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CHARLESTON BOULEVARD MARKET ANALYSIS
This report provides an analysis of the market demand for and feasibility of transit-oriented 
development (TOD) in the area around the Charleston Boulevard transit station. This analysis 
is conducted with consideration to two market geographies:

FOCUS AREA
The Focus Area is a ½ mile area surrounding the Charleston Boulevard station area at the 
intersection of Charleston Boulevard and Maryland Parkway. This includes residential areas 
south of Charleston Boulevard, and a mix of commercial and residential uses to the north of 
Charleston Boulevard, including performing arts venues near the downtown area. 

MARKET AREA
The Market Area, as shown in the map on the next page, is an 8.2 square mile area bounded 
by Sahara Avenue on the south, S Eastern Avenue and N Bruce Street on the east, Interstate 
515 on the north, and the rail line on the west. As an area with similar market conditions 
and attributes, the Market Area is used to gauge the market strengths and weaknesses for 
various development types (residential, retail, office, hospitality) to characterize the existing 
market potential for TOD in the Focus Area.

The north half of the Focus Area is within the boundary of the Vision 2045 Downtown Las 
Vegas Master Plan. The Focus Area is identified as a “secondary lifestyle hub” within the 
plan and referred to as the Founder’s District. The District is proposed to be a mixed-use 
center serving the surrounding historic neighborhoods. The area is to be anchored by the 
Historic Huntridge Theatre that is currently being renovated as part of a larger mixed-use 
redevelopment project.
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Major Destinations

Las Vegas Academy of the Arts

The Center Community Center

Huntridge Theater (vacant)

Huntridge Circle Park

John S. Park Elementary School

STRENGTHS AND OPPORTUNITIES
The Charleston Market Area is at the 
confluence of the downtown area and the 
surrounding historic neighborhoods. The 
Focus Area once served as a destination for 
nearby residents and the region. The decline 
and closing of the Huntridge Theatre and 
the shifting of retail uses further south and 
east led to disinvestment. Renewed interest 
and investment in the downtown core and 
the appeal of the central neighborhoods 
have generated renewed demand and 
vitality in the area, which is posed to capture 
new investment.  

Charleston Boulevard Market Area



3 Section 1: Station Area Overview

POPULATION AND HOUSEHOLDS
The Charleston Boulevard Market Area (see map on page 2) is home to approximately 30,400 
residents, an increase of nearly 2,500 residents since 2010. This growth represents 3.4% of 
the City of Las Vegas’s population growth of nearly 67,400 new residents since 2010. Despite 
this capture of growth, the Market Area population has grown at a slower annual rate than 
the City over this time, at 0.8% annual growth compared to 1.2% per year citywide. 

Between 2010 and 2019 the Market Area added 1,100 households, 
an annual growth rate of 1.0%. This accounted for 5.2% of all 
new households in Las Vegas, a higher capture rate than for 
population. A higher capture rate of households compared to 
population indicates that new households in this area are smaller 
than the citywide average household size. 

The Market Area has significantly lower levels of car ownership 
than the City, a factor that correlates with higher transit ridership. 
Over one-third of households in this area do not have a vehicle, 
compared to only 15% of households citywide. 

Market Area residents have a lower level of educational 
attainment than the City average. Within the Market Area 23% of 
the population age 25 and older has completed a post-secondary 
education (Associate’s Degree or higher), compared to 33% in the city. 

SECTION 1: STATION AREA OVERVIEW

City of Las Vegas

2019 Demographics
Population: 652,200
Households: 233,600
Average HH Size: 2.75

Population Growth
The City of Las Vegas grew by an average of 
7,500 new residents per year from 2010 to 

2019.

Income
Median household income of $57,300

Education (Population Age 25+), 2019

Households with No Vehicle, 2019

The population in the 
Charleston Boulevard Market 
Area has strong transit 
ridership characteristics. The 
demographic composition 
indicates a resident base that 
is more transit reliant and thus 
would support new transit 
and TOD. However, the lower 
incomes of area residents 
indicate that the existing 
population in the Market Area 
is less likely to be able to afford 
new housing products. 

DEMOGRAPHIC SNAPSHOT

Market Area

2019 Demographics
Population: 30,400
Households: 11,900

Average HH Size: 2.22 

Population Growth
The Market Area grew by an average of 250 
new residents per year from 2010 to 2019.

