
Truckee Meadows Regional Housing Plan

Presentation to the Regional Planning Governing Board

February 8, 2018 



Presentation overview

• Project overview & approach

• Snapshot of regional housing trends

• Planning structure
Outline of the planning structure & key engagement points with the ELT and working 

groups

• Discussion / Q&A
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Presentation overview

1. Understand the importance of a Regional Housing Plan

2. Provide an overview of core issues facing the region and each 

jurisdiction

3. Discuss role of Executive Leadership Team and Working Groups 

and key issues 
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Key objectives
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Project overview and approach
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Project overview

Phase 1
Conditions Analysis & Planning Structure

Phase 2
Housing Strategy Roadmap

Phase 3
Housing Plan Development & Delivery
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Key tasks in Phase 1

Phase 1

Establish & formalize a planning structure

Assess current housing programs & policies

Analyze current and future housing needs & market dynamics

Create regional and local housing profiles

Deliverables: Regional and Local Community Profiles

NOV 2017

MAY 2018

Conditions Analysis & Planning Structure
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Key tasks in Phase 2

Phase 2

Create regional opportunity typology

Identify regional housing goals & priorities

Align priority strategies with conditions analysis in Strategy Roadmap

Integrate Strategy Roadmap with planned Regional Plan Update

Deliverables: Strategy Roadmap with Regional Opportunity Typology

MAY 2018

AUG 2018

Housing Strategy Roadmap
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Key tasks in Phase 3

Draft 10-Year Regional Housing Plan, building off Strategy Roadmap

Develop Implementation Schedule

Refine Plan & Implementation Schedule through stakeholder & community 

engagement

Deliverables: 10-Year Regional Housing Plan & Implementation Schedule 

AUG 2018

NOV 2018

Phase 3

Housing Plan Development & Delivery
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Project overview

Why a Regional Housing Plan?

Affordable 
Housing

Access to 
Jobs

Access to 
Services

Access to 
Quality 

Education

Access to 
Transit

Better Health 
Outcomes

Housing 
Security

How does a Regional Housing Plan 

benefit Truckee Meadows 

residents?

Affordable 
Housing

Economic 
Mobility

Better Quality 
of Life

Improved 
Regional 

Coordination

Leveraged 
Policy and 

Funding Tools

Diverse 
Housing 
Options

Inclusive 
Communities

How does a Regional Housing Plan 

benefit the Truckee Meadows 

region?



10

While no common standard exists, workforce housing typically refers to providing homes for 

middle-income service workers, such as police officers, teachers and nurses, in close proximity 

to their jobs, who may not qualify for housing subsidies.

Workforce housing

Public housing was established to provide decent and safe rental housing for eligible low-

income families, older adults, and persons with disabilities. It is subsidized through the federal 

government and managed by local housing authorities.

Public housing 

In general, affordable housing is when an individual or family pays no more than 30 percent of 

income on housing costs, including utilities (as defined by HUD).

Affordable housing

Project approach

Defining affordable housing
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Project approach

Continuum of housing

Average annual income for selected occupations (2017)

Reno, NV

SOURCES: 2017 National Paycheck to Paycheck Database, HUD FY2017 Income Limits and Fair Market Rent Documentation System

Any minimum 

wage worker: 

$17,906

Security Guard: 

$30,196

Fire Fighter:

$45,107

Registered Nurse: 

$71,679

<30% AMI                 31%-50% AMI              51%-80% AMI            81%-100% AMI           101%-120% AMI        

General 

housing 

products by 

income level 

served:

Public housing, 

transitional housing, 

and supportive housing 

Subsidized rental 

housing

Attainable 

homeownership 

housing

Market-rate rental 

and homeownership 

housing

Elementary School 

Teacher: 

$56,214
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1 Person Household 3 Person Household

Income levels Income

Maximum 

monthly rent Income

Maximum 

monthly rent

30%  AMI
$14,350 $358 $20,420 $510

50% AMI
$23,850 $596 $30,650 $766

80% AMI
$38,150 $953 $49,050 $1,226

Median 

income $47,690 $1,192 $61,310 $1,533

120% median 

income $57,230 $1,431 $73,575 $1,839

What is “affordable” in Washoe County?

SOURCE: HUD FY2017 Income Limits and Fair Market Rent Documentation System
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Project approach

Neighborhoods matter. 
Neighborhoods determine key pathways to opportunity – from the schools children 

attend to an individual’s access to jobs, transit, and other amenities and services.

