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MEMORANDUM

____________________________________________________
To:

Douglas County Redevelopment Agency
Douglas County Board of Commissioners
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Lisa Granahan, Economic Vitality Manager

Subject:

Findings Under NRS Chapter 279 for the Proposed Redevelopment
Tax Increment Pledge Agreement for the Tahoe South Events Center

Date:

March 19, 2020

____________________________________________________
Introduction:
Under NRS 279.486, a Redevelopment Agency “may, with the consent of the legislative body
and pursuant to a written agreement with one or more developers or other persons, pay all or part
of the value of the land for and the cost of the construction of any building, facility, structure or
other improvement and the installation of any improvement which is publicly or privately owned
and located within or without the redevelopment area” provided that certain findings are made as
set forth in NRS 279.486 (3) and (4). The proposed project discussed in this memorandum is the
Tahoe South Events Center Project to be developed and constructed by the Tahoe Douglas
Visitors Authority (TDVA). The Douglas County Redevelopment Agency has been asked to
partially fund the development and construction of the Tahoe South Events Center Project using
up to $34.25 million in tax increment funds collected in Redevelopment Area No. 2 pursuant to a
proposed Tax Increment Pledge Agreement for Event Center to be entered into between the
Redevelopment Agency and TDVA. The information supporting the required findings under
NRS 279.486 (3) and (4) to proceed with funding the proposed Tahoe South Events Center
Project with redevelopment tax increment funds is presented herein.
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Summarized History of Redevelopment Area No. 2 and the Tahoe South Events Center
Project:
The concept of a convention, or “Events Center” as it became known, in the South Shore was
first introduced in 1997. The history of the evolution on the concept and the creation of
Redevelopment Area No. 2 as a potential funding source is outlined below.
a) 1997 - The Tahoe Douglas Visitors Act gives authority to the Tahoe Douglas Visitors
Authority for planning, construction and operation of a convention center in the Tahoe
Township.
b) June 19, 1997 and September 11, 1997- the Board of County Commissioners (BOCC)
held public workshops to accept public input and assess redevelopment and its possible
benefits to the County.
c) October 2, 1997- the BOCC adopts Resolution 97R-069 establishing a Redevelopment
Agency to assist with the elimination of blighted areas in Douglas County.
d) 1998 the BOCC establishes Redevelopment Area #1
e) 2007- Lake Tahoe South Shore Chamber of Commerce and the North Lake Tahoe
Chamber of Commerce joined together to enlist Tahoe Basin partners to address
changing socioeconomic conditions at the Lake.
f) September 3, 2009, BOCC Meeting, Item 10–The Board of Commissioners allocated
matching funds ($10,000) to participate in an Economic Development Administration
Technical Assistance Grant Program application to develop an “Economic Prosperity
Plan” for the entire Lake Tahoe Basin. Each participating jurisdiction would have a seat
on the Prosperity Plan Steering Committee.
g) October 1, 2009, BOCC Meeting, Item 38–Board of Commissioners appointed a
representative (Commissioner Nancy McDermid) to the Steering Committee for the
Economic Prosperity Plan in the Lake Tahoe Basin.
h) November 5, 2009, BOCC Meeting Item 26–The Board of County Commissioners
receives a presentation of the Douglas County Community Assessment Final Report by
the Nevada Rural Development Council. The Community Assessment was completed in
September 2009 as “the first step, the visioning step, in the strategic planning process. It
is a community based planning and assessment process consisting of interviewing a large
number of people in the community, recording their suggestions, and having a team of
experts write up implementation plans for community use. This is a very neutral,
nonthreatening process where citizens can give input without criticism or debate. Because
it is citizen-based, it adds tremendous validation to master plans, strategic plans,
community development plans, and the elected officials that use these plans for
implementing strategies (page 4).” The Assessment identified a potential need to
“diversify business types to shore up economic sustainability” at the Lake. “Several
individuals felt the economic conditions at the Lake, particularly in Stateline and South
Lake Tahoe, would be enhanced greatly by the completion of the convention center,
referred to recently as ‘the hole.’ We don't know the details of the project nor presume to
know how to get it up and moving, but it could be very rewarding to realize a finished
and functional convention center (page 102).”
i) November 2010- Lake Tahoe Basin Prosperity Plan
Western Nevada Development District (WNDD) was awarded a grant from the U.S.
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j)

k)

l)
m)

n)

o)