Income
Median household income of $25,700 in the 

Market Area is 55% lower than City of Las 
Vegas ($57,300)

Source: ESRI Business Analyst

Source: ESRI Business Analyst
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HOUSING CONDITIONS
There are approximately 14,850 housing 
units in the Market Area, an increase from 
14,000 in 2010. Between 2010 and 2019 the 
Market Area captured 3.5% of the housing 
growth in the City of Las Vegas, which added 
22,800 new units over this time. Overall, 
5.5% of the City’s housing is located in the 
Charleston Boulevard Market Area.

Housing composition in the Market Area is 
characteristic of an urban area and differs 
from the City overall. While 61% of housing 
units in the City are single family detached 
homes, they only account for 29% of homes 
in the Market Area.  
 

Housing Units by Year Built (2019)

Housing Units in Structure, 2019

Source: ESRI Business Analyst

Source: ESRI Business Analyst

Multifamily housing is more predominant in the Market Area than the City 
overall; 26% of homes are in buildings with 50 or more units, compared to 
6% in the City. Another 14% of homes in the Market Area are in buildings 
with 20 to 49 units, compared to 3% in the City. As is typical with a higher 
proportion of multifamily housing, most households in the Market Area are 
renters - 77% rent their homes, compared to 46% of households citywide. 

The housing stock in the Market Area is older than the City overall. Within 
the Market Area, 40% of housing units were built in the 1950s and 1960s, 
compared to 12% of homes across the City. The building boom that the 
City saw in the 1990s (when 32% of homes were built) did not reach the 
Market Area, as only 6% of area homes were built in this decade. The 
Market Area did see new development in the first decade of the 2000s, 
with 18% of its housing stock built during that period (compared to 23% of 
all homes in the City). 
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Market Area Jobs by Wage, 2017

Market Area Top Employment Sectors, 2019

Source: US Census LEHD

EMPLOYMENT
There are 39,000 jobs in the Market Area – 15.7% of the City’s 248,000 jobs. 
Employment in the area is made up of primarily tourism/gaming related 
facilities. The largest industries include Arts/Entertainment/Recreation 
(26% of jobs) and Accommodation & Food Service (17%), which 
combined account for nearly half the employment in the Market Area. 

The prevalence of service jobs is reflected in the wages of jobs. 58.7% 
of jobs in the Market Area are lower paying, with annual earnings 
less than $40,000 per year. This wage distribution is similar to the 
City overall, where 58% of jobs earn less than $40,000 annually.

Within the Market Area, there are jobs available at a variety of 
education levels, with 15% of jobs requiring less than a high school 
education and 20% requiring a Bachelor’s or advanced degree. 
This distribution reflects a diversity of jobs available within the 
Market Area, and is typical of a service- and tourism-oriented area. 

Source: ESRI Business Analyst
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EMPLOYMENT BY INDUSTRY 
SNAPSHOT

Market Area

Major Employment Industries:

1. Arts, Entertainment,& Recreation (26%)

2. Accommodation & Food Service (17%

3. Professional Services (9%)

4. Finance & Insurance (9%)

Typical of a center city area, workers employed in the Market Area live throughout the City of 
Las Vegas and Clark County. While nearly 70% of Market Area employees commute less than 
10 miles to the area, 97% of those employed in the Market Area live outside its boundaries. 

Of the Market Area residents who are employed, 88% work outside of the area, while 13% 
both live and work in the Market Area. As shown in the chart below, nearly one third of area 
workers live in the City of Las Vegas. Employees are also drawn from North Las Vegas (11.6% 
of workers), Henderson (10.3% of workers), as well as Paradise, Sunrise Manor, Spring Valley, 
and Enterprise.

City of Las Vegas

Major Employment Industries:

1.  Retail (13%)

2. Health Care (12%)

3.  Public Administration (11%) 

Source: U.S. Census Longitudinal Employer-Household Dynamics (LEHD), 2017

Market Area In-Commuting, 2017
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MULTIFAMILY RESIDENTIAL MARKET
There are 8,180 multifamily units in the Charleston Boulevard Market Area, accounting for 
4.5% of the City of Las Vegas inventory. There have been 464 new units built in the Market 
Area since 2015. This growth accounted for 2.6% of the new units constructed across the City 
over this time. 

