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CHAIR FLORES: 

We will open the hearing on Assembly Bill (A.B.) 478. 

 

ASSEMBLY BILL 478 (1st Reprint): Revises provisions governing construction 

times in certain counties and cities. (BDR 20-1091) 

 

ASSEMBLYMEMBER SANDRA JAUREGUI (Assembly District No. 41): 

I was here last legislative session working on a very similar issue. In 2021, I 

worked on A.B. No. 249 of the 81st Session that prohibited common-interest 

communities from restricting the hours that construction work could begin if 

they were later than those adopted by a governing body of a county or city but 

only during the summer months.  

 

Creating safe environments for Nevadans who work outdoors is a priority for 

me. We came back in 2023 and then passed A.B. No. 189 of the 82nd Session 

that expanded protections on residential construction by further addressing start 

times during the hot summer months.  

 

https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/12735/Overview/
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I am here before this committee again, tackling the same growing problem on 

construction sites. Because Nevada has two of the fastest warming cities in 

America, our outdoor workers face an invisible threat: the threat of heat 

exhaustion and heat stroke. This session, I am back because our previous work 

has left members in commercial construction out, and it is not fair that those 

working on pavement to build our highways, roads and infrastructure are not 

protected like our construction workers who are building our homes.  

 

Those in the commercial construction industry are uniquely susceptible to 

heat-related injuries. The work comes with inherent risks which are amplified by 

exposure to direct sunlight during the hottest months of the year. The CDC 

[website states], 

 

Construction workers are at risk of death, injuries, illness and 

reduced productivity resulting from heat exposure on the job. 

Between 1992 and 2016, 285 construction workers died from 

heat-related causes. … It is possible that heat-related deaths were 

undercounted due to misclassification … Approximately 75 percent 

of these fatalities occurred during the summer months of June, 

July and August. 

 

Closer to home, the situation is equally concerning. In 2021, Nevada's 

Occupational Safety and Health Administration (OSHA) received 

344 heat-related complaints, a significant surge from the average of 118 annual 

complaints between 2015 and 2020. This upward trend persisted with 

467 complaints filed through September 2024, marking the highest number in 

the agency's history. Highlighting the severity, heat accounted for nearly 

50 percent of all injury claims filed with Nevada OSHA from 2020 to 2024, 

underscoring the pressing need for comprehensive protective measures.  

 

Workers in the commercial construction sector face distinct challenges. Their 

tasks often involve prolonged exposure to direct sunlight, especially during the 

sweltering summer months. The nature of their work, which includes handling 

heavy machinery and performing physically demanding tasks, amplifies the risks 

associated with heat exposure. The health ramifications of heat exhaustion and 

heat stroke are profound. Symptoms can encompass cognitive impairment, 

dizziness, excessive sweating leading to slippery hands, delayed response time, 

muscle fatigue and cramping, nausea or vomiting, and obscured vision due to 
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fogged eyewear. Can you imagine handling large-scale Cat [Caterpillar] 

equipment with these symptoms?  

 

The National Institute for Occupational Safety and Health emphasizes that one 

of the most effective strategies to mitigate heat-related risk is scheduling 

high-risk tasks during cooler parts of the day. Assembly Bill 478 seeks to 

implement this recommendation by requiring adjusted work schedules, ensuring 

that commercial construction workers are afforded the same protections as 

those in the residential sector.  

 

Before I turn it over to my copresenter, Summer Pellet, followed by 

Vince Saavedra, I would like the committee to know I submitted an amendment 

(Exhibit C) to remove the population count on the bill. It was never my intention 

to have a pop count on the bill.  

 

I would also like to let the committee know that there is an amendment 

(Exhibit D) submitted by Clark County which we do consider friendly, but we 

are going to work on incorporating the Clark County amendment into the 

amendment I am presenting. So, there will be a third amendment coming which 

will incorporate Clark County's concerns. Something they pointed out was that 

we do not want to limit construction hours currently allowed to begin like at 

midnight, 1:00 a.m. or 2:00 a.m. That construction time that goes on was 

never our intention. We do not want construction work to be limited by later 

start times, [but] we also do not want to limit earlier start times. We will be 

incorporating some version of their amendment in two hours.  

 

SUMMER PELLET:  

I am a member of the AGC [Associated General Contractors of America]. I am 

also the owner of a general contracting company here in Washoe County.  

 

As a former city planner and planning commissioner, I feel like I have a bit of a 

unique perspective on this matter. I was involved firsthand in the municipal 

process of imposing work hour restrictions on the construction industry. Having 

been so involved, I can assure you that it was never my intention to put the 

health and safety of Nevada construction workers at risk. I was simply just 

trying to reduce noise pollution to residents that were adjacent to construction 

activity.  

 

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038C.pdf
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038D.pdf
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However, I do believe that I was ignorant to the fact that these noise 

restrictions came at a cost and needlessly restrict—required these construction 

workers to perform manual labor during the heat of the day. While I may not 

have realized these negative impacts while I was working in municipal 

government, my past decade in the construction industry has shown me that 

health and safety are to be prioritized over all else. While construction may be 

considered a dangerous occupation, I believe that we can more effectively 

mitigate risks when we make informed decisions.  

 

The truth is construction workers have always been known to wake up with the 

sun in an effort to maximize daylight hours while also sufficiently beating the 

heat. In Nevada, the hottest part of the day typically happens between 

2:00 p.m. and 4:00 p.m., and a 5:00 a.m. start time during the hottest months 

of the year ensures a full day's work before things really begin heating up, 

which would increase the risk of heat exhaustion, dehydration and even death.  

 

General contractors, subcontractors, the AGC and OSHA work together to 

ensure safe working conditions within our industry, and I believe that this 

proposed bill would create continuity across jurisdictions, allowing contractors 

to better stay on schedule more consistently, provide their employees with a 

40-hour work week and adequately mitigate heat risks.  

 

It is imperative that we understand that noise pollution related to construction 

activity is temporary while heat presents serious health and safety issues to our 

workforce. Join us in making sure that all Nevada construction workers arrive 

home safely each and every night.  

 

VINCE SAAVEDRA (Executive Secretary-Treasurer, Southern Nevada Building 

Trades Unions): 

We would like to take a moment to thank the two presenters. It is really 

important, this bill. As a union leader representing the construction workers in 

Southern Nevada, I strongly support this legislation establishing early 

construction start times for certain construction projects during the warmer 

months.  

 

Our members are the backbone of Nevada's construction industry, and their 

safety must always come first. With Clark County experiencing some of the 

fastest-rising temperatures in the nation, it is important that we adopt our work 

schedules to protect Nevada's workforce from the escalating risk of heat 
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exhaustion and heat stroke. By allowing construction workers to begin earlier, 

we can ensure that the most physically demanding tasks are completed during 

the cooler parts of the day. The Occupational Safety and Health Administration 

has recommended the outdoor labor, especially for construction trades, be 

scheduled during earlier hours to minimize exposure to extreme heat. This 

legislation aligns with the best practices demonstrated by OSHA. Our worker 

safety is not just a box to check. It is something that needs to be taken 

seriously, and that is why we are thanking the two other presenters.  

 

SENATOR DALY: 

I didn't really have a question/comment, but I think I understand all of the 

amendments. You are taking the pop cap off so it will apply statewide, and it 

does not just target what is happening in homeowners’ associations. That was 

the bill last session, so I understand. Then the Clark County amendment is 

trying to say if they have an ordinance in place that allows for expanded hours 

outside of this, that ordinance can continue—just being clear.  

 

ASSEMBLYMEMBER JAUREGUI: 

Yes, excellent.  

 

ALEXIS MOTAREX (Nevada Chapter Associated General Contractors): 

I am representing the construction workforce in Northern Nevada, the people 

who build our schools, hospitals, roads and infrastructure every day, often 

under extreme conditions.  

 

We are here in strong support of A.B. 478 as presented without the pop cap. 

This legislation is fundamentally about protecting construction workers by 

responsibly limiting the ability of local governments to impose overly restrictive 

construction hours. While we respect the authority of local governing bodies to 

adopt ordinances that best suit their constituents, we feel there needs to be 

balance and consistency. For those working outdoors, hotter conditions are not 

just uncomfortable, they can be dangerous.  

 

We worked closely with Nevada OSHA and other stakeholders on the recently 

adopted heat illness mitigation regulations and work hard to ensure that our 

workforce is protected against the hazards of heat. Construction employers 

start jobs as early as allowable, build in extra rest and water breaks, and train 

crews on heat illness prevention. But when there are blanket restrictions on 

construction hours, it inadvertently eliminates the most effective tool they have: 
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scheduling around the heat. As Mr. Saavedra mentioned, early morning shifts 

are widely recognized as one of the most important tools employers have to 

reduce risk. Yet local ordinances that limit construction hours, sometimes 

restricting work from starting until 7:00 a.m. or even 8:00 a.m., directly 

undermine this lifesaving practice. Flexibility in scheduling allows crews to begin 

earlier in the morning when temperatures are lower and end before the most 

dangerous heat sets in.  

 

We believe local governments have good intentions when adopting ordinances 

aimed at managing noise or neighborhood impact, but that should not come at 

the expense of worker health or safety. Construction employers understand the 

importance of being good neighbors. They take steps to minimize noise impacts, 

dust and traffic disruptions, but they also need to prioritize the safety of the 

people doing the work. By requiring more reasonable and consistent standards 

across all jurisdictions, this bill ensures that local governments can still address 

nuisance concerns without putting workers at greater risk.  

 

Nevada's construction industry powers our State's growth and prosperity, but 

none of it is possible without safe, healthy workers. Let's give them the tools to 

work smart and stay safe.  

 

PAIGE BARNES (Granite Construction): 

We are here in support of this worker safety legislation and echo the comments 

of our colleagues at AGC.  

 

ROB BENNER (Building and Construction Trades Council of Northern Nevada): 

We are here to support this bill. I know from personal experience, having 

worked in the construction industry, that I have spent many a summer on jobs 

wishing we had earlier start times, and I have been very appreciative of other 

jobs that were able to start early during the summer. We would love to see this 

bill.  

 

JOANNA JACOB (Clark County):  

Clark County is neutral with the amendments discussed today. We have been 

working with Majority Leader Jauregui and the bill proponents on this.  

 

In Clark County, we have a variety of commercial zones divided up into sectors 

and work. If you live in Clark County, you know that work is going around 

24 hours a day, 7 days a week. In some areas we take a number of complaints 
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about that, and we start 7:00 p.m. to 6:00 a.m. 9:00 p.m. to 6:00 a.m., 

2:00 a.m. to 10:00 a.m., depending on what zones you are in. We just are 

trying to figure out how to craft this so that we can continue to do work in the 

cooler parts of the day. And we certainly will work with Majority 

Leader Jauregui and the proponents. We will bring something back for you to 

consider incorporating all of the amendments.  

 

CHAIR FLORES: 

We will close the hearing on A.B. 478. Next on the agenda we have A.B. 96.  

 

ASSEMBLY BILL 96 (1st Reprint): Revises provisions relating to master plans. 

(BDR 22-397) 

 

ASSEMBLYMEMBER VENISE KARRIS (Assembly District No. 10): 

I will be presenting A.B. 96 that revises provisions relating to master plans. 

With me today are Dylan Shaver, representing the City of Las Vegas, and 

Marco Velotta, the Chief Sustainability Officer for the City of Las Vegas.  

 

The bill before you today is a recommendation from the Joint Interim Standing 

Committee on Government Affairs. I would like to first begin with some brief 

background information to explain the issue this bill seeks to address.  

 

We know that heat is a significant issue in Nevada. Based on temperature data 

from 1970 to 2023, Reno topped Climate Central's fastest-warming city list 

with Las Vegas in second place. We are seeing these effects in Nevada 

firsthand. Las Vegas set several heat records in 2024, including the hottest day 

on record at 120 degrees, as well as the number of days over 100 degrees.  

 

These rising temperatures, combined with the urban heat island effect, set the 

stage for truly dangerous conditions for Nevada citizens, especially for its 

vulnerable populations. The Southern Nevada Health District publication 

reported 294 heat deaths in Clark County in 2023, which it noted was a 

“78% increase compared to the 165 heat associated deaths in 2022.” 

Furthermore, the Desert Research Institute (DRI) reported 526 deaths attributed 

to heat in 2024, much higher than the 412 motor vehicle deaths reported in the 

same time frame. Those received a lot more publicity than the heat deaths 

which contributed to DRI finding that “heat is our state and our nation's most 

deadly weather-related hazard.”  

 

https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/11978/Overview/
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It is therefore critical that our State, and particularly our most urban 

environments as they continue to grow, implement heat mitigation elements to 

help alleviate this climate crisis. Assembly Bill 96 offers an important pathway 

for this necessary work. 

 

DYLAN SHAVER (City of Las Vegas):  

It is a fairly brief bill. Most of the pages in front of you have to do with just the 

length of the sections in NRS (Nevada Revised Statutes) 278 that are 

requirements imposed by the Legislature on municipalities to craft their master 

plans. These documents guide the physical and long-term developments of 

Nevada's cities.  

 

Over the 50 or so years [NRS] 278 has been in effect, as we understand it 

today, the Legislature has in its wisdom included some very specific 

requirements. For example, we have to publish generally the widths of streets 

and any new streets that have to be built in the community. It also requires that 

we include any streetcar or trolley coach lines that may have to be built to 

support the needs of a growing community. And of course, my favorite is that 

we have to call out any ports, harbors or related facilities that might be built in 

our desert climates.  

 

In a Dillon's Rule state, the fact that the Legislature gets so granular in 

describing what can and can't be in or should and should not be in a master 

plan ends up carrying a lot of weight. To that end, we get to what 

Assemblymember Karris was talking about: in our hottest and driest 

communities, in our communities where you had a period of 214 days in 

Southern Nevada without a drop of rain. From July 14 to February 14, there 

was no rain in Southern Nevada at all; on February 14, that broke when 1/100 

of an inch of rain fell in the valley. It is no dispute. We just heard a bill about 

how important it is to protect people from the heat. This bill very simply adds 

heat mitigation efforts to those master plans the Legislature already requires 

municipalities to exist to adopt.  

 

Section 1 establishes that requirement. Section 2 goes in and describes what a 

heat mitigation element can look like, including factors like providing cooling 

spaces, public drinking water and other facilities that might be necessary to 

protect our vulnerable populations from the heat. On the Nevada Electronic 

Legislative Information System (NELIS), a proposed amendment (Exhibit E) to 

the bill simply takes the provisions in section 2 and changes the word “must” to 

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038E.pdf
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the word “may” to make the bill a little less prescriptive and give municipalities 

a little more flexibility on what these plans can look like. Beyond that, we think 

it is a fairly straightforward measure. Marco Velotta can talk more about the 

city's leadership in this area and why exactly this is important. 

 

MARCO VELOTTA (City of Las Vegas): 

I am with the Department of Community Development’s Comprehensive 

Planning Section and the City's Office of Sustainability. I am a planning project 

manager and the lead for the City's 2050 Master Plan and have overseen its 

development since 2019, adoption by our Planning Commission and City 

Council in mid-2021 and its implementations since then. As mentioned, A.B. 96 

provides that direction for cities and counties for their master plans to include 

this important measure.  