Department of Commerce Economic Development Administration (EDA), with matching
funds provided by all six of the Tahoe Basin’s local governments (including Douglas
County). The Lake Tahoe Basin Prosperity Plan (Prosperity Plan) “is an unprecedented
regional collaboration effort to develop a Basin-wide economic prosperity strategy,
which did not exist (page 1).” The Plan discusses economic trends at the Lake and
recommends action items to address each condition.
2010 - Douglas County participates in the development of the South Shore Vison Plan to
identify strategies to inform the update of the Tahoe Regional Planning Agency’s
(TRPA) Regional Plan. The plan is in response to factors in the declining resort and
tourism market in the South Shore including:
o 10 years of precipitous decline in gaming revenues. Gaming revenues at the Lake
decreased 38% from $338 million in 2004 to $209 million in 2011(South Shore
Vision Destination Economic Impact Analysis/ Nevada Gaming Commission);
o The general tourism trend toward resort destination that are focused on recreation
and entertainment experiences; and
o Regional regulatory policies that were implemented to preserve and enhance Lake
Tahoe’s water clarity that had in some cases deterred redevelopment
(revitalization).
September 2011 - Completed South Shore Vision Plan includes development of new
indoor entertainment venue and conference/group meeting space as part of one of 14
principle ideas to redefine the physical attributes of the study area in a way that is
economically sustainable and responsive to environmental conditions. The plan was
presented to the County Commission on October 20, 2011, Agenda Item 7.
2012 Douglas County Strategic Plan identifies initiative to work with stakeholders to
identify viable options to implement the South Shore Vision Plan.
September 25, 2013 Tahoe Regional Planning Agency (TRPA) adopts the South Shore
Area Plan and on November 21, 2013 (agenda item 8) the BOCC adopts Ordinance
#2013-1400 to incorporate changes adopted by TRPA as part of the South Shore Area
Plan. The South Shore Area Plan incorporates principles of the South Shore Vision Plan,
including entertainment amenities.
2015 Douglas County Strategic Plan identifies initiative to work with local partners and
stakeholders to initiate the development of a year-round conference/entertainment venue
at Lake Tahoe.
October 15, 2015, BOCC Meeting, Item 4- the Board approved Resolution 2015 R-068
designating Redevelopment Area #2 within the Lake Tahoe Basin area of Douglas
County for evaluation for redevelopment pursuant to NRS Chapter 279. The background
information provided to the BOCC at that time was:
o “The County’s Strategic Plan priority of Economic Vitality includes the goal:
Work with local partners and stakeholders to initiate the development of a yearround conference/entertainment venue at Lake Tahoe (within Douglas County).
Staff has been working with the South Tahoe Alliance of Resorts (STAR) to
evaluate possible options for the financing required to achieve this goal. The
significant current private investment within the Stateline area will result in the
increased assessed valuation of these properties and the generation of increased
property tax revenues. One of the possible options that could be a component of
the financing plan would be to establish a new redevelopment area for evaluation.
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p)

q)

r)

s)
t)
u)
v)
w)
x)

y)

z)