Market Area rents are higher than the City as a whole, with overall rents averaging $1.50 per 
square foot (compared to $1.16 citywide), and rents for new units averaging $2.29, compared 
to $1.37 citywide. Rents in the Market Area have been keeping pace with the City, even in 
the past 5 years as average annual increases have surpassed 5%. In the Market Area, this has 
meant average increases of $36 per unit per year. Multifamily vacancy is approximately the 
same in the Market Area (7.7%) as the City overall (7.4%), however the Market Area’s vacancy 
rate is currently the lowest it has been in 10 years. 

Multifamily development has been gaining momentum in the Market Area. Two projects 
were delivered in 2018, adding 280 new units. Another project in 2019 added 42 units, and 2 
projects in 2020 brought an additional 142 units. On top of this spate of recent development, 
there is one small (18-unit) project under construction, and another 8 projects proposed that 
if built would add 2,760 additional units to the Market Area. These projects are anticipated to 
be completed anywhere between 2022 and 2026.

Market Opportunity

The recent development activity 
(since 2015) indicates a growing 
and strong demand for residential 
uses near the downtown core and 
its surrounding neighborhoods. The 
residential development activity has 
been occurring in locations similar 
to the Charleston Boulevard Focus 
Area (e.g., Las Vegas Blvd south of 
Charleston and Fremont Street east 
of the downtown core) and there will 
be continued demand for multifamily 
development in this area. 

MULTIFAMILY SNAPSHOT

• 8,180 units

 › 464 built since 2015 (4.7% growth) 

 › 18 under construction

 › 2,760 proposed

• Average rent of $1.50/sf for all units

• Average rent of $2.29/sf for new units

• 7.7% vacancy 

The Market Area has captured 2.6% of 
City growth since 2015

Multifamily Vacancy and Rent, 2005-2020

Source: CoStar



8 CITY OF LAS VEGAS MARYLAND PARKWAY CORRIDOR TOD PLAN | Charleston Boulevard Focus Area Market Analysis 

Recent Multifamily Development
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COMMERCIAL MARKET

RETAIL
There are 4.63 million square feet of retail space in the Market Area, accounting for 5.2% of 
the City’s 89.8 million square feet of retail. The Market Area inventory has grown by 2.0% since 
2015, adding nearly 92,000 square feet of new space. Over this time the City’s retail inventory 
grew by 3.6%. As is typical of a central city area, retail rents in the Market Area are higher 
than the City overall, with average rents in the Market Area nearly 1.5 times the City average 
($27.59 per square foot compared to $18.73). While rents across the City have not yet reached 
the peak that they saw in 2007, they have been steadily increasing since 2014. In the Market 
Area, rents have been steadily increasing since 2012. Retail vacancy rates in the Market Area 
are similar to the city overall, at 6.0% in the Market Area compared to 6.3% citywide. 

HOTEL 
There are 66 hotels within the Market Area, 
with a total of 14,730 rooms. Most of the 
hotel inventory is in the northwest part of 
the Market Area, particularly near Fremont 
St. There has been one new hotel built 
since 2015, with the Lucky Dragon Hotel 
& Casino adding 203 rooms to the Market 
Area inventory. 

There are currently four hospitality 
properties in the pipeline for the Market 
Area, with one under construction and three 
proposed. The Circa Resort & Casino is 
under construction and will add 777 new 
rooms to the area. The three proposed 
developments, totaling 400 new rooms, 
include a Staybridge Suites and Hotel Cloe.

RETAIL SNAPSHOT

• 4.63 million SF 

• 91,870 SF built since 2015  
(4.4% growth)

• Captured 5.26% of City growth

Retail Vacancy and Rent, 2007-2020

Source: CoStar
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OFFICE
There are 5.68 million square feet of office space in the Market Area, accounting for 10.1% of 
the 56.27 million square feet of space in the City. The Market Area office inventory has grown 
by 3.0% since 2015, adding 167,400 square feet of new development; this development 
accounted for 10.1% of citywide growth over this time. The Market Area’s new office space, 
in 5 new projects, included the Federal Justice Tower (131,250 square feet) built in 2016 and 
four smaller developments. 

Office rents in the Market Area have been increasing since 2014, with an increased pace 
since 2018. Rents for office space hit a peak of $24.18 in 2008, and while they have yet to 
recover to that level they are currently close, at $23.79. Office vacancy in the Market Area is 
9.1% and has been relatively consistent at this level, averaging 9.2% since 2015. This is lower 
than the City overall, where vacancy for office space is 10.3% and has averaged 12.1% since 
2015.

