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Executive Summary

The North Las Vegas Downtown Master Plan and
Investment Strategy is the result of a year-long
community driven and inclusive process that began

in September of 2007. The process included several
meetings with major investors, Downtown business
owners, City officials, the Redevelopment Advisory
Committee, and the community at large. The
community was engaged as a vital and beneficial part of
the planning process. Community engagement included
meeting with diverse interest groups and stakeholders;
hosting four community workshops; conducting
multiple interviews; and meeting with downtown
investors. Two staff charrettes and Downtown business

luncheons were also important to the planning process.

The planning area was bounded by Interstate 15 (I-15)
to the west, Pecos Road to the east, Cheyenne Avenue
to the north, and Owens Avenue to the south. The
redevelopment area is a subsection of southwestern
Downtown, sharing its western and southern
boundaries. The North Las Vegas Downtown Master
Plan and Investment Strategy focused on the area west
of Webster Avenue, bounded on the north by Carey
Avenue. Focusing public and private investment in this
area of the Downtown will help to capitalize on existing
and planned projects. Three major streets—North Las

Vegas Boulevard, Lake Mead Boulevard, and Civic

Center Drive—form a focal triangle within the study
area. Existing uses within the focus area include casinos

and entertainment, retail, civic, office and health care.

‘The Downtown Master Plan and Investment Strategy
outlines project goals, vision and concepts, and a
comprehensive investment strategy. Community goals
were established to give insightful direction for issues
and opportunities faced by the community. Ten action-
oriented goals identified by the community are detailed

in Chapter Four on page 55.

The community’s vision for Downtown North Las Vegas
is to redevelop Downtown into a community focal point
with amenities and features that promote its unique
identity. These features include plazas, neighborhoods,
commercial areas, and municipal facilities. The
entryways into the City along Las Vegas Boulevard and
Lake Mead Boulevard feature imaginative street patterns
that immediately distinguish the City as highly attractive
and pedestrian-oriented. The community envisions
attractive streetscapes with street furniture, banners,
signage and decorative lighting that promote walkability,
reduced traffic congestion, and direct access to businesses
located along the street fronts is desirable. Light rail/
transit corridors, bicycle routes, and a trail and park

system linking commercial areas, neighborhoods, and

government buildings within Downtown, provide strong

connections into and throughout Downtown.

Based on the goals and vision of the community,
development concepts were established that contribute
to sense of place, safety, connectivity and economic
vitality. North Las Vegas Boulevard will be the signature
street of the Downtown and the City. A dedicated transit
lane would be designed wide enough to accommodate
bikes. The creation of three medians with five rows of
trees would make pedestrian crossing safer and calm

traffic while accommodating a similar amount of traffic.

McDaniel Street is also envisioned as a key axis within
Downtown. Capitalizing on a pedestrian-friendly street
section that is 60 to 65 feet wide, McDaniel Street can
become a smaller scale, walkable environment with the
feel of a traditional “main street”. This street links major
employers and anchors in Downtown, such as North

Vista Hospital and the Civic Center Campus.

In contrast, Lake Mead Boulevard will continue to
support high traffic volumes but will also improve the
experience for pedestrians. Transportation improvements
will be focused at key intersections and key crossings in
an effort to make the corridor safer and more inviting
for pedestrians. By supporting the expansion of North

Vista Hospital, Lake Mead Boulevard will become



a distinguished office corridor. Lake Mead will be
an important link between the downtown core and

improvements along North Fifth Street.

Punctuated at Lake Mead by a new regional transit
station, North Fifth Street will be a super arterial and
regional connector. As a rapid transit corridor, it will
provide regional connectivity and will be in close
proximity to both the I-15 and Lake Mead Boulevard,

making it a prime location for regional destinations.

A strategy framework was developed to direct the
planning process and make the vision a reality. As
illustrated on page 62, prioritized actions are detailed
into the following hierarchy: Primary Land Uses,
Catalytic Opportunities Sites, and Supporting
Strategies. The overarching framework for the North
Las Vegas Downtown Master Plan and Investment
Strategy is to support existing businesses and encourage
new business, maximize investment impact through
strategic prioritization, and maximize flexibility

to allow for changing circumstances. Six catalytic
development opportunities, which are specific projects
or sites identified for their ability to promote further
development, include a new City Hall, Silver Nugget
Casino, Las Flores Shopping Center, centralized/shared
parking, City Hall Plaza/Event Space, and mixed-use

residential.

Several supporting strategies were set in place to help
ensure the goals of the North Las Vegas Downtown
Master Plan and Investment Strategy are achieved.

The supporting strategies include: streetscape and

public space improvements; zoning, development
standards, and guidelines; vehicular circulation and
parking; gateways, signage, and wayfinding; housing

and neighborhood enhancement; image, identity, and
branding; district management and events programming;

and active transportation.

Successful implementation of the Plan will require
political and financial commitment. The investment
strategy of this Plan is presented via an action plan,
funding sources and financing strategies and next steps.
'The action plan outlines steps that can be utilized
in the short-term, mid-term and long-term. Several
administrative and policy steps should be taken within
the next year to implement the Plan. These steps include:
*  Designating the Economic Development department as
the lead to oversee the implementation of the Plan;

*  Collaboratively evaluating the existing utility capacity in
the downtown area and evaluate the need for upgrades to

the utility service in the area;

*  Facilitating and fast tracking the approval process for all

projects in the Downtown area;

e Creating a gateway, signage, and wayfinding master plan

for the commercial area per the revised sign code; and

e Collaborating with the Nevada Department of
Transportation (NDOT) to design improvements for

North Las Vegas Boulevard from Owens to Carey.

The North Las Vegas Downtown Master Plan and
Investment Strategy includes the following eight

chapters:

L. Introduction

I1. Existing Conditions
III. Market Conditions
IV. Vision And Concepts
V. Planning Framework

VL. Zoning, Standards, And Guideline

Recommendations
VIL Circulation And Parking

VIII. Investment Strategy

xi






CHAPTER ONE

Introduction

1.0 INTRODUCTION

IN THIS CHAPTER
INTRODUCTION year-long, community-driven and inclusive process to craft a Downtown Master

Plan and Investment Strategy. This project was conducted in concert with a team
ProjecTt GOALS
of urban planning, engineering, marketing, and economic consultants. The process

PLaNnNING PROCESS included several meetings with major investors, Downtown business owners, City
PLANNING CONTEXT officials, the Redevelopment Advisory Committee, and the community at large. The
input gathered at these meetings has contributed to an over-arching vision, which
SUMMARY OF ASSETS, ISSUES,
has in turn informed the remainder of the planning process. In order to maximize
AND OPPORTUNITIES
and direct the investments coming into North Las Vegas, the final product of the
CHAPTER SUMMARY process is a targeted investment strategy and road map for improvements that the

City will use in implementing the community’s vision.

North Las Vegas, an area covering approximately 100.53 square miles in Clark
County, Nevada, was incorporated following World War II and owes its early
development to the proximity of Nellis Air Force Base. The Downtown area
represents the historic core of North Las Vegas — subsequent City growth has
been primarily to the north and west. The relatively large residential community
in Downtown, comprising some of the City’s oldest housing, is divided by

thoroughfares and pockets of commercial and civic development.