The Douglas County Redevelopment Agency was established October 2, 1997.
NRS 279.518 provides that an area may be designated for evaluation for
redevelopment by the Board of County Commissioners. Staff is requesting
direction from the Board, via the adoption of Resolution 2015R-068, to designate
Evaluation Area #2 and to declare that the new area requires study to determine if
a redevelopment project within the area is feasible (NRS 279.520). The proposed
area includes properties in the casino-core area of Stateline, the Edgewood Golf
Course properties, and the Kahle Drive area. A map of the proposed evaluation
area is attached. Also attached is the tentative schedule for the new redevelopment
plan.”
November 10, 2015, Planning Commission Meeting Item 2- the Douglas County
Planning Commission selected Redevelopment Area #2 for further redevelopment
evaluation, found that the preliminary redevelopment plan for Redevelopment Area #2
was sufficient under NRS 279.526, and directed that the preliminary redevelopment plan
be submitted to the Douglas County Redevelopment Agency for review pursuant to NRS
279.528.
November 19, 2015, BOCC Meeting, Item 1- the Douglas County Redevelopment
Agency adopted a more detailed redevelopment plan for Redevelopment Area #2 and
submitted the proposed redevelopment plan to the Planning Commission for its report
and recommendation as to the plan’s conformity with the Master Plan and other related
planning documents.
December 8, 2015, Planning Commission Meeting Item 1- the Planning Commission
unanimously adopted a Report and Recommendation approving the Redevelopment Plan
for Redevelopment Area #2 and submitted its Report and Recommendation to the
Douglas County Redevelopment Agency.
January 21, 2016, The Agency made its proposed Owner Participation Rules (can be
found in the Redevelopment Area Plan) available for public inspection.
January 21, 2015, The Agency made its proposed Employment Plan available (can be
found in the Redevelopment Area Plan) for public inspection.
January 21, 2016 - The Agency made it proposed Relocation Rules (can be found in the
Redevelopment Area Plan) available for public inspection.
January 21, 2016 - The Agency made its Blight Study and Economic Feasibility Report
available for public inspection.
January 21, 2016 - The Agency submitted the Redevelopment Plan and its Analysis of
the Primary Plan to the Douglas County Commission.
January 21, 2016, BOCC Meeting Agenda Items 3 and 4- The Board of Commissioners
approved submission of the Redevelopment Plan for Redevelopment Area #2 within the
Lake Tahoe Basin area of Douglas County and accepted the accompanying report and
proposed redevelopment rules from the Agency pursuant to NRS 279.578.
February 18, 2016, BOCC Meeting Agenda Items 5 & 6–The Board of Commissioners
adopted Ordinance 2016-1456 approving and adopting the Redevelopment Plan for
Redevelopment Area #2.
July 21, 2016, BOCC Meeting Agenda Item D–the Board approved the Memorandum of
Understanding between the Tahoe Douglas Fire Protection District and the Douglas
County Redevelopment Agency regarding the Redevelopment Plan for Redevelopment
Area #2 within the Lake Tahoe Basin area of Douglas County, and the provision and
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funding of reasonably necessary public services within the Redevelopment Area. During
the process to form Redevelopment Area #2 in the Stateline, Nevada area, the Tahoe
Douglas Fire Protection District (“Tahoe Douglas”) expressed potential concern about its
ability to fund reasonably necessary public services within the Redevelopment Area due
to future property tax increment being diverted to the Redevelopment Agency instead of
Tahoe Douglas and other taxing agencies. Tahoe Douglas proposed a Memorandum of
Understanding between Tahoe Douglas and the Douglas County Redevelopment Agency
setting forth the parties mutual understanding of the possible effect of the Redevelopment
Area on Tahoe Douglas’ ability to fund reasonably necessary public services, and
possible methods to address a funding shortfall should it arise. The Memorandum of
Understanding was reviewed and negotiated by both parties’ legal counsel. The
Memorandum of Understanding does not obligate either party to engage in any specific
action, but sets forth the parties' mutual understanding to work cooperatively to procure
adequate resources to support reasonably necessary public services within the
Redevelopment Area if necessary and feasible.
aa) March 21, 2017 BOCC Special Meeting Agenda Item 2- the Board discussed the possible
modification or dissolution of the Redevelopment Plan for Douglas County
Redevelopment Area #1 and Area #2.
bb) 2017 The updated Economic Vitality Plan includes South Shore Vision Implementation
including entertainment venue development.
cc) April 20, 2017, BOCC Meeting Agenda Items 9- Board of Commissioners approved
additional 1% Transient Lodging License Tax on all transient lodging businesses within
the Lake Tahoe Township for the purpose of studying the feasibility of, planning for,
operating, and/or funding economic redevelopment projects within the Lake Tahoe
Township; the funding is intended to supplement to funding generated by Redevelopment
Area #2 in the Stateline area. Funds collected are paid to the TDVA. The TDVA’s
intended purpose is to use the funding to study the feasibility of, planning for, and
operating the Event Center.
dd) January 2018- TDVA submits Event Center project to Tahoe Regional Planning Agency
to commence environmental review process.
ee) March 15, 2018, BOCC Meeting Presentation by TDVA - Board of Commissioners hear
an update from TDVA on the design and development of the proposed Event Center.
ff) July 19, 2018, BOCC Meeting Presentation by TDVA- Board of Commissioners hear
TDVA presentation on the Fiscal and Economic Impacts Study of the Event Center.
Estimated new visitor spending of $44 million - $66 million annually. Additional annual
Room Tax proceeds to Douglas County estimated at $800,000 - $1.1 million.
gg) May 16, 2019, BOCC Meeting Presentation by TDVA Agenda Item 3- The Tahoe
Douglas Visitors Authority (TDVA) had an economic opportunity cost analysis prepared
to identify tourism and gaming trends during the past 20 years to quantify the potential
fiscal impacts in the event the South Tahoe Event Center is not constructed compared to
the fiscal impacts if the South Tahoe Event Center is constructed. The analysis is
intended to quantify the “opportunity cost” of not building the Event Center in terms of
lost revenue. Strategic Marketing Group presented the preliminary study results to the
Board of Commissioners.
hh) May 16, 2019, BOCC Meeting Agenda Item 4- The District Attorney’s Office gave a
presentation to the Board regarding NRS 279.608 and the general procedure to amend,
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deviate from, or dissolve redevelopment plans and area boundaries. The Board took
action to put the item on the next regular meeting of the BOCC.
ii) June 20, 2019, BOCC Meeting Agenda Item 4 – The Board continued discussion
regarding NRS 279.608 and the general procedure to amend, deviate from, or dissolve
redevelopment plans and area boundaries. The motion to direct staff to dissolve
Redevelopment Area 2 was denied.
jj) November 21, 2019, BOCC Meeting Agenda Item 5 – The BOCC sitting as the
Redevelopment Agency adopted Resolution 2019R-073 to remove the Douglas County
School District portion of the property tax increment funds (collected pursuant to NRS
387.195) that would otherwise go to RDA No. 2 through June 30, 2021. The action will
reduce the amount of increment going to RDA No. 2 by approximately $424,000 through
that date.
kk) January 23, 2020, TRPA Board Meeting Item 9A – public hearing to solicit input and
comments on the Tahoe South Events Center Draft Environmental Assessment.
ll) February 27, 2020, BOCC Meeting Item 3 – presentation by TDVA on the Event Center
project including updates on the Project status and all Project related studies, the Tahoe
Regional Planning Agency (TRPA) approval process and transportation funding
requirements for the Project, the proposed Project financing package from all funding
sources, and the proposed pledge by the Douglas County Redevelopment Agency of
current and future redevelopment tax increment funds for the Project financing in
accordance with the requirements of NRS Chapter 279.
Tahoe South Events Center Project Description and Funding Summary:
The proposed Tahoe South Events Center is an entirely new approximately 138,000 square foot
building positioned at the corner of U.S. Highway 50 and Lake Parkway in the MontBleu
parking lot. It will be a public assembly, sports and performing arts venue. TDVA will own,
maintain and operate the project. Construction may commence in June 2020 pending required
approvals and permitting. The goal for complete of construction is spring of 2022.
The site selection process for the facility identified the parking lot of Montbleu Resort, Casino
and Spa as the appropriate location. Edgewood Companies is the landowner/lessor of the
Montbleu footprint, including the event center site. The required land is being provided to the
TDVA by Edgewood Companies, with the value of the donation being at least $10 million.
The purpose of the Events Center is to provide a publicly owned indoor multi-use assembly,
event and entertainment venue that attracts a wide range of year-round conventions, trade shows,
special events, and entertainment. The seating capacity is 4,500 seats or 6,000 seats maximum
capacity (includes floor seating).
The Events Center aims to achieve the following:
•
•
•