Office Vacancy and Rent, 2005-2020

OFFICE SNAPSHOT

• 5.86 million SF 

• 167,150 SF (3.0%) built since 2015

• Captured 10.1% of City growth

Source: CoStar
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Commercial Development Since 2015
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RESIDENTIAL

Growth Trend
Capture rates of housing development in 
the Market Area were used to estimate the 
potential demand for housing based on 
the forecast of countywide growth (growth 
forecasts are not available at the City level). 
Additionally, development trends by type 
of housing (i.e., single family vs multifamily) 
were used to estimate the portion of new 
households likely to create demand for TOD 
housing products (e.g., condos, apartments). 

The Charleston Boulevard Market Area grew 
by an average of 80 residential units per year 
from 2010 to 2019, capturing around 1.0% 
of the County’s overall growth over this time. 
Developments currently under construction 
and proposed in the Market Area indicate 
that demand for residential space is 
strengthening, and the capture of County 
growth will be higher in the future.

Demand Forecast

Clark County population growth forecasts 
(prepared by Center for Business and 
Economic Research) anticipate an additional 
337,000 residents in the County between 
2020 and 2030, an average of 33,700 per 
year (1.3% annual growth). This annual 
growth rate, applied to the County’s housing 
stock, translates to approximately 135,770 
new housing units over the next 10 years. 
Accounting for the 4,090 units currently 
under construction in the County (including 
614 in the Market Area), there is a net 
demand for 131,680 new units, or 13,168 
new housing units per year. Applying recent 
trends, 40% of this growth can be expected 
in multifamily housing (including apartments 
and condos), or an additional 52,700 
multifamily units by 2030. 

Two trends were used to create growth 
scenarios for the Market Area. The first is 
3.0% capture of County growth, reflecting 
the area’s increasingly strong position 
within the County market. The second 
trend is a stronger 4.0% capture of growth, 
accounting for the significant amount of 
proposed development in the area and the 
market strength that implies. Based on the 
projected County-wide growth of 52,700 
multifamily housing units by 2030 and 
applying these capture rates, the Charleston 
Boulevard Market Area could capture 
between 1,600 and 2,100 new multifamily 
housing units over this period. This translates 
to average annual production of between 
160 and 210 new multifamily units per year. 

New Housing Demand 2020-2030

SECTION 2: DEMAND ANALYSIS

The Downtown Master Plan utilized 
multiple forecasts to gauge land needed to 
accommodate future growth in the project’s 
Study Area. A large portion of the Market 
Area for the Charleston Boulevard station 
overlaps with the Downtown Master Plan. The 
Master Plan estimated demand for between 
50 to 150 units per year through 2045. The 
proposed residential development in the 
Market Area indicates a growing demand in 
the center of the city and specifically within 
the neighborhoods near the downtown 
area. This trend of infill housing growth on 
the edges or surrounding neighborhoods of 
downtown areas is occurring in major cities 
across the United States.

Source: Economic & Planning Systems
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RETAIL 
An estimate for future retail space demand 
in the Market Area was developed based on 
anticipated population growth and the related 
growth in retail spending. This analysis of retail 
development potential in the Market Area 
accounts for capture of demand from new 
residents, considering the spending patterns 
for local retail (i.e., inflow and outflow of 
resident dollars). Demand analysis is based on 
the population of the area, per capita income, 
and spending habits for consumers in Nevada 
as reported by the Census of Retail Trade and 
ESRI Retail Marketplace data. To estimate 
retail demand for the area, the total personal 
income (TPI) is calculated by multiplying the 
population by per capita income for the Market 
Area. TPI is used along with spending patterns 
for consumers in the state to estimate retail 
expenditure potential: the amount of money 
that the average resident spends on retail 
goods. After accounting for leakage (outflow 
of dollars to retailers outside of the Market 
Area), this spending potential is converted to 
the amount of retail square footage that can 
be supported by new residents living in the 
area based on sales per square foot by store 
category. 

Based on the housing growth capture 
scenarios from the residential demand 
analysis, there is potential for between 
10,100 and 13,500 new residents in the 
Market Area by 2030. Retail expenditures 
of these residents will create demand for an 
additional 191,000 to 255,000 square feet of 
retail space over this time.