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND INVESTMENT STRATEGY




INTRODUCTION

PLANNING AREA

Downtown North Las Vegas is bounded by Interstate
15 to the west, Pecos Road to the east, Cheyenne
Avenue to the north, and Owens Avenue to the
south. The redevelopment area is a subsection

of southwestern Downtown, sharing its western

and southern boundaries. This report focuses on

the area west of Webster Avenue, bounded on the
north by Carey Avenue. As will be shown, focus

on this area of Downtown will help to capitalize

on existing and planned projects while maximizing
the potential for synergy and critical mass. Uses
within the redevelopment area include casinos and
entertainment, retail, civic, and health care. Three
major streets—North Las Vegas Boulevard, Lake
Mead Boulevard, and Civic Center Drive—form

a focal triangle within the study area. The style

of development in North Las Vegas follows a grid
pattern with long blocks in residential neighborhoods
and less distinct patterns in the commercial district.
Commercial and vacant parcels run along North

Las Vegas Boulevard. The area has abundant surface
parking and vacant parking lots. Existing buildings
have large footprints and reflect a more suburban feel

than urban.

2.0 PROJECT GOALS

The current planning efforts were designed to

build upon existing assets, address challenges, and
to capitalize on opportunities in the public and
private realm. In order to achieve a revitalization

of Downtown North Las Vegas, several goals were
identified, including:

Make Downtown North Las Vegas a local and
regional destination with a unique identity:
Branding the Downtown as a unique district in the
City of North Las Vegas and the larger Las Vegas valley
is important due to the fact that North Las Vegas
neighbors Las Vegas, which is one of the best branded
and most easily identified cities in the world.

Brand and market Downtown with a unique sense
of place and distinct themes: /7 is important that
North Las Vegas does not attempt to mimic other well
branded cities such as San Francisco or Vancouver. By
identifying the unique assets and characteristics of North
Las Vegas, the City will reflect its own culture and
residents.

Make the Downtown safe and inviting for all
modes of transportation: North Las Vegas has a goal
of creating a multi-modal transportation system. It is
vital in the plan for the Downtown to begin integrating

all modes of transportation and to making it safer and

inviting for pedestrians and cyclists.

Celebrate the cultural past and present of the

area, incorporating music and art to reestablish a
cultural center: Currently, North Las Vegas does not
have a significant amenity to attract and draw people to
Downtown. The introduction of the new City Hall and
civic green, the proposed Las Flores Shopping Center,
McDaniel Street improvements, amenities to be provided
by the casinos, and other possible cultural amenities such
as community arts and a performance venue can elevate
the Downtown in the minds of residents and visitors as a
desirable destination.

Improve Downtown’s economic vitality with
programs, incentives, and public-private
partnerships to support existing businesses and
attract new business and investment: There is

no single solution ro solve or address the issues facing
Downtown’s economic vitality. To fully realize the
communitys vision for the area, it will take a collection of
strategies, effort, and time.

Connect existing and new development through
coordination, design standards, and improvements
to the public realm: Private investment is occurring
and planned, but a key aspect of the master plan is ro
develop a comprehensive strategy to link the different

private developments together. By physically and



aesthetically linking connections between different
developments, Downtown becomes truly synergistic.
Identify an investment strategy with clear action
steps, priorities, and cost: [z is essential to create a
plan that is clear and feasible and not one thar will sit
on the shelf. Consideration must be given to costs and

realistic strategies to ensure real change occurs.

3.0 PLANNING PROCESS

Participation and community input is vital in gaining
supportive and successful results for developing a
plan. The North Las Vegas Downtown Master Plan
and Investment Strategy integrated several processes
that promoted participation, obtained feedback, and
acknowledged the community as a beneficial part
of the planning process. Methods included meeting
with diverse interest groups and stakeholders,
four community workshops, multiple interviews and
meetings including six investor meetings, two planning
commission meetings, and three development board
meetings to provide updates. Two staff charettes and

Downtown business luncheons were also important to

the planning process.

CITY OF NORTH

4.0 PLANNING CONTEXT

In order to understand the assets, opportunities, and
challenges that potential redevelopment initiatives
will face, it is necessary to evaluate the planning and
regulatory context of the Downtown. An assessment
of plans, studies, reports, zoning regulations and
design guidelines was conducted to understand
development requirements for the Downtown.
Engaging the community through an inclusive
process also contributed to assessing previous plans
and efforts. A more detailed review is included in

Chapter Two.

DowNTOWN REDEVELOPMENT PLAN

Adopted in November 1990, the North Las Vegas
Final Downtown Redevelopment Plan conforms to
the Master Plan, which was adopted in 1986 and
updated in 1989. Key elements of this master plan
included the intensification of the casino/hotel/
entertainment theme, the development of high
density residential, the intensification of retail/service

uses, and a comprehensive streetscape program.

LAS VEGAS DOWNTOWN MASTER PLAN AND

CHAPTER ONE INTRODUCTION

Visioning 2025

Visioning 2025 focused primarily on two goals:

first, establishing a vision that would redevelop
Downtown according to the vision of citizens and,
second, adopting a Downtown Development and
Redevelopment Master Plan for inclusion in the
City’s Comprehensive Plan. Adopted in March 2005,
this plan lays out vision elements and goals. The

seven vision elements, which have equal priority, are:

e Planned quality growth

*  Divotal centers for development and
redevelopment

*  Economic development

*  Community services and amenities

*  Safe and livable community

*  Community spirit, relationships and pride

*  Fiscal policies and management.

2006 CoMPREHENSIVE PLAN

Adopted in November 2006, the City’s
Comprehensive Plan is based on a 20-year planning
horizon. It establishes a guiding vision statement,
guiding principles, goals and policies, a land use plan
comprising residential, non-residential and mixed-
use, principles of design and residential density,

evaluation criteria, and specific planning areas.

INVESTMENT STRATEGY



CHAPTER ONE INTRODUCTION

NorTH FIFTH STREET

Prepared in 2006, the North Fifth Street Transit
Supportive Concept Plan (TSCP) builds on and
differs from the prior study of this area, the 2004
North Fifth Street Corridor Study. This earlier
document put forward design alternatives that would
accommodate significant traffic volumes and transit.

Specific recommendations included:

*  Recommended right-of-way width of 150 feet

e  Six travel lanes (three northbound, three south-
bound)

*  Dedicated space in the 150-foot ROW for high-
capacity transit

e Landscape buffers and multi-use pathways

5.0 SUMMARY OF ASSETS, ISSUES, OP-
PORTUNITIES

The key assets of North Las Vegas were highlighted
during several meetings with the community, City
staff, and various stakeholders. Several issues and
challenges facing the City were also identified during
these discussions. Revitalization potential will be
maximized if the list of community assets are utilized
as building blocks for change. Once completed, the

Master Plan and Investment Strategy will serve as a

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

roadmap to effectively capitalize on the identified
assets. Key assets expressed in discussions with the

community, investors, and business owners include:

Long-term residents - Long-term residents contribute
to the history and preservation of the community by
sharing information with new residents. Traditionally,
long-term residents are more proactive to initiate home
improvement projects and make larger investments in
their properties.

Mix of cultures - The concentration of different racial
groups, such as the Hispanic community, enhances and
contributes to the cultural fabric of the community as a
whole and a unique sense of place.

Great development opportunities - Development
opportunities could potentially attract internal and
external sources of revenue and enhance the current look
and feel of the area.

Climate which allows for use of alternative

energy - Capitalizing on solar power and other new
technologies provides an opportunity to reduce energy
cost and the consumption and dependency of other
energy sources.

Events and Programs - Events such as Taste and
Tunes, Balloonapalooza, and farmers markets help

establish a local economy and create a better sense of

INVESTMENT STRATEGY

community. Events also attract others from outside of
the community making the area a destination. The
Downtown could be utilized to host complementary
programs and events to those being held outside of the
Downtown.

