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DATE: March 25, 2025 

TO: SNS Housing Task Group 

FROM: RTC & ECOnorthwest 

SUBJECT: Housing Task Group Meeting #1 Agenda 

 

Date: March 25, 2025 
Time: 1:30 PM – 3:00 PM PST 
Location: RTC Administration Building, Room 108 

Welcome and Introductions 

Time: 10 minutes 

♦ Welcome remarks and consultant team introductions from RTC. 

♦ Participant introductions: Name, organization, and role.  

♦ Icebreaker question: What do we need to do together in order to build more 
housing options for people in different walks of life? 

Overview of Southern Nevada Strong (SNS) 2050 Plan 

Time: 10 minutes 

♦ Background 

♦ Housing Trends and Challenges 

♦ Housing Task Group’s Purpose and Scope  

 

SWOT Analysis Exercise 

Time: 45 minutes 

♦ Introduction to SWOT Analysis: Strengths, Weaknesses, Opportunities, and 
Threats to housing. 

♦ Breakout Groups: Participants will analyze and document barriers and 
opportunities. 

https://www.google.com/maps/place/Regional+Transportation+Commission+of+Southern+Nevada/@36.1641648,-115.1544351,2276m/data=!3m1!1e3!4m5!3m4!1s0x0:0x665ff69ca80f23ce!8m2!3d36.1642825!4d-115.1543572
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♦ Group Presentations: Summary of breakout group discussions and key 
findings. 

What’s Next: Housing Needs Assessment Methodology 

Time: 20 minutes 

♦ Core Task and Methodology Overview 

♦ Group Discussion and Feedback 

Next Steps and Action Items 

Time: 3 minutes 

Open Forum and Adjournment 

Time: 2 minutes 

♦ Questions, comments, and additional input from participants. 

♦ Closing remarks and meeting adjournment. 

Resources: 

♦ Housing Task Group Meeting #1 Summary (to follow) 

♦ Housing Task Group Meeting #1 Presentation Slides (to follow) 

♦ Housing Factsheet 



 

 
 

 

 

 

       
 
1 

Housing Task Group 

MEETING #1 SUMMARY 

Tuesday, March 25, 2025 

1:30-3:00 PM 

RTC Administration Building, Room 108  

600 S Grand Central Pkwy #350, Las Vegas (RTC Offices) 

 

 

Overview 

The RTC has launched the Southern Nevada Strong (SNS) 2050 Regional Plan Update, a new 

plan driven by our community to bring housing we can attain, higher-paying jobs, and better 

ways to get around the region for everyone. To support this effort, a dedicated Housing Task 

Group was formed to assess current and future housing needs and identify strategies to 

address them across the region. 

The first task group meeting focused on understanding regional strengths, barriers, and 

opportunities related to housing. The meeting also introduced the methodology for the Housing 

Needs Assessment, which will quantify the total number of housing units by area median 

income needed to meet current and future demand.  

Participants 

Housing Task Group members in attendance included representatives from: 

 

 City of Henderson 

 Clark County Comprehensive Planning and Housing Departments 

 Nevada Housing Division 

 Nevada HAND 

 Nevada Rural Housing Authority 

 LEAD Institute at UNLV 

 U.S. Department of Housing and Urban Development (HUD) 

 Private developer groups (Lennar, KB Homes) 
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Agenda 

 Welcome and Introductions 

 Overview of the SNS 2050 Plan 

 Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis Exercise 

 Housing Needs Assessment Methodology 

 Next Steps and Action Items 

 

Welcome and Introductions 

Michelle Larime (RTC) opened the meeting with a welcome and an introduction to the 

consultant team. Task group members introduced themselves and responded to the 

icebreaker prompt: 

“What do we need to do together to build more housing options for people in different 

walks of life?” 

Participants emphasized the importance of regional coordination, zoning reform, funding 

expansion and connecting housing policy to economic needs. 