Of this total demand, not all is likely to be accommodated within the Market Area. 
Depending on the retail sector, there is potential for the Market Area to capture between 0 
and 75% of resident spending. The highest capture rates are for convenience goods (e.g., 
grocery stores, pharmacies, liquor stores) and shoppers’ goods (e.g., apparel, electronics, 
sporting goods, etc.), as well as restaurants, while spending in general merchandise stores 
(e.g., Target, Walmart) and more specialized sectors such as building material and garden 
stores is more likely to occur elsewhere in the community. Accounting for the capture and 
leakage of spending across sectors, the growth scenarios for the Market Area project demand 
for between 123,900 and 165,200 square feet of retail space by 2030. 

This new demand is summarized in the chart below. Within the Market Area, the opportunities 
for capture of new spending are approximately equal across Convenience Goods, Other 
Shopper’s Goods, and Eating & Drinking, with support for between 30,000 (conservative 
growth) and 40,000 (optimistic growth) square feet of new space in each retail category. 
These retail sectors with the strongest potential are also the most likely to locate in a TOD 
and downtown area. There will be limited ability to capture sales (and attract stores) within 
large-format General Merchandise stores and Building Material and Garden stores, as TOD 
and downtown locations are more likely to attract local and destination-oriented retailers.

Source: Economic & Planning Systems

Market Area Capture of New Retail Sq. Ft. 2020-2030
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Market Area Capture of New Retail Sq. Ft. 2020-2030

Retail Sales

Description
% of TPI (2019) Capture 

Rate
Expenditure 

Potential
Supportable 

Sq. Ft.
Expenditure 

Potential
Supportable 

Sq. Ft.

Convenience Goods
Grocery Stores 5.6% 75% $7,800,261 19,501 $10,400,348 26,001
Specialty Food Stores 0.2% 50% $226,477 566 $301,969 755
Beer, Wine, & Liquor Stores 0.3% 75% $384,758 1,283 $513,010 1,710
Health and Personal Care 2.7% 75% $3,744,814 9,362 $4,993,085 12,483
Total Convenience Goods 8.8% $12,156,309 30,711 $16,208,412 40,949

Shopper's Goods
General Merchandise

Department Stores (including discount department, 
superstores, and warehouse clubs) 5.3% 75% $7,371,699 24,572 $9,828,932 32,763
Other General Merchandise Stores 2.5% 50% $2,353,123 6,723 $3,137,498 8,964
Subtotal (General Merchandise) 7.8% $9,724,822 31,296 $12,966,430 41,727

Other Shopper's Goods
Clothing & Accessories 3.7% 50% $3,397,934 9,708 $4,530,578 12,945
Furniture & Home Furnishings 1.2% 25% $576,722 2,307 $768,963 3,076
Electronics & Appliances 1.1% 50% $1,050,702 2,101 $1,400,936 2,802
Sporting Goods, Hobby, Book, & Music Stores 1.2% 50% $1,114,524 3,184 $1,486,032 4,246
Miscellaneous Retail 1.9% 75% $2,689,961 10,760 $3,586,615 14,346
Subtotal (Other Shopper's Goods) 9.2% $8,829,844 28,061 $11,773,125 37,415

Total Shopper's Goods 17.0% $18,554,666 59,356 $24,739,555 79,142

Eating and Drinking 7.0% 75% $9,677,737 27,651 $12,903,650 36,868

Building Material & Garden
Building Material & Supplies Dealers 2.0% 50% $1,855,669 6,186 $2,474,225 8,247
Lawn & Garden Equipment & Supply Stores 0.1% 0% $0 0 $0 0
Total Building Material & Garden 2.1% $1,855,669 6,186 $2,474,225 8,247

Total Retail Goods 34.9% $42,244,381 123,904 $56,325,841 165,205

Source: ESRI; Economic & Planning Systems
C:\Egnyte\Shared\Projects\DEN\203013-Las Vegas Maryland Pkwy TOD Corridor Study\Data\Market Analysis\[203013- Market Analysis TPI 7-29-20.xlsx]CH - Summary

Conservative Growth Optimistic Growth
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OFFICE
Employment Growth

Countywide employment growth forecasts (already cited) outline an increase of 43,670 jobs (private 
non-farm employment) in Clark County between 2020 and 2030. This equates to an average of 
4,367 new jobs per year, or 0.3% average annual growth. Over 70% of this growth is expected 
in just two industries – Health Care (36% of growth) and Accommodations and Food 
Services (35% of growth), while nine industries are expected to remain flat or decrease. 