Reinvent the Resort Core
Enhance the visitor and community experience
Promote year-round economic vitality
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•
•
•
•
•
•

Attract the widest possible range of spectator-oriented meeting, assembly, and exhibition
events
Improve environmental quality
Animate the street and open space
Improve the aesthetic character of the Resort Core
Consistent and dependable employment
Implement objectives from the Regional Plan, the South Shore Area Plan, and the South
Shore Vision Plan

The cost of construction for the Events Center is estimated to be approximately $100 million and
will be financed with a bond issuance by the TDVA. The Redevelopment Agency is being asked
to pledge currently held tax increment proceeds of $1.75 million and future tax increment of up
to $1.3 million annually for 25 years ($32.5 million) to TDVA for the sole purpose of financing,
developing, and constructing of the Event Center. The proposed pledge of tax increment is set
forth in a proposed written agreement entitled Tax Increment Pledge Agreement for Events
Center. The financial commitment of tax increment revenue over the life of RDA No. 2 will not
exceed $34.25 million, and is expected to provide TDVA with approximately 19% of the
revenue required to service the $100 million in debt issued for the Event Center Project.
Douglas County and the Redevelopment Agency will not issue debt for the project, and will not
be liable for the debt issued by TDVA on the project. Debt liability will be the sole
responsibility of TDVA. The Redevelopment Agency’s sole obligation will be remittance of tax
increment in accordance with the terms of the proposed Tax Increment Pledge Agreement for
Events Center.
In addition to the redevelopment tax increment there are other funding sources being committed
by the TDVA to the project. They include: $5 per night surcharge imposed on lodging in the
Tahoe Township as a result of the recent passage of SB 461 by the Nevada Legislature is
estimated to generate 43% of total debt service to repay the bonds. Existing Transient Lodging
License Tax and Transient Occupancy Tax that TDVA currently receives are estimated to
generate 38% of total debt service to repay the bonds.
The required land for the Event Center is being provided to the TDVA by Edgewood Companies,
with the value of the donation being at least $10 million.
Tahoe South Events Center Project Consistency With Goals and Objectives of the Adopted
Redevelopment Plan:
Ordinance No. 2016-1465 Adopting the Redevelopment Plan for the Douglas County
Redevelopment Area No. 2 sets forth the statutorily required redevelopment plan for the area,
which includes the following goals and objectives:
Goals and Objectives:
1. To eliminate and prevent the spread of blight and deterioration and the conservation,
rehabilitation and redevelopment of the Redevelopment Area in accord with the Master Plan
and other applicable planning documents, the Redevelopment Plan and local codes and
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ordinances.
2. To achieve an environment reflecting a high level of concern for architectural, landscape, and
urban design, land use, and environmental improvement principles appropriate for attainment
of the objectives of the Redevelopment Plan.
4.

To retain existing businesses by means of redevelopment and rehabilitation activities and by
encouraging cooperation and participation of owners, businesses and public agencies in the
revitalization of the Redevelopment Area.

5.

To encourage investment by the private sector in the development and redevelopment of
Redevelopment Area by eliminating impediments to such development and redevelopment.

6.

To encourage maximum participation of residents, businesspersons, property owners, and
community organizations in the redevelopment of the Redevelopment Area.

7.

To replan, redesign and (re)develop area, which are stagnant, obsolete, or improperly used.