Downtown Grocery Stores - Downtown North Las
Vegas is fortunate to have three grocery stores when most
downtowns are struggling to attract just one.

Other Neighborhood Amenities - Local amenities
(such as walkable schools, libraries, and community
centers) reduce motor vebicle trips, retain and attract
residents to the neighborhood, and offer a sense of
authenticity.

Civic Center Campus - An asset which provides
employment and serves as an institutional anchor.
North Vista Hospital - A major anchor and regional
destination, North Vista Hospital provides jobs and
medical services for the immediate community and
mrrounding area. Because ofits importance as an asset,
retaining North Vista Hospital should be a priority.
Easy parking and access to highways - Astracts and
accommodates visitors from outside of the area and

generates less congestion on neighborhood streets.




Challenges and opportunities that will need to be
addressed in the Downtown master planning process
were also identified. These include:

e Creating a Downtown brand (preserving the
historic fabric) and amenities that would provide
reasons to visit;

*  Counteracting the perception that Downtown is
unsafe;

*  Improving the pedestrian environment and area
landscaping;

e Involving existing residents from all backgrounds

e Capitalizing on the multi-cultural character of
buildings and businesses Downtown;

*  Recruiting new businesses with incentive
packages;

*  Maintaining the relative affordability that
differentiates North Las Vegas from the region;

e Connecting residents and visitors with safe,
efficient, and inviting roadways and paths;

e Coordinating new development projects to
ensure a cohesive built form;

e Incorporating public art into both public and
private development;

*  Maintaining some connection to the
architectural and cultural history of Downtown

North Las Vegas;

CITY OF NORTH

Facilitating improvements to existing housing
stock; and
*  Creating a destination (or collection of

destinations) that gives people a reason to visit.

6.0 DOCUMENT OVERVIEW

The North Las Vegas Downtown Master Plan and
Investment Strategy is an inclusive community-
driven plan that has been created and organized
with usability in mind. The plan is composed of
eight chapters, providing an overview of the major
plan concepts, an investment strategy, supporting
technical analysis, and recommendations. The
following provides a brief description of the eight

chapters:

CHAPTER 1- INTRODUCTION
This chapter provided a brief review of the planning
process, planning context, summary of assets, issues,

and opportunities.

CHAPTER 2 - EXISTING CONDITIONS
This chapter provides a community profile, a review

of relevant planning documents and studies, and an

LAS VEGAS DOWNTOWN MASTER PLAN AND

CHAPTER ONE INTRODUCTION

analysis of existing site conditions. Key assets, issues, and

opportunities are also discussed.

CHAPTER 3 - MARKET CONDITIONS

The economic analysis details a framework for guiding
growth and development in the Downtown. This
chapter includes highlights of the Plan’s economic
market analysis. It also identifies major market
parameters and constraints in order to understand
what is achievable within the market in the coming

years.

CHAPTER 4 - VISION AND CONCEPTS

This chapter outlines and evaluates visions and
concepts that were presented to the community for
consideration and the shared community goals that

were referenced in creating the Plan.

CHAPTER 5 - PLANNING FRAMEWORK

The planning framework provides the specific
structure and guidelines for growth. It includes
recommendations regarding primary land uses,
catalytic projects, opportunity sites, and supporting
strategies for implementation. These elements will
result in concrete and viable means to achieving a

more vibrant and successful Downtown.

CHAPTER 6 - ZONING, DESIGN STANDARDS,

INVESTMENT STRATEGY
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CHAPTER ONE INTRODUCTION

AND GUIDELINE RECOMMENDATIONS

This chapter identifies specific policy recommendations
that are consistent with the goals and objectives outlined
in earlier chapters. Also incorporated into the guidelines
and standards for this chapter are Crime Prevention

Through Environmental Design (CPTED) principles.

CHAPTER 7 - CIRCULATION AND PARKING

Within the context of the master planning process,
general travel infrastructure needs are assessed, such that
during plan implementation a blueprint for transportation
infrastructure is known. This chapter gives the community
something to work towards as development scenarios are

realized.
CHAPTER 8 - INVESTMENT STRATEGY

This chapter details the financial needs of realizing the

community’s vision for Downtown North Las Vegas.

(Endnotes)

1 htep://www.City-data.com

2 City of North Las Vegas 2007 Community Report
3 hetp://factfinder.census.gov

4 htep://www.City-data.com
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CHAPTER TWO

Existing Conditions

IN THIS SECTION
INTRODUCTION

STUDY AREA

MARKET CONDITIONS
PLANNING CONTEXT

SITE CONDITIONS

SUMMARY OF ASSETS, ISSUES,

AND OPPORTUNITIES

1.0 INTRODUCTION

THIS EXISTING CONDITIONS ANALYSIS WAS DEVELOPED as an interim pl‘OdUCt of
the North Las Vegas Downtown Master Plan and Investment Strategy. The intent is to
establish a common baseline for the community, City staff, and the consultant team,
as well as a clear context for the planning framework and redevelopment/development
recommendations described in later chapters. This chapter provides a community profile,
a review of relevant planning documents and studies, and an analysis of existing site

conditions. Key assets, issues, and opportunities are highlighted and discussed.
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CHAPTER TWO EXISTING CONDITIONS

2.0 STUDY AREA

Downtown North Las Vegas is bounded by Interstate 15
to the west, Pecos Road to the east, Cheyenne Avenue
to the north, and Owens Avenue to the south (Figure
2.3). The redevelopment area is a smaller subsection of
southwestern Downtown, sharing its western and southern
boundaries; this report is primarily concerned with the
area west of Webster Avenue, bounded on the north by
Carey Avenue. As will be shown, focus on this area of the

Downtown will help to capitalize on existing and planned

projects, while maximizing the potential for synergy and "y, 01k a1 the intersection of Lake Mead Boulevard and Commercial center at the intersection of Lake Mead Boulevard

critical mass. Uses within the redevelopment area include McDaniel Street. and McDaniel Street.

casinos and entertainment, retail, civic, and health care.

Three major streets—North Las Vegas Boulevard, Lake
Mead Boulevard, and Civic Center Drive—form a focal

triangle within the study area.

Figure 2.2 on the previous page illustrates the Downtown

and redevelopment areas.

Roadside landscaping along Civic Center Drive. Public transportation route along North Las Vegas Boulevard.
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3.0 COMMUNITY PROFILE

North Las Vegas, one of the fastest growing cities in
the United States, covers 100.53 square miles in Clark
County, Nevada. The town was incorporated just
following World War II and owes its early development
to the proximity of Nellis Air Force Base, which was
established during the war. The residential community is
divided by thoroughfares of concentrated commercial and
civic development. One of the country’s oldest casinos,
Jerry’s Nugget, is situated along the commercial strip and
is one of the attractions that draws tourists from nearby

Las Vegas, Nevada.

POPULATION, AGE, RACE, & INCOME

As of the 2000 U.S. Census, the population of North
Las Vegas was 115,488." The city has grown rapidly over
the past two decades with an annual average growth
rate of 8.6 percent between 1990 and 2007. During
this period, North Las Vegas has grown as a proportion
of both County and State population totals; increasing
to 10.8 percent and 7.7 percent respectively. Additional
population trends of note include:

e A population growth rate in North Las Vegas of

8.6 percent outpacing the City of Las Vegas at 4.6

percent.

e A 2.7 percent annual growth rate in Downtown
North Las Vegas.

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

* A houschold size within Downtown North Las
Vegas of 3.99 that exceeds the City’s overall average
size at 3.2.