Connecting housing to opportunity
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Snapshot of regional housing trends
Recap from the January 2017 forum & overview of the current 

affordable housing shortage
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Recap of the January 2017 affordable housing forum

• Economic growth, increase in population have tightened the housing market

• Overall shortage of affordable housing to meet the needs of the  community

• Lack of clarity on what affordable housing is and misconception of who it 

serves

• Existence of silos and limited collaboration and coordinated action in 

addressing issues

• Lack of resources and incentives to support affordable housing development

Key findings from stakeholder interviews
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Recap of the January 2017 affordable housing forum

Opportunities for affordable housing in the Truckee Meadows region
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Summary of key trends

• Incomes have not kept pace with housing price 

changes.

• There is a shortage of affordable and available 

units for low-income households, particularly 

those earning 50% AMI and below.

• This shortage is likely to increase given current 

population projections, constraints on new 

development, and expiring affordability.

• The affordable housing gap impacts the entire 

community, but the burden disproportionately 

falls on some residents.

-14.0%
13.7%

From 2000 to 2016

Median 

income

Median home 

value

11,812 units
Shortage of rental housing 

affordable and available to very 

low-income households in 

Washoe County

35%
of Washoe County residents 

are cost-burdened

$

SOURCES: 2016 American Community Survey 5-Year Estimates / 2000 Census SF3 Estimates / 2016 American Community Survey 1-Year Public Use Microdata Sample (PUMS)
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13,816 

26,165 

42,611 

3,457 

14,353 

42,228 

Extremely Low Income
(<30% AMI)

Very Low Income and Below
(0-50% AMI)

All Low Income and Below
(0%-80% AMI)

Number of Renter Households Number of Affordable and Available Rental Units

Total affordable & available units by income level (2016)

Washoe County, NV

In Washoe County, there is a shortage of housing priced for the lowest income 

households–particularly, extremely and very low-income residents.

SOURCE: 2016 American Community Survey 1-Year Public Use Microdata Sample (PUMS)

Total shortage: 11,812 units 

for very low-income households and below
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Number of affordable and available units per 100 households by income level (2016)

Sparks, NV; Reno, NV; and Washoe County, NV

This shortage affects each jurisdiction at a similar scale, relative to 

current demand.

0 10 20 30 40 50 60 70 80 90 100

Extremely Low Income
(<30% AMI)

Very Low Income and Below
(0-50% AMI)

All Low Income and Below
(0%-80% AMI)

Sparks Reno Washoe County

SOURCE: 2016 American Community Survey 1-Year Public Use Microdata Sample (PUMS)
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Snapshot of regional housing trends
Who is most severely impacted?
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Affordable housing impacts the entire community.

Stable, quality, affordable housing…

… increases local purchasing power & tax revenues

… strengthens & stabilizes neighborhoods

… creates new job opportunities

… improves educational & health outcomes
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35% of Washoe County residents are cost-burdened.

“Cost-burdened” means a household is paying more than 30% of their monthly 

income on housing costs.

11%

of cost-burdened 

households are 

veterans

24%

of cost-burdened 

households are 

seniors

61%

of cost-burdened 

households are 

renters

39%

of cost-burdened 

households are 

housing insecure 
(both low-income & 

paying more than 50% 

of their income on 

housing costs)



23

38% of Reno residents are cost-burdened.

“Cost-burdened” means a household is paying more than 30% of their monthly 

income on housing costs.

9%

of cost-burdened 

households are 

veterans

23%

of cost-burdened 

households are 

seniors

68%

of cost-burdened 

households are 

renters

36%

of cost-burdened 

households are 

housing insecure 
(both low-income & 

paying more than 50% 

of their income on 

housing costs)
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31% of Sparks residents are cost-burdened.

“Cost-burdened” means a household is paying more than 30% of their monthly 

income on housing costs.

15%

of cost-burdened 

households are 

veterans

27%

of cost-burdened 

households are 

seniors

55%

of cost-burdened 

households are 

renters

48%

of cost-burdened 

households are 

housing insecure 
(both low-income & 

paying more than 50% 

of their income on 

housing costs)
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Snapshot of regional housing trends
The region’s current toolbox to combat the affordability crisis
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WEAKNESSES:
• Lack of funding