The proposed Tahoe South Events Center Project is consistent with these goals and objectives.
As identified in the South Tahoe Event Center Opportunity Cost Analysis (Analysis) report, in
the past 20 years the gaming industry weakened significantly in the Stateline Casino Core
resulting in declining gaming revenues, occupancy, property tax, sales tax and employment.
Those declines include:
• Gaming revenues have declined 36% since FY 2001 from $341 million to $219 million in
FY 2018
• Tribal gaming has reduced the market share of Tahoe gaming by 80% between 2001 and
2017; from 11% in 2001 down to 2% in 2018
• Room nights sold declined 16% from 2002 to 2018.
• Property tax levied on Lake Tahoe casino properties declined $1.2 million or 38%
between FY 2000 and FY 2017
• Douglas County is 2.1% behind the state average in sales tax growth; between 2012 and
2018 Douglas County Consolidated Tax Distribution Index grew at 3.6% compared to the
State of Nevada that grew at 5.5%
• Between 2003 and 2018 Resort employment has declined 54%
The declines have weakened the competitiveness of the South Shore as a destination. The
Events Center is designed to increase the competitiveness of the destination and attract
conferences, concerts and events that will bring visitors to the South Shore and Redevelopment
Area No. 2 through the seasons and throughout the week. It will create more flexibility to attract
different segments during slow times of the year and the week. It will allow the destination to
better compete for groups that currently need more space that the existing casinos can provide.
By capitalizing on growing visitors during midweek and the shoulder season, the Event Center
will benefit existing businesses in the area. The Analysis expects those benefits to include
incremental increases during the next twelve years to include:
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•
•
•
•
•

Gaming revenues of $76 to 82 million annually
Non-gaming revenues of $53 to $62 million annually
Room nights sales in the range of 142,000 to 169,000 annually
Room revenue in the range of $14 to $19 million annually
Overnight visitor spending of $28 to $53 million annually

Employment is also expected to benefit generating:
•
•

between 1,156 and 1,346 additional casino jobs
between 1,877 to 2,186 additional jobs in the Douglas County

The exterior design for the 85-foot structure is in response to the prominent location the facility
has along U.S. Highway 50 and its position as the gateway to the casino core. Through a
combination of building materials, colors, façade articulation and setback from the roadway, the
Event Center will incorporate architectural design strategies and site planning principles to
upgrade the character and quality of the nearby built environment.
The proposed design repurposes the existing surface parking between the Event Center and
MontBleu for use as an event lawn, public plaza and pedestrian paths connecting the Event
Center with the adjacent streetscape. Direct pedestrian connections are provided from the street
level to the Event Center to enhance the walking environment and create interesting gathering
spaces. Existing overhead utility lines and three associated utility poles (two in front of
MontBleu and one immediately north of Lake Parkway) will be placed underground as part of
the street level improvements. Another key feature of the enhanced streetscape design is a transit
pull-off with shelter to maximize the benefit of public transportation opportunities.
Required Findings Under NRS Chapter 279 for the Use of Redevelopment Funding for the
Tahoe South Events Center Project:
NRS 279.486 (3) requires that before a “legislative body gives its consent to an action
proposed by the Agency” it must determine:
(a) The buildings, facilities, structures or other improvements are of benefit to the
redevelopment area or the immediate neighborhood in which the redevelopment area
is located; and
(b) No other reasonable means of financing those buildings, facilities, structures or other
improvements are available.
Subsection (a) above is analyzed by addressing the considerations listed in NRS 279.486 (4) as
identified and discussed below.
NRS 279.486 (4) (a) Whether the buildings, facilities, structures or other improvements are
likely to:
(1) Encourage the creation of new business or other appropriate development;
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While this project was not designed specifically to create other new businesses or other
development, it is expected is encourage and/or create development expansion opportunities
and better use of existing capacity for current businesses during midweek and shoulder
seasons. For example the prior section discusses expected significant increases in gaming
and non-gaming revenues, room nights sold and room revenues as well as overnight visitor
spending. That represents increased guests and visitors during the midweek and shoulder
season creating more demand at existing casinos, hotels and restaurants and spending more
money on recreational activities, entertainment and at retail shops. This project maximizes
existing underused capacity at existing business which helps not only retain them, but also
potentially makes them more profitable.
(2) Create jobs or other business opportunities for nearby residents;
The Analysis identifies the following additional jobs by 2030.
Casino Employment
County Employment

1,156 to 1,346
1,877 to 2,186

In 2018 Economic and Planning Systems, Inc (EPS) prepared a Financial and Economic
Impacts report. It identified Event Center jobs as follows:
Construction
Construction related
Business to business
spending during construction
Event Center employment

400 jobs over a 2-year period
531 jobs
234 jobs
357 jobs (includes full and part time jobs)