*  Houschold growth in North Las Vegas of 8.7
percent annually that has outpaced County growth
of 4.0 percent annually.

The estimated population in 2007 was 215,026 people

and it is expected to reach nearly half a million by the

city’s buildout in 2025.* Compared to the median age of
the rest of Nevada (35 years of age), North Las Vegas has

a younger median population (29 years of age).’

According to the 2006 American Community
Survey’s section on race, White residents comprise
nearly two-thirds of the North Las Vegas population
(64.3%).? Black or African American (17.2%)

and Asian (6.1%) residents make up the next
largest groups. The remaining population falls into
categories of Other (7.4%), Two or More Races
(3.4%), Native Hawaiian/Pacific Islander (1.2%),
and American Indian (0.4%). Regarding ethnicity,
nearly two-fifths of the North Las Vegas population

report being Hispanic or Latino (of any race).

About two-thirds of the population have a high
school degree, ten percent hold a bachelor’s degree,
and just fewer than five percent hold a graduate

or professional degree. These percentages equate

INVESTMENT STRATEGY

to a lower overall education level than Nevada as a
whole. Most males are employed in the construction
industry (23%), closely followed by accommodation/
food services (14%). Arts/entertainment and
administrative/support each employ under ten
percent of the male population with public
administration, repair/maintenance and professional/
technical services all hovering around five percent.
The female workforce is primarily employed in

the accommodation/food services industry (20%)
followed closely by arts/entertainment (13%),

health care (10%), and education (7%). Finance/
insurance, public administration, and administrative/
support each employ about five percent of the female

population.?

Between 1990 and 2007 household income distribution
in North Las Vegas experienced a consistent shift to
higher level incomes. As part of the income shift, the city
experienced 13.3 percent annual growth in the key retail
benchmark of $75,000 annual income per household
from 2000 to 2007. Further income trends in Downtown
North Las Vegas include:

¢ Downtown households in the $75,000 or more

range grew by 6.1 percent annually from 2000 to
2007.




e Downtown remains primarily low income with 44
percent of households in the $30,000 and below

income bracket.

e 'The stability of low income households in the
Downtown area compared to rapid growth in high
income households elsewhere in the City is leading
to increased income disparity within the City of

North Las Vegas.

COMMERCIAL AND RESIDENTIAL
DEVELOPMENT

Accordingto the 2007 City of North Las Vegas Community
Report, the town’s value is assessed at just under $7
billion. This represents a 145% increase from 1996 when
the town’s value topped $1 billion. Major residential
development has centered on planned communities, like
1900-acre Aliante, which is just one of several built or
planned communities for the nearly 16,000 acres that
have been transferred to the City of North Las Vegas
from the Bureau of Land Management.® Compared with
Nevada as a whole, North Las Vegas has a higher median
income ($53,000) and a lower median house/condo
value ($264,000).” The slightly lower median housing
costs are the function of a plentiful supply as well as more
development underway due to the recent availability of

large swaths of developable land.

Though office space vacancies in North Las Vegas were

rising at the end of 2007 due to the national housing

mortgage crisis, development was proceeding on several
large projects including the Veterans Affairs Medical
Center. Located at Interstate 215 and Pecos Road, the
proposed $406 million 70-acre facility will consist of a
hospital, nursing home, outpatient clinic, and office space.
It is expected to be completed in 2009. # In addition an
$8 million 56,000 square foot business center, the Cartier
Business Center, was recently completed along Cartier
Avenue and has 70 percent occupancy as of late 2007.°
These projects and others have been the focus of the
North Las Vegas Redevelopment Agency which oversees
the 666-acre Downtown Redevelopment Area focusing

along North Las Vegas and Lake Mead Boulevards.'

INFRASTRUCTURE AND OPEN SPACE

Nearly a half dozen transportation related infrastructure
projects are underway or planned for North Las Vegas
including the resurfacing of many major roadways. Lamb
Boulevard and Craig Road both include planned bridge
projects over the Union Pacific Railroad tracks. In addition
to the road improvements along Craig Road, the medians
are being improved with drought-tolerant plantings."
Projects for Ann Road, Losee Road, Simmons Street, and
North Fifth Street are all centered on improvements and

expansion. North Fifth Street, in particular, is targeted for
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Major residential development has centered on planned 13
communities.
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development as a high volume north-south transportation

corridor.

A seven-year project was completed in February 2008
to make general improvements to eight city parks that
are tied together by regional trails. The mainframe of the
regional trail system will be comprised of over 15 miles of
multi-use trails along the Las Vegas Wash, which are in
various stages of planning, design, and construction. Two
new parks, Craig Ranch Regional Park and Sandstone
Ridge Park, tie into the regional trail network. Craig
Ranch Regional Park is being designed on the grounds
of a former golf course, and Sandstone Ridge Park,
completed in October 2007, features recreational playing
fields. This will serve as a trailhead for the Las Vegas Wash

Trail System.'

POLITICAL SYSTEM

North Las Vegas is governed by a mayor and a four-
member city council. Citizens are involved in governing
and recommending policy through their participation
on various boards, such as the City of North Las Vegas
Planning Commission, the North Las Vegas Library
District Advisory Board, Parks and Recreation Advisory
Board, Redevelopment Advisory Committee, and the

Citizens Advisory Committee. "

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND
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4.0 MARKET CONDITIONS

Before embarking on a Downtown revitalization program,
it is critical to understand current market trends. These
will influence the direction of new development in three
principal sectors: residential, retail, and office space.
Economic and Planning Systems, a member of the
consultant team, gathered the following data on market

conditions in North Las Vegas.

RESIDENTIAL MARKET TRENDS

Over the past decade, North Las Vegas has shown
consistent growth in residential dwelling units, with an
average annual growth rate of approximately 6.3 percent,
aided by the annexation of Bureau of Land Management
(BLM) land. In addition, the following points summarize
residential growth in North Las Vegas.

e North Las Vegas has averaged approximately 4,200

residential units permitted annually since 1996.

Approximately 75 percent have been single family

and 25 percent multifamily.

*  North Las Vegas has accounted for 29 percent of
Clark County growth since 1996.

e The amount of multifamily and attached single
family units (apartments and condominiums) has
increased as a share of the total from 12 percent to

between 16 and 22 percent in recent years.

RETAIL MARKET TRENDS

Over the last three years, the North Las Vegas subarea
has grown more than any other subarea in the Las Vegas
Metropolitan Area. Growth in retail space was catalyzed
by low vacancy rates in 2005 and an average rental rate
growth of 42 percent annually between 2005 and 2007.
Other notable retail growth patterns in the North Las

Vegas subarea include:

*  The highest amount of annual absorption (defined
as how much new supply to expect based on the
regional demand for retail) at 497,632 square feet
per year between 2005 and 2007;

*  Anannual average rental rate growth of 42 percent
that was quadruple the regional average of 10

percent;

*  Average asking rents increased to approximately
$2.32 per/square foot monthly ($27.84 per square

foot annually); and

An average vacancy rate of 4.23 percent between
2005 and 2007, despite nearly 1.5 million square

feet of construction during the period.
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OFFICE MARKET TRENDS

Although one of the smaller office markets in the region,

North Las Vegas experienced a higher rate of inventory and

space growth, 17.5 percent and 6.9 percent respectively,

between 2001 and 2007 than other regional markets.

