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Presentation overview

• Introductions

• Why a regional strategy for housing affordability?

• Project overview & approach

• Key issues and proposed solutions

• Discussion / Q&A
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Who are we and how did we get here?

JAN 2017: Schwab Bank brings Enterprise to the 

Truckee Meadows region to facilitate a 1-day affordable 

housing forum

FALL 2017: TMHC & TMRPA enter into a formal 

partnership with Enterprise to develop a 10-Year 

Regional Strategy for Housing Affordability

FALL 2018: The team is drafting the final strategy 

roadmap and needs your feedback!
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About Enterprise

We’re one of the only social enterprises in the U.S. with deep expertise in 

each of  the three catalysts for systems change:
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Why a regional strategy for housing 

affordability?



What is housing affordability?
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Housing is considered affordable when a household pays no 

more than 30% of their income on housing costs (either rent 

1or mortgage payments, plus utilities). 



What is affordable in Truckee Meadows?
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Why does the region need more housing affordability?

8

• Incomes have not kept pace with housing price 

changes.

• There is a shortage of affordable and available 

units for the region’s workforce, 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)



Why tackle housing affordability at the regional level?
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• Housing availability and affordability

• Land availability

• Resource allocation

• Policy tools

• Funding resources

• Strategic targeting

• Leveraging assets

Regional issues
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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 

Strategy benefit Truckee Meadows 

residents?

Affordable 
Housing

Economic 
Growth & 
Mobility

Improved 
Regional 

Coordination

New & 
Expanded 

Public-Private 
Partnerships

Leveraged 
Policy and 

Funding Tools

Diverse 
Housing 
Options

Inclusive 
Communities

How does a Regional Housing Strategy 

benefit the Truckee Meadows 

region?

Build access to opportunity through housing 

investments
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Project overview & approach
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Where are we in the process?

Establish a 
planning 
structure

Analyze 
current 

housing needs, 
market 

conditions, & 
local capacity

Develop 
strategy focus 

areas & 
supporting 

actions

Vet strategies 
with local 

stakeholders & 
residents

Finalize 
strategy 

roadmap & 
implementation 

plan



Planning structure
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Executive Leadership Team Working Groups

City of Reno

City of Sparks

EDAWN

Nevada Legislature

Nevada Housing Division

Regional Transportation 

Commission

Reno Housing Authority

Renown Health

Washoe County

ACTIONN

AGC

Bank of America

Builders Association of N.NV

Building & Construction Trades

City of Reno

City of Sparks

Chamber of Commerce

Charles Schwab

Community Health Alliance

Food Bank of N.NV

HOME Consortium

HUD

Krater Consulting

NV Energy

Nevada Housing Division

Nevada Legislative Counsel Bureau

Northern NV Community Housing

Northern Nevada Hopes

NNDA

Praxis

Regional Planning Commission

Regional Transportation 

Commission

Reno Housing Authority

Reno/Sparks Association of Realtors

Renown Health

Silver Sage

TMCC

Washoe County

Washoe County Health District

Washoe County School District

Wells Fargo

WNDD



What is this strategy going to accomplish?
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VISION:
All residents of the 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.

▪ PRESERVING AND 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 AND TOOLS

▪ EXPANDING STRATEGIC PUBLIC-PRIVATE 

PARTNERSHIPS

CORE 

PRINCIPLES



15

Key issues & proposed solutions 
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Key issues

There is a shortage of affordable rental units for low-income households 

in the region, particularly those earning less than 50% AMI

There are limited types of housing offered in the region today.

Incomes are not keeping up with housing costs, particularly home sale 

prices. As a result, many households are cost-burdened.

The region may lose some of its existing affordability due to 

deterioration of existing units and growing market pressures.

An increasing number of households face displacement pressures, due 

to expiring affordability and rising housing insecurity.



Total affordable & available units by income level (2016)

Washoe County, NV

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
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DATA SOURCES: 2016 American Community Survey 1-Year Public Use Microdata Sample (PUMS), ACTIONN 2018 Motel Count, CHAS 2010-2014 Estimates

ICON SOURCE: Mortgage by Gilbert Bages from the Noun Project

There is a shortage of affordable rental units for low-income 

households in the region, particularly those earning less than 50% AMI

• There is a shortage of more than 

11,800 units affordable and 

available to households earning 

50% AMI and below.

• As many as 3,540 individuals lived 

in weekly motels in Sparks and 

Reno at the time of the latest motel 

count.

KEY ISSUE
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Support production of more rental housing that is affordable to 

low-income households, particularly those earning less than half of 

the area median income.

WHAT

• Make it easier to build housing at 

lower price points.

• Target existing resources to prioritize 

unmet housing needs.

HOW

• Provide more financing for affordable 

rental housing.

• Prioritize use of existing resources to 

support greater affordability.

• Update development incentives (e.g. 

development fee reductions, tax 

exemptions, streamline processes) to 

support inclusion of more affordable 

units in future development.

STRATEGY FOCUS AREA
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DATA SOURCE: 2016 American Community Survey 5-Year Estimates

ICON SOURCE: Housing by Andrejs Kirma from the Noun Project

There are limited types of housing offered in the region today.

• Housing in Truckee Meadows is 

predominantly single-family 

detached homes (60%).

• 64% of households in Truckee 

Meadows are composed of either 1 

or 2 people, but only 40% of 

housing units offer less than 3 

bedrooms.