As of 2017 the Nevada State Department of Employment Training and Rehabilitation in its
Employment and Payrolls report lists Leisure and Hospitality as the largest industry in
Douglas County with employment of 6,036 which is 32.9% of employment in the County.
Much of that employment is in the Casino Core at Stateline. The average annual wage of
that sector is $32,719 compared to the County average wage of $46,206 for all industries.
Many of the jobs in the Leisure and Hospitality Industry are part time and seasonal, hence the
lower average wage. More than increasing the numbers of jobs, this project has the potential
to increase the annual wage with more employment midweek and during shoulder seasons
(approximately 12 weeks in the fall and 12 weeks in the winter) creating more year-round
employment.
The project is also expected to increase work for independent contractors and vendors with
additional functions at the events center and increased activity and spending.
(3) Increase local revenue from desirable sources;
The Analysis identifies several sources of funding that would increase due to the
development of the Event Center. Many of these funding sources are considered local
revenue for the purpose of this report since they are used to provide Douglas County services
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and projects. The Analysis forecasts future revenue in two ways over a twelve-year period:
1) based on the addition of the Event Center (EC), and 2) based the Event Center plus
induced additional spending with in the community due to the center (EC induced).
12 Year Local Revenue Forecast
With the Event Center (EC)
Source
Room Tax – Transient
Occupancy Tax
Room Tax – Transient
Lodging License Tax
Tahoe Douglas
Transportation District Fund
Sales Tax – PALS

Use
Parks, recreation & tourism

Amount
$10.4 million

Parks, recreation &
Economic Vitality
Transit, pedestrian or road
facilities; snow plowing
20% Parks, 55% Library,
25% Senior Center

$1.7 million

Total
Total per year average

$1.7 million
$0.9 million
$14.7 million
$1.2 million

With the Event Center plus induced spending (EC Induced)
Source
Use
Room Tax – Transient
Parks, recreation & tourism
Occupancy Tax
Room Tax – Transient
Parks, recreation &
Lodging License Tax
Economic Vitality
Tahoe Douglas
Transit, pedestrian or road
Transportation District Fund facilities; snow plowing
Sales Tax – PALS
20% Parks, 55% Library,
25% Senior Center
Total
Total per year average

Amount
$14.1 million
$2.3 million
$2.3 million
$1.1 million
$19.8 million
$1.7 million

The Analysis forecasts an addition of $3.7 to $4.4 million in Consolidated Tax (C-tax)
annually. C-tax is made up of six taxes: 1.75% SCCRT Sales Tax (Supplemental City State
Relief Tax), .5% BCCRT Sales Tax (Basic City County Relief Tax), Real Property Transfer
Tax, Cigarette Tax, Liquor Tax, and Governmental Services Tax. Because of the County’s
current status as a rural “Guaranteed County” there would be only minor financial benefit
from the increase in SCCRT Sales Tax. According to the EPS Study if the County
transitioned from being a “Guaranteed County” to a “Point-of Origin County” it would
receive roughly $200,000 to $300,000 per year under that scenario.
The remaining five taxes are estimated to be $1.3 million (of the $3.7 million in C-tax).
Approximately 55% of that goes to Douglas County and is estimated to be $715,000.
Approximately 45% goes to other political subdivisions in the County.
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(4) Increase levels of human activity in the redevelopment area or the immediate
neighborhood in which the redevelopment area is located;
The TDVA estimates the Event Center activity will be 112 conference center events and 85
arena events (arena to mean concerts, family shows, etc.) annually. Respective attendance is
estimated at 14,700 conference and 67,500 arena annually. Located centrally and with 57%
of overnight stays occurring in the Stateline area, it is anticipated that pedestrian traffic will
increase between event center and resort buildings, to nearby retail establishments and
restaurants, as well as to recreational areas such as Van Sickle Bi-State Park, beaches and the
Heavenly Epic Adventure activities and ski area. Additionally, the Event Center project's
proposed microtransit system will provide a fast and frequent shuttle to nearby points of
interest and lodging properties seasonally. It should be noted that the Event Center will be
taken into account through the Main Street Management Plan (part of the US 50/South Shore
Community Revitalization project) which is anticipated to evolve multi-modal options for
visitors and residents.
(5) Possess attributes that are unique, either as to type or use or level of quality and
design;
With its prominent location at the gateway to the South Shore resort district, and iconic
architectural design, the event center will reflects its alpine setting and resort atmosphere.
The Event Center will complement local resort services by leveraging the existing hotel bed
base, utilizing available parking and concentrating activity near restaurant, retail and
recreation areas and will encourage pedestrian activity. Convention, sports, arts and cultural
events will be possible in a year-round, indoor facility that addresses typical shoulder season
slumps.
(6) Require for their construction, installation or operation the use of qualified and
trained labor;
The Event Center will require experienced contractors familiar with alpine conditions and
environmental sensitivities prevalent in Lake Tahoe. The successful Construction Manager
at Risk is both local and intimately familiar with regional sub-contractors and trades that are
specifically required for this type of facility and the anticipated level of finish.
(7) Demonstrate social or financial benefits to the community than would a similar set of
building, facilities, structures or other improvements not paid for by the Agency;
Social benefits from the Event Center would include:
• Stable employment
• Arts and cultural events
• Venue allowing service organizations to increase fundraising capacity
• Community gathering place
Financial benefits would include:
• Encouraging reinvestment in RDA No. 2 by other property owners
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•
•
•
•

Increasing hotel room nights during midweek and shoulder season
Promote year-round economic vitality by increasing visitors during midweek and
should seasons
Additional jobs and more year round employment
Generating significant revenues as summarized in the section below regarding NRS
279.486 (4) (c)