 

We're getting close to the summer season here. It is raining in Southern Nevada 

right now, but we are not far from the century mark. Even though it is in the 

sixties up in Carson City, it will be hotter here too in the coming weeks and 

months. We have been doing all we can with respect to addressing extreme 

heat as a result of the urban heat island effect, a phenomenon common with 

many other cities across the country [being] contended with in different ways.  

 

On July 7 last year, the City of Las Vegas experienced record high temperatures 

hitting 120 degrees, and that week was one of the hottest weeks on record 

with temperatures never dropping below 115 degrees. And that trend we have 

seen over the past few decades is mainly attributed to how much asphalt, how 

much concrete that we have out there. We've had dozens of daily record highs 

and dozens of record warm lows which are indicative of the heat being trapped 

in the urban area and not anything to cool the city off.  

 

The Southern Nevada Health District in the Clark County Corridor believes that 

last year there were more than 500 deaths in which heat was the contributing 

factor. We have been looking at the relationship of the impacts of extreme heat 

within our jurisdiction with UNLV [University of Nevada, Las Vegas]; the Nevada 

Heat Lab at the Desert Research Institute; RTC [Regional Transportation 

Commission of] Southern Nevada for extensive heat mapping; and University of 

Nevada, Reno (UNR). Earlier this year, [UNR with DRI] released results on the 

Reno-Sparks Heat Mapping Project similar to other projects conducted in 

Southern Nevada and by other state, local and regional entities. And they've all 

found similar findings of this phenomenon happening within the McCarran 
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Boulevard loop, within downtown Reno, within downtown Sparks, around the 

airports and in Southern Nevada.  

 

When you add demographics and socioeconomics, factors like the urban tree 

canopy coverage, building construction and other built natural environmental 

variables, it is apparent that the effect has more of an impact on certain parts of 

the urban area and can creep across political boundaries. Assembly Bill 96 helps 

us plan together with our other entities. We've looked at neighborhoods 

immediately around downtown Las Vegas, and that includes East Las Vegas and 

the Historic Westside; and we have found higher vulnerabilities in those areas 

and greater needs for adaptive capacity. 

 

Finally, the concern is that with time and changing climatic conditions—we are 

anticipating temperatures to increase another 2 to 8 degrees higher than 

averages—the impacts of the urban heat island effect [on] cities, neighborhoods 

and local communities are going to get much worse, ranging financial costs and 

the public health toll. If you are a transit user or if you are working out in the 

field, if you are doing construction work, urban heat has to be one of the 

considerations that we have to plan for.  

 

SENATOR NEAL: 

There has been testimony that you have looked at all these studies of the 

Southern Nevada Health Authority [District]. You've looked at what DRI had to 

say, but what has actually already been done for these adaptive movement in 

the East Las Vegas and Historic West[side] Las Vegas? What has actually 

already occurred in terms of a thing, not an idea?  

 

MR. VELOTTA: 

In terms of some of the implementation activities, it has been mostly the 

mitigation itself. Planting trees has been one of the most effective measures to 

help bring some of those temperatures down. And we have conducted tree 

planting events with the City of Las Vegas as well as with some of our partners 

around Southern Nevada. At Freedom Park, for example, this last week we 

celebrated Earth Day and Arbor Day at a park. We did some tree plantings there.  

 

In total, the city has planted about 4,000 trees over the last couple of years as 

a result. We are trying to increase our canopy coverage as well as provide for 

[Due to technical issues, a portion of this meeting’s recording has been lost and 

is unable to be transcribed.] in the locations where we have the ability to plant 
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trees. In addition, we want to provide public spaces, like around transit stops, 

within the public right-of-way, [and] in the city itself where we can provide 

more shading to increase levels of comfort for pedestrians, bicyclists and transit 

users. Those have actually taken place, or we have had some of those begin 

construction. 

 

SENATOR NEAL: 

Out of the 4,000 trees, how many are still alive? 

 

MR. VELOTTA: 

Of the trees that just the City of Las Vegas itself has planted—complementary 

tree plantings happened in North Las Vegas, the County, Henderson—the loss in 

terms of trees is less than 3 percent. That's an estimate. We are going back, 

doing another inventory right now, and will have results of that later on this 

year that we will be presenting to our own city council.  

 

SENATOR NEAL: 

How many trees were actually planted in Historic West Las Vegas and where? 

 

MR. VELOTTA: 

I would have to come back to you with an answer. But we do have trees at the 

Historic Westside School and the associated projects that are along D Street 

and F Street. I will have to get specific numbers for that particular geography. 

But as part of tree plantings, we are looking at the entire city.  

 

SENATOR NEAL: 

This whole conversation started out with heat mitigation. How important it is, 

how damaging it [heat] is and the reports on how many deaths, over 

500 deaths. But then we changed the “must” to a “may,” right? Whenever we 

change “may,” which is prescriptive and it is not prescriptive, it actually gives 

more discernment. Like I am just trying to figure out what are we avoiding in 

terms of prescribing? Because it seems to be haphazard, number one, on where 

we are actually doing this work, right? We can put information out that there 

are all these concrete structures that urban communities are suffering. But then 

we go in and say, we may put it in our plan.  

 

Well, then what happens when a constituent comes to a planning commission 

meeting or has some commentary about the master plan and is saying, “You 

know what, you guys have not actually dealt with that because most of the 
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plans have already been adopted through 2027.” The effective date of this bill I 

believe is 2026. Yeah, July 1, 2026. So, what happens? Clearly there's no say 

what happens in the plan. When do the constituents get a say in the 2028 to 

2030 plan? Because it is not the current one. If the deaths are real, the concrete 

jungle is real. Why do we have this permissive language and then this later 

effective date when the plans are already out? The master planning has already 

been done by the cities. Who gets to say what when, or do we want more 

deaths up until July 1, 2026?  

 

MR. VELOTTA:  

I believe the word “may” being proposed in this case is to not limit some of the 

other mitigation measures that could be included. I mean, obviously urban 

forestry, what we are talking about, is the primary heat mitigation measure. But 

there could be other measures we consider in the planning process. We update 

our master plan on a regular basis. We provide a report to our city council and 

our planning commission annually that is a requirement as part of the ordinance 

itself, as well as something that is embedded in NRS 278.190.  

 

We do provide the opportunity for the public to know how our plan is 

performing and where there are opportunities for improvement, whether that is 

geography itself or things like the mitigation measures discussed specifically 

within A.B. 96 itself. With the “may,” we want to be inclusive of things listed 

here as well as others that we might not be thinking of, such as maybe the 

exact mix of native trees or drought-tolerant species or the types of cooling 

spaces, for example.  

 

SENATOR NEAL: 

To go back to the statement, when do constituents get a say in the existing 

plans? Will there be amendments to the existing master plans for cities?  

 

It is July 1, 2026. Let us say Constituent X that is watching this, and you have 

support letters out here saying, okay on July second, I am going to show up at 

the cities. I am going to ask for the heat mitigation plan and how the current 

master plan can be amended. What will occur? What can they expect? Will their 

voice be heard, and they come up and say A.B. 96 says that you are going to 

have a heat mitigation plan. I want to know how the current plan can be 

amended that is supposed to be in effect through 2027. 
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MR. VELOTTA: 

Each jurisdiction is going to be different, but in our case, we are going to have 

something in our master plan. One of the elements of the master plan that we 

will build from the existing language—we will provide appropriate updates that 

contemplate the extreme heat or the heat mitigation element that addresses 

heat mitigation strategies. At a certain point within the effective date over the 

next couple of months where we make that amendment to the master plan, we 

will have that opportunity for the public to make any comments as we do with 

any quarterly updates to our master plan through a general plan amendment 

process. That's how the City of Las Vegas would do it.  

 

SENATOR NEAL: 

On July 2, 2026, [given] Historic Westside new development happening in the 

core, I am going to be one of the first people to ask the question, “Where are 

the trees on D, F, C, J and Jackson because they are not there?” I think what I 

saw [in] this film, it is nothing against you Assemblywoman, is that when I had 

the opposition, when I was trying to figure out how to get heat desert or heat 

mitigation paid for, the cities opposed it. And to come in and offer support for a 

“may” and permissive master planning, the first thing I thought was how many 

master plans are happening in the hood. That's what I really wanted to know 

because I was just like, where are the new neighborhoods on the East side? 

There's only new development happening [in] small amounts on the Historic 

Westside, and D Street literally is a tunnel.  

 

I was really trying to figure out—did I miss the trees because the Historic 

Westside School pretty much does not really have any trees except for the 

interior corridor of the school itself, but there's nothing on the sidewalks. It is 

my district. I pay particular attention to what is going on so when folks light up 

and say, oh, you know, we did all of this and then have opposition when I am 

trying to figure out how it is going to be paid for. I feel the same kind of way 

when I see another bill, and then kumbaya master plans in those areas. It 

actually upsets me. It angered me in the hearing that I had on my own bill.  

 

But [I am angered] even more so when we are saying that we have done work 

in areas where I can't see the evidence of it because I really want—just putting 

trees in the park at Freedom Park has nothing to do with the neighborhoods. 

Absolutely nothing. And it is actually to me disingenuous to say that when the 

power lines are eating into the trees on the East side and you walk and there is 

nothing there, nothing—This is more of a diatribe and commentary, but I do not 
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think you should have agreed to a “may.” I think you should mandate their 

behavior, you should mandate citizen participation, and you should make sure 

that there is some kind of amendment to the master plan associated with these 

future neighborhoods.  

 

SENATOR DALY: 

I am kind of with my colleague down there on the “may” to “must,” and I was 

just looking at you guys put in number (i) to number (j) [section 2, subsection 1, 

paragraph (i) to (j)]. Every single one of the other elements says you are going 

to have this, you are going to have that, and it says, which “must” include. 

When I read it [Exhibit E] with the comma there, it says you have to have “a 

heat mitigation element, which may include,” and then you have all the stuff. I 

would say, it may include nothing as well. I just think if you are not putting the 

“must” in there, you are diluting it to the point where it really does not matter. 

The way I am reading it, I could be wrong, but the way I read it is it should be a 

“must.”  

 

MR. SHAVER: 

Those points are very well-taken, Senators. We will say that the 

2023 Legislature passed this bill with a “must” in that place, and that bill was 

sent back here by the Governor. It was our intent here to bring you policy that 

would not meet that same fate. From the City of Las Vegas's perspective, the 

language in section 1 provides pretty clear direction that an element has to be in 

the master plan. The language in section 2 provides what that could look like 

but does not tie anybody's hands in that particular manner.  

 

That said, a proposed amendment is of course a policy in the hands of this 

committee. If that route is not one the committee is interested in, we certainly 

would not intend to force your hands. You have the ability to sort of send us 

back to the drawing board if you would wish. But the goal of that amendment, 

Exhibit E, primarily was to ensure that the elevation of heat mitigation elements 

into the master plan had some legal footing in the first place before we got too 

prescriptive with the language. 

 

SENATOR ELLISON: 

I remember reading something previous about this, and they were looking at 

either putting like a carport-type thing in some areas instead of the trees 

because of the water and the maintenance. Was this the same thing that they 

amended back a while? But they were talking about instead of putting the trees 

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038E.pdf
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038E.pdf
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up, they’d like an awning in some areas. Is that still on the books, or where are 

we at?  

 

MR. SHAVER: 

I believe you are looking at discussion of this exact language from our previous 

legislative session; the language as we read would still allow for—not every 

situation requires a tree. Of course, we want there to be as many as possible, 

but there are areas where shade structures and other options would definitely 

be preferable or at least easier to deploy. Not everywhere is going to have ready 

irrigation, especially not in Southern Nevada, and this would allow for that.  

 

SENATOR NEAL: 

You said the Governor vetoed [the] 2023 [bill]. What was in the video message?  

 

MR. SHAVER: 

The Governor's veto message says, “In short, since S.B. [No.] 169 [of the 

82nd Session] creates significantly more red tape for master plan projects in 

two of Nevada's largest, fastest-growing counties, I cannot prescribe it.’’ He 

certainly refers to the bill as well-intentioned, mentions that that is too 

prescriptive and that the communities that it would affect in Northern and 

Southern Nevada are already doing some of the things, which is true. Mr. 

Saavedra can give you a lot of background on the city's leadership in this area. 

However, that activity does not rise to the level of the municipal master plan. 

This is again a very tightly prescribed document by the Legislature, and it is that 

elevation that the city is seeking.  

 

SENATOR NEAL: 

How many of the cities offered advice to the Governor to veto it because it was 

prescriptive?  

 

MR. SHAVER: 

The City of Las Vegas supported this bill last session. I am not sure that other 

municipalities would share if that was a communique that they had granted. But 

we are here today with the support of the Urban Consortium. I believe they 

supported it last time around as well. 

 

MARIA EUGENIA PRENTICE: 

I am a volunteer with Chispa Nevada. I am a retired woman living here in Las 

Vegas for the past 24 years with my pension. I barely cover my expenses 
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during the summer months. Extreme heat forces me to stay indoors because 

going to the park and the market becomes dangerous, especially because I do 

not have a car and there are not enough shade areas and trees that I can walk 

in, shade on, you know, to stop and have shade under. And there is a worry 

that I might suffer heat stroke, which I have in the past. Assembly Bill 96 brings 

help to seniors like me. We need our cities to be designed to protect [those] 

most vulnerable from the heat. Please, please, please approve this proposal. We 

do not want to live locked inside. We want to live where we can age safely, and 

I want to thank you. Please support A.B. 96.  

 

STACY STANLEY (Water Fairness Coalition): 

I am a retired director of the World Wild Fund for Nature, at the International 

Secretariat in Switzerland, and the former director of the Aspen Center for 

Environmental Studies. I have spent my entire life either proactively or 

professionally dealing with the environment.  

 

Assembly Bill 96 is critical for the environmental protection of both Washoe 

County and Clark County, but it cannot just look to the future. Senator Neal 

nailed the point. We must protect the existing urban environment from further 

degradation being precipitated by the draconian, ill-conceived guidelines 

perpetrated by the SNWA [Southern Nevada Water Authority]. Assembly 

Bill No. 356 of the 81st Session mandated turf removal. The original intent of 

A.B. No. 356 of the 81st Session was to remove decorative grass with no 

function. It was not intended to destroy neighborhood environments by 

mandating removal of turf under trees.  

 

The DRI study of December 2024 on the impact of turf removal on urban heat 

conducted in Henderson concluded that Las Vegas is overheating, and grass 

under trees is critical to mitigate the impact. Further, the study shows that 

grass under trees uses only 50 percent of the water of open field grass. 

Therefore, it does not use water that would also add to the trees.  

 

There is no reason to kill our trees by removing the grass under them which 

causes temperatures to increase by over 20 degrees Fahrenheit, essentially 

steaming the root system of our trees. Please insert an amendment to A.B. 96 

that designates grass under trees as functional turf, conditional upon today, and 

protect our neighborhoods as was the original intent of A.B. No. 356 of the 

81st Session.  
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CHAIR FLORES: 

And sir, just for the sake of clarity, if the bill remains as presented with the 

amendment presented by the Assemblymember, you are still in support of the 

bill—you just want to make it a little bit better. Is that correct?  