• Limited development capacity

• Siloed initiatives

• Limited coordination among jurisdictions

• Sequencing of funding applications

• Limited policy framework

• Infrastructure capacity

THREATS:
• Tight housing market & expiring affordability

• Incomes not keeping up with housing costs

• Limited types of housing available

• State property tax structure

• Shortage of construction workers/contractors

• Public misconceptions about affordable 

housing and who it serves

STRENGTHS:
• Increased urgency in community 

conversation around affordable housing

• High capacity/MTW public housing authority

• Strong social services providers

• Local Master Plans support affordable 

housing

• Strong state-level resources

OPPORTUNITES:
• State affordable housing committee

• Underutilized land

• Redevelopment of weekly motels

• Regional philanthropic community

• Business owner engagement in downtown 

redevelopment

• Leveraging economic development efforts

Regional SWOT Analysis



27

Programs & policies inventory

Programs Administered by Jurisdiction*

Programs that supports affordable housing Reno Sparks

Washoe 

County 

Downpayment assistance X

Homeowner Rehabilitation X

Rental rehabilitation or preservation X

Rental assistance X

Rental housing new construction X

Supportive services X

*Includes programs supported by the HOME Consortium
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Programs & policies inventory

Policy or Financing Tools by Jurisdiction

Policy or financing tools that supports affordable housing Reno Sparks

Washoe 

County 

Inclusionary zoning

Incentives for affordable housing*
(density bonus, housing overlays, tax exemptions, impact fees, fee waivers, parking 

reductions, by-right development, streamlined processes, etc.) X X X

Rent control 

Preservation ordinance

Local affordable housing trust fund

Special assessment districts X X

TIF or Synthetic TIF X

Preservation and/or acquisition fund

Community Land Trust

*For both market rate and affordable housing developers
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Planning structure
Outline of the planning structure & key engagement 

points with the ELT and working groups
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Planning structure

Overview

Role of ELT:
1. Provide strategic direction and 

guidance

2. Facilitate political  and 

stakeholder support

3. Support implementation

Role of Working Group:
1. Develop priorities, goals, and 

objectives 

2. Evaluate policies, strategies and 

funding tools

3. Identify partners to support 

strategies

4. Make recommendations to ELT

Advocacy 

Team

Leadership Team

Convener

TMRPA & TMHC

Staff 

Working 

Group

Community 

Working 

Group

Subcommittees 

as needed
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Confirmed Members of the ELT

Washoe County

City of Reno

City of Sparks

Nevada Legislature

Nevada Housing Division

Reno Housing Authority

EDAWN

Regional Transportation Commission

Renown Health
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Engagement with the ELT & working groups

Draft vision statement to guide the Regional Housing Plan

All residents of Truckee Meadows should have access to a continuum of 

safe, accessible, and affordable housing options in neighborhoods that 

offer access to opportunity and a high quality of life.
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Engagement with the ELT & working groups

Draft principles to guide the Regional Housing Plan

• Preserving & creating quality housing options for the lowest end of the 

income spectrum

• Investing in housing in areas of opportunity

• Prioritizing the workforce and populations at-risk of homelessness

• Preventing housing displacement

• Supporting more efficient land-use through strategic infrastructure 

investments

• Bolstering financial resources & tools

• Expanding strategic public-private partnerships
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Engagement with the ELT & working groups

Role of the Working Groups: Three core areas

Policies

• Development 
incentives

• Zoning

• Preservation 
ordinance

• Tenant rights

• Fair housing

• Condo defects

• Fee reduction/waiver

Strategies

• Homeless 
Coordination

• Preservation vs. 
production

• Rental vs. 
Homeownership

• Land use 

• Strategic acquisitions

• Infill

• Adaptive reuse

Financing

• Regional 
HousingTrust Fund

• Terms and conditions

• Legislation

• Private activity bonds

• Coordinated funding 
cycles

• Section 108

• PACE

• Opportunity Zones

• Other taxes

Discussion at 4 levels:

• State

• Stakeholders, 

Community Residents

• Region

• Local
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Role of the Working Groups

Three core topic areas

“The City of Reno thanks you and 

your staff for including the City of 

Reno in the Truckee Meadows 

Regional Plan update. As part of 

that process the City would like to 

encourage the creation of 

policies and action items 

related to inclusionary 

housing.”
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Engagement with the ELT & working groups

3 meetings during first phase of this project

Target Date Meeting Type Focus

February 8th Executive Leadership Team (kickoff) Orientation

February 8th TMRPGB, TMHC (kickoff) Status update

April  TBD Working Groups #1 Needs and trends

April  TBD Executive Leadership Team #1 Needs and trends

May TBD Working Groups #2 Identifying priorities

May TBD Executive Leadership Team #2 Identifying priorities

~June TBD
TMRPGB & TMHC Phase 1 

Presentations
Community Profiles
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Discussion