TDVA will not have sufficient funding without the addition of the tax increment for the project
to proceed. It will not be built without the redevelopment funding. There is no reason to believe
another entity or private business will build the proposed Event Center without redevelopment
funding. Accordingly, there is no viable comparison to a similar project not paid for (in part) by
the Agency.
NRS 279.486 (3) (b): No other reasonable means of financing those buildings, facilities,
structures or other improvements are available.
The cost of construction for the Events Center is approximately $100 million and will be
financed by a bond issuance by TDVA. The Redevelopment Agency is being asked to pledge
current and future tax increment of no more than $34.25 million in total through March 2, 2046.
Douglas County and the Redevelopment Agency will not issue debt for the project, and will not
be liable for the debt issued by TDVA for the project. The Agency’s sole responsibility will be
remittance of tax increment revenue in accordance with the terms of the proposed Tax Increment
Pledge Agreement for Events Center.
In addition to the redevelopment tax increment there are other funding sources being committed
by the TDVA to the project. They include: $5 per night surcharge imposed on lodging in the
Tahoe Township as a result of the recent passage of SB 461 by the Nevada Legislature is
estimated to generate 43% of total debt service to repay the bonds. Existing Transient Lodging
License Tax and Transient Occupancy Tax that TDVA currently receives are estimated to
generate 38% of total debt service to repay the bonds.
The required land for the Event Center is being provided to the TDVA by Edgewood Companies,
with the value of the donation being at least $10 million.
TDVA will not have sufficient funding or be able to secure financing for the project without the
addition of the tax increment as it diversifies the revenue sources from a financial and bonding
perspective. Without the diversification of revenue sources the proposed financing project
would not proceed.
In addition to the considerations identified in NRS 279.486 (3) (a) and (b), the Board must also
consider and make reasonable findings under NRS 279.486 (4) (b) and (c), as discussed below:
NRS 279.486 (4) (b) The opinions of persons who reside in the redevelopment area or the
immediate neighborhood in which the redevelopment area is located:
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The Oliver Park General Improvement District area (residential lots generally northwest of Khale
Drive between U.S. Highway 50 and Lake Tahoe) is the neighborhood most immediate to the
RDA No. 2. There are no residential units in RDA No. 2. On January 24, 2020, a letter to ask
the opinions of persons who reside in the immediate neighborhood was mailed to 99 residents
and property owners in the area. In addition 100 letters where distributed to homes in the area to
include renters who would not otherwise not receive the mailing. Comments were requested by
February 7, 2020 at 5 p.m.
14 responses were received by the deadline. Seven made comments in support of the project.
Six had comments in opposition to the project. There was one comment wanting more
information about the costs to the property owner. Two comments were received after the
deadline. Of those, one was in support and one was in opposition to the project. The letter sent
and comments received are attached as Exhibit A.
NRS 279.486 (4) (c) Comparisons between the level of spending proposed by the agency and
projections, made on a pro forma basis by the agency, of future revenues attributable to the
buildings, facilities, structures or other improvements:
The total proposed spending by the Redevelopment Agency on this project is $34.25 million.
According to the South Tahoe Event Center Opportunity Costs Analysis (Analysis), additional
annual revenues generated within the community by the Event Center, once it is operational, are
expected to be:
Revenue Source
Overnight Visitor Spending
Room Revenue
Non-Gaming Revenue
Gaming Revenue
Total

Annual Amount
Annual Amount
Conservative Estimate Aggressive Estimate
$28 million
$53 million
$14 million
$19 million
$53 million
$62 million
$76 million
$82 million
$171 million
$216 million

The above sources total $171 million to $216 million in new revenues generated within the
community as a result of the Event Center. Using the conservative estimate of $171 million
multiplied by the 23 year (the remaining portion of the RDA commitment once the Event Center
is operational) equals total revenues generated by the project of $3.9 billion compared to the
RDA No. 2 proposed spending of $34.25 million.
In the “Increase local revenue from desired sources” section of this staff report, annual local
revenue (primarily from Room Tax and PALS Sales Tax) is anticipated to increase by $1.2 to
$1.7 million. Annual revenue from C-tax is expected to increase by $715,000. Together the
annual increase in revenue is $1,915,000.
The EPS Study anticipates a net fiscal deficit to the County General Fund of approximately
$212,000 annually primarily accounting for an increased Sheriff’s Office presence in the
Stateline/Casino Area. The study indicates that should the County become a Point-of-Origin
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County in the future, the additional sales tax revenue generated could bring this deficit to a
breakeven level.
The net increase in annual local funding would be $1,703,000. ($1,915,000 - $212,000). $1.7
million times the 23 year commitment (once the Event Center is operational) equals a net
increase of $39.1 million in local funding compared to the RDA No. 2 proposed spending of
$34.25 million.
It is anticipated that both the revenues generated within the community and the local
revenues/expenditures to Douglas County would continue after the RDA commitment to the
financing is complete.
Conclusion:
The Tahoe South Events Center Project meets the definition of a Redevelopment project under
Nevada law and is consistent with many of the purposes and goals outlined in the
Redevelopment Plan for Redevelopment Area No. 2. The estimated redevelopment benefits of
the project are considerable and include the potential to:
•
•
•
•

