of multi-use commercial, office, residential and civic spaces, supported by significantly (“greened”) improved
public realm. As evidenced by other successful redevelopment initiatives, amenities and open spaces are critical as they communicate the identity of the
place and enhance property values. The challenge is successfully encouraging private property owners to set aside otherwise income producing land for
non-income generating uses. In the instance of the Boulder Highway Corridor, this also includes causing a paradigm shift in investment patterns which
currently ‘repel” the street.

Principle #11: Establish and Continually Reinforce Policy Direction

The vision and objectives identified for the study area were developed from knowledge of current and forecasted future market conditions. As markets
change, new land uses and products, consistent with the desired outcome, yet inconsistent with prevailing patterns of development, must be accommodated
without time-intensive processing. To that end, policies associated with this strategy need to provide a consistent framework for project reviews, yet an
understanding of changes in the market. The safety net for quality and character within projects will be the corridor design and development standards which
accompany this report.

Principle #12: Utilize a Suite of Tools to Fill Financial “Gaps”

As demonstrated by the economic analyses prepared for the catalyst concepts, financial “gaps” resulting from the proposed market-supported programs will
require multiple tools used in various combinations. The experience of redevelopment projects in other markets suggests project gaps of 20 to 40 percent
can be the norm, and that the best strategy to address these deficiencies is through the application of multiple resources, thereby spreading risk and return
among the partner entities. Each solution and implementation strategy will be as unique as the project being implemented. The most important quality
among these projects will be a willingness on the part of the city, other partners and private sector, to be creative and flexible in their approach.

Principle #13: Continue to Build Political Support for the Vision

Part of the recommended revitalization strategy is the design of, and commitment to, a long-term vision for the Boulder Highway Corridor Study Area and the
environment that supports its success. In the context of defining a strategy for this valued community asset, continued support for implementing a proactive
program for reinvestment will be necessary.
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Appendix B: Incentives

PRELIMINARY DEVELOPMENT ECONOMIC ANALYSES

Based on the market analysis, preliminary development economic analyses for each of the catalyst areas identified in
Chapter 7 was completed to:

= Evaluate preliminary development alternatives/schemes from an economic perspective;
= Ascertain the initial economic feasibility of development concepts; and

= Determine the potential level of public financial support required for development feasibility (i.e., filling the
economic “gap”).

Preparation of the development economic analyses included the following steps:

1. Formulate general assumptions regarding the following:

= Development program (land use, density, parking)
= QOperating revenues and expenses

= Stabilized level of operation

= Capitalization rates

= Land costs

= Off-site/on-site development costs

= Contingency/developer profit

2. Calculate stabilized project value and total project costs
3. Quantify surplus or “gap” between project value and project cost
4. Quantify potential public/private contributions to the “gap”
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The ultimate success of a development project, e.g., the level of profit, is determined by the variability of the above
components. Because there are many “moving parts” to development, the level of certainty in a project often
determines its ultimate success. On the cost side of the equation, the following issues arise: land prices can vary
significantly, depending on market conditions and property owner expectations; on-site development can be more
difficult, if site conditions dictate; off-site development may be required to upgrade existing infrastructure; and
financing costs may be higher because the risk associated with the project and/or the developer is perceived to be
higher. On the revenue side, it may take longer to absorb space or achieve anticipated rents as market conditions
change. All of these dynamics result in a relatively high-risk endeavor for a private developer. Therefore, the level to
which public sector requirements assist or impede development projects can decrease or increase some of their
inherent variability and uncertainty. The results of the development economic analyses are summarized in the table
below.

Table 5: Preliminary Development Economic Analyses

Catalyst Investment Areas
Gibson/Galleria/Sun

Project Indicator set Water/Warm Springs | Lake Mead/Basic Greenway/ Horizon

Private Sector Investment

Development Sq Ft:

Project Land Area (Acres) 80.0 90.0 50.0 40.0
Retail/Restaurant 425,000 500,000 275,000 150,000
Office 55,000 90,000 160,000 35,000
Industrial 150,000 20,000 20,000 20,000
Residential (Rental) 480,000 560,000 320,000 240,000
Residential (For-Sale) 1,275,000 1,612,500 480,000 750,000

Total Private Development 2,385,000 2,782,500 1,255,000 1,195,000

Floor Area Ratio 68% 71% 58% 69%

Total Project Value (@ Build-Out) $430,137,214 $515,165,321 $239,300,286 $205,554,143