 

MR. STANLEY: 

Thank you. That is exactly right. I appreciate the correction.  

 

CHAIR FLORES: 

Just making sure that you were not saying you would only support it with the 

amendment.  

 

KATHY FLANAGAN (Southern Nevada Water Authority): 

We are in full support of A.B. 96. We are not here to rehear A.B. No. 356 of the 

81st Session. Our communities must work together to mitigate the impacts of 

climate change. The SNWAs Water Smart Landscapes Program (WSL) has 

always required that participants achieve 50 percent canopy coverage at plant 

maturity. To further encourage this, we currently offer a rebate of $100 for 

each drought-tolerant tree planted. In addition to the traditional WSL rebate, 

we're also working with ImpactNV which is targeting the planting of 

1,000 trees by the end of 2026. Those are the measures we are taking. We 

think that using heat mitigation strategies in master plans is a very important 

component.  

 

KATIE HALE (Desert Research Institute): 

Desert Research Institute's Nevada Heat Lab is working with partners across 

Southern Nevada to respond to issues associated with extreme heat. Extreme 

heat has contributed to the deaths of more than 500 people in Southern Nevada 

last year. This group comprised of local governments, the health districts, 

emergency managers, water and transportation agencies, and nonprofits all 

have a role in responding in some way to extreme heat. Assembly Bill 96 will 

further these efforts by requiring a master plan to address extreme heat in the 

same way that agencies must address other large-scale community needs. For 

those reasons, we are in support.  

 

JAINA MOAN (The Nature Conservancy):  

We support A.B. 96 to require heat mitigation elements and master plans. We 

support policies like this that will help our communities adapt to the effects of 

increasing heat and aridity. Planning for heat and finding ways to reduce and 
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mitigate adverse effects is essential to maintaining the quality of life in rapidly 

warming cities. There are many innovative ways to deploy nature and 

nature-based solutions to cool areas affected by urban heating. We appreciate 

this bill includes that urban tree canopies are a heat mitigation requirement. 

Other community greeting efforts such as low-water landscaping and 

community or personal gardens can also have a cooling effect in underserved 

neighborhoods that are most impacted by heat. We appreciate this bill, and we 

thank you for considering our support for A.B. 96. 

 

TRYSTIN ST. DENIS (Nevada Conservation League): 

The typical number of heat wave days in Nevada is projected to increase even 

more to around 55 days a year by 2050. Extreme heat events can be dangerous 

to health, even fatal. And the number of heat-related deaths and illnesses 

continues to increase year after year. Over half of 1,000 people died due to 

heat-related causes last year just in Clark County. This problem will only 

continue to get worse unless we take action. It is critical that local governments 

proactively address extreme heat and mitigate its impacts to protect public 

health in our communities. We urge the committee support on this vital 

legislation. Thank you. 

 

OLIVIA TANAGER (Sierra Club Toiyabe Chapter): 

I will be honest, with the amendment I struggled to decide if I was going to get 

up here in support, neutral or opposition. I share Senator Neal's concerns given 

the rising number of heat deaths and the lack of tree canopy, especially in 

communities of color and the low-income community in Southern Nevada. What 

ultimately informed my decision to get up here in support today is that we have 

got 30 days left in the legislative session, and our communities are hurting.  

 

In talking to some of my friends who are county planners or city planners and 

who kind of work in the industry and are helping figure out how we can reduce 

the number of heat deaths, they have told me that this bill would be helpful 

because it gets planners thinking about heat and how they can develop in ways 

that abate some of the issues associated with rising heat, especially in the 

urban core both in Northern Nevada and in Southern Nevada. I think anything 

we can do to further that and to further planners being able to more effectively 

and more strategically think about how to address heat is something we should 

be pushing, especially given where we are at in session and given the few other 

bills that address this issue.  
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I appreciate your leadership, Senator Neal, on trying to address urban heat and 

urban forestry, and I wish that we had bolder legislation to address the problem 

for our communities before next session. But unfortunately, given where we are 

at in session, I feel that we have to continue to move this policy forward and 

policies like yours, Senator, to try and get more resources toward where they 

need to go to address this issue.  

 

I will note when I went to Southern Nevada last year for a work meeting, my 

shoes melted, and that was when it was 118 degrees outside. I really do not 

think we can downplay how big an issue this is for our communities. I 

encourage you all to consider ways to address that through legislation both this 

session but perhaps in bigger and bolder ways next session as well. 

 

DAVID CHERRY (Urban Consortium):  

I am here representing the Urban Consortium which consists of the Cities of Las 

Vegas, North Las Vegas, Henderson, Sparks and Reno. I think we all agree that 

home means Nevada, but it also means that we need to be creative in the ways 

that we address the extreme heat that all of our communities are experiencing 

and will continue to experience. I have been working with the Consortium to 

provide flexibility under the revised language in the bill. All of us already have 

plans in place that include heat mitigation strategies. We appreciate being able 

to have some flexibility in how each of those is put together and how that 

reflects our individual communities. For these reasons, the Consortium supports 

A.B. 96 as amended.  

 

CYRUS HOJJATY (Strong Towns Las Vegas):  

This is an urban heat island-related bill. We like the idea. It plants a lot of trees. 

Certainly, a lot of people complain about the heat in the summertime, and I feel 

like it is getting worse and worse. As you know, Las Vegas is the 

fastest-warming city. If you look at historical weather records, Las Vegas 

frequently had nighttime lows in the sixties. They still do in far out towns like 

Pahrump, Searchlight, Indian Springs and so forth. We really have to bring the 

benefits back. I think this is going to make it a better place to live.  

 

Now, I do support planting trees. The thing is it does require water. What we 

need to be talking about is how can we stop further warming? Where is the 

warmth coming from? A lot of that is coming from parking requirements. Lots of 

our cities, specially built after the 1920s, are oversaturated with massive 

numbers of parking lots because they are required by code to provide all these 
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number of spaces. Hopefully, we can tackle that issue because a lot of empty 

parking spots cost more. It is not pretty. We need to look at all different aspects 

as well.  

 

LEANN MCALLISTER (Nevada Chapter, American Academy of Pediatrics): 

I am the executive director of the Nevada Chapter of the American Academy of 

Pediatrics. Because it will mitigate extreme heat exposure for children, the 

Nevada AAP [American Academy of Pediatrics] supports A.B. 96. Extreme heat 

affects everyone but especially children. Children's bodies and behaviors are 

different from those of adults. These differences mean kids are at higher risk of 

health problems from heat. One difference is that children spend more time 

outdoors. They play, exercise and work outside, especially in the summer. 

Spending time outdoors is good for growing kids, but it increases their risk of 

heat-related illness.  

 

But secondly, kids depend on others. Children cannot change their surroundings 

to get away from extreme heat. Young children cannot even change their 

clothes to avoid extreme heat. For this reason, infants are especially at risk. 

They cannot control their environment or take in fluids without help from others. 

Nevada's kids are relying on us to protect them from extreme heat. Pediatricians 

at the Nevada Chapter of the American Academy of Pediatrics support passing 

A.B. 96 as it is a critical step in doing just that. We look forward to joining the 

bandwagon during the interim and future sessions to do even more aggressively 

on that front.  

 

JOANNE LEOVY: 

I am chair of Nevada Clinicians for Climate Action. We are in support of this bill 

as a good first step to the State being on record to taking intentional action to 

help reduce the illness, death and health costs from extreme heat. We've 

provided details in our letter submitted to the Assembly [for A.B. 96].  

 

LISA ORTEGA (Nevada Plants): 

I am the founder and the executive director of Nevada Plants. I am in favor of 

A.B. 96 because urban heat is our most dangerous challenge for our kids and 

for our elders. Please keep heat on the forefront of planning. We will keep 

planting and look to the canopy. As Senator Neal mentioned, our canopy and 

keeping it is paramount. I appreciate your time and thank you for all you do. 
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ALEX SIMPSON:  

I am calling in support of A.B. 96. I am a professor at the College of Southern 

Nevada [CSN]. I think about this bill in the means of as a professor but also as a 

father. Professionally, I think about my students and the number of students 

that I see taking the bus or walking just to get to CSN, especially in the 

summertime because there are summer classes but also in the fall when it is still 

extremely hot as we know. It makes it that much more difficult for them to get 

to a space where they are able to concentrate and better themselves. Any sort 

of mitigation plans to help these students, I am for.  

 

I am also thinking about this as a father. My family and I would like to go out, 

especially in the summertime, but it is extremely hot. We need to address that 

to help our quality of life; any of these measures I believe would help. I would 

like to say thanks to Senator Neal for being a fierce advocate for your 

constituents, of which I am one. I agree. I think this bill should be pushed all the 

way to the best possible version to address equity for all. I am calling in support 

of A.B. 96, and I hope that everyone else will see this as a means to starting to 

address this problem.  

 

ISAIAS GALLEGOS: 

I am here in support for A.B. 96. I agree with what was mentioned before. Las 

Vegas, as it gets hotter, will become harder to inhabit and walk. I first have 

experienced that when I have communed around my neighborhood on hot sunny 

days. This bill will be one of the first steps to mitigate and combat the effects 

of climate change.  

 

UNIDENTIFIED TESTIFIER: 

I am in full support of A.B. 96. I believe the caller before said there were other 

things we could also focus on that help the climate crisis, but this is a good first 

step, especially when the climate crisis is going to be getting a little bit worse 

year after year, and the heat is just going to continuously get worse as well. I 

am in full support of A.B. 96 as the first step, the first big step to taking care of 

this issue.  

 

JACKIE SPICER (Nevada Environmental Justice Coalition):  

Today, we stand before you in neutral for A.B. 96 as this bill is not just about 

infrastructure but about protecting lives in the face of rising deadly 

temperatures. We are in neutral because we echo the concerns shared by 

Senator Neal and Senator Daly today that by changing the language of this bill 
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to say that the heat mitigation element “may” include a plan to develop heat 

strategies, does not align with our mission to liberate frontline communities 

from environmental hardship. As Assemblymember Karris mentioned, Nevada is 

home to the two fastest-warming cities in the nation with over 100 days hotter 

than 100 degrees and over 500 people who died in Clark County last year 

alone.  

 

We cannot continue to make this an option. This silent killer strikes hardest at 

our most vulnerable population—the elderly, children, low-income communities, 

those without shelter and individuals with preexisting health conditions. We 

cannot afford to stand by while more lives are put at risk. As temperatures 

continue to rise year after year, we face a stark choice, paying the 

consequences of future crises or acting now to prevent them. We ask that this 

bill be reamended to include the language “must,” that this is a requirement to 

protect cities, and we are not making it optional.  

 

I have provided research in support (Exhibit F) of the proposition that 

development is causing rising temperatures in Nevada. 

 

BEN LEFFEL: 

I am assistant professor of public policy at UNLV. I support A.B. 96 extreme 

heat mitigation and county planning with a recommendation that the language 

be changed from “may” include a plan to develop heat mitigation strategies to 

“must” … develop heat mitigation strategies. We need these strategies because 

it was 120 degrees last year; human flesh begins to burn at 125, and that is 

just the air temperature. Data in The Lancet shows that the surface temperature 

in certain parts of the city reached 138. We are a skillet here. That's why we 

need these strategies. We need a “must” on these strategies. Those strategies 

would require Clark County and Washoe County to consider where, what 

building materials to use, where to put cooling stations, where to plant trees. It 

is important because our death toll is going up every year.  

 

It is important because of the potential and economic impacts. As unique as Las 

Vegas is, those 40 million annual visitors may be compelled to travel to other 

entertainment capitals if extreme heat is not adequately dealt with. It is 

important also because extreme heat can disproportionately impact those 

low-income [residents] and communities of color. For example, there have been 

indoor deaths from heat stroke among low-income populations that cannot 

afford their air-conditioning bill.  

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038F.pdf
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Housing development must incorporate heat resistance in its planning of 

residential units. That's just one of the many examples of why these strategies 

are needed. A few years ago, Governor Lombardo vetoed the same bill, claiming 

that there's no evidence for the link between development and heat. That is 

incorrect. The more buildings you have in one given area and less green space 

for other heat-mitigating measures you have, the more you are building an oven 

instead of a city. It is called the urban heat island effect, and it is observed on a 

planetary scale.  

 

Also, other city leaders, globally, are actually watching Las Vegas. I know 

because I speak to these leaders, and these strategies would allow us to do trial 

runs of the extreme heat mediation measures and allow us to perfect them 

across iterations. That will also allow the right models to be adopted by other 

cities worldwide struggling to deal with the same problem.  

 

IVON MENESES: 

I am a member of Chispa Nevada. I live in Las Vegas, and I am a mother of 

six children, ages from 9 to 21. I am here because I was planning to support 

A.B. 96 to include heat planning and county plans. Due to the amendment, I will 

be testifying today in neutral instead. I live on the east side of Las Vegas where 

we have fewer trees and parks, and temperatures are very high in my 

neighborhood. It is difficult for my kids to play outside or walk to school 

because of the heat. We live in an urban heat island, and I experience effects 

daily. Las Vegas is one of the fastest-warming cities in the United States. As 

the climate gets hotter, I worry for my children's health and future. Extreme 

heat is unsafe and can be deadly. My family needs bold action now, and I worry 

that this does not do nearly enough with the new amendment.  

 

ELIZABETH ORTIZ:  

I am a member-leader of Environmental Justice Committee at Make the Road 

Nevada. [Due to technical issues, a portion of this meeting’s recording has been 

lost and is unable to be transcribed.] National Security Agency is neutral for 

A.B. 96 and hopefully the changes mentioned before get implemented because 

this piece of legislation is very important and does provide some solutions 

regarding the ever-increasing heat.  

 

ROBERT GARCIA (Make the Road Nevada): 

I am a lead organizer with Make the Road Nevada. Originally, I was here in 

support of A.B. 96. After the recent amendments and previous comments 
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made, I am now standing neutral on this bill. I do believe that this legislation is 

very important and creates opportunity to take action in finding real solutions 

for heat mitigation. But I also do believe that it creates an opportunity to make 

changes to the bill to better support the needs of our community.  

 

LESLIE VEGA: 

I am here to represent PLAN, the Progressive Leadership Alliance of Nevada, a 

member of the NHAC [Nevada Health Care Association]. Originally, we were in 

support of Assembly Bill 96 but listening to the questions, we have changed in 

neutral. And I want to take a moment to remember Governor Lombardo’s veto 

of this bill in 2023. His veto was, we believe, misinformed. He claims that 

there's no data proving that temperatures are rising, yet Reno and Las Vegas 

are scientifically among the fastest-warming cities in the nation. The veto 

ignores public health data showing that extreme heat harms seniors, children 

and the unhoused most. Calling this bill red tape dismisses the lived reality of 

families who can afford to cool their homes during brutal Nevada summers. And 

the argument that counties already do this misses the point. Assembly Bill 96 

sets consistent standards. Protections do not depend on your zip code.  

 

ISSABELLA MEDINA: 

I am a member and a leader of Youth Power Project, and I am saying neutral for 

A.B. 96.  