 

Overview of the SNS 2050 Plan 

Tyler Bump (ECOnorthwest) provided an overview of the Southern Nevada Strong (SNS) 2050 

Regional Plan Update, emphasizing how housing intersects with the broader topics of the plan—

integrating land use, transportation, infrastructure, and economic development to guide long-

term regional growth. He explained that the plan update builds on the 2015 SNS Plan and aims 

to respond to evolving conditions across the region. 

The presentation highlighted several key housing-related trends shaping the need for 

coordinated regional action: 

 Housing prices have more than tripled in the past decade across Southern Nevada, with 

a 263% increase in median home prices from 2014 to 2024. 
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 Rents have risen 62% in Clark County over the same period, placing greater pressure on 

low- and moderate-income households. 

 Nearly half of renters in the region are cost-burdened, spending more than 30% of their 

income on housing. 

 Clark County’s population is projected to grow by 30% between 2025 and 2050, 

intensifying demand for housing options at all income levels. 

 The region’s homeless population and shelter system capacity have also increased in 

recent years, underscoring the urgency of addressing gaps in housing access and 

stability. 

The update to the SNS Plan will include a Regional Housing Needs Assessment, scenario 

planning, activity center analysis, and a comprehensive housing strategy. These components 

will help jurisdictions, agencies, and partners understand both the current housing landscape 

and the strategic interventions needed to support a more accessible and resilient housing future 

for Southern Nevada. 

 

SWOT Analysis Exercise 

Facilitated by ECOnorthwest, task group members participated in a SWOT analysis to 

identify Strengths, Weaknesses, Opportunities, and Threats related to housing access, 

affordability, and stability in Southern Nevada. Participants were divided into breakout 

groups and supported by facilitators and notetakers. The discussion was framed by the 

following prompt: 

 

“What does an ideal housing future for Southern Nevadans look like in 2050? What 

strengths, weaknesses, opportunities, and threats help facilitate or create barriers for 

achieving that vision?” 

 

The exercise built on pre-populated SWOT boards, with participants identifying what was 

missing and reflecting on local realities from policy, development, service, and advocacy 

perspectives. Each group shared report-outs highlighting emerging priorities and tensions. 

Insights included: 

Strengths: What existing assets can encourage the creation of more housing options and 

stability? What unique advantages (land availability, funding sources, public-private 

partnerships) does the region have to address housing needs? What are examples of regional 

collaboration, policies, or developments that have helped improve housing outcomes?  

 Availability of federally controlled land (with caveats) 

 Collaboration among jurisdictions 

 Institutional capacity in regional planning and housing programs 
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Weaknesses: What are the biggest barriers preventing the creation of more housing options 

and long-term stability? What limitations exist within current planning, funding, or policy 

frameworks? Has a lack of coordinated regional planning impacted housing affordability and 

availability? If so, how?  

 Over-reliance on federal funding for affordable housing (e.g., LIHTC, HOME, 

vouchers) 

 Shortage of vouchers and affordable housing preservation efforts 

 High cost and limited availability of land 

 Disconnect between housing supply and development incentives 

Opportunities: What new resources, policies, or partnerships (within the region or beyond) 

could help expand housing options and stability? How can we better align housing with 

economic development and workforce needs? Who are key regional partners, and what roles can 

they play?  

 Cross-sector partnerships between institutions and housing entities 

 Alignment between housing and economic development goals 

 Redevelopment of underutilized public and institutional lands 

 Housing Needs Assessments as tools to push back on NIMBY opposition 

Threats: What regional or external challenges could make it more difficult to create or preserve 

housing options? How might climate, demographic shifts, or funding volatility affect long-term 

housing viability? How do infrastructure or transportation barriers limit housing choices? 

 Federal funding volatility (risk to vouchers and tax credits) 

 Land constraints and rising construction costs 

 Lack of a unified regional strategy to preserve and expand affordable stock  

 

Participants emphasized the need to not only build more housing, but to support a diversity 

of housing types in locations with access to services, schools, and transportation. 

 

Housing Needs Assessment Methodology 

Justin Sherrill (ECOnorthwest) introduced the proposed methodology for conducting the 

Housing Needs Assessment (HNA)—a key deliverable of the SNS 2050 planning process. The 

HNA is intended to support a more coordinated regional approach to understanding and 

addressing current and future housing needs across jurisdictions. 