Historic absorption in the North Las Vegas market has

been amongst the slowest in the region, although this trend

seems to be changing. The following points summarize

the significant office market trends in the area:

*  High rental rate growth of 6.9 percent despite a lack
of Class “A” office space;

*  High vacancy rates between 2005 and 2007 in the

face of continued inventory growth;

e Overall, the higher vacancy rates in North Las Vegas
(15 percent) are on par with the 13 percent average

of the region as a whole; and

* Inventory growth of 17.5 percent which is nearly

twice the regional average of 9.5 percent.

INVESTMENT STRATEGY
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5.0 PLANNING CONTEXT

Before embarking on any master planning process, it is
important to review documents that came before the
current effort. In this way, it is assured that future plans
build upon past ones, rather than contravening them.
Of course, changing times and conditions mean that
prior plans may not have the relevance today that they
did when they were developed; but determining this is
important as well, in order to avoid repeating mistakes or
continuing down a policy path that no longer serves the

people as it should.

This section of the existing conditions reviews North Las
Vegas' recent planning history, emphasizing those plan
documents and sections of documents which are relevant
to the Downtown Master Plan and Investment Strategy.
This is by no means an exhaustive discussion, and the
documents referenced are available in their entirety from

the City of North Las Vegas.

Over the past few years, several major Downtown
investment projects have been identified. These projects
will naturally play significant roles in the new Master
Plan and Investment Strategy, and are listed below in

alphabetical order.

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

e City Hall

*  Entertainment corridor

e Jerry’s Nugget Casino

e Lake Mead and Civic Center Shopping Center
e Las Flores Shopping Center

*  North Vista Hospital

e Office node at Lake Mead Gateway

e Silver Nugget Casino

The City of North Las Vegas has also developed several
core priorities, which span the breadth of previous
planning efforts. Listed in multiple documents, they are

as follows.

e Achieving North Las Vegas Vision 2025

*  Well-planned quality growth

*  Divotal development and redevelopment

*  Economic development

*  Community services and cultural amenities
e Safe and livable community

*  Community spirit, relationships and pride
*  Responsible fiscal management

*  Quality municipal services

INVESTMENT STRATEGY

NORTH LAS VEGAS FINAL DOWNTOWN
REDEVELOPMENT PLAN

Adopted in November 1990, the North Las Vegas Final
Downtown Redevelopment Plan conforms to a Master
Plan that was adopted in 1986 and updated in 1989. Key
elements of this master plan included the intensification of
the casino/hotel/entertainment theme, the development
of high density residential, the intensification of retail/

service uses, and a comprehensive streetscape program.

The Downtown Redevelopment Plan area comprises
Downtown North Las Vegas and its easterly extension
to Pecos Road along Lake Mead Boulevard, and all lands
surrounding the I-15/Lake Mead Boulevard interchange
north to Carey Avenue, south to Owens Avenue and east to
North Las Vegas Boulevard. The Plan gives the North Las
Vegas Redevelopment Agency several important powers,
one of which is the ability to redevelop sites whether or
not they are owned by the Agency (the purpose of this
is to prevent and eliminate blight). The Agency is also
empowered to finance projects and to create resources
for funding. Funding mechanisms include Tax Increment
Financing (TIF), local sources and grants such as

Community Development Block Grants (CDBG).




‘The provisions of this plan are stated to be effective for 30
years from the adoption date, meaning the redevelopment
area would sunset in 2016. A fifteen year extension means
that the area will actually sunset in 2031. The Downtown
Redevelopment Plan sets in place policies—including but
not limited to those addressing funding, Redevelopment
Agency rights and permitting—rather than suggesting

specific methods of implementing any policy.

SOUTHERN NEVADA REGIONAL POLICY
PLAN

Dating from February 2001, this plan was created under
the auspices of the Southern Nevada Regional Planning
Coalition. The coalition was made up of Las Vegas,
Henderson, North Las Vegas, Boulder City, Clark County
and the Clark County School District.

North Las Vegas is called out in this plan as a location
where more infill is needed. In the plan’s discussion of
regional transportation, North Las Vegas MAX bus
service is highlighted as an example to be followed by
other municipalities. However, the focus of this plan is
regional cooperation, with Las Vegas itself suggested as a

“Downtown” for the entire Southern Nevada region.

VISIONING 2025 STRATEGIC PLAN

This plan, which spans the planning horizon of this
Downtown Master Plan and Investment Strategy, was
adopted in March 2005, and lays out vision elements
and goals. The seven vision elements, which have equal

priority, are:

1. Planned quality growth;

2. Pivotal centers for development and redevelopment;

3. Economic development;

4. Community services and amenities;

5. Safe and livable community;

6. Community spirit, relationships and pride; and

7. Fiscal policies and management.

PLANNED QUALITY GROWTH

The City determined that planned quality growth
encompasses land use, transportation, water and air

quality; accordingly, the goals relating to this element fall

into these areas. Land use goals include:

e Adopt a Comprehensive Plan that reflects proactive
growth management (this was done in November
20006);

e Encourage mixed-use development;

*  Promote and encourage development of large

destination community centers;

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND
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e Expand city boundaries;

*  Collaborate with developers to provide work-force

housing;
*  Encourage industrial development;
*  Encourage nodal development;

*  Establish entryways, streetscapes, etc. to identify

different areas of the city; and
*  Master plan major transportation corridors and

arterials.
Transportation goals set forth in Visioning 2025 are the
development of mass transit corridors; the creation of a
safe pedestrian environment; an adequate transportation
system (including additional roadways where necessary);
completion of the road grid; and mitigation of future
traffic congestion as the City grows. To achieve its water
goals, North Las Vegas must preserve a clean and safe water
supply; create sufficient capacity for water treatment;
maintain sufficient water resources; and promote water
conservation. Last but not least, the City must continue
to improve air quality, promote alternatives to single-
passenger travel, and attract high-tech, low pollutant

industries if it is to set and meet air quality-related goals.

INVESTMENT STRATEGY
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PIVOTAL CENTERS FOR DEVELOPMENT

AND REDEVELOPMENT

Downtown North Las Vegas is one of the pivotal
development/redevelopment centers identified in this
Strategic Plan, and is naturally the most relevant to
the current planning effort. The goals for Downtown
outlined in Visioning 2025 are to redevelop in a manner
that fully achieves the desired vision, and to create and
adopt an aggressive master plan. (The latter goal is being
met through the creation of this Downtown Master Plan
and Investment Strategy.) Goals for other development/
redevelopment centers include the preparation of a plan
for each designated center, and the creation of a northern

development area.

ECONOMIC DEVELOPMENT

In order to foster economic development, the City
should diversify its economy. Also, it should encourage
educational facilities, such as University of Nevada Las
Vegas (UNLV) and College of Southern Nevada (CSN),
to provide necessary training to adults, as well as promote

expansion of minority-served businesses.

COMMUNITY SERVICES AND AMENITIES
Several areas must be addressed if North Las Vegas wishes
to improve community services and cultural amenities.

Education, libraries, health care, and parks and recreation

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

all have their unique importance and goals. Equal K-12
access for all children is key to a strong educational system,
and specific sites for future schools should be identified
within comprehensive and master plans. Expansion of the

library system should also be promoted.

The City’s health care goals include the promotion of
adequate health care provisions, as well as to attract and
retain medical professionals in the community. To meet its
park and recreation goals, North Las Vegas should develop
a higher than average level of facilities (with the average
based on national standards and population). New and
existing parks should be used optimally, while increased
cultural and recreational opportunities are developed.
To assist in this effort, the City should encourage the

cultivation of commercial recreational opportunities.