 

MELLY PALUAY: 

I am a veteran, a registered nurse and a community health advocate. I am here 

to express a neutral position on A.B. 96 with emphasis on Senator Neal's 

concerns that we need to protect all vulnerable populations in Las Vegas, not 

just the new master plan communities. Last year, 526 people in Las Vegas died 

from heat-related causes. Among them were many unhoused individuals who 

are going through unimaginable circumstances, and this includes fellow veterans 

who served this country and are now sleeping on scorching concrete with no 

relief. Our elderly, our children and our low-income families are also 

disproportionately affected.  

 

As a nurse, I have treated hundreds of patients that are severely dehydrated and 

hyponatremic. The latter is a condition with dangerously low sodium levels in 

the blood directly caused by prolonged heat exposure and limited access to 

clean water or shade. Hyponatremia can present as confusion, nausea, seizures 

and in extreme cases, coma or death. I have seen patients arrive disoriented, 
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lethargic and on the brink of organ failure simply because they had no access to 

shade or water. These cases are not just common, but they are preventable.  

 

And yet our most vulnerable populations continue to be exposed to these 

life-threatening conditions every day in Las Vegas. Assembly Bill 96 is a vital 

step to make our city safer and more livable. By requiring local governments to 

plan for shade, water access and cooler infrastructure, we are not just 

preventing deaths, we are building a future where this desert can be greener, 

cooler and truly habitable for everybody. Nevadans deserve a better quality of 

life altogether, and public green spaces will help us achieve that. I urge you to 

make amendments to this bill for a better future for all and let us plant trees 

whose shade we may sit in.  

 

FLOR DIAZ (Make the Road Nevada): 

I am here with Make the Road Nevada. I live in East Las Vegas, one of the 

hottest areas in our city. In my neighborhood, there is way too much concrete, 

not enough trees and hardly any shade. You feel the heat the moment you step 

outside. It is not just uncomfortable, it is dangerous. Our community deserves 

more than just to survive this summer. We deserve to live with dignity, safety 

and care. It is essential if we want to protect our families, children and elders 

from the growing dangers of extreme heat. Although parts of this bill I do agree 

with, I am staying neutral. There is still room for improvement, and I believe the 

many suggestions stated before creating an opportunity to improve this bill and 

successfully support the needs of our community.  

 

CESIVEL ORTIZ: 

I am the founder of Hemp Eco Fashion Brand CosmicMaya. But most 

importantly, I am a mother. I was supporting A.B. 96 but with the updated 

language, the “may,” it puts me in a neutral position. In 2025 with Nevada 

feeling the effects of global warming, a reamendment is a must for this to be a 

requirement. Assembly Bill 96 could put Nevada one step closer to becoming a 

greener state and a leader toward heat mitigation and sustainability in the 

Southwest. As an environmental science student, I know what it is like to study 

about global warming and climate change. But as a Nevadan, we all know what 

it is to experience it worsening every year. As a mother, I do worry for my 

children's future, for all children unable to play outside due to heat waves or 

lack of trees for shade.  
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Heat kills, and it is claiming local lives and the count increases. Yet heat can 

also be the destruction of what we are known for, which is tourism. Without 

heat mediation, it will be unsustainable and will have negative impacts on our 

economy if we do not counteract with A.B. 96 and the amendment. There is no 

nice way to say environmental collapse will catch up to us. The situation is an 

emergency as we living here, it is going to get harder for all of us. We might not 

be ahead of the curve, but we must not fall behind too much. There are people 

that think that Las Vegas is just gambling, it is just drinking. But for us here 

who are advocating for us, this is our home, and it is your home too. 

 

SHAUNDA JOHNSON: 

I am with Faith in Action Nevada and the Nevada Environmental Justice 

Coalition. More than 1,000 people died from heat-related issues in Clark and 

Washoe Counties last year. We are really disappointed the language was 

amended to be more passive which makes life-saving measures optional. The 

number one responsibility of Legislators is to protect its people through policy. 

Assembly Bill 96 has promised to do just that as Las Vegas and Reno become 

the hottest cities in the United States. Assembly Bill 96 puts protective 

measures in place that center the lives at stake. Extreme heat is addressed 

through county master plans. Without heat mitigation, our State will pay 

exponentially more for emergency response and disaster relief and more lives 

will be lost in years to come. Please change the language and pass A.B. 96.  

 

ASSEMBLYMEMBER KARRIS: 

I know there's a lot of concern about the switch from “must” to “may” on 

page 6 line 16. But I would like all concerned parties to remember that in 

section 1, subsection 4, letter [paragraph] (e), that would be page 2, lines 32 

and 33, it still requires “a heat mitigation element as described in paragraph (i) 

of subsection 1 of NRS 278.160.” The beginning of section 1 does state, “the 

planning commission shall prepare and adopt a comprehensive long-term general 

plan for the physical development of the city, county or region which in the 

commission's judgment bears relation to the planning thereof.“ And then you 

get to subsection 4 and letter [paragraph] (e) that includes a heat mitigation 

element.  

 

KELLY CROMPTON (City of Las Vegas):  

The City of Las Vegas has planted numbers of trees on Jackson Avenue from 

our Complete Streets Project. We've also toured members of Congress through 

that project to show them some of the federal funds we used in order to plant 
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those trees and tree canopies on Jackson, as well as D and F Streets. We also 

have plans in the works right now for designing to plant more on Bonanza, 

Washington, D and H [streets], and we have a large grant on Stewart Avenue 

that should plant a tree canopy among that street on the east side. The city of 

Las Vegas also has nurseries on the east and west sides of town where our 

urban forester, Brad, and our sustainability officers are planting trees into the 

community.  

 

Recently, we received $5 million in federal funds, realizing federal funds are kind 

of up in the air right now, but we did receive $5 million in federal funds targeted 

at low-income census tracts to plant trees in neighborhoods but also in people's 

yards. I wanted to make sure that the committee knows that this is a priority of 

the City of Las Vegas. The effect is a priority. I would also like to offer to 

Senator Neal, to Senator Flores, Senator Ohrenschall—and anyone who is 

interested—who represent some of our jurisdiction, we'd love to have you come 

down to the City of Las Vegas, talk about some of the areas in which you 

would like to see more trees planted and work with you to discuss.  

 

CHAIR FLORES: 

Thank you for that and I appreciate you coming back because I know that was 

the point of discussion. We do have two folks with comments/questions. We 

will start with our vice chair.  

 

SENATOR OHRENSCHALL: 

I think my question is perhaps for the gentleman from the City of Las Vegas. 

We talked a little bit about planting trees at Freedom Park and about the heat 

island on the east side. I have never golfed in my life, but the Desert Pines Golf 

Course, I know the plan is to replace it with housing and some other things. 

What worries me is that is going to make the heat island effect worse, losing all 

the trees and grass there in the open space. I just wonder, has the city planned 

to deal with keeping some of the tree canopy there or keeping some of the open 

space so we do not just see the temperature in that area, near Pecos and 

Bonanza Roads, just shoot up because we have lost that big open space with all 

the trees and grass? I wonder if you could comment about that because that 

worries me in addition to some of the other comments about trees.  

 

MR. VELOTTA:  

With respect to the Desert Pines project: Yes. We share the same concern. We 

did a special area plan for East Las Vegas. We did consider tree canopy 
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throughout the entire east side as part of that particular process, which is part 

of our 2050 Plan. And Desert Pines in particular, even though there is a 

redevelopment project with that, we would have as part of our standard zoning 

entitlement process trees provided in compliance with our zoning code, and that 

would be the native- and adaptive-type species. If there are opportunities for 

tree preservation, Mondell pines for the most part, we will certainly make sure 

that we do that. But on the street frontages and within any of the interior 

circulation, we will definitely try to do the best that we can to replace as many 

as we can with appropriate tree canopy cover.  

 

SENATOR OHRENSCHALL: 

I appreciate that. Thank you. 

 

SENATOR NEAL: 

Tomorrow, I would drop off the pictures of Jackson Street trees and where they 

are, where they are on D, and I do not mean the park that is on D. I mean 

where in the neighborhood, is it by the mosque? Where is it?  

 

MS. CROMPTON: 

I have my folks working on numbers of trees but also areas in which they have 

been planted and hope to get that to you tomorrow.  

 

SENATOR ELLISON: 

How high are these trees that they are planting right now? And what is the cost 

of them?  

 

MR. VELOTTA: 

Honestly, it is going to depend on the species, the type. I mean, any of the 

larger palo verdes, mesquites, acacias, they are going to have a much larger 

diameter and provide dozens of square feet of actual shaded area. The heights 

themselves are going to vary as they grow older. You are looking at anywhere 

between 10 to 30 feet, depending on what the species is.  

 

As far as cost goes, we worked with that USDA grant that Ms. Crompton had 

mentioned. Tree planting with labor and materials [runs] about $1,000 apiece. 

But that is going to again depend on other factors like whether it started at a 

nursery or what type of species it is, whether it is imported, things like that.  
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CHAIR FLORES: 

We have testimony (Exhibit G) from Inhwan Ko, Ph.D., testimony (Exhibit H) 

from Stacy Standley, a letter in support (Exhibit I) from Audrey Peral of Chispa 

Nevada and a letter in support (Exhibit J) from Brenda Zamora at Make It Work 

Nevada. I will close the hearing on A.B. 96, and next we have A.B. 303.  

 

ASSEMBLY BILL 303 (1st Reprint): Revises provisions governing public works. 

(BDR 28-866) 

 

ASSEMBLYMEMBER VENISE KARRIS (Assembly District No. 10): 

I am joined today by Andy Donahue. We are here today to present A.B. 303 

which requires certain projects to comply with provisions governing public 

works.  

 

A little background information. Generally, this bill provides that existing law 

governing public works apply to any project involving the development or 

improvement of broadband telecommunication or fiber optic services for which 

public money has been provided and that is sponsored, financed, overseen or 

administered by a public body.  

 

ANDY DONAHUE: (Southern Nevada Laborers-Employers Cooperation and 

Education Trust):   

I would like to begin by acknowledging just how much this bill has changed 

from its original version. It is a brand-new conversation from the Assembly side. 

The bill has changed completely in my view from what you might see as 

introduced, and we put so much work into it because Nevada has benefited 

from public funding to increase internet connectivity through infrastructure 

development. The reform proposed in A.B. 303 represents Nevada placing 

stewardship and due care over trusted public resources. This bill only concerns 

reporting standards and does not consider any other provisions of public works 

law.  

 

Assembly Bill 303 allows the [Nevada State] Infrastructure Bank to receive 

reporting on broadband projects. A copy of certified payroll is required to be 

sent to the public body awarding the contract at least 15 days after the end of 

the month. This bill requires the same report to also be received by the 

Infrastructure Bank. Because broadband projects contemplated in this bill span 

almost every locality, having these records in an additional central location will 

provide a complete record of these important data without burdening local 

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038G.pdf
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038H.pdf
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038I.pdf
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038J.pdf
https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/12381/Overview/
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governments and awarding bodies. Procedurally, the Infrastructure Bank 

directors will receive these reports, and they will be public exhibits attached at 

the following meeting. This avails the Infrastructure Bank of timely public works 

data and creates a statewide destination to see how broadband funding is 

benefiting Nevadans.  

 

The committee is by now aware of a pending matter report of Lovelock in which 

an appropriation was made. However, up to this point, the resources cannot be 

accounted for or located. Accessible reporting as proposed in this bill will 

provide an alert if little work or no work has been reported on a funded project. 

To conclude, A.B. 303 is intended to only improve transparency and reporting 

practices that are standard in public works administration and only concerns 

reporting after the work is done by entities that already produce these reports 

and therefore do not stand to impact any project administration or process in 

place for continued broadband expansion.  

 

ASSEMBLYMEMBER KARRIS:  

We urge your support. 

 

SENATOR ROGICH: 

What would happen if the contractor or subcontractor failed to comply with the 

dual filing requirement?  

 

MR. DONAHUE: 

We will need a closer look, and we would like to confer with the folks to help us 

draft it to get back to the committee. 

 

TREVOR PARRISH (Vegas Chamber):  

The Chamber would like to thank the Assemblymember for working with us and 

the business community on amending this bill. Through the adoption of the 

amendment, we have removed our opposition, and we are now neutral on this.  

 

CHAIR FLORES: 

We will close out the hearing on A.B. 303 and open our hearing on A.B. 189.  

 

ASSEMBLY BILL 189: Revises provisions relating to notaries public. (BDR 19-

879) 

 

https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/12159/Overview/
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ASSEMBLYMEMBER GREGORY S. KOENIG (Assembly District No. 38):  

Assembly District 38 is the empty space between Fallon and Tonopah. This is a 

constituent bill that is pretty simple. It codifies a couple of definitions. The issue 

that we are looking at is to make things more efficient and quicker in the rurals. 

Typically, most of my bills have something to do with the rurals, and this will 

make hearing court cases expedited and speed up the process a little bit.  

 

JASON SANDERSON:  

This bill modernizes and clarifies the use of oaths and affirmations in Nevada 

law. At its core, this bill recognizes and respects the diversity of belief systems 

among our residents by giving equal legal weight to both an oath taken of 

responsibility to a higher power and an affirmation made as a solemn secular 

declaration. It ensures that every Nevadan can engage in government courts, 

public institutions without compromising their personal beliefs.  

 

This bill does not create new obligations. It simply reaffirms a foundation 

principle of American democracy that government must be inclusive, neutral 

toward religion and equally accessible to all. Whether someone holds deep 

religious convictions or chooses to affirm based on personal conscience, they 

deserve the same legal recognition and respect.  

 

Furthermore, this legislation enhances accessibility by allowing oaths and 

affirmations to be made orally, in writing and through alternate communication 

methods including those used by individuals with disabilities. It ensures that 

procedural justice does not exclude anyone based on ability or communication 

style. In short, this bill is about fairness, inclusion and modernizing our statutes 

to reflect the values and realities of today's Nevada. I respectfully urge your 

support.  

 

SENATOR DALY: 

Currently what are notaries allowed to do now?  

 

MR. SANDERSON: 

Currently notaries are able to do the oaths and affirmations. It is just a 

definition. We're just trying to spell that out in there.  

 

SENATOR DALY: 

Is there a dispute currently on oaths and affirmations? I do not want to mislead 

anybody. We want to be perfectly clear. Right now, my understanding is that 
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notaries cannot take an oath of a person who's going to testify at a deposition. 

I know some people may disagree but there are rulings and various things, and 

law does not allow that. My understanding is, and you can tell me if you 

disagree because I believe I am right, that you can take an oath and swear that 

that is the person that is there or that is the document that you are witnessing, 

but you can't take an oath for a deposition or a court proceeding or anything 

else. You can't give that oath now. 

 

MR. SANDERSON: 

Actually, it is in the notary class, handbook and, procedurally, it is there. That's 

kind of why we are doing this is just to clarify and add that definition language 

to this. It does dispel that, I want to say, myth.  