KEY ISSUE

Share of housing units by number of bedrooms (2016)

Truckee Meadows, NV

4%

13%

24%

38%

21%
No bedroom

1 bedroom

2 bedrooms

3 bedrooms

4+  bedrooms
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Support development of more diverse housing options for renters 

and homeowners throughout the region.

WHAT

• Support development of a greater 

variety of housing products (different 

sizes, accessibility features, etc.)

• Help meet changing needs among 

the region’s residents.

HOW

• Update development codes & 

processes.

• Partner with the private sector to offer 

a pilot program for innovative housing 

development.

• Invest in more mixed-income & mixed-

use development.

• Support infill development.

STRATEGY FOCUS AREA
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DATA SOURCE: 2016 American Community Survey 1-Year Public Use Microdata Sample (PUMS), Location Inc. Housing Market data (2017 Q4)

ICON SOURCE: Mortgage by Gilbert Bages from the Noun Project

Incomes are not keeping up with housing costs, particularly home 

sale prices. As a result, many households are cost-burdened.

• From 2000 to 2016, median home 

value across the county increased 

by 14%, while median income 

decreased by the same amount.

• In Q4 2017, median rent in the 

Reno-Sparks MSA was $1,480 and 

median home value was $360,336.

• 38% of all Truckee Meadows 

residents (and 48% of the region’s 

renters) are cost-burdened.

KEY ISSUE

0% 20% 40% 60% 80%

All households

Renters

Homeowners

Low-income households

Single or unrelated adults
without children

Veterans

Seniors

Percent cost-burdened Percent severely cost-burdened

Cost-burden status for various population groups (2016)

Washoe County, NV
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Help more residents access homeownership opportunities.

WHAT

• Address barriers that are preventing 

residents from entering the 

homeownership market.

• Lower the costs of homeownership.

• Create new homeownership 

opportunities.

HOW

• Offer supportive resources to 

residents (including downpayment

assistance, credit counseling, & 

financial literacy).

• Partner with employers and nonprofits 

to create more affordable 

homeownership opportunities.

• Leverage accessory dwelling units 

(ADUs) as a source of supplemental 

income for homeowners.

STRATEGY FOCUS AREA
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DATA SOURCE: 2016 American Community Survey 5-Year Estimates, 2014 Comprehensive Housing Affordability Strategy 5-Year Estimates

ICON SOURCE: foreclosure by Luis Prado from the Noun Project

The region may lose some of its existing affordability due to 

deterioration of existing units and growing market pressures.

• The average housing unit in the 

region is about 32 years old 

(median year built is 1985).

• 41% of all households in Washoe 

County, and more then half of all 

renters, experience housing 

problems.

KEY ISSUE

82% 82%

64%

41%

17%

41%

<30% AMI >30% to
<=50% AMI

>50% to
<=80% AMI

>80% to
<=100%

AMI

>100% AMI Total

Share of households by income level experiencing 

housing problems (2014)

Washoe County, NV
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Preserve the affordability, while improving the quality, of existing 

affordable homeownership and rental options.

WHAT

• Maintain the livability of the region’s 

existing housing.

• Invest in the continued affordability of 

properties.

HOW

• Offer additional financing to support 

housing preservation and 

rehabilitation.

• Improve availability and accessibility of 

information about properties at risk of 

losing their affordability (either due to 

deterioration or expiring restrictions).

• Pair targeted code enforcement efforts 

with remediation assistance.

STRATEGY FOCUS AREA
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DATA SOURCE: Nevada State Housing Division, 2016 American Community Survey 1-Year Public Use Microdata Sample (PUMS)

ICON SOURCE: Movers Service by ✦ Shmidt Sergey ✦ from the Noun Project

An increasing number of households face displacement 

pressures, due to expiring affordability and rising housing insecurity.

• Out of the 54 tax credit properties 

in the region, 32 are eligible to opt 

out of their affordability restrictions 

within the next 5 years.

• 16% of all households in the region, 

and 24% of all renters, are housing 

insecure, making them particularly 

vulnerable to housing 

displacement.

KEY ISSUE

Tax credit properties eligible to opt out of affordability 

restrictions

Truckee Meadows, NV

5 6

27

35

At risk of expiration before
2023

At risk of expiration before
2028

Sparks Reno

A household is housing insecure if they are 

low-income and paying more than 50% of 

their income on housing costs.
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Protect residents from housing displacement.

WHAT

• Support existing tenants and 

homeowners’ ability to stay in their 

current homes and neighborhoods, 

even as housing costs continue to 

grow.

HOW

• Offer incentives to developers and 

property owners who preserve the 

affordability of properties after 

redevelopment.

• Strengthen rights of housing 

consumers (e.g. create standards for 

“just cause” evictions”).

• Conduct tenant and landlord outreach.

• Offer financial assistance to residents.

STRATEGY FOCUS AREA
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Summary of the five strategy focus areas

Support production of more rental housing that is affordable to low-income 

households, particularly those earning less than half of the area median income.1

Support development of more diverse housing options for renters and 

homeowners throughout the region.2

Help more residents access homeownership opportunities.3

Preserve the affordability, while improving the quality, of existing affordable 

homeownership and rental options.4

Protect residents from housing displacement.5
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Next Steps

• Integrate feedback from this meeting 

• Produce final draft of strategy roadmap, including:

• Implementation steps

• Targeting parameters

• Lead implementers

• Gather final round of feedback from stakeholders and elected officials

• Final strategy delivery & public release – Early 2019
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How to stay involved

For more information about the Regional 

Strategy for Housing Affordability, visit:

TMaffordablehousing.org
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Q&A


