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07/01/2024 – 06/30/2025 Annual Plan Update 

 

ATTACHMENT TO HUD 50075 

 

B.1 Revision of PHA Plan Elements 

Statement of Housing Needs and Strategy for Addressing Housing Needs: 

The challenges facing our regions have not wavered over the last 12 months. Increased rents 
and home prices, low vacancy rates and housing stock, and increased interest rates continue to 
pose threats to rural Nevadans seeking an affordable place to call home. Nevada Rural Housing 
(NRH) remains committed to addressing housing insecurity and expanding homeownership 
opportunities across rural communities. Through development projects, rental assistance 
programs, landlord engagement, and innovative financing tools, we are delivering measurable 
results and setting the foundation for long-term housing stability statewide. 

The landscape of our 110,000 square miles of jurisdiction is diverse and reflective of the 
Nevadans we serve. Our state is comprised of five types of communities: metropolitan, urban, 
rural hub, rural and frontier as defined below: 

1. Metropolitan – population above 150,000 with all services available 

2. Urban Rural – population between 50,000 – 150,000 with all services available 

3. Rural Hub – population between 5,000 and 50,000 with most services available 

4. Rural – population below 5,000 with services located within 30 miles  

5. Frontier – population below 5,000 with services more than 30 miles away 

The diversity of our communities comes with a multiplicity of challenges and opportunities. 
Geographical limitations, varying levels of infrastructure, local regulations, and community buy-
in affect the success of NRH’s mission to promote, provide, and finance affordable housing for 
all rural Nevadans. NRH recognizes Nevada not only suffers from a lack of affordable housing in 
general, but more specifically, a shortage of available housing units. Decreased housing stock 
and increased interest rates are pushing homeownership opportunities further away from 
many. Strategies to address these issues require resources and innovation. NRH aims to address 
the local housing needs through the utilization of the housing choice voucher program (HCV), 
the assignment of project-based vouchers (PBV), NRH’s Homeownership Programs, 
development of new units, and our leadership position in the housing community.  
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NRH serves a wide range of Nevadans using a variety of programs. In FY 2024, NRH’s 
Homeownership Programs assisted 265 households in achieving homeownership through down 
payment assistance and/or the Mortgage Credit Certificate (MCC). NRH is the only provider in 
the state of Nevada to offer the MCC, which provides a direct tax credit to homebuyers based 
on a percentage of the mortgage interest paid for the life of the loan. During FY 2023, NRH was 
awarded Home Means Nevada Initiative (HMNI) from the State of Nevada and Nye County to 
operate new down payment assistance programs. The Initiative was developed and launched 
by the State using its allocation of SLFRF (ARPA) funds. These new programs provided 87 
households the opportunity to become homeowners during FY 2024. During FY 2024, NRH 
helped households secure over $63.5 million in affordable mortgages, $22.6 million in tax 
credits, and over $3.2 million in down payment assistance.  

Operating HUD’s HCV, VASH, and Mainstream Voucher funding, as of December 31, 2024, NRH 
was providing rental assistance to 1,232 households. The Rental Assistance Department also 
administers Emergency Assistance and Security Deposit Assistance Programs utilizing funding 
from the State of Nevada Housing Division. During FY 2024, 101 households were provided 
$145,699 in Emergency Assistance; 80 households were provided $80,085 in Security Deposit 
Assistance. These ancillary programs aim to prevent eviction and remove barriers to obtaining 
affordable housing.  

In addition to rental assistance and homeownership programs, NRH administers a 
weatherization and home repair program providing much needed home repairs to low-income 
households to help ensure safety and energy efficiency, which can result in lower utility bills, 
increased energy efficiency, and a safer living environment. A total of 152 households were 
provided energy-saving repairs in FY 2024 under our Weatherization Program. NRH was also 
awarded HMNI funding to expand home repair options for rural Nevadans and in FY 2024 NRH 
assisted 23 additional households with this funding. Collectively, NRH has contracted over 
$800,000 in weatherization and home repairs for rural Nevadans during FY 2024. 