To guide the discussion, participants were asked to reflect on the following questions: 
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 Do you use Housing Needs Assessments in your work? If so, how are you using them? 

 What is helpful from these types of assessments? 

 What is missing from these assessments, or why don’t they inform your work more? 

 Does the proposed methodology adequately address the unique housing challenges you 

see in your community? 

 Are there any components you feel are critical to include in the Housing Needs 

Assessment but might be missing from this methodology? 

The discussion covered several key themes. Participants expressed appreciation for the 

opportunity to build a methodology that reflects local realities and helps unify data across 

jurisdictions. There was broad agreement that the HNA could become a valuable tool for 

countering NIMBY opposition, informing zoning and land use policy, and elevating shared 

regional needs, but only if it is grounded in the lived experience of residents and aligned with 

real development conditions. 

Specific feedback included: 

 Data and Geography: Participants emphasized the importance of using meaningful 

geographies that reflect how people live across the region. They also raised questions 

about how the model would incorporate infrastructure access, zoning capacity, and 

development opportunity. 

 Barriers to Development: There was a call to ensure the methodology captures real-

world constraints, such as HOA restrictions, school ratings, crime perception, and access 

to community amenities, that impact whether housing opportunities are viable in 

practice. 

 Policy Relevance: Some attendees noted that previous assessments have fallen short 

because they were too abstract or technical to be useful for elected officials or 

community conversations. The group encouraged a clear, actionable framing that 

connects data to practical tools and strategies. 

 Alignment with State Processes: The shift from local AB213 reporting to a regionalized 

needs assessment was seen as an opportunity, but participants stressed the importance 

of not losing local nuance in that transition. 

 

Next Steps and Action Items 

 ECOnorthwest will conduct the Housing Needs Assessment per the methodology 

presented. 

 Additional recommendations for task group members are welcome. RTC encouraged 

participants to share names of others who could bring valuable perspectives. 
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The next Housing Task Group meeting will be held virtually on June 3, 2025 at 10:00 

AM.  
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▪ Welcome and Introductions (10 mins)

▪ Overview of the Southern Nevada 
Strong (SNS) Regional Plan Update 
(10 mins)

▪ SWOT Analysis Exercise (45 minutes)

▪ Housing Needs Assessment 
Methodology (20 mins)

▪ Next steps and action items (3 mins)

▪ Open forum and adjournment 
(2 mins)

Agenda
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Meeting Objectives

▪ Get to know members of the Task 
Group 

▪ Understand what SNS is and why we 
are updating the plan

▪ Understand high level trends that 
impact housing demand 

▪ Think about changes across Southern 
Nevada that might impact housing 
demand over the next 25 years

▪ Discussion of opportunities and 
barriers to meeting housing needs in 
the future 
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We will disagree—which is okay—but will be 
guided by our shared commitment 

Seek Commonality

Actively participate and share your perspective 
with the group and be sure to create space for 
others to do the same

WAIT (Why Am/Aren’t I Talking)

We have something to learn from everyone in 
the room

Together We Know a Lot

Image here

All experiences are valuable and contribute to 
our shared understanding

Practice Holding Multiple Truths

Come to discussion with an open mind and ask 
clarifying questions to confirm understanding

Don’t Make Assumptions
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Welcome! Let’s get to 
know each other. 

Introduction Round-Robin:

Each person, please share:
▪ Your Name
▪ Your Organization
▪ Your Role
▪ Your Answer to the Icebreaker Question

Let’s take a moment to connect and learn 
more about each other before we dive in! 