SAFE AND LIVABLE COMMUNITY
In the envisioned North Las Vegas of 2025, all residents
are safe. One suggested way to achieve this goal is to

increase citizen participation in community policing.

COMMUNITY SPIRIT, RELATIONSHIPS AND
PRIDE

Promoting community spirit and pride involves two
main components: (1) image and involvement and (2)
partnerships. The City’s image should be made more
positive, and North Las Vegas should provide expanded

INVESTMENT STRATEGY

opportunities for City services, civic involvement
and pride. To increase community involvement and
partnerships, the City should encourage, promote, and
recognize citizen participation. It should also facilitate

communication with other organizations.

FISCAL POLICIES AND MANAGEMENT

To achieve the goals laid out in Visioning 2025, North
Las Vegas should establish and adopt a long-term fiscal
management plan and policies. It should strive for an
equitable distribution of consolidated tax revenues.
Options that recapture or reduce costs of municipal

services should also be explored.

TITLE 17-ZONING

North Las Vegas’ Title 17—Zoning is in accordance with
the City’s master plan, and establishes both the Planning
Commission and the position of Planning and Zoning
Director. This document defines a wide range of relevant
terms, for example, net residential density. It divides the
City into 21 districts; the most relevant for the purposes
of the Downtown Master Plan and Investment Strategy is
the redevelopment area (R-A) district. This classification
was created to help achieve the objectives of the 1990
Downtown redevelopment plan. It is further divided
into subdistricts: medium high density residential; high

density residential; commercial/retail; office; commercial/




recreation; casino/hotel/entertainment; public/semi-public;
and focus area, which features uses that are compatible
with the entrances to the Downtown Central Business

District.

Title 17 describes the purposes of and guidelines for
each of the 21 districts. It also sets up building and
development standards, administrative procedures, and
enforcement, violations, penalties and fees structures.
As of this writing, a new two-year zoning code revision

process is in progress.

CITY OF NORTH LAS VEGAS
COMPREHENSIVE MASTER PLAN

Adopted in November 2006, the City’s Comprehensive
Plan is based on a 20-year planning horizon. It establishes
a guiding vision statement; guiding principles, goals
and policies; a land use plan, comprising residential,
non-residential and mixed-use; principles of design
and residential density; evaluation criteria; and specific

planning areas.
The vision statement is:

“North Las Vegas is a City that has mastered the challenges
and opportunities that accompany unprecedented growth

and development through imagination, civic spirit,

undaunting resolve, and community pride. The City has
created a world-renowned success—a well-planned and
safe community that is amenity-driven, people-oriented

and attracts residents and visitors.

“It’s an exciting place where people experience the joy of
fulfilling a dream: North Las Vegas is “Your Community
of Choice’ and a preferred destination to visit, live, work,

and play.”

The ten guiding principles of the Comprehensive Master

Plan are:

1. Quality housing development and cohesive

neighborhood communities;

2. Thriving, attractive commercial and business centers;
3. An integrated multi-modal transportation system;

4. A balanced land use mix;

5. Pivotal centers for development and redevelopment;
6. A diverse economic base;

7. Community services, amenities and environment;

8. A safe and livable community;

9. Community spirit, relationships and pride; and

10. Fiscal policies and management.

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND
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City of Nownw;; Lés Vegas
Comprehensive Master Plan

Adoption Draft
September 27, 2006
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Downtown North Las Vegas is identified as an activity
center, along with the North Fifth Street Transit Corridor
and Craig Ranch, and the Northern Development Area.
The Plan expresses the intention that Downtown will
serve as a defining city center with a strong sense of place.
To that end, and to encourage diversity of neighborhoods
and amenities, several area-specific policies are proposed,
the first of which is the creation of a Downtown master
plan. Other policies are: a collection of Downtown
gateways, safe pedestrian connections, Downtown
redevelopment, coordinated transit options, Downtown

business association, focus on social equity, and strategic

partnerships.

The Comprehensive Master Plan establishes an action
plan, which again includes the preparation and adoption
of a Downtown master plan. Qualitative and quantitative
annual plan reviews are provided for in the Master Plan,
and checklists for each type of development are also

provided.

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

NORTH FIFTH STREET CORRIDOR
STUDY/NORTH FIFTH STREET
TRANSIT SUPPORTIVE CONCEPT

PLAN

Prepared in 2006, the North Fifth Street Transit
Supportive Concept Plan (TSCP) builds on and differs
from the prior study of this area, the 2004 North Fifth
Street Corridor Study. The earlier document put forward
design alternatives that would accommodate significant
traffic volumes and transit. Specific recommendations

included:

*  recommended right-of-way width of 150 feet;

e six travel lanes (three northbound, three

southbound);

*  dedicated space in the 150-foot ROW for high-

capacity transit; and

*  landscape buffers and multi-use pathways.

Although the 2006 TSCP aims to provide “through”
access, such as that recommended by the 2004 study, it
also emphasizes development-oriented transit facilities,
interconnected neighborhoods, and pedestrian-oriented
streets. The TSCP links transportation and land use,
and seeks to be a long-term vision for North Fifth Street,
Deer Springs Way, and Pecos Road. It is also part of
the Regional Fixed Guideway plan, which will provide

transit connections between North Las Vegas, Downtown

INVESTMENT STRATEGY

Las Vegas, the Resort Corridor, and Henderson. The
Guideway will incorporate either bus rapid transit or light
rail, and is anticipated to come on-line in 2013 depending

on availability of funding.

The TSCP study area is a seven-mile corridor, extending
from the northern Beltway, south to Downtown and the
southern North Las Vegas city limits at Owens Avenue.
North Fifth Street itself is planned as a major link between
Downtown and I-15 to the south and the I-215 Beltway to
the north. The study area comprises five distinct districts:
University, Deer Springs, North Fifth Street, Industrial,
and the Gateway Redevelopment District. (The Gateway
district is the only one of these five that is part of the

Downtown Master Plan study area.)

The TSCP follows transit-oriented development (TOD)
principles, but recognizes that these principles must be
applied in different ways, depending on the character
and needs of a particular district. The plan’s land use
component is comprised of five land use categories: urban
center, urban neighborhood, suburban center, suburban-
medium density, and suburban-low density. These TOD
land uses are organized around nine possible transit
station locations, and are based on the “core-center-edge”
principle. One preferred location is between Owens

Avenue and Carey Avenue within the Downtown.




The primary land use and transportation elements

recommended by the TSCP are:

*  higher density development within ¥ mile of North
Fifth Street, Deer Springs Way, and Pecos Road;

*  mixed-use development near the corridor;

e circulation system featuring pedestrian priority

streets; and
e defined centers within ¥2-mile of possible transit

stops.
The vision for the Gateway Redevelopment District
focuses on its existing Redevelopment Area designation,
as well as the strategic location of the future Lake Mead
transit station. This area has the potential for high-
visibility mixed-use TOD redevelopment along Lake
Mead and Las Vegas Boulevards, involving pedestrian
priority areas and the “Great Street” concept. A Great
Street is a linear, multi-modal transportation corridor
that gracefully addresses the need for city-wide mobility.
(Although the Great Street is envisioned as a continuous
corridor, it would have three distinct segments: North

Fifth Street, Deer Springs Way, and Pecos Road.)

The focal point of the Gateway Redevelopment
District is a proposed mixed-use station area near the
Lake Mead couplet. The most intense pedestrian-
oriented development would be here, and this area

could potentially support mixed-use development like

that seen in the urban center land use designation. The
neighborhoods surrounding the potential station area
offer infill opportunities, which could resemble urban
neighborhood and medium density residential land
uses. Commercial and office land uses, currently located
along Lake Mead and Las Vegas Boulevards, might be

redeveloped in the urban center format.