Deconcentration and Other Policies that Govern Eligibility, Selection, and Admission: 

HCV participants utilizing NRH’s programs have an expansive geographic area with a variety of 
communities to establish their roots. NRH adopted small area fair market rents (FMR) and has 
been approved to set voucher limits using 120% of the FMRs. The size of our jurisdiction 
coupled with these two policies offer participants a larger pool of units in different areas that 
meet their individual needs. NRH adopted increased payment standards during FY 2023 and 
continues to utilize these in FY 2024. Increased payment standards have increased client 
success in securing units. While NRH is not fully utilized in voucher allocation, NRH has been 
approaching full utilization on budget authority. NRH continues to work with HUD to maximize 
voucher utilization while balancing budget authority.    

NRH continues to use PBV and local set aside programs to diversify voucher assistance. PBV 
assignments have been done through a competitive process and ensure deconcentration of 
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poverty. Local set aside programs offer housing assistance layered with supportive services 
provided by a partner agency. NHR continues to work with housing providers to ensure HCV 
participants have access to a broad range of rental units.  

B.3 Progress Report 

Increase Client Awareness, Value, and Satisfaction:  

Develop tools to assess client and landlord satisfaction with NRH processes for HCV program 

NRH remains committed to providing superior and consistent customer service to those seeking 
assistance from our agency and to landlords participating in our programs. NRH collects 
informal feedback from program participants and landlords. NRH engaged community partners, 
landlords, and elected officials in a survey to help better gauge what the community knows 
about NRH and the programs we offer.   

NRH acknowledges landlord participation is crucial to the success of the HCV program. We 
continue to actively engage with landlord partners to strengthen relationships and increase 
participation in the HCV program. Many landlords regularly notify us of upcoming vacancies, 
which enables us to connect voucher holders with available units. 

To further support landlord retention, we offer a damage claim mitigation fund to offset costs 
related to tenant-caused damages beyond normal wear and tear. Although funding is limited 
and the program is not actively promoted, it has proven effective. To date, three landlords have 
used the fund, receiving a total of $6,000 in repair assistance. Those who accessed the program 
have continued working with us and accepted additional HCV tenants. 

Utilize data and measurement techniques for online experiences to assess usefulness 

While we understand not all clients and communities are deeply connected via the internet, we 
do know that many of those we serve get their information online, namely search engines and 
social media. NRH utilizes and measures the success of these platforms on a regular basis to 
ensure messaging, channel and approach are resonating with our audiences. We are also able 
to utilize digital targeting to ensure we’re strategically reaching the jurisdictions we serve. 
These digital outreach approaches use the NVRural.org website as the destination for 
information; the website is used not only as a messaging tool but also a navigation tool for 
those we serve, guiding them from resource to resource, depending upon their circumstance. 
Website analytics are also used to understand traffic and use of the website.  

Information from these analytics tools has enabled NRH to refine internal processes. Non-
traditional means to reach our communities continue to be utilized. New technologies allow for 
more streamlined collection of data and dissemination of information. NRH continues to 
explore and modify the way we approach our daily operations to ensure we are delivering our 
mission.   
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New solutions-driven website to enhance user experience 

NRH has made improvements over the years to its website platform. In FY 2023, NRH launched 
its new website that included enhanced features, easier access to information, and updated 
tools. NRH continues to solicit feedback and make modifications to ensure all end users are 
able to access the information they need from our web platform.  

Ensure a Balanced Leadership Team Exists Within NRH: 

Provide opportunities for current directors of NRH departments to serve in leadership roles 

Our strongest asset is our employees. NRH strives to cultivate leaders from within the 
organization. All leaders of NRH are encouraged to participate in housing industry groups, 
attend conferences, and engage with the board of commissioners. Many department directors 
have been selected to sit on panel discussions at local and national conferences including the 
Nevada Housing Coalition (NHC), National Association of Local Housing Finance Agencies 
(NALHFA) and Public Housing Authorities Directors Association (PHADA). Department directors 
engage with local professionals through memberships in groups such as the Nevada Association 
of Counties (NACO) and the Nevada League of Cities. NRH’s board of commissioners receive 
quarterly reports from each of the department directors and interact with them on a regular 
basis through the acting deputy executive director assignments each month.  