Welcome and Introductions 

Icebreaker
Question

What do we need to 
do together in order 

to build more 
housing options for 
people in different 

walks of life?
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Why Are We Here? 
Let’s look at Housing Trends
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Housing Price Trends
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Housing Price Trends

In Clark County, rents rose 62% from 2014 to 2025
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1 Nevada Department of Taxation, Population of Nevada’s Counties and Incorporated Cities – Governor’s Certified Series, 2023

Population by Jurisdiction, 2012 to 20231
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2 University of Las Vegas 2024-2060 Population Forecasts, Prepared for Regional Transportation Commission of Southern Nevada
Note: Projections are not available for 2046, 2047, 2048, and 2049

Population Projections, Clark County, 2025 to 20502
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Cost Burden

Renter Cost Burden Rates by Jurisdiction, 2012 - 2023
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Roughly half of Clark County renters spend more than 
30% of their income on housing costs.
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Homelessness

Clark County’s homeless population and programming is growing.

Source: American Community Survey 5-Year Data Tables, 2008-2012 and 2019-2023; HUD
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▪ RTC’s MPO oversees the SNS Plan, 
integrating transportation with 
housing, land use, and economic 
planning. 

▪ Plan update aims to address 
challenges, strengthen coordination, 
and implement the 10-year update.

Evolving RTC’s Role in 
Regional Planning
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Overview of SNS 2050 Process

We’re 
Here!
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▪ Existing Housing Conditions 
and Stability

▪ Regional Housing Needs 
Assessment

▪ Activity Centers Analysis
▪ Housing Preference Survey
▪ Scenario Planning
▪ Housing Strategy

Overview of Housing Tasks

15
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Role of the Housing Task Group

16

SNS Steering Committee

Housing Economic 
Development

Community 
Engagement

Scenario 
Planning

Task Groups

The Housing Task Group will help our team develop a regional 
housing strategy and regional plan for Southern Nevada.

▪ Attend meetings every few months to provide input and reviewing key deliverables 
related to housing, scenario planning, and policy development. Up to 6 Meetings. 
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SWOT Analysis Exercise
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A SWOT Analysis is a 
strategic planning tool 
used to assess an 
organization, project, or 
region by identifying key 
internal and external 
factors that impact 
success. It helps 
organizations make 
informed decisions and 
develop strategies for 
growth.

Understanding SWOT Analysis

18

The Components of today’s 
SWOT Analysis include:

Opportunities Threats
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BREAKOUT GROUP #1

• Mark Licea
• Kevin Hickey
• Tina Frias
• Sami Real
• Dave Conoyer
• Aaron Hirschi

BREAKOUT GROUP #2

• Kathi Thomas
• Audra Hamernik
• Dagny Stapleton
• Adrienne Babbitt
• Shawn McCoy
• Hassan Chaudhry

Staffing
• Breakout #1: Tyler & Josie
• Breakout #2: Lee Ann & Justin
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STRENGTHS

• What existing assets can encourage the creation 
of more housing options and stability?

WEAKNESSES

• What are the biggest barriers preventing the 
creation of more housing options and stability?

OPPORTUNITIES

• What new resources, policies, or partnerships 
(within the region or beyond) can create more 
housing options and stability?

THREATS

• What challenges (within the region or beyond) 
could exacerbate limited housing options and 
stability?
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What’s Next? 
Housing Needs Assessment
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Regional Housing Needs Assessment Overview

Why a Regional 
Housing 

Assessment (RHNA? 

Housing needs 
across city 

boundaries to meet 
the need of the 

region 

How is a RHNA 
different than 
current AB213 
Housing Gap 
(shortage) 

RHNA looks at both 
current AND future 

housing need

Can a regional 
approach to 

housing needs 
reflect the work 

that has already 
been done? 

Yes
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Pre-Discussion

Do you use 
Housing Needs 
Assessments in 
your work? If so, 

how are you 
using them?

What is helpful 
from these types 
of assessments?

What is missing 
from these 

assessments or 
why don’t they 

inform your work 
more?
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Current 
Need

Components of Need
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Future 
Need

Components of Need
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Comprehensive Model Process

Estimate future 
households by 
income level

Estimate the 
number of homes 

and their 
affordability by 

income level in the 
future, after 
adjusting for 

losses. Exclude 
vacation homes 

and unlivable units.

Measure the gap 
between future 

homes and 
future 

households by 
income level.

Add up the total 
to show current 

need and 
underproduction
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Allocating from Region to Local Jurisdiction

Submarket model 
based on criteria 

that capture 
current conditions, 
future trends, and 
regional planning 

priorities.