Based on the current capture of County employment, the Charleston Boulevard 
Market Area is expected to grow by 1,700 jobs over this time – 3.9% of County 
growth. Applying the countywide growth rates by industry, 36% of employment 
growth in the Market Area is estimated to be in Arts, Entertainment, and 
Recreation, 20% in Accommodations and Food, with significant growth 
in Finance & Insurance and Professional & Technical Services as well.

Office Demand

Demand for office development in the Market Area is based on employment 
growth in sectors that occupy office space. Accounting for the share of 
employees within each employment sector that utilize office space (e.g., 100% 
of employment in Finance and Insurance, compared to 50% of employment in 
Health Care), over the next 10 years the Market Area is expected to see demand 
for an additional 228,000 square feet of office space. This demand is primarily 
generated by Professional Services (such as Finance & Insurance and Professional & 
Technical Services), accounting for 60% of office space demand. This indicates that major 
development opportunities are likely to be associated with traditional office/commercial buildings.

New Office Demand by Sector

Market Area Office 
Demand 2020-2030

Source: Economic & Planning Systems
10-Year 10-Year New Annual New

Description 2020 2030 Job Growth Office Sq. Ft Office Sq. Ft

Charleston Market Area
Services (Retail & Accommodations) 11,990 12,472 482 12,105 1,210
Professional Services 15,344 16,031 687 137,738 13,774
Education 1,017 1,085 68 10,176 1,018
Health Care 1,397 1,592 194 24,300 2,430
Arts, Entertainment, Recreation 13,404 14,274 870 43,520 4,352
Total 48,621 50,321 1,699 227,839 22,784

* Note: total may not add to sum of industries show n due to exclusion of industries that do not generate off ice demand
Source: Center for Business and Economic Research; Economic & Planning Systems
Z:\Shared\Projects\DEN\203013-Las Vegas Maryland Pkwy TOD Corridor Study\Data\Market Analysis\[203013- County Population and Employment Forecasts - incl. Housing 
and Office Space.xlsx]Char Office  Demand (rolled up)
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DEVELOPMENT SITES
The analysis of development opportunities 
for TOD looks at the Charleston Boulevard 
Focus Area – the ½ mile radius around 
the proposed station. The area is mostly 
developed with a minimal number of parcels 
that are vacant or likely to redevelop in the 
near future. 

PARCEL ANALYSIS
Within the Focus Area, development 
opportunity analysis was conducted at a 
parcel level. Using a multi-layered approach, 
parcels were identified that are:

• Over ½ acre in size (as parcels smaller 
than this likely cannot accommodate a 
development of scale)

And 

• Currently vacant

Or

• Existing development is low value 
(defined as a ratio of improvement value 
to land value of less than 0.5)

As an additional layer of analysis, parcels that did not meet the size threshold but have the 
potential to be assembled for a development site were included as potential development 
sites. There are not many identifiable sites near the intersection of Charleston Boulevard 
and Maryland Parkway. There are some potential development sites along Charleston 
Boulevard and E Fremont Street that could be opportunities for small-scale infill mixed-use 
development and/or more modern retail formats. The demand estimates indicate a growing 
desire for development in the area, however finding development sites may be a significant 
barrier to attracting TOD.

SECTION 3: DEVELOPMENT OPPORTUNITIES

Opportunity Parcels
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DEVELOPMENT FEASIBILITY
Two measures of development feasibility— 
land sale prices and rental rates—were 
applied to the Market Area to gauge the 
supportability of new development by type. 

LAND SALES
For this analysis, land sales are defined as 
property sales that were completed for the 
purpose of development (or redevelopment) 
and include both parcels that are vacant 
and those that are already developed. The 
average sale price per square foot for land 
from property sales completed within the 
Market Area is compared to the average 
countywide. This comparison assesses the 
value of land in the Market Area by use type 
to estimate the strength of the market for 
new development. Land sales for each TOD 
land use category are included. 

There were 30 total land sales within the 
Market Area that were identified in the 
analysis, indicating substantial activity. Of 
these sales, 24 were sales of parcels under 
a half-acre in size, which illustrates the 
small parcel, infill nature of future change. 
There were nine sales documented in 
CoStar that had reported sales price data. 
Of those sales, the average sale price for 
land/development sites in the Charleston 
Boulevard Market Area from 2017 through 
mid-2020 is $21.24 per square foot, 
as shown in the table to the right. This 
average price is 20 percent higher than the 
countywide average of $17.67 per square 

Charleston Boulevard Market Area Land Sales, 2017-2020

foot, but lower than prices in the core of 
downtown (the Bonneville Transit Center 
Market Area). The differences in land prices 
between the downtown core and the 
Charleston Boulevard Market Area show 
that proximity to the center city generates 
greater land value, but the lower prices 
in the Charleston Boulevard Market Area 
may lead to more redevelopment because 
the land is less expensive, and it is easier 
to overcome those costs within somewhat 
similar densities of redevelopment. This is 
particularly true for residential uses. Sales for 
multifamily/residential projects achieved a 
50% higher sale price per square foot of land 
than sites countywide. 