Prepare NRH staff through opportunities to gain experience and formal learning 

NRH has also launched a new initiative to gather insights directly from current directors and 
people managers to support the creation of an internal leadership curriculum. This curriculum 
will guide future trainings and certifications that ensure consistency and excellence in 
leadership practices across the agency. Topics such as 1:1 meetings, performance reviews, 
corrective actions, and other leadership essentials are being aligned to unify management 
expectations and build a stronger, mission-driven culture. 

 

Increase NRH’s Financial Health: 

Strengthen and expand NRH’s current lines of revenue and financial reserves 

Financial stability is at the forefront of NRH’s annual goals. NRH’s revenue-generating 
departments enable HCV to operate despite reduced administrative fees. Homeownership 
Programs generated unrestricted net income of $67,561 as of December 31, 2024. The 
Community Development department accumulated an additional $1,089,680 towards NRH’s 
bottom line. Staff continues to monitor and grow the success of these programs. The volatility 
of the housing market and challenges in developing new construction pose risk to the amounts 
each of these departments generates. The changing housing market has reduced the net 
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revenue provided by Homeownership Programs; however, NRH continues to adjust current 
programs and look at new ways to deliver our mission.  

NRH also received land donations from a Nevada-based charitable organization, which were 
sold and provided $537,425 to use for the promotion of NRH’s mission. 

Maximize voucher utilization and robust support programs 

Using a variety of strategies and non-traditional means to connect rural Nevadans to our 
services, NRH aims to maximize voucher utilization. Our partnerships in the communities 
increase the support programs NRH offers. NRH worked to stabilize voucher lease up 
throughout FY 2024 by increasing payment standards, continuing landlord engagement, 
department restructure, and process improvements. NRH will continue to monitor the effects 
of these initiatives against program performance, and as needed, additional adjustments will be 
made.  

Maintain consistent pipeline of acquisition/rehab and new construction projects 

In August of 2024, NRH completed a new construction project of 96 units located in Mesquite, 
Nevada. NRH utilized a partnership with Southern Nevada Regional Housing Authority (SNRHA) 
to place 25 PBVs on this site to better assist a region of Clark County that has been underserved 
by the voucher program. NRH was awarded Low Income Housing Tax Credit (LIHTC) and other 
funding sources for a 32-unit new construction project in Pioche, Nevada. Construction on 
Pioche Apartments began in May 2024 and will be completed by December 2025. NRH was also 
awarded LIHTC and other funding sources to rehabilitate a 52-unit complex in Yerington, 
Nevada. Construction is scheduled to begin in the summer of 2025. Staff is preparing a LIHTC 
application for a 22-unit new construction project in Lovelock, Nevada and a 21-unit senior new 
construction project in Carlin, Nevada.  

 

NRH continues to seek properties to acquire, rehab, and develop to further the mission. NRH is 
in the process of transferring six (6) USDA properties into our portfolio. In addition, NRH staff is 
preparing a 9% bond application for July 2025 to acquire and rehabilitate 206 units of USDA 
housing in Laughlin, Nevada. This project has already been awarded HOME and CHF funds from 
Clark County.  

Work with HUD officials/political leaders to assure appropriate funding for HCV program 

Historically, HUD has not increased funding for the operation of the HCV program; however, 
NRH values open dialogue with HUD officials and elected leaders about opportunities for 
expansion. NRH engages in legislative forums and one-on-one discussions with officials to 
describe the importance of not only the HCV program, but also for funding for development 
and rehabilitation of affordable housing. Although the administrative costs to operate a high-
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performing HCV program have exceeded the funding provided, NRH is committed to delivering 
a quality HCV program to all rural Nevadans. NRH is engaged with industry advocates including 
the Nevada Housing Coalition, National Low Income Housing Coalition, and Public Housing 
Authorities Directors Association (PHADA). Involvement with these leading groups enables NRH 
to have a seat at the table to advocate for the housing needs of Nevadans.  