Population: 
Current, future

Employment: 
Current jobs, future 

jobs

Sustainability: 
Current transit, 
future transit, 

regional centers

Housing: 
Affordable units, 

owned vs. rented, 
vacancy
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Percent of existing 
population:

1: 14%
2: 34%
3: 26%
4: 20%
5: 6%

Local Allocation Weights

Example from Denver Regional Council of Governments 2024 
Regional Housing Needs Assesment
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Proposed Methodology Discussion

Does the proposed methodology adequately address 
the unique housing challenges you see in your 

community?

Are there any components you feel are critical to include 
in the housing needs assessment but might be missing 

from this methodology?
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Example Results from Other Regional Projects 

Source: ECOnorthwest
analysis; DRCOG synthesis 
of State Demography 
Office 2022 Household 
Forecast and U.S. Census 
Bureau, American 
Community Survey 5-year 
2013 Public Use Microdata 
Sample estimates; Metro 
Denver Homeless Initiative 
State of Homelessness 
Report, 2022–2023 

Denver Regional Housing Needs
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Example Results from Other Regional Projects 
Town of Marana:  Pima County Regional Need

Component Housing 
units Share

Homelessness 
need 406 3%

Current need 694 5%

Future need 13,336 92%

Total units 14,446 100%
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▪ Review draft Housing Needs 
Assessment results 

▪ Review draft Scenario Planning 
Priorities with an eye on housing  

▪ Review Activity Centers Analysis 
▪ Provide feedback on draft Housing 

Report
▪ Broader community outreach and 

engagement starts in May
▪ Regionwide pop-ups 
▪ Phase 1 Survey 
▪ Elected official interviews 

▪ Next Meeting in Early June

Next Steps

32
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Thank you!
Tyler Bump, Project Director – bump@econw.com

Project Manager, Lee Ann Ryan – ryan@econw.com

Technical Manager, Justin Sherrill – sherrill@econw.com


	Agenda
	 Welcome and Introductions
	 Overview of the SNS 2050 Plan
	 Strengths, Weaknesses, Opportunities, and Threats (SWOT) Analysis Exercise
	 Housing Needs Assessment Methodology
	 Next Steps and Action Items
	Welcome and Introductions
	FINAL Housing Task Group Presentation_SNS template.pdf
	Slide 1: Southern Nevada Strong Regional Plan Update
	Slide 2: Agenda
	Slide 3: Meeting Objectives
	Slide 4
	Slide 5: Welcome and Introductions 
	Slide 6: Why Are We Here?  Let’s look at Housing Trends
	Slide 7: Housing Price Trends
	Slide 8: Housing Price Trends
	Slide 9: Population
	Slide 10: Population
	Slide 11: Cost Burden
	Slide 12: Homelessness
	Slide 13: Evolving RTC’s Role in  Regional Planning
	Slide 14: Overview of SNS 2050 Process
	Slide 15: Overview of Housing Tasks
	Slide 16: Role of the Housing Task Group
	Slide 17: SWOT Analysis Exercise
	Slide 18: Understanding SWOT Analysis
	Slide 19
	Slide 20
	Slide 21: What’s Next?  Housing Needs Assessment 
	Slide 22: Regional Housing Needs Assessment Overview
	Slide 23: Pre-Discussion
	Slide 24: Components of Need
	Slide 25: Components of Need
	Slide 26: Comprehensive Model Process
	Slide 27: Allocating from Region to Local Jurisdiction
	Slide 28: Local Allocation Weights
	Slide 29: Proposed Methodology Discussion
	Slide 30: Example Results from Other Regional Projects 
	Slide 31: Example Results from Other Regional Projects 
	Slide 32: Next Steps
	Slide 33

	ADPEAF6.tmp
	DATE:
	TO:
	FROM:
	SUBJECT:
	Welcome and Introductions
	Overview of Southern Nevada Strong (SNS) 2050 Plan
	What’s Next: Housing Needs Assessment Methodology
	Next Steps and Action Items
	Open Forum and Adjournment