%
Proposed Use Price per SF # of Sales Price per SF # of Sales Diff.

Retail/Commercial $21.28 649 $23.27 2 9%
Unknown $15.32 780 $23.50 3 53%
Multifamily/Residential $12.43 156 $18.55 4 49%

Average/Total $17.67 1,749 $21.24 9 20%

Source: CoStar; Economic & Planning Systems

Clark County Charleston Market Area
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RENTAL RATES
To gauge the feasibility of new 
development, the average rental rates (both 
overall and for new development) for retail 
space, office space, and apartments within 
the Focus Area are compared to the Market 
Area and countywide average. This measure 
gauges if rental rates achieved for new space 
in the Market Area and/or Focus Area are 
high enough to support new development.

Retail - The average rental rates for 
new retail space within the Market Area 
and Focus Area are $29.73 and $28.20, 
respectively. These rates are lower than 
the average for new space throughout the 
county. However, the average rental rates 
for all retail spaces in the Market Area and 
Focus Area are higher than the average 
countywide. The Market Area average for all 
retail space is $27.59 per square foot, which 
is near the rate for new space. The rates 
indicate that new space can achieve rental 
rates that support new development. 

Office - Office rents in the Market Area 
($23.79 per square foot (Gross/Full Service)) 
are higher than the countywide average 
of $20.74 per square foot. The Focus 
Area office spaces have an average rate 
of $18.04 per square foot. There has not 
been significant new office development 
within the Market Area in recent years, and 
the achievable rates of the existing spaces 
indicate that office uses will be difficult 
without being able to command higher 
rents. 

Multifamily - For apartments, the average 
rental rates for all units in the Market Area 
and Focus Area are over $1.50 per square 
foot per month. This rate for all units is 
higher than the countywide average for new 
spaces. These higher-than-average rental 
rates indicate demand for housing in this 
area. New units will likely need to command 
higher rates to support more urban product 
types due to increased cost with land, 
costs of redevelopment, and for structured 
parking. However, the area seems likely to 
achieve the rates that have been achieved 
in the Bonneville Transit Center Market 
Area, which overlaps with the Charleston 
Boulevard Market Area. 

FEASIBILITY FINDINGS
The demand for housing and retail space 
is growing in the Charleston Boulevard 
Market Area, as evidenced by the proposed 
development activity, rental rates, and land 
prices. While the lack of recent development 
near the Focus Area makes proving market 
support difficult, this can likely be overcome. 
New retail, multifamily, and mixed-use 
projects are likely feasible if desirable sites 
can be obtained, and costs related to infill 
and redevelopment can be overcome. 

The biggest challenge to attracting TOD to 
the Focus Area will be creating development 
sites that are large enough to support more 
dense, multistory development. Continued 
infill on smaller lots and reinvestment in 
existing buildings, which is happening 
currently, will help continue to build support 
for new development and help to increase 
activity near the future transit investment. 

Clark County and Market Area 
Average Rental Rates Comparison 

Rent per
Use Sq. Ft. Factor Time-Period New All New All New All

Retail per sf (NNN) Annual $35.16 $18.78 $29.73 $27.59 $28.20 $23.21
Office per sf (Gross) Annual $32.51 $20.74 --- $23.79 --- $18.04
Apartment per sf Monthly $1.38 $1.17 --- $1.50 --- $1.53

Source: CoStar; Economic & Planning Systems

Clark County Charleston Market Area Charleston Focus Area



19 Section 3: Development Opportunities

TOD MATURITY
A TOD Readiness Spectrum was created to 
categorize Focus Areas along the corridor 
in terms of their readiness to attract and 
support TOD. Focus Areas have been 
organized into four categories (Energize, 
Amenitize, Catalyze, and Strategize) 
based on their market readiness and 
supportiveness of the built environment. 
Overarching strategies for supporting TOD 
were developed for each category. 