 

SENATOR DALY: 

I would venture to say it is not a myth. I hope we will hear from the court 

reporter people today. You know, I have a bill in court reporting, and this goes 

directly in conflict with what I have been told. You have your opinion; I have 

mine, and we will see how that comes out. But I have a problem with that part 

on the “given the oath.” I do not care about the affirmation and all that stuff. I 

think that is semantics. But what court reporters do is different than what 

notaries do—100 percent. And this is trying to interfere into that long-going 

dispute between video recorders and court reporters. I am not in favor of this. 

 

ASSEMBLYMEMBER KOENIG: 

This is dealing with notaries versus court reporters, not video reporters versus 

court reporters.  

 

SENATOR KRASNER: 

I have some similar questions because even though it does, at the beginning, 

talk about a notary, if you go down to section 4, [subsection 1,] paragraph (b), 

“An oath and an affirmation have the same legal effect,” whether in writing or 

orally. Then you go down to [sub]section 3, paragraph (a), talking about 

“Testimony in a legal proceeding.” That's not a notary, that is “testimony in a 

legal proceeding, including, without limitation, a pretrial hearing, examination, 

deposition or other proceeding” any proceeding.  

 

You can just see this happening in maybe a juvenile court or an adult court 

where they are saying, okay, now, is this what you agree that you did, you 

know, are, do you agree that you are guilty? Thinking that later they are going 



Senate Committee on Government Affairs 

May 5, 2025 

Page 35 

 

to see something in writing that they have to sign and affirm in writing, this 

would bypass that; it now says that orally or in writing would be the same, and 

it does include court proceedings. Just your thoughts on that. Is that what you 

meant to deal with this? 

 

ASSEMBLYMEMBER KOENIG: 

Can we check with Legal and get an opinion? At this point it is already being 

done, but the problem is, especially in the rural districts, there are not enough 

court reporters there. A handful of years ago, there were four court reporter 

firms in Reno. There is only one, so if it takes a court reporter to have to go out 

to Elko or White Pine or any of these ultrarural areas, they are waiting over 

six months for this justice to happen when the court is ready to hear it, but they 

can't get a court reporter out there to take the oath. I do not know if Legal can 

get an opinion on this, but at this point it is already being done, and I think it is 

legal. This is just putting into statute what is already happening to clarify it, so 

we do not have this cloud hanging over this. 

 

SENATOR DALY: 

What is going on that they're waiting for a court reporter now? If they need a 

court reporter, court reporters are licensed individuals in this State that are able 

to do certain things, including giving the oath. What is that if they can't get a 

court reporter that is happening, that this is going to fix? And let me answer. It 

is a rhetorical question. I already know the answer because there are people on 

the edge of presenting themselves as court reporters who are video recorders 

doing various things—in my view, I have said this before—engaging in illegal 

court reporting activity. Then we’re starting this—whole thing, oh the rurals, 

this and that and the other thing.  

 

All of this stuff is happening now; another bill is going to address this issue. 

This to me is just an end around, and the court reporter that will interfere with 

that. If we are successful on other measures, none of this will be needed. If this 

is in there, it will just continue the unfair and, what my opinion is, unauthorized, 

illegal, unlicensed court reporting work being done by people that are not court 

reporters. We can argue back and forth all you want. This is just an end around 

on a bigger issue than this particular bill is covering. 

 

ASSEMBLYMEMBER KOENIG: 

I am not sure we are talking the same things. You keep bringing up 

unauthorized court reporters that are videotaping things. This is letting notaries 
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admit oath and affirmation. It is not talking about recording the hearings or the 

proceedings or taking over the jobs of what the court reporters are supposed to 

do. This is only dealing with oaths and affirmations at the beginning of the trial, 

and then your court reporters are going to have to take over and do whatever. 

You keep bringing up these fake court reporters that are video recording. That's 

not this, this is only dealing with notaries so that they can do the oaths and 

affirmations. We can have Mr. Sanderson weigh in if he can because he …   

 

SENATOR DALY: 

What good does it do to go out and have a notary give an oath and affirmation 

if you can't then record the proceeding on the court proceedings that you have? 

What good does that do if there's not an actual person there to actually take 

the transcript and record the proceeding? What is happening is people are going 

out recording this, claiming they can give an oath as a notary and this is just 

trying to give them validation for what they are doing, unlicensed. We can argue 

back and forth like you said, but that is the facts.  

 

MR. SANDERSON: 

There are a lot of other things that this notarial act takes place, not just in 

depositions. The court can allow anybody to, you know, they, their court clerk 

is able to administer the oath or affirmation in a court proceeding. There are 

other avenues swearing in; I believe all of you were sworn in as elected 

officials. That is a particular spot where a notary, you have to have your notary 

be able to administer the oath or affirmation.  

 

SENATOR KRASNER: 

You said this only applies to the rurals and that is where they are doing it now. 

But it does not say that in the bill, that this only applies to the rural counties. 

 

ASSEMBLYMEMBER KOENIG: 

The intent was not just to have it in the rurals. It would be everywhere. I mean, 

that is something we could potentially look at, but we are going to allow that in 

not just the rurals. It would benefit the rurals more, but it would not be just for 

the rurals.  

 

SENATOR KRASNER: 

I just wanted to clarify for the record then that it is not your intent that this 

would apply in any court proceeding, where somebody is asked a question and, 

they say, yeah, I agree to that. Or you understand you are applying; you are 



Senate Committee on Government Affairs 

May 5, 2025 

Page 37 

 

saying that you are guilty. Yeah. Yeah. Yeah. Thinking that later they are going 

to get some piece of paper where they get to read it, see what they are guilty 

of, comprehend it and then sign it. That is not your intent with this bill. 

 

ASSEMBLYMEMBER KOENIG: 

That is not a definition of an oath or affirmation. You stand there with your, if 

you are doing an oath, with your hand on the Bible and you swear. You are not 

signing anything; you are not saying you are guilty pretty much. That's not how 

that process works at this point.  

 

SENATOR KRASNER: 

Well, an affirmation is different than an oath.  

 

ASSEMBLYMEMBER KOENIG: 

The only difference is one is sworn to a higher power. The oath would be to a 

higher power. The affirmation is basically the same thing, but you are not 

swearing to a higher power. In case you do not believe in the higher power, or 

you have a different belief, then you are not forced to be making an oath to 

something that you do not believe in?  

 

SENATOR KRASNER: 

Okay. And so that is your intent. Sort of like the oath of office. I see that, 

however, in an open court proceeding to affirm something is merely to say, yes. 

That is an affirmation; that would be please affirm this, yes. That would be 

affirming a question in a courtroom.  

 

ASSEMBLYMEMBER KOENIG: 

It is almost the exact same thing as an oath, except it is not made to a higher 

power. That's an affirmation. It is not you are affirming throughout the 

procedures that you affirm something here, there, at the very beginning. It is the 

same as the oath would take place at the exact same time as the oath, except 

you would not be having to do it to a higher power. It is called an affirmation.  

 

SENATOR KRASNER: 

Okay. And so that is what you are intending with this bill. Okay, great.  

 

SENATOR ELLISON:  

I spend a lot of times with some district attorneys and judges and justice court 

judges and all the way up to district court judges. I talked to quite a few of 
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these plus lawyers, and they walk me through this whole thing. There's a 

difference between the two. If you look at this bill, this bill gives them no other 

authority other than take the oath, period. Then the other thing is if they are 

going to do a court and they've got to use a recorder, he said, what is the 

difference of somebody filming it? And they say, well, you can't really see it. 

That's the person or their face or no, that is not true. There is more accuracy 

sometimes with the video than it is by somebody taken and makes a mistake on 

the recorder. It is a double-edged sword, but I still believe that the video is 

going to be the future. That's what I believe, but that is not what this bill is 

about.  

 

SENATOR NEAL: 

I just want to build upon section 4, subsection 2, which is line 17 where it says 

the “oath or affirmation may be provided in writing, orally.” I just want to stay 

with the orally. So how does the notarial record? How will it work for the oral 

oath? Under NRS 240.0055, what do you now want the notary to do when it is 

an oral affirmation? An oath? How do they do the notarial record? Because in 

statute there's a journal.  

 

MR. SANDERSON: 

Yes, there is a notarial book that is signed, and ID is checked. When it is 

procedurally, then we ask, do you want an oath or an affirmation? Depending 

on how they answer that, nine times out of ten, we just do an affirmation just 

to not have it stop where they complain, “Well, I do not look to a higher to God 

or something like that.” They just do an affirmation which is swear to tell the 

truth, the whole truth and nothing but the truth.  

 

SENATOR NEAL: 

Okay, and the reason why I was asking is because of section 4, subsection 3, 

paragraph (a) where then the notarial record, which is oral, is then a part of a 

testimony in a legal proceeding, pretrial hearing, examination, deposition or 

other proceeding. If a person is trying to qualify that this happened, and they 

need this documentation because it is related to a record where it is going to 

prove or establish a business record—let's say it is a business record—how 

would you want the notary to come in and prove the oral transaction in a legal 

proceeding?  
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MR. SANDERSON: 

If they are trying to prove a document or do anything that is again, another part 

of another notarial act where they would have to do a jurat or anything else, 

you know, a signature page that says this is a true and accurate document or 

anything like that—this is mostly for an oral, or you can do it written if people 

are unable to speak or unable to do that. That is in essence. It covers everybody 

was the part of the written. But back to your question about the oral, we would 

not necessarily be swearing in anything that was a document per se. Because 

that would be the notarial act where the stamp goes down, you sign the book, 

and you do a jurat or whatever, signature page, that that is a true and accurate 

document. Did that answer your question?  

 

SENATOR ELLISON: 

I had to go to the title company and just do the same thing, and she says raise 

your right hand. I signed it, give my ID, raise your right hand and said, do you 

solemnly swear? And I said, “God forgive me, but I swear a lot.” Yes, but it is a 

joke. But anyway, I still swear that I am signing these papers under oath, and 

that is the end of it. I walked out of the door, and I bet you I signed 

30 documents but, on a deed, you know. 

 

ASSEMBLYMEMBER KOENIG: 

I just want to emphasize that we are not expanding the powers of the notary at 

this point. They are already doing this. It happens all the time. We are just 

codifying it to provide some clarity. When someone, what they are doing is legal 

or not, we have codified it, but it is not anything new. It is just codifying what 

is already happening.  

 

CHAIR FLORES: 

We will close out the hearing on A.B. 189; and next, we will open up the 

hearing on A.B. 28.  

 

ASSEMBLY BILL 28: Revises provisions relating to transportation. (BDR 22-463) 

 

MJ MAYNARD-CAREY (Regional Transportation Commission of Southern Nevada): 

I am CEO of the RTC [Regional Transportation Commission]. With me is 

Angela Castro, our deputy CEO, and Celssie Hardy, our external counsel. Thank 

you for having us here today for our presentation (Exhibit K contains 

copyrighted material. Original is available upon request from the Research 

Library.) on our transit funding challenges and introduction of A.B. 28.  

https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/11795/Overview/
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Copyright.pdf
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As the transit provider in Southern Nevada, we operate 39 transit routes for a 

fixed route service using over 400 buses that service about 3,700 stops of 

which about 1,800 are shelters. In fiscal year (FY) 2023-2024, we provided 

about 52 million trips on our transit system. Of those 52 million trips, 

80 percent of those trips are folks going to work or looking for work. We 

launched RTC OnDemand in the southwest area of town. It was a transit desert 

for many years. It is an RTC service, similar to Uber lift—come to your door, 

pick you up and take you to a virtual bus stop or connect you to our channel 

service. And last year, we provided about 115,000 trips on that service.  

 

We also provided 1.6 million trips on our paratransit service with an additional 

400 buses, about 51,000 senior trips and almost 30,000 veteran trips. For 

Clark County School District, we have a partnership. We serve 21 high schools, 

and those students took nearly 166,000 trips last fiscal year. Despite all the 

mobility services that we offer in Southern Nevada, we are not keeping up with 

the needs of our growing community.  

 

We survey our customers all the time to find out how we are doing. Just a 

couple of months ago, we surveyed our customers to specifically ask what 

route are you taking, and where are you going to work? And in less than 

two weeks, we heard back from about 1,200 transit customers who shared 

with us that in that two-week period, we were moving those customers to over 

240 businesses.  

 

If you see all those pin drops on the map, that is just an example of on any 

given day in Southern Nevada where folks are taking public transit. If you do 

not ride public transit, we like to say that you rely on someone that relies on 

public transit.  

 

We asked those folks going to work to those 246 businesses, who are you? 

Where do you work? And they told us they are admin assistants, assistant 

managers, retail associates, baristas, caregivers, cashiers, porters, chefs, 

housekeepers, construction workers, convention, staff, custodians, dealers, 

front desk attendants, medical assistants, food servers, show ushers, teachers 

and traffic attendants, just to name a few.  

 

Let us take a look at how we fund our transit service. It is primarily funded by 

sales tax and passenger fares. Federal funds support our capital projects, more 

specifically, support our 800-bus fleet. Despite these three revenue sources, our 
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greatest challenge still remains in identifying a sustainable funding solution for 

public transit in Southern Nevada. Although we can operate in the short term, 

we are constrained by the level of service we provide today due to the limited 

revenue we receive.  

 

By way of background, how did we get here, how did we originally fund public 

transit? In 1990, the general public approved an advisory question to support 

transit. The State Legislature and Clark County Board of Commissioners then 

approved a quarter-percent sales tax increase effective July 1, 1991. Then in 

2002, the general public approved another advisory question to support 

transportation. The State Legislature and Clark County Board of Commissioners 

approved another quarter-percent sales tax increase that became effective 

October 1, 2003. For this initiative, half of this quarter-percent of sales tax is 

used for public transit. The other half is used for streets and highways, our 

traffic management division and the improvement of air quality.  

 

Today, the RTC, we received 3/8 of a percent of sales tax that is dedicated to 

public transit. When we look at our peers, we ask, how do you fund public 

transit in your communities? We know that we are very efficient, but that also 

means we do not invest a lot. If you compare between Orlando, Salt Lake City, 

Los Angeles, Austin, Denver, Miami and Portland, we invest about $120 per 

capita, which is significantly less in comparison to other communities where 

they invest anywhere from $91 to $351 per capita.  

 

In addition, when we ask the question, how do you fund public transit in your 

communities, primarily it’s a multiple funding bucket, if you will. It might be a 

little bit of sales tax, it could be property tax, it could be a DMV fee or a TNC 

[transportation network company] fee. It is normally not relying on just one 

funding source, similar to what we have here in Southern Nevada. Despite the 

limited funding that we receive, we are currently one of the most efficient 

transit agencies in the nation. We are ranked twelfth. Again, if you do not ride 

our service here, we operate 24/7, very unusual. We move a lot of people. 

We're the twelfth-busiest bus system in the U.S.  

 

We have the highest farebox recovery ratio. What does that mean? It means we 

collect more money in our farebox than any other bus system in the U.S. And 

we also have lowest subsidy and lowest operating cost.  