Generate $3.9 billion compared to the RDA proposed spending of $34.25 million during
the 25-year commitment
Increase the average annual wage of the Leisure and Hospitality Industry which accounts
for 32.9% of employment in Douglas County
Increase hotel room night stays and visitor spending during midweek and shoulder season
Upgrade the character and quality of the nearby built environment by incorporating
architectural design strategies and site planning principles in the new facility

Sufficient information exists for the Redevelopment Agency and the Board of County
Commissioners to make the required findings under NRS Chapter 279 to use redevelopment
funding for the Tahoe South Events Center Project as set forth in the proposed Tax Increment
Pledge Agreement for Event Center.

Attachments:
Exhibit “A” – Letter to residents and property owners in the Oliver Park General Improvement
District area and comments received
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EXHIBIT “A”
Letter to residents and property owners in the Oliver Park General Improvement
District area and comments received
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PATRICK CATES
County Manager

1594 Esmeralda Avenue
Minden, Nevada 89423

JENIFER DAVIDSON
Assistant County Manager

www.douglascountynv.gov
775-782-9821

OFFICE OF THE COUNTY MANAGER
January 23, 2020
Dear Oliver Park residents and/or property owners,
I want your opinion! The Douglas County’s Redevelopment Agency (RDA) will be considering committing
funding to the proposed construction of the Tahoe South Event Center to be located in the Stateline
Casino Core. The Nevada Revised Statues requires the RDA to consider the opinions of persons who
reside in the redevelopment area or the immediate neighborhood. That’s why we are contacting
Oliver Park General Improvement District residents and/or property owners.
Please take a moment to share your opinions/ideas about committing funds to the proposed project.
There are two ways to respond. You can write your response on the back of this letter and mail it to the
address below or send an e-mail to me at Lgranahan@douglasnv.us. I need to receive your response by
Friday, February 7th at 5 p.m. Please include your address in your response so I know you live in or own
property in the Oliver Park area. Your response may be included as part of the public record when the
RDA considers approval of the findings for the proposed project. Need additional information? Attached
is an overview of the project and funding.
Your response to this letter is optional.
If you have questions, please feel free to contact me at (775) 782-6268 or by e-mail at
Lgranahan@douglasnv.us.
Sincerely,

Lisa Granahan
Economic Vitality Manager
Douglas County
PO Box 218
Minden, NV 89423
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Write you opinions here and mail to:
Lisa Granahan
Economic Vitality Manager
Douglas County
PO Box 218
Minden, NV 89423
Or provide your opinions by e-mail to Lgranahan@douglasnv.us. Responses need to be received by
Friday, February 7, 2020 at 5 p.m.
Your address_____________________________________________________________________
Do you live in Oliver Park GID or own property there? ___________________________________
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Tahoe South Events Center Redevelopment Project - Additional Information
Project:
The Tahoe South Events Center is an approximately 138,000 square foot (total floor area) public
assembly, sports and performing venue to be located on the southwest corner of the Mont Bleu
Casino. It will be publicly owned by the Tahoe Douglas Visitors Authority (TDVA). TDVA will
also be responsible for maintenance and operation of the project. Construction may occur in
May 2020 pending required approvals and permitting. Completion is anticipated in early 2022.
Funding:
The Douglas County Redevelopment Agency (RDA) is being asked by the TDVA to pay a portion
of the bond debt incurred to fund construction of the project. The total project with financing
will cost more than $100 million. TDVA will fund the majority of the project, with the RDA
contributing approximately 25% of the cost. The RDA’s proposed contribution would in the
form of a contract that pledges RDA revenue annually to the TDVA for the life of the RDA which
is approximately 26 years.
Douglas County and the RDA will not be liable for the debt on the project. That will be the
responsibility of TDVA.

Need more information?
TRPA Website www.TRPA.org – Scoping for the Event Center Announced - http://bit.ly/2uHc9Tt
LTVA.org website - https://ltva.org/event-center/
Douglas County Website – RDA2 FAQs - http://bit.ly/30n0WmW
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From:
To:
Subject:
Date:

Skylr Penna-Couttenye
Granahan, Lisa
Event Center opinion Oliver Park resident
Monday, February 17, 2020 9:37:40 PM

CAUTION: This email is from an external source. Use caution when clicking links or opening attachments.

Hello Lisa, I realize this may be late to comment, but do have some input. I’m not I support of spending over 100
million dollars for a center when the roads in our area i.e. Kahle drive is in shambles. Is there any plan to fix the
road?
Also what kind of impact will this make on our taxes?

Thanks for your time hope you can give me some insight to the plan and effects.
165 Michelle drive unit b
Best,
-Skylr Penna