Total Project Costs (@ Build-Out) $470,882,438 $559,133,633 $258,849,408 $241,235,507

Project Margin/(Gap) ($40,745,224) ($43,968,312) ($19,549,122) ($35,681,364)

Project Margin/(Gap) % -9% -8% -8% -15%

Potential Contributions to Gap

Land Writedown $0 $0 $0 $0

Off-Site Improvements Contribution $11,123,600 $9,973,290 $3,549,437 $7,462,950

Supportable TIF (20 Years) $65,900,000 $79,800,000 $35,800,000 $31,200,000

Special Improvement District (20 Years) $6,000,000 $7,200,000 $3,400,000 $2,900,000

Streamlined Development Approvals (6 mos) $2,439,360 $2,744,280 $1,524,600 $1,219,680

Total Contributions to Gap $85,462,960 $99,717,570 $44,274,037 $42,782,630

Source: Leland Consulting Group.
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As shown, there are several variables which drive the economic analyses (e.g., rent/sale price levels, capitalization
rates, surface vs. structured parking, etc.), so these pro formas reflect “orders of magnitude” as they relate to
potential gaps and gap-filling measures. It is encouraging that, in all of the catalyst areas, it would appear that
potential contributions could adequately fill the economic gaps associated with redevelopment initiatives.

INCENTIVES

Corridor redevelopment is challenging, and as such requires higher levels of analysis, planning and assistance, in
order to attract the right type of investment and developer interest. The corridor, while the spine of the community, is
but one subset of a larger market. As a result, it has strengths which can be capitalized on and limitations which
should be overcome. These limitations, commonly referred to in this report as barriers, pose unique obstacles which
require unique solutions. The corridor has a tremendous influence on the economic well-being of the entire region.
Regions with stronger commercial concentrations have stronger regional economies. Therefore, it is widely accepted
that early projects in any revitalization effort should be assisted; at least until market conditions reach levels where
new construction can more than support itself.

Incentives used for corridor revitalization fall into several broad categories including: assistance with site acquisition
and building and facade improvements; start-up capital; operating assistance; and business counseling.
Stakeholders will need to explore a variety of incentives and resources that can be packaged together with the intent
of implementing a targeted investment and marketing strategy. Some of these include: matching funds to challenge
the downtown business community and establish a sustainable source of management funds; City funds leveraged
with other sources to form a Henderson revolving loan fund for facade and building renovation; matching grants for
repairs to buildings; grants to merchants for new signs and awnings; special code processes for older buildings or
design assistance through the city planning office; and, zoning codes with provisions for a mix of uses. The table
below summarizes potential economic tools which could leverage private investment in the Boulder Highway Corridor
study area. The tools are organized based on their likely timing for application -- short- and long-term.

Again, the city and its leadership must accept that infill areas are at a distinct economic, social and market
disadvantage compared to vacant “greenfield” sites. To that end, it is their responsibility to level the investment and
regulatory playing fields. Private investment alone will not fill the financial “gap,” rather, it will move elsewhere.
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Table 5: Economic Tools to Leverage Private Investment Source: Leland Consulting Group
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Mechanism Mechanism

Public Financing Private Financing

Local Lending Pools-Shared Risk X

Tax Increment Financing Community Reinvestment Act X

Land Donation/Write-Down Land Donation (quasi) X

Development Fee Rebates Business Improvement District (quasi) X

Infrastructure Cost Participation X Development

Sales Tax Sharing Demonstration Project X

Low Interest Loans/Subordination X Pedestrian Enhancements- Linkages X

Property Tax Abatement

Tax Exempt Financing X Programs

Leverage Infrastructure Funding Government Liaison X

Facade Maintenance Loan Programs Developer Education X

Predevelopment Funding Grants Education Program X
Developer/Lender Seminars X
On-Going Communication Strategy X

State Strategic Partners X

Low Income Housing Tax Credits Elected Officials X

Historic Rehabilitation Tax Credits Business Relocation Program X

Community Development Tax X Business Recruitment/Retention Program X

Community Dev Assist (CDA)

Federal

Community Development Block Grant

Job Training Partnership Act (JTPA) X Policies/Regulations

Economic Development Administration (EDA) Enterprise Zone X
Parking District/Overlay Zone X
Regulatory Reform X
Streamlined Entitlements X
Design Guidelines X
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