 



Senate Committee on Government Affairs 

May 5, 2025 

Page 42 

 

Our transit funding model represents everything that we know that we have in 

terms of funding for public transit today and into the future. Those are 

expenditures in our transit fund revenues. In FY 2024-2025 and FY 2026-2027, 

expenditures exceed revenues in those three years. Prior to the pandemic, we 

anticipated having to start eliminating or reducing transit service in Southern 

Nevada as early as 2020. Due to the pandemic, we received about $304 million 

in three separate tranches of federal stimulus money that allowed us not only to 

keep our transit service running, but it also actually provided cash surplus. We 

are going to be able to balance our budget in FY 2024-2025, FY 2025-2026 

and FY 2026-2027 because of that cash surplus. By FY 2027-2028, that is 

where the deficit really begins, and we will be dipping into our reserve.  

 

We have a board-approved, six-month reserve policy. In FY2027-2028, we are 

projecting an $85 million deficit that is expected to grow in the outer years for 

our model. If we do not find an additional funding source, we are going to have 

to start cutting service as early as FY 2026-2027 and, FY 2027-2028 totaling 

about $136 million. That is what we are assured going forward when that cash 

surplus balances the budget this year and in the next two budget cycles. We are 

not unlike industries. Public transit has seen a cost increase in operating, 

running a business if you will. We have seen labor costs double from 

FY 2020-2021 to FY 2025-2026 on our major competitively bid contracted 

services including transit, paratransit and security contracts. Like others across 

the nation, we have seen high inflation supply chain issues resulting in our 

buses costing about 50 percent more than they used to. At the same time, we 

are experiencing more demand for mobility options. And for the first time in a 

number of years, we have seen a sales tax revenue decline in FY 2024-2025.  

 

Back in the day, we were the only transit system in the United States that 

operated a transit route that generated profit; that was in the Resort Corridor. 

Prior to Uber and Lyft, we relied on that profit to help support a service to the 

general market. Today, not only do we not generate profit, it’s still subsidized 

just like the rest of the other routes. As we did in the Great Recession and 

during the pandemic, the last thing we want to do is cut public transit. We have 

got to be good businesspeople, good stewards of taxpayer dollars. And that 

means starting internally first. We will defer capital projects; we will cut our 

contract services; and we will implement a hiring freeze again. We will increase 

passenger fares potentially again because the last thing we want to do is cut or 

even diminish any of the transit service that we have today.  
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While these are all good business practices to ensure that we are operating as 

efficiently as possible, none of these options will come close to addressing the 

$136 million that we need per year to maintain just the current level of transit 

service that we have today. Therefore, if we can’t identify a sustainable funding 

source, we will have to start again cutting service as early as 2027.  

 

What that looks like in FY 2026-2027: We may potentially have to eliminate 

7 routes, partially eliminate 20 routes, reduce the RTC OnDemand zone by 

50 percent, reduce Game Day Express by 50 percent. And those cuts will also 

reduce paratransit service, impacting close to 2,000 paratransit customers who 

will not have service.  

 

In FY 2027-2028, if we are not able to identify a funding source, we will have 

to eliminate over half of all of our routes, about 20 routes; reduce the 

OnDemand service area by over 63 percent; eliminate two-thirds of Game Day 

Express rest to just two locations to T-Mobile Arena and Allegiant Stadium; and 

reduce our paratransit service area by about 53 percent. About 

8,500 paratransit customers will be impacted. With all these reductions in many 

key locations, including some providing essential services, we will lose transit 

access—including seven major hospitals, the VA Hospital Medical Center, 

Nevada State University, College of Southern Nevada, and Rosemond 

University, more than a dozen Clark County School District high schools, several 

dozen grocery stores, several community and senior centers, various senior and 

or low-income housing complexes just to name a few.  

 

CELSSIE HARDY (Regional Transportation Commission of Southern Nevada):  

The cuts, as highlighted by Ms. Maynard-Carey, would carry an enormous 

impact to our residents, visitors and the local economy. Few people would go 

unaffected. For these reasons we believe it is important for the public to weigh 

in on the future of transit funding. Our top priority for transit funding this 

session is A.B. 28 which makes one change to NRS 277A.470. I will do a 

comprehensive but brief overview of the one section of the bill which extends 

from December 31, 2024, to December 31, 2028, the RTC authority to 

recommend a sales tax ballot question to fund transportation projects to the 

Clark County Board of Commissioners.  

 

SENATOR DALY: 

I have heard presentations in the interim from both RTCs. We are trying in the 

North, but you guys do a lot better. A lot bigger. We hope to grow up and be 



Senate Committee on Government Affairs 

May 5, 2025 

Page 44 

 

like you guys someday. Just a technical question.  History question, I guess 

apparently. This was first allowed in 2020, then a subsequent bill that extended 

it to 2024 and now we are going to 20—so have you made a recommendation 

to the county commission in the past? They just did not put it on the ballot, or 

there's been no other ballot measure on this from what I understand. We just 

need to give you more time if that is the case. I just did not know the history.  

 

MS. MAYNARD-CAREY: 

It really was a decision made first and foremost by our board not to go for out 

for a ballot question in 2020, not only because of the pandemic and then of 

course, the cash surplus, but you are correct in that we went back in 2019 to 

get authorization to go out through 2024, past 2020.  

 

SENATOR DALY: 

Based on your presentation, I am anticipating that you guys are going to make a 

recommendation to the county commission and ask for a ballot question at 

some point, based on the numbers you were talking.  

 

SENATOR ELLISON: 

You guys did a good job on presentation this morning. I enjoyed it. Got 

confused, but I liked it. But the question I got is also, do they still give out 

passes? You know, like say you are riding the bus, and it is a residential 

neighborhood, you can buy a pass; or say you go to a casino, they can give you 

a pass or whatever. Do you guys still use that kind of stuff at all?  

 

MS. MAYNARD-CAREY: 

Yes, we actually try to make it not hard to take people's money. Bus passes, 

you can buy a pass on our transit app. You can use your watch, your phone, 

your Android phone, you can buy pass a single pass or up to a monthly pass. 

We try to ensure we are meeting the needs of the community in that regard.  

 

SENATOR ELLISON: 

Does that bring in a lot of money? That was one of the questions I had this 

morning. I forgot about it, and I knew I would meet up with you here today.  

 

MS. MAYNARD-CAREY: 

Currently, passenger fares account for about not quite 14 percent of the 

revenue that we receive. You'll find in every transit system across the United 

States, passenger fares represent a smaller portion. Transportation is a highly 
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subsidized industry. We do not have that commuter clientele that gets on a 

heavy train and commutes to work every single day where those systems 

usually collect a little bit more money at the farebox than we do.  

 

SENATOR ELLISON: 

You do that when you meet with the county commissioners and bring in the 

new program. When you talk to the county commissioners, do they ever ask 

you, “Are you going to raise these up or leave them the way they are,” or how 

does that discussion go?  

 

MS. MAYNARD-CAREY: 

That's correct. Our RTC Board represents elected officials from all the 

jurisdictions, and they certainly all have direction for us as it relates to serving 

our community and how we operate and fund public transit, including fares.  

 

SENATOR NEAL: 

I did not have a question but then until I looked at [NRS] 277A.470 which picks 

up NRS 374. You are picking up marketplace facilitators online sales? It says 

any retailer and Clark County currently still get online sales that come through 

the county from a retailer. It is my understanding that you will, but I want to 

know how much you would pick up from them because it is an additional rate, 

but it would be on top of all of the sales tax rates imposed in the county. If the 

county is getting a portion of the marketplace facilitator, you're not just getting 

any brick-and-mortar retailer in the county, you are getting an online retailer as 

well. Have you calculated how much that is? Because I really want to know. 

 

MS. MAYNARD-CAREY:  

That's a great question, and I wish I could answer that for you. I will have to 

get back to you on that.  

 

SENATOR NEAL: 

I did not think about it when you met with me. I just was like, wait a minute, 

[NRS] 374. I am super curious because it is probably going to be more than—I 

just want to know what that chunk is.  

 

SENATOR OHRENSCHALL: 

I am a native of Las Vegas and growing up in the 1970s and 1980s, we had 

Las Vegas Transit, which left a lot to be desired in terms of getting to 

residential neighborhoods. I think [it was] very focused on the Las Vegas Strip. 
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Then when Mayor Jones tried to change things around, we had the CAT bus, 

and it certainly improved like night and day compared to the public 

transportation we had when I was a kid growing up in Vegas. I applaud you for 

everything you do. And my dad, he'd gotten rid of his car back in the 1980s, 

and he was an RTC rider up until when he passed away. I appreciate everything 

you do for the riders in the community. Assuming this passes, do you see this 

keeping up with the growth of our city and urban Southern Nevada in terms of 

being able to get routes out to the new developments and where people are 

living? I mean, do you think that this is going to keep pace with our growing 

urban Southern Nevada?  

 

MS. MAYNARD-CAREY: 

That's the goal. If we have an opportunity to get out and talk to our 

constituents, which we do and will continue to do, the goal is to not only 

maintain the current level transit service, but to improve it. When you talk about 

the heat impacts, imagine if you do not have a car, you have less options. We 

can have as many shade structures as possible, bus shelters, but frequent 

service is really what will help. That is our goal—frequent service, more service, 

not just the service we are providing today.  

 

SENATOR OHRENSCHALL: 

I know this is another probably high-cost item, but where we have had these 

accidents where cars have plowed into bus shelters, has the RTC looked at any 

plan of trying to put up bollards or barriers or something to protect the riders 

just because it seems like we have seen a lot in very similar places. I just 

wonder if there's any thoughts of trying to do something like that.  

 

MS. MAYNARD-CAREY: 

We actually convened a study in 2019 that was supposed to begin in 2020, 

then the pandemic happened, and we had to decide how to spend the limited 

funds we had at that time. We put that study on pause. It is back; we have 

worked with UNLV on that. We've actually done sort of a heat map on where 

all the crashes have occurred. There's no rhyme or reason, except for somebody 

traveling at a high rate of speed, who is intoxicated or under the influence. 

Safety for our customers is first and foremost, and for the operators. That is 

something we are going to continue to look at, particularly with the available 

funding.  
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SENATOR OHRENSCHALL: 

I appreciate you trying to make that a priority because it seems like, in the 

news, I have seen a lot of the same crashes, same intersections, same bus 

shelters.  

 

SENATOR NEAL: 

This is more of a comment/question. It is a good thing that it’s going to kick in 

in 2028, and you probably will bypass some of the fluctuations happening with 

consumers. But when you think about your recommendations on how to frame 

this question, are you going to try to figure out how to mitigate? It is a futuristic 

saying, like what these four years probably teach us around reduction in retail 

sales and consumer behavior because there needs to be some buffering, right? 

Let’s say we had part three of what we are experiencing right now, federally.  

 

There is some level of unpredictability right around retail and the ability to know 

what a consumer is going to do, and you are tying it to them, the retail sales, 

right? Ultimately, I do not know how you are considering that kind of consumer 

behavior and trying to buffer yourself with some inflationary measure. I do not 

know what you are contemplating or thinking, but it might be something to 

think through when you see the kind of consumer behavior happening now. And 

if it was to repeat itself right into a part three, what would that mean? Because 

folks are saving, not spending, and you are tying yourself to something where 

you may not get your expected benefit. And then that is it.  

 

DANNY THOMPSON (Vice Chair, Transportation Resource Advisory Committee): 

I have been on [this RTC] committee since its inception in 2002. I have been 

the vice chair since 2015. I think it is important to know that RTC is not making 

these decisions in the dark. Empaneled since that time the [Transportation 

Resource Advisory] Committee, is comprised of representatives of business and 

labor, senior groups, environmental groups and private citizens. This is a very 

important bill to prevent a train wreck of epic proportions because you all are 

not going to be back here for two more years in another month. You saw the 

condition of the budget in those two years is literally dead even, and then it is 

going underwater. I can tell you that the RTC has done a fantastic job given all 

the challenges. The Strip route was the only route that actually made a profit. 

But when the Legislature passed the bill as transportation network companies, 

that route went unprofitable. Many thousands, hundreds of thousands, of 

Southern Nevadans depend on that service to get to work and to get to the 

store. This is a very important bill and just know this decision and these 
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recommendations to the county are not being made in the dark. On behalf of 

TRAC, I urge you to vote.  

 

MR. DONAHUE: 

The Southern Nevada Laborers-Employers Cooperation and Education Trust is in 

support of the bill as presented.  

 

LEONARDO BENAVIDES (University of Nevada, Las Vegas):  

I am here today in strong support for A.B. 28. With over 31,000 students, 

UNLV stands as an institution with the largest number of full-time students in 

Nevada. This means that public transit is a lifeline for thousands of UNLV 

students. In fact, many students rely on RTC services to get to class, to work 

and internships across the valley. We also have faculty that utilize transit to 

reach campus and other innovation hubs within the city. With the more than 

30,000 students and staff community daily, finding a funding solution for public 

transit will not support just future opportunities. I believe that affordable 

transportation can keep higher education accessible, one of the pillars for UNLV. 

We can see the effects this has on campus currently if you travel through 

[South] Maryland [Parkway] these days. The rapid transit system will be an 

important development for the community around campus and transform the 

way we think about commuting. We and UNLV are appreciative of the 

partnership of RTC and are glad to be here. 

 

MICHAEL HILLERBY (Regional Transportation Commission of Washoe County):  

I am here to support the efforts of our colleagues in Southern Nevada in 

securing more stable revenue sources for this important service.  

 

MS. CROMPTON: 

The City of Las Vegas is in support of this bill. As we start to build 

transit-oriented development through our downtown urban core, we think these 

funds could be vital for some of those priorities.  

 

WENDY COLBORNE (Building and Construction Trades Council of Northern 

Nevada): 

The Northern Nevada Building Trades Council stands in solidarity with support 

of this bill.  

 

YOANA ONTIVEROS (Las Vegas Global Economic Alliance): 

We are here in support of A.B. 28. 
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MS. HALE: 

On behalf of the Desert Research Institute, the DRI’s Nevada Heat Lab is 

working with partners across Southern Nevada to respond to issues associated 

with extreme heat. More than 500 people succumbed to extreme heat last 

summer. That makes extreme heat a greater threat to life than automobile 

accidents in Clark County. Readily accessible transit service is a lifeline for 

those who are looking for relief from extreme heat. Local cooling centers and 

that access is important for those who are unhoused and for those who have a 

place to live but cannot afford to cool those homes at a safe level. Transit 

access may make or break the decision for a person to leave a home that is not 

cooled to access a cooling center. Desert Research Institute supports allowing 

RTC of Southern Nevada to ask voters to retain funding for continued operation 

of Southern Nevada's transit lines.  

 

GEOFFREY ROULLARD (Nevada State University): 

I am here on behalf of Nevada State University in support of this bill and would 

like to thank the sponsors.  

 

MINJIA YAN:  

I am a member of RTC TRAC here to support A.B. 28. I am seeing this bill is not 

just about transportation, it is actually a critical step to addressing Southern 

Nevada's affordable housing crisis, promoting low-cost public transit options 

that connect people to jobs, education, health care and opportunity. Housing 

and transit are two sides of the same coin. Our affordable housing crisis is 

inseparable from our transportation challenges. By funding reliable expanded 

transit, this bill enables equitable transit-oriented development, reduces sprawl, 

lowers housing costs by cutting residents’ transportation expenses and creates 

walkable neighborhoods. Every dollar invested in public transit emphasizes 

housing affordability. For low- and middle-income families, transportation is the 

second-largest household expense after rent.  