All of these recommendations would require zoning code
changes, which the TSCP describes in some detail. The

seven zoning code areas that would be affected are:
1. Density;
2. Height, bulk, and allowed uses;

3. Public realm and circulation (addressing improved

pedestrian facilities);

4. Building location and setbacks (creating defined

centers);

5. Building street presence and design (creating defined

centers);

6. Off-street parking location and quality (creating

defined centers); and

7. Local street widths (allowing for core-center-edge

development).
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6.0 SITE CONDITIONS

An essential component of any plan for revitalization is a
thorough understanding of the area as it stands in the pres-
ent. Zoning designations, existing land uses, built form,
traffic patterns, and more contribute to a Downtown’s
overall health and character. Analysis of these conditions
points out challenges and also suggests opportunities for

revitalization.

EXISTING LAND USES AND KEY
DESTINATIONS

An examination of existing land uses is an important part
of any redevelopment plan. Mapping existing land uses
goes beyond zoning designations to reveal which specific
uses are adequate, inadequate, or non-existent (see Figure
2.4 on facing page). Within Downtown North Las Vegas,
current land uses range from casinos to medical offices to

vacant lots.

Two of Downtown’s casinos—Jerry’s Nugget and the
Silver Nugget—could serve as anchors as they are
located at the ends of a proposed commercial corridor.
A blend of commercial and vacant parcels runs along
the boulevard between the casinos; many of the smaller
vacant parcels have already been acquired by the City for

redevelopment.

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

East of its intersection with North Las Vegas Boulevard,
Lake Mead Boulevard is home to North Vista Hospital
and a number of medical offices associated with it. The
police station also currently abuts the hospital; however,
the jail and Justice Center sit on the Civic Center campus
to the north and east. Moving the police station to the
Civic Center area would free more space for uses more
compatible with North Vista Hospital, such as medical

office or laboratory space.

Several large vacant parcels exist within the redevelopment
boundary, and these are mostly privately held. The largest
single parcel with no current plan for redevelopment
lies southeast of Jerry’s Nugget, along North Las Vegas
Boulevard and stretching from Tonopah Avenue to
Owens Avenue. To the north, between North Las Vegas
Boulevard and Carey Avenue, Las Flores Shopping Center
is proposed for construction on what had been a similar

large vacant parcel.

Another shopping center, the Civic Center Shopping
Center, lies just south of the Civic Center campus, with
one side fronting on Lake Mead Boulevard. (“Fronting”
is a misnomer, however, since this shopping center
is self-contained, with only loading docks facing the
streets which surround it.) Additional commercial uses

are located along Lake Mead, west of the Civic Center

INVESTMENT STRATEGY

shopping center toward the intersection with North Las

Vegas Boulevard.

Although commercial uses make up a large position of
the redevelopment area, a surprisingly large percentage of
land use is devoted to single-family residential. One large
mobile/RV home park is located along North Las Vegas
Boulevard. The lot northeast of the Silver Nugget Casino
has been vacated for the new City Hall development while
the trailer home park near Bruce Street is still occupied.
Large residential parcels are found throughout the
Downtown, with the largest concentrations from Carey
Avenue to Owens Avenue, along North Fifth Street—
site of the future transit corridor. The increased traffic
and access control planned for the North Fifth Street
corridor may significantly change the type and character

of development in this area.

A key factor to mitigating the impacts of the North
Fifth Street improvements will be transitioning land uses
adjacent to and near the corridor. New land uses should
be targeted that can benefit from the regional connections
for transit and auto users. Specific land use and zoning

recommendations are provided in Chapter Six.
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KEY DESTINATIONS

Within the existing land use framework, several key
destinations serve as drivers of potential redevelopment
(see Figure 2.5). As mentioned above, Jerry’s Nugget and
the Silver Nugget are two key destinations, both currently
and into the future. North Vista Hospital is another such
place, a possible catalyst for a larger health care-oriented
area. The Civic Center campus and the associated
shopping center are already important destinations; with
adjustments—such as re-orienting shopping centers away
from parking lots and towards the neighborhoods that
they serve—they will gain more importance in and add

vitality to Downtown North Las Vegas.

The College Park Shopping Center is another key retail
destination and the Las Flores Shopping Center, proposed
for construction, is an anticipated key destination. South
of this, along Lake Mead Boulevard, a land parcel acquired
by the City could become another key destination. East
of North Fifth Street, this parcel is an ideal spot for

professional office development.
BUILT FORM

The figure ground diagram (Figure 2.6) illustrates the
building footprints of existing structures within the North
Las Vegas redevelopment area. This graphic representation

of the urban fabric allows a better understanding of where

gaps in this fabric occur, and suggests locations for new
development. While the residential neighborhoods follow
a fairly typical grid pattern—albeit with long blocks
that make pedestrian circulation more difficult—there
is no discernible pattern within the commercial areas.
What buildings do exist have large footprints, pointing
to a less-than-optimal mix of uses and a more suburban

environment than is typically found in large urban areas.

A vibrant and pedestrian-friendly Downtown aims for
a sense of enclosure; in this scenario, open spaces are
surrounded by buildings, providing users with a sense of
safety and place. In North Las Vegas™ current built fabric,
open spaces are adjacent to surface parking and vacant
lots—not a welcoming arrangement for pedestrians. The
surfeit of asphalt also contributes to a so-called heat island
effect, retaining and radiating the sun’s heat. In a desert
climate such as North Las Vegas, this effect can be intense,
forcing users who might otherwise park their cars once
and walk to their various destinations to drive throughout
the Downtown, increasing auto traffic and the need for
multiple parking lots. Increasing the amount of public
open space, particularly parks, makes for a more visually
interesting urban fabric, as well as counteracting the heat
island effect and adding to pedestrians’ sense of safety and

enjoyment.

|

CITY OF
NORTH LAS VEGAS

Government Center located along Civic Center Drive.

Hartke Park
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CIRCULATION

Interstate 15 serves as the western boundary of the North
Las Vegas redevelopment area; within the area, streets
are categorized as major, collector, and local. Major, or
arterial, streets connect and collect traffic from collector
and local streets; they typically see in excess of 3,500
vehicles per day, and have rights-of-way between 80
and 120 feet wide. Arterials’ priority purpose is to move
traffic, leading to controlled access and prohibited or
restricted parking on these streets. Downtown’s arterial
streets include North Las Vegas Boulevard, Lake Mead
Boulevard, Civic Center Drive, Carey Avenue, and Owens
Avenue. Las Vegas and Lake Mead Boulevard are Nevada
Department of Transportation (NDOT) roadways, which
means their buy-in order will be required to implement
recommendations developed through this planning

effort.

Of these major streets, three form the key triangle within
the study focus area: North Las Vegas Boulevard, Lake
Mead Boulevard, and Civic Center Drive. Through this
focal area, North Las Vegas Boulevard has a 130-foot
right-of-way, a 24-foot median, and two 15-foot traffic
lanes in each direction. This boulevard also has one 14-
foot transit lane in each direction. Lake Mead Boulevard
has a 100-foot right-of-way, with a 13-foot median and

three 12.5-foot lanes of traffic in each direction. Civic

Center Drive also has a 100-foot right-of-way, but has
a 24-foot median and two 16-foot traffic lanes in each

direction.