The Charleston Boulevard Focus Area is 
within the Catalyze category as shown to the 
right. Strategies for this category include:

• Create development incentives for TOD

• Increase mix of uses within Focus Area

• Identify opportunities to attract additional 
ridership

• Revise zoning to encourage TOD-style 
development

TOD READINESS SPECTRUM
The Charleston Boulevard Focus Area is 
considered in the catalyze category because 
of its scores for both transit supportiveness 
(i.e., the physical environment being transit 
supportive) and market readiness. The larger 
Market Area has been attracting new, higher 
density development projects in recent years 
indicating increasing market support for 
TOD. The Focus Area is planned to serve as 
a community destination and hub of activity. 
Recent reinvestments in existing retail 
centers (e.g., Huntridge Shopping Center) 
indicate increasing appeal of this area. 

The proposed Huntridge Theatre 
Redevelopment will serve as the “catalyst” 
for market activity in the area once 
completed. Support for this project both 
through regulatory changes and incentives 
can help ensure this catalytic project helps to 
generate additional market activity. 
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PRIORITY ACTIONS
Continue to support the rehabilitation 
of the Huntridge Theatre and the 
surrounding redevelopment. 

The reuse of the historic Huntridge Theatre 
and associated mixed use development is 
the catalyst project that can spur further 
TOD in the Focus and Market Areas. 
Support the development of the project 
through regulatory and financial incentives 
to ensure the project becomes a community 
destination and anchor to the area. 

Continue to support the development of 
new transit-oriented housing in the Focus 
Area.

The City of Las Vegas and its partners have 
done a great job of creating a vision for 
the future of downtown and investing in 
non-gaming attractions and amenities (e.g., 
Symphony Park) that broaden the appeal 
of downtown for visitors. However, the 
downtown area lacks housing and vitality 
that is created by residents and non-gaming 
employment in the downtown area. The 
next step in the revitalization of the greater 
downtown area and to attract commercial 
reinvestment is to grow the resident base 
in the area to increase vitality and the 
diversity of people in the area. Use public 
investments and financing tools (e.g., tax 
increment) to help offset costs of urban 
development by participating in the creation 
of public infrastructure and amenities that 
support TOD. Explore incentives to attract 
desired housing developments to the 
downtown area.

Ensure new development projects are 
transit oriented and facilitate improved 
pedestrian mobility. 

The future transit investment on the 
Maryland Parkway transit line will create a 
much-needed mobility option that supports 
higher density development and better 
connects downtown to the rest of the city. 
As this transit investment is made, focus 
is needed on new development in the 
Charleston Boulevard Focus Area to make 
sure it is transit-oriented and supports 
pedestrian movement. The density of 
development that will occur will likely need 
to be higher to be feasible based on land 
values; however, there may still be a desire 
for auto-centric design, especially for retail 
projects. Prioritizing auto movement in the 
Focus Area will hamper the attractiveness of 
the area as a neighborhood destination. 

PRIORITY ACTION RECOMMENDATIONS
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VALUE CAPTURE RECOMMENDATIONS
A value capture toolkit has been developed for this effort and is provided in a separate 
document. Two potential value capture tools were identified that fit the conditions present 
and have the potential to be successful in the Charleston Boulevard Focus Area. 

• Special Improvement/Assessment Districts – Downtown areas typically have an 
overarching Downtown Management Organization to help facilitate the growth of the area 
and support its economic health. The Downtown Master Plan calls for the creation of a 
Business Improvement District (BID) to support with ongoing street cleaning, marketing, 
coordinated event programming as well as supporting development/developers. 
Special improvement districts can help this downtown entity generate funding for 
ongoing expenses but also to help fund capital improvements that further the goals of 
the businesses in the area. The Charleston Boulevard Focus Area is on the edge of the 
Downtown Plan area and may not be considered for the BID given its distance from the 
center of downtown. However, these types of organizations can help support the vitality 
and economic health of neighborhood centers like the one envisioned for the Focus Area.

• Tax Increment Financing – Most of the Charleston Boulevard Focus Area is within the City 
of Las Vegas’s Redevelopment Area 1, which was established in 1986. This inclusion within 
the redevelopment area allows for the potential use of tax increment to support TOD 
projects in the Focus Area. The use of tax increment to support TOD projects, especially 
multifamily residential uses, and the funding of public improvements that enhance 
walkability or create transit infrastructure should be strongly considered. 