 

Where you live determines how easy or difficult it is to get to important places 

like your job, your children's school, hospital or the grocery store, which in turn 

determines how much money you must spend on transportation. This concept is 

known as location affordability. The true cost of housing is the cost of housing 

plus cost of transportation. For households in car-dependent neighborhoods, 

transportation costs can compress as much as 25 percent of income compared 

to just 9 percent for households in more walkable, transit-rich neighborhoods. 

Without reliable transit, families are forced to spend 25 percent to 30 percent of 
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their income on car payments, gas, maintenance and insurance, leaving less for 

housing. By expanding affordable frequent transit service, this bill reduces the 

need for car ownership and lowers the true cost of living.  

 

Meanwhile, developers are more likely to include affordable units and projects 

near transit when service is frequent and reliable. Investment in public transit 

also creates jobs in construction for both transit and housing, and supports local 

businesses by connecting workers and consumers to commercial corridors. 

Affordable housing cannot exist without affordable transportation. I urge you to 

pass this bill and let voters decide how to invest in their community.  

 

MS. JACOB: 

[Clark County is] here in support of A.B. 28.  

 

TIA SMITH (American Civil Liberties Union of Nevada): 

I am a policy attorney with ACLU of Nevada. We support this bill, and we hope 

the committee will support it as well.  

 

DAVID CHERRY (City of Henderson):  

Every day Henderson families and those who work in Henderson rely on transit 

services provided by the RTC. For those reasons we are in strong support, 

especially with our reimagined Boulder Highway Project, which is going to bring 

bus rapid transit to one of our oldest and most historic corridors in Henderson. 

We're really excited for what that is going to mean. We want to keep our transit 

system strong.  

 

BRYAN WACHTER (Retail Association of Nevada): 

We are in favor of A.B. 28. I want to bring to the committee's attention that if 

you do nothing on sales taxes here, whether it is through increasing the RTC or 

through a ballot question on RTC, you are going to have a loss of sales tax 

revenue over the next biennium, over the next ten years, and that is without 

tariffs. We have consumer behavior moving more to a digital age. They are 

replacing brick and mortar, physical products; think video games with their 

online components, and those are not taxed. The tax dollars that before—when 

you bought a video game, or a movie or some of these digital products—were 

going toward helping the RTC are no longer doing that because those products 

are not currently defined in Nevada law. That would be A.B. 453. And we do 

recommend that you pass that when it gets here, but to be able to ask the 

voters through asking the county commission to increase the sales tax, this is a 
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conversation we should be having. Mass transit is what we should be investing 

in, perhaps not more roads. And we think this is a good first step.  

 

ASSEMBLY BILL 453: Revises provisions relating to taxation. (BDR 32-895) 

 

ZACH BUCHER (City of North Las Vegas):  

I am here with the masses in support. I will leave it at that. We appreciate our 

relationship with RTC and what they do, and that is why we are here in support 

today.  

 

MR. PARRISH: 

The Vegas Chamber has been a member of TRAC since 2015, and we support 

the vital work that RTC does for our community and our economy. Assembly 

Bill 28 is another tool that can be used to help bolster our economy by 

maintaining crucial transportation projects and routes. This is a system that our 

employees and our employers rely on for their livelihoods. We thank the 

committee for your time, and we urge your support.  

 

MR.  HOJJATY: 

I am the local team leader of Strong Towns Las Vegas. Our organization is 

heavily committed to mass transit. We are also committed to more pedestrian-

and bicycle-friendly areas. This bill hopes to increase transit funding. It is very 

important because it provides alternative methods to get around besides the car. 

It can help to reduce commute times, reduce personal and public transportation 

expenses, improve the environment, improve social connectivity. Like I said, the 

bus rapid transit system that is being planned for route 2 or 3 really does help.  

 

It is currently under construction. Although I do believe we can do better than 

bus and light rail, that's personal rapid transit, but that is for another day. We 

urge you all to please support this, and we will also echo all the previous 

comments. Let us make sure that street design and land use also play a 

significant role. I would like to use the buses as well because I do not want to 

pay like $30, $40 for parking on The Strip.  

 

PETER GUZMAN (Latin Chamber of Commerce): 

I am calling as a member of TRAC that has been spoken about, but not only as 

a member of TRAC. I have traveled with the RTC to Salt Lake City, to Denver. I 

have seen transportation in its best and in its worst. It is something that we rely 

https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/12685/Overview/
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heavily on more than we could ever imagine. We are in full support of this bill. 

Thank you.  

 

AARON HARRIS: 

I am a Henderson resident. I am a choice rider which means that I own and 

operate a car. I am able-bodied, and I am financially stable, but I still choose to 

ride the bus. Bus transit is a huge indicator of quality of life, and I enjoy walking 

from my house to the bus, to not have to worry about the danger and anxiety 

of driving my own car as well as expensive parking and various other reasons. 

Believe it or not, transit service is actually a major component of housing 

values. You will see on Zillow, every residence is actually given a transit score, 

and higher transit scores are associated with higher property values, with all 

other things being equal. Without more durable funding and the proposed cuts 

that were shown in the presentation, I will be personally completely cut off from 

the transit system, and the value of my home would suffer as a result.  

 

Keep in mind even if you never set foot on a bus, you are personally benefiting 

from a strong transit system. While it may seem there are cars everywhere 

throughout Nevada, it turns out that less than 30 percent of Clark County 

residents actually get behind the wheel of a car every single day. With 

80,000 daily riders riding the bus, that means there are 80,000 fewer trips 

being taken in the car, which means less traffic and congestion for those that 

do need to drive.  

 

As a result, investing in transit often leads to higher economic returns and lower 

road maintenance costs. I can also tell you as someone who has ridden the bus, 

there is very little room for any kind of fare increase. As mentioned, fares 

represent a very low part of the transit funding equation, raising that would 

cause few people to ride the system. Therefore, you would also see them 

looking at other alternatives, possibly including owning a car. For these reasons 

and many more, I urge you to support A.B. 28.  

 

ASHLEY COLE (Transdev): 

I am the area general manager here representing Transdev. Transdev is in full 

support of A.B. 28. Just want to highlight some very important things. Not only 

will this impact the driver force, which are the employees that provide the 

service, but it will also impact our paratransit riders, our fixed-route riders where 

we will be cutting more than, well nearly 20 routes, impacting almost 

50 percent of our population. This is a cascading impact to not only the 
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community but the employees that currently work and support the service 

today. Transdev is in complete support and in partnership with ATU 

[Amalgamated Transit Union] that represents our employees.  

 

DORA MARTINEZ (Nevada Disability Action Coalition):  

My coalition and I wholeheartedly support this bill.  

 

CHAIR FLORES: 

We have received a letter of testimony (Exhibit L) in support of A.B. 28 from 

Jessica Padrón. With that, we will close the hearing on A.B. 28 and open the 

hearing on A.B. 37. 

 

ASSEMBLY BILL 37 (1st Reprint): Revises provisions related to housing. 

(BDR 25-257) 

 

STEVE AICHROTH (Administrator, Housing Division, Nevada Department of 

Business and Industry): 

With me today, I have Christine Hess, our chief financial officer, and Nia Girma, 

our affordable housing advocate. Assembly Bill 37 is primarily a cleanup bill but 

does a couple of things that will help the Division operate a little bit more 

efficiently. Assembly Bill 37 is going to basically amend three statutory chapters 

[as shown in our presentation (Exhibit M).  

 

NIA GIRMA (Housing Division, Nevada Department of Business and Industry): 

I currently serve as the affordable housing advocate for the Housing Division. As 

appointed by the administrator, this role serves as a critical conduit between the 

Housing Division and diverse stakeholders including residents, developers, 

service providers, government agencies and community organizations. My 

primary duties in this role are to: serve as the principal communication channel 

between tenants, landlords and manufactured housing park owners, [working] in 

the Division to support mutual understanding and proactive housing solutions; 

respond to all inquiries from residents of affordable and manufactured housing 

by providing clear and timely information about their rights, responsibilities and 

available support; maintain system to collect information from telephonic 

inquiries and also synthesize that information to support division wide 

communication efforts and create content and external communications to 

highlight housing initiatives; facilitate constructive dialogue and resolutions of 

housing complaints by coordinating responses and bridging communications 

with stakeholders; lead the community outreach initiatives by planning and 

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038L.pdf
https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/11816/Overview/
http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038M.pdf
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participating in public-facing events such as town hall resource fairs, webinars 

and conferences; and also perform any additional duties as needed [or] preferred 

by the administrator.  

 

I know that it is quite a bit of information. I currently serve as the affordable 

housing advocate, but as you can hear from those duties and roles, my position 

is much more one of communications. I would like to share a recent story to put 

a personal face on some of the work we do at the Division. I received an inquiry 

from a woman in the Henderson area, down south in Clark County, who was a 

senior living in a senior manufactured home park community. This was a 

specific community for tenants who owned their manufactured homes but were 

leasing the lot from the community. She purchased that home with her sister. 

At the time, her sister had passed away, which put her in a very difficult 

financial situation where she was unable to cover her lot rent.  

 

It was quickly identified that she would be a perfect candidate for our Lot Rent 

Subsidy Program, which is one of the only direct services of the Division 

providing that assistance for lot rents. However, the issue that she faced or the 

challenge uncovered was that even though she purchased the home with her 

sister, she had never technically been on the lease as a tenant and was then 

facing eviction from that park. Through a communication with this woman who 

was incredibly grief-stricken, we were able to identify some resources through 

collaboration with other agencies, such as the Aging and Disability [Services 

Division] to find a loop around for her to apply as an actual tenant of the park 

and then receive some assistance resources for those application fees. When 

she became a tenant of the park, she was approved for Lot Rent Subsidy. 

Essentially, before that, she faced the decision of having to sell her home and 

relocate if she was not able to stay there. That just puts a personal face on 

some of the work that we do in outreach. 

 

CHRISTINE HESS (Housing Division, Nevada Department of Business and Industry):  

One of my favorite parts of NRS for the Housing Division—I am a big fan of 

data. The sections I am going to speak about really are some cleanup languages 

that you'll hear.  

 

Section 2, when you look at the changes that we are proposing, they really just 

formalize a report. There are currently elements listed in statute not required to 

have a formal report. That said, the Housing Division economist has typically 

produced a report called “Taking Stock.” And all of the reports that the Division 
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is either collecting or producing are available on our website. The cleanup 

language just formalizes the report that will be due now annually on 

December 31. This will be the third report that the Housing Division will be 

providing on its website.  

 

In section 3, you'll see that we are revising the amount of funds that come from 

the Account for Affordable Housing dedicated to the database. Statute currently 

has an amount of $175,000 set in statute when this came about in 2006 with 

no CPI adjustment at all. This adjustment here allows the Division to utilize 

funds in the Account for Affordable Housing with a maximum of up to 6 percent 

for the purposes of the database. This also supports the economist’s position 

that is producing the reports, doing research, working with partners to provide 

data to decision-makers like yourselves but certainly to Division leadership as 

well, and our partners.  

 

In that same section, we're addressing components of the Account for 

Affordable Housing. This is just cleanup language. The Division has worked with 

DWSS, the [Division] of Welfare and [Supportive] Services, part of DHHS 

[Department of Health and Human Services], to remove the required distribution 

of funds to DHHS or DWSS. Instead, we have provided the targeted language of 

the population for families with children in NRS, and they are totally on board 

with that as well. It reflects the existing Division’s relationship with DWSS. 

 

Finally, we are replacing the federal poverty level designation with 30 percent 

area median income (AMI). As you know, when the Housing Division comes 

before you all, we are using area median income, not the federal poverty level. 

The federal poverty level is typically a designation utilized by our health and 

human service partners. Again, just clean up language.  

 

I will direct your attention to sections 4 through 9 and section 11. Here, 

Exhibit M, you'll see that we are talking about the tiers of affordable housing. 

With the amendment proposed and passed [on the] Assembly side, we have 

aligned the language in Assembly Bill 37 with the Governor's bill. We did not 

eliminate any of the existing tiers. However, we added two new tiers to address 

what we are seeing in the community for housing. We added Tier one affordable 

housing to address household incomes below 30 percent area median income. 

For example, last session when we passed A.B. No. 310 of the 82nd Session 

for Supportive Housing Development Fund, those funds target households with 

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038M.pdf
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incomes less than 30 percent area median income. It is a distinct population—

oftentimes our population most at risk of homelessness.  

 

We kept Tiers two, three and four at 30 percent to 60 percent of area median 

income, 60 percent to 80 percent of area median income and 80 percent to 

120 percent area median income. Aligning with the Governor's Assembly 

Bill 540, we added the 120 percent to 150 percent area median income, which 

is an income level that would address for sale housing and homeownership.  

 

ASSEMBLY BILL 540: Revises provisions relating to governmental 

administration. (BDR 25-1036) 

 

MR. AICHROTH: 

Sections 12 and 13 just had some conforming language, and section 14 talks 

about the effective dates with section 10 having a different date for those 

reporting components.  

 

SENATOR OHRENSCHALL: 

One question I have on section 2, I am looking at the top of page 6, line 2, 

changing “affordable” housing to “attainable” housing. I wonder if you could 

just explain the difference. 

 

MR. AICHROTH: 

Attainable housing basically is going to now encompass all five of those tiers, 

from zero percent to 150 percent AMI. The affordable buckets are basically 

five different levels of affordability within that attainable framework.  

 

SENATOR OHRENSCHALL: 

Tier five affordable housing means housing for a household which has a total 

monthly gross income equal to more than 120 percent but not more than 

150 percent of the median gross household income. Is that something now for 

those people that federal HUD dollars are provided for people in that income 

range, or is that something the State would need to take over? 

 

MR. AICHROTH: 

Effectively, that would be something at the State level. Most HUD funding 

actually ends at about 80 percent AMI, but there are affordability components 

that we have in our account for low-income housing for up to 120 percent AMI. 

But if the passage of A.B. 540 occurs and there's a desire to hit 

https://www.leg.state.nv.us/App/NELIS/REL/83rd2025/Bill/12839/Overview/


Senate Committee on Government Affairs 

May 5, 2025 

Page 57 

 

homeownership opportunities specifically geared to those higher level AMIs, 

that gives them a target.  

 

SENATOR DALY: 

I have a few questions. The first one I had I think is in section 2, subsection 3, 

paragraph (a) regarding the 50 percent down to 30 percent of the income on 

that. My understanding that is for a report you guys have to put in that section. 

How many more people are going to be captured in that report? Because if you 

are talking about the level of the person's income, 50 percent versus 

30 percent, you are lowering it down to 30 percent; there are going to be more 

people captured if they are spending more than 30 percent of their income. How 

many more people are we going to be talking about putting into a new category 

if I am understanding what it says correctly?  

 

MS. HESS: 

The language is truly just cleanup in terms of acknowledging households; 

special needs groups experience housing costs greater than 30 percent of their 

income. That is the standard with which we are measuring affordability; HUD's 

definition of affordability is above 30 percent of area median income. I could not 

tell you exactly the difference of that paying greater than 50 percent of their 

income or the housing costs greater than 50 percent of their income, but 

30 percent represents the full picture of affordability. It would also capture that.  