All three major streets have a curb-tight sidewalk,
meaning there is no separation between the sidewalk
and the roadway. North Las Vegas Boulevard has 8-foot
sidewalks, while the other two arterials have only 5-foot
sidewalks. These streets also have very wide traffic lanes.
These facts, combined with few designated crosswalks,
make for an unfriendly pedestrian environment. All of
the features described above are graphically represented in

the roadway sections on the following three pages.

Using analysis software, the levels of service (LOS) for a
limited number of major streets were established. LOS
fall into categories from A through E with traffic speed
and driver comfort falling and congestion increasing
alphabetically. In Clark County, LOS D is the design
objective for non-residential local, collector, and arterial
streets, while LOS C is the objective for residential streets
of the same types. Assuming target speeds of 35 mph, the
major North Las Vegas streets that were analyzed were all
LOS D, except for Las Vegas Boulevard north of Carey
Avenue (LOS E) and Carey Avenue east of North Las
Vegas Boulevard (LOS C).

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND
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Although LOS findings are within acceptable or better
ranges, the Downtown street network lacks connectivity
and could benefit from Intersection LOS as a strong
indicator of traffic operations. Long blocks create
pedestrian barriers, especially in residential areas where
pedestrians tend to cross busy streets midway along
the block without adequate traffic control. Residential
neighborhoods are also disconnected from the commercial
core of Downtown; pedestrians literally cannot access
commercial areas using neighborhood streets. Instead,
they must first get to major streets such as Lake Mead in

order to enter the commercial district.

Downtown’s major streets see heavy traffic volumes,
including the transit lines they support. (All traffic
counts provided are the two-way 2006 annual average
daily traffic.) North Las Vegas Boulevard sees a range of
21,300 to 30,500 vehicles per day. Lake Mead Boulevard
experiences heavier volumes, with a range of 42,000 to
44,000 vehicles per day. Civic Center Drive has between
23,800 and 32,000 vehicles traveling on it daily.

INVESTMENT STRATEGY
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TRANSIT

North Fifth Street, a north-south major street, is the site
of a future transit line. Although the transit corridor will
extend past the redevelopment area boundary, several
planned stops will impact the area. These include stops
at North Las Vegas Boulevard, Lake Mead Boulevard,
and Carey Avenue. While this transit line aims to move
people more efficiently throughout North Las Vegas,
its construction impacts Downtown redevelopment in
another way. Residential parcels lined the planned route
along North Fifth Street; in order to build the transit
line, the City acquired these properties for the street
frontage sections. As a result, each available parcel left for
redevelopment is relatively small and shallow, creating
challenges as to what types of projects are feasible in this

area.

Although the North Fifth Street Corridor will improve
local transit, Downtown North Las Vegas is already
well-served. On North Las Vegas Boulevard, Regional
Transportation Commission Transit (RTC) Line 113 and
a MAX line operate (see Figure 1.7). The other major
streets have RTC lines as well—the 110 along Civic
Center Drive, the 210 along Lake Mead Boulevard, and
the 211 along Carey Avenue. North Las Vegas Boulevard
has six RTC stops and three MAX stops for each

direction of operation between Lake Mead Boulevard and

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

Carey Avenue, which is a distance of approximately %
mile. RTC Line 110 along Civic Center has four stops
northbound and three stops southbound between Carey
Avenue and Lake Mead Boulevard, which is a distance
of approximately ¥» mile. RTC Line 210 along Lake
Mead Boulevard has four stops eastbound and four stops
westbound between North Las Vegas Boulevard and Civic
Center Drive, a % mile distance; Line 211 along Carey
Avenue has one stop on each side of the road between
North Las Vegas Boulevard and Civic Center Drive, a 14

mile distance (see Figure 2.9).

BICYCLES AND PEDESTRIANS

Although cars and buses have the most impact on modes
of travel in North Las Vegas, cyclists and pedestrians
have places in the Downtown traffic flow as well. One of
the aims of higher density, mixed-use development is to
increase opportunities to travel by bike or on foot safely
and conveniently. The City of North Las Vegas Bicycle
Route System Map shows that Civic Center Drive, North
Las Vegas Boulevard, and Carey Avenue are adopted
bike routes. Both Owens Avenue and Bruce Street have
adopted bike lanes, and an off-street bike facility is located

parallel to I-15.

Areas of high pedestrian activity include the North Las
Vegas City Hall and the library on Civic Center Drive,

INVESTMENT STRATEGY

between North Las Vegas Boulevard and Lake Mead
Boulevard. Other areas of significant pedestrian activity
include the area around North Vista Hospital, and the
Silver Nugget casino. Currently, there are plans to develop
a comprehensive network of pedestrian trails and bikeways

throughout the City.
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CURRENT AND FUTURE
DEVELOPMENT

CURRENT REDEVELOPMENT PROJECTS

The North Las Vegas Downtown Plan and Investment
Strategy will be a framework for future redevelopment.
Although the current planning effort is still underway,
some revitalization and improvement projects have
already begun. One of the largest of these is the I-15
North Corridor Design-Build project. A cooperative
venture of the Nevada Department of Transportation
and the Federal Highway Administration, this massive
undertaking is widening part of I-15 from six to ten lanes,
reconstructing ramps and interchanges, and installing new
sound walls and landscape improvements. The first two
segments of the project will have the greatest impact on

the redevelopment area: segment 1, from US 95/1-515 to

CITY OF NORTH LAS VEGAS DOWNTOWN MASTER PLAN AND

Lake Mead Boulevard, and segment 2, from Lake Mead
Boulevard to Carey Avenue. Anticipated completion of
the entire North Corridor Design-Build project is in

September 2010.

Another proposed new development in North Las Vegas
is the Las Flores Shopping Center, located between Carey
Avenue and North Las Vegas Boulevard. Ground should
be broken on this shopping center within a year. The
center is envisioned to have several large format stores, a
75,000 square foot public mercado, and a programmed

space, plaza, and stage. A 2010 opening is planned.

Two Downtown casinos—Jerry’s Nugget and the Silver
Nugget—are proposing renovations and expansions.
These efforts would strengthen Downtown’s identity as an
entertainment destination, complementary to but distinct

from the Las Vegas Strip.

INVESTMENT STRATEGY

FUTURE REDEVELOPMENT OPPORTUNITIES

A new City Hall could make it possible for the police
department to move to the Civic Center campus, where
the Justice Center and jail are currently located. This move
is only in the conceptual stages, but it is considered logical
for all law enforcement-related functions to be housed in
one central area. In addition, removing the police station
from its current neighbor—North Vista Hospital—will

allow the hospital to expand.

North Vista Hospital has gone through several expansions
since its construction in 1959, the most recent of which
took place in 2006. However, demand for medical
services continues to grow; being able to occupy the entire
parcel between Bruce and McDaniel Streets would help
the hospital to meet this demand. The hospital has also
expressed interest in leasing medical office space yet to
be constructed. A private developer is determining if this
construction project is feasible; if it comes to fruition, the
likelihood is that a medical services cluster would develop

in the area, with North Vista Hospital as the anchor.




Another significant redevelopment opportunity lies in
the Civic Center Shopping Center. As it stands now, the
shopping center is more suburban than urban in nature.
‘The center has its back to the Downtown that surrounds
it, and is not capitalizing on its location. It has no
relationship with the streets, open space, and residences
near it—users have to circle the complex to enter the
parking lot, and only loading docks are visible from the
outside. With the completion of the new City Hall and
the possible amalgamation of justice facilities, the entire
Civic Center campus area will change considerably. This
could also be an ideal time for the shopping center to be
reoriented to Downtown; together with the proposed Las
Flores Shopping Cent