Develop adequate financial strength to support rental development in difficult-to-develop 
areas 

NRH has implemented ‘Why Stay’ Interviews to strengthen retention strategies and better 
understand the needs of our workforce. These interviews aim to gather meaningful input from 
employees on what motivates them to stay, offering insights that inform training, benefits, and 
growth opportunities. 
 
The impact of retention efforts is centered on maintaining the right people, aligning NRH with 
evolving workforce values, and managing turnover costs effectively. As dynamics around 
workplace comfort and work-life balance continue to evolve, NRH is committed to remaining 
proactive in understanding and responding to employee priorities to ensure we not only retain 
top talent but also recruit individuals who align with our mission—both now and in the future. 

Nurture and Support Employee Development Within NRH: 

Building a learning and development program 

NRH leadership has established a Learning and Development (L&D) program focused on 
providing all employees a meaningful pathway to professional development. The committee 
continues to provide DiSC and middle-management trainings. These training topics aim to 
cultivate and grow emerging leaders within NRH.  

Development an assessment tool to ascertain current employee strengths and opportunities 

The learning and development committee implemented stay interviews. The interview aims to 
gather information on how we can retain employees through meaningful initiatives including 
training, benefits, and employee growth. NRH has redesigned its employee recognition 
program to celebrate contributions across all levels of the organization. The enhanced 
recognition initiative now includes the Housing Heroes, Stepping it Up, and North Star awards—
each tailored to highlight individual effort, peer-to-peer appreciation, and outstanding 
leadership. These recognition efforts contribute to a positive, affirming culture that honors 
achievement and encourages growth. 
 
In addition, NRH has re-established and expanded its Wellness Program to include not only 
mindfulness, but also financial and physical wellness initiatives. This holistic approach ensures 
that employee well-being is prioritized in meaningful and diverse ways that resonate with our 
workforce. 
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Provide opportunities for department directors to attend leadership academy 

Many of NRH’s leadership team have completed the leadership academy training through the 
University of Nevada, Reno. With any future changes in leadership, new leaders will also attend 
the training to provide all leadership with a consistent and strong foundation.  

Assure employees are receiving best renumeration and benefit package NRH can reasonably 
provide to encourage retention  

NRH developed and delivered total compensation statements individualized for each employee 
employed for more than 12 months. The statements outlined the benefits the employee 
received including paid leave, health/dental/vision insurance, life insurance, and Public 
Employees Retirement System (PERS). These statements will be distributed to employees on an 
annual basis to ensure transparency. The Human Resources and Finance teams continue to 
evaluate all benefits offered to our employees and compensation structure.   

Develop technology enhanced learning platform for HCV participants 

Home At Last University (HAL U for short) provides an important service to potential 
homebuyers throughout Nevada. HAL U is a proprietary education platform that was borne 
from a desire to have more control and flexibility with an online education platform – in fact, 
the platform has extended beyond its original purpose to serve potential homebuyers, and also 
educates and trains lending and real estate partners, and voucher clients for their briefing 
requirement. HAL U for homebuyers walks the enrollee through a 10-step, “Homebuyer 101” 
course, which is designed to not only educate potential users of the NRH homeownership 
program (which includes down payment assistance, mortgage tax credits and access to 
affordable credit), but to provide a baseline education about the entire homebuying process 
starting with “What is credit?”. In 2024, NRH saw 575 individuals, 364 lender partners, and 28 
real estate agents graduate from the HAL U program. HAL U is offered to not only HCV 
participants, but statewide to ensure all rural Nevadans understand the opportunity and have 
access to this no-cost education tool.  

B.7 Resident Advisory Board Comments 

1. Public Hearing was scheduled for April 14, 2025 at 4:00pm  

 No comments made before or during the public hearing.  
  