 

SENATOR DALY: 

Understood. Why did we have 50 percent before if 30 percent was the 

standard? Because the way I am reading that, unless I am reading it incorrectly, 

if a person was paying 50 percent of his income, then he was in one bucket. 

Now you are going to lower that. If he is paying more than 30 percent, more 

people are going to be captured, eligible for something or just end up in a report. 

But when you lower it from 50 percent of the person's income to 30 percent, 

what does that end up doing? And how does that benefit whoever? And why 

did we have 50 percent? 

 

MR. AICHROTH: 

It is basically the way the report was initially structured. It has to do with the 

housing burden, the amount of income an individual has to pay. Fifty percent is 

an extremely rent-burdened individual. If you are paying more than 30 percent, 

you are considered rent burdened. We are trying to capture the spectrum that is 
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truly the rent-burdened population. As to why it said 50 percent in the first 

place, that I can't answer. We're just trying to clean it up. 

 

SENATOR DALY: 

I know you mentioned that other bill out there that maybe you'll be hurt by 

somebody somewhere sometime. Of course, if the Governor's listening, he has 

got to fix that prevailing wage thing. Nevertheless, we will move on. In 

section 3, subsection 2, paragraph (b), if I wrote it down correctly, you are 

going to add a $175,000 limit that you could spend on administration, if I 

understood it correctly. And now you are going to go 6 percent. Roughly how 

much difference is that in dollars? Is it coming out to about the same amount? 

Is it going to cost more to do this administration? Or you can spend up to that 

much more? What is the 6 percent representing as a number?  

 

MS. HESS: 

Appreciate that so much. The $175,000 is not an administration fee that the 

Division is taking. It is truly related to our economist and the work to maintain 

the database. A portion of the Real Property Transfer Tax (RPTT) is what funds 

the Account for Affordable Housing. Six percent I have calculated at times 

could be up to $400,000 to $450,000. At no point do I anticipate, at least next 

year, throwing in a work program to say this is the money we need. However, 

$175,000 does not represent the need that we all hear and that you all feel for 

the data collection and resources to provide information statewide for 

decision-makers and to help direct programs within the Division. The RPTT 

collected by the Division could be $6 million to $12 million, depending on the 

year and the number of real estate transactions. Six percent of that up to a 

maximum would be representative. 

 

MR. AICHROTH: 

Just to follow up, that $175,000 in statute has been there for at least ten years 

and has not been increased. I am not 100 percent sure of the exact date. Yeah, 

we think back in the late aughts, but it’s been at least ten years, and it has not 

been adjusted. 

 

SENATOR DALY: 

I found the section here. You have to do this database and now prepare an 

annual report. You probably had to do the report anyway, you are just cleaning 

up the language there. And then you were only allowed to spend so much. I 

was just curious how 6 percent was picked. What number that represents? How 
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much more are you anticipating that database and report are going to cost? I 

understand you have to do the database and there's administration. It is just a 

question of what 6 percent represents ballpark versus what it was? 

 

MS. HESS: 

The Division landed on the 6 percent. That's the amount that we are also 

capped at for administration. We picked a number already familiar to the 

account that the Division fiscal team is already monitoring. In terms of future 

costs, the goal of the Division is to provide more transparency in the data that 

you all receive. Things like a dashboard for you all, us too and our partners to 

have access to information to support the collection of the database and the 

analysis and provide [that] publicly. We have started the process with some 

technology to see how that looks, but we have not finalized that, Senator.  

 

SENATOR DALY: 

I am not trying to pick on the fact that you are doing the database. What was 

the line from Sherlock Holmes, right? You know, data, data, I can't make bricks 

without clay, right? You have to have the information. I am not saying that is 

necessarily bad. I was just trying to figure out where we came up with that 

number and maybe a little math quiz today. Right?  

 

The next question I have is on the Tier five, and we will get into what the tiers 

do and explain that to me again. I have heard it before. I just want to hear it 

again. But on the Tier five, which is 120 percent of the median rate up to 

150 percent. What is the median rate in Clark or the median income in Clark 

County? And what annual figure does 150 percent of that number equal? Is it 

$125,000, $150,000? Where are we at? What does that number represent up 

to? 

 

MR. AICHROTH: 

We’ll work on that. I can give you some ballparks. It is probably about 

$120,000 to $150,000 in Clark and Washoe Counties. But we can get that to 

you. It is unfortunately in some other binders. We will follow up with you on 

that particular figure.  

 

SENATOR DALY: 

I was just trying to get that figure, I would have to go back and find it in here—

the Tier one, two, three, four and they escalate up. And I am not sure what 
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Tier one is, but it starts at a percentage and then goes up past $120,000 to 

$150,000. Is that matched by HUD's figures? What do they max out at? 

 

MR. AICHROTH: 

Typically, HUD does, as I mentioned earlier, about up to 80 percent. Basically, 

to get the math, if you wanted to get 100 percent of AMI, they would publish a 

50 percent figure. You just double that. A 60 percent figure or a 50 percent 

figure, you triple that to get to the 150 percent if that makes sense.  

 

SENATOR DALY: 

Help me out with the tiers again. I understand, hear it again, right, I have heard 

it before. If you are at Tier one, what is the level on that one, the income 

amount? 

 

MS. HESS: 

Tier 1 would be zero percent to 30 percent of area median income. 

 

SENATOR DALY: 

If a person is making 30 percent. What is he eligible for? How is a Tier one? 

What does he get? My understanding, for instance, low-income housing is 

generally HUD-subsidized housing, right? The person getting the HUD funding 

pay, they have a lower range, you have to qualify for it. You can't make more 

than this amount, and we give you the lower rent. But the owner or the person 

doing that is then made whole up to market rate by HUD. How does that work 

when it is not low-income housing, and you are getting into these other tiers? 

What is the State doing? I qualify; I make 80 percent of the median income. 

How much is my rent going to be? How is that landlord who's now giving me a 

lower rent rate because I only make this much money—What are the processes 

where that person is made up to market rate because they are not going to do it 

otherwise.  

 

And I know we have Low-Income Housing Tax Credit and a bunch of other 

plans, a bunch of other ways to do some stuff. Cities and counties are giving 

waivers on hookup fees and various things to incentivize a developer to build 

this type of housing, usually multifamily on that. How does that part of it work? 

How does the person get back up to market rate that is building this? 
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MS. HESS: 

This is actually the really exciting part. Defining these tiers in statute is a helpful 

measure. Certainly, the lower tiers, particularly below 80 percent of area median 

income, allow Nevada to align with a lot of the federal income tiers. I like to say 

market rate developers do not build affordable housing. That's why we have 

affordable housing incentives and programs. Affordable housing developers do 

not build below 30 percent area median income housing because it does not 

pencil; it does not pencil without a voucher, additional assistance or additional 

subsidies coming to the table.  

 

The significance of calling out, particularly in this bill, A.B. 37 as amended, the 

first tier and below 30 percent of area median income allows you all as policy 

and decision-makers, allows the Division as designing programs to be sure that 

we are targeting the most vulnerable population. But for the direction of 

policymakers and funding, the housing does not happen. That is really that 

below 30 percent area of median income. Not differently but not too different, 

as we look above right here, we find a space, and maybe it is only for these 

times though where the workforce or middle-income Nevadans are struggling. It 

allows the State to target programs and funding and/or policies, some of the fee 

waivers we have heard so that the communities can get the housing and 

incentivize the housing that their communities need. The definitions in statute 

are not defining anything new per se, right? They're not telling the State to do 

different things, but it does allow you as policymakers, us as program makers, 

our partners as advocates to target and take a look at the areas of need within 

our community and speak specifically to that.  

 

SENATOR DALY: 

I do not know if it answered what I was kind of looking for. You mentioned 

vouchers. Who gives them the vouchers? Where is the money coming from? I 

understand the developers coming in and saying,  

 

Hey, this is how much it costs to build this particular deal. And I 

can rent them for this, but I got the cap on there. If I am going to 

put in housing based on the median income, I can only charge so 

much rent, but it does not pencil unless I can say, well I can lower 

the cost of my construction because I got a waiver on a fee so I 

can build that in, and I can sustain that for a certain period of time, 

or am I getting a subsidy from HUD like that?  
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What are the other tiers? You got the Low-Income [Housing] Tax Credits which 

then help subsidize those payments by rich people making a bad investment so 

they can have a tax write-off is the way I way I analyze it. Do the State and the 

Housing Division pay some of those things? Is that what we are doing?  

 

MS. HESS: 

The State does not have vouchers. We do not have a state voucher system. 

The housing vouchers that go out to residents flow through the housing 

authorities in the State. We have the Reno Housing Authority, Northern Nevada 

Rural Housing Authority, covering the rural communities, and we have Southern 

Nevada Regional Housing Authority. Those three entities in the State are 

managing the vouchers provided through the federal government.  

 

That said, A.B. No. 310 of the 82nd Session is a nice opportunity to showcase 

the importance of the definition and the distinct household income levels. In 

2023, A.B. No. 310 of the 82nd Session did target supportive housing 

development funds for services to provide support services to allow for 

Nevadans to stay stably housed, not a voucher system. In addition to support 

services, A.B. No. 310 of the 82nd Session did also allow for operations if it’s 

coming alongside support services providing some rental assistance temporarily 

to keep people on their feet—alongside the support services to keep them stably 

housed. That is an example where the Division has some programming. 

Additionally, we support our communities with emergency rental assistance and 

things like that. And they may be also targeting lower income populations, 

depending on what their communities need.  

 

SENATOR DALY: 

I think that was the part that I was looking for and forgot where you said you 

are otherwise managing federal money. The renter, the person who's qualifying 

for this, he never sees any of that transaction. That's between you and the 

developer who developed it, who's letting the renter live there for a 

less-than-market rent based on all the criteria and various things. And then the 

voucher is paying that guy to subsidize them in addition to whatever things he 

could have gotten for loaning him tax credits or waivers of various fees, 

however, that last. 

 

I can understand that we will get to the other higher tiers and how that works in 

a minute. I understand like with HUD housing and they give you that, I mean, it 

has got to be low-income housing basically forever; HUD puts their thumb on 
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you, and you can't do too much. It has got to be low-income housing; 

otherwise, they are doing that. Under these scenarios, when the developer 

develops it, how long does he have to maintain it as this whatever tier he is 

qualifying for? He may have mixed uses within one facility. How long does he 

have to maintain it on that? As long as there's money available, or is there a 

time frame that it has to be maintained at that level of income of housing? 

 

MR. AICHROTH: 

Typically, in the Low-Income Housing Tax Credit program, there's a 30-year 

affordability period. Now there is what is called a qualified contract process. If 

you want to look at it like an escape hatch at 15 years, they potentially could 

actually leave the affordability period. In order to get tax credits in Nevada, 

developers have to waive that right to exit at year 15. All of our affordable 

projects that get approved by the Board of Finance and bond financing are 

affordable for a 30-year period. Our 9 percent program—which is done through 

a different tax allocation program, but the division still has purview over it—is 

competitive, and we give extra points in the scoring system for extended 

periods of affordability. Most of the 9 percent program, which have deeper 

targeted into that 30 percent, 40 percent, 50 percent area median income, is a 

smaller program but targeted for 50 years.  

 

SENATOR DALY: 

They can extend if they choose to from the past 30 years.  

 

MR. AICHROTH: 

Yes.  

 

SENATOR DALY: 

Assuming there's money to provide the assistance, I guess I am trying to figure 

out a person who gets all the way up to 150 percent. You say ballpark 

$120,000; how much on the part that you have to manage is that person in the 

gap? [Given] market rates at $2,000 a month, just to use a number, and a 

person at the 30 percent income level, we’re not going to charge you more than 

50 percent of market rate. The other half, the $1,000, is coming through the 

plan you are managing, but it is federal dollars. At the $2,000-a-month deal, if a 

person is at 60 percent, maybe his rent is $1,200 or $1,100, and then it is only 

a $900 voucher. At the 150 percent level on the $2,000 example, the guy is 

going to get charged $1,900 a month and there's only a $100 voucher. What 

do we really gain here?  
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MR. AICHROTH: 

It is a complex discussion. All of the tax credit programs basically end at 

60 percent AMI. They have to be net; sometimes, they can go up to 

80 percent. But if you are going to rent at an 80 percent level, you have to rent 

another unit at 40 percent. That makes a total of 120 divided by two, a net 

60 percent. That's the population we are serving. If you made 70 percent of 

area median income, unless there is a property, that will do. And that rule has 

only been established for about three to four years and really only functional for 

about two. It is IRS rules. If you make 70 percent of the area median income, 

you do not have any options on the federal level.  

 

That is what we are defining as when you hear “missing middle,” that is the 

missing middle from basically 60 percent to 120 percent. Any of those folks 

cannot get assistance; or if there is assistance, it is very, very limited. Anybody 

basically over 60 percent AMI is not going to be eligible for a voucher. To go 

back to one of your examples, if their rent was $1,000 and they could only 

afford $800 and get a $200 voucher, 30 percent of their income is not available 

to anybody once they get past a certain income level.  

 

MS. HESS: 

Senator Daly, I think when we think of those higher income levels, particularly 

120 percent to 150 percent of area median income, we're talking 

homeownership. It is the down payment assistance program that the Division 

runs. Currently we run our down payment assistance program by issuing bonds. 

We issue tax-exempt bonds which limit the household income to 80 percent of 

area median income, and homebuyers must be first-time homebuyers. 

Eighty percent of area median income, especially up north as you know, is likely 

not going to be able to afford a mortgage.  

 

We also run a program with our taxable bond program, and that program allows 

for first-time homebuyers—potentially not first-time homebuyers but those who 

need assistance to qualify for down payment assistance—and they will typically 

have a higher income level. When we see 120 percent to 150 percent of area 

median income, there's not a program the Division is even contemplating for 

renters in that space at this time. That's not what we have heard for 

communities; however, for homeownership, it is absolutely critical at this time 

as we listen to the high home prices with the lack of supply and the influx of 

people coming in. The need is for homeownership, particularly for the Division in 

the down payment assistance program.  
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SENATOR DALY: 

I had to ask a lot of questions to get to that because there was a question on 

what is the homeownership plan versus renters? Renters are basically on the 

lower level of the spectrum. In the [Senate] Commerce and Labor Committee 

when another colleague had a bill, [for a] pilot program they were trying to do, I 

said both of my kids, knock on wood, were able to get into a house, but they 

went to the mom-and-dad assistance program. Happy to help them, and I was 

happy we could. The homeowner part is for the higher income. If I make 

150 percent, I am at $120,000, which is not a bad income in Northern Nevada. 

How are you doing in Clark [County]? What type of assistance are they actually 

going to be eligible for? I know housing costs; I think the median price in 

Northern Nevada is getting close to $600,000.  

 

MR. AICHROTH: 

A couple of different programs are established within that range, but basically it 

is a down payment assistance program. What we find is, in a lot of cases, as 

you have indicated, folks are making very, very good incomes, but they are 

stuck in apartments or houses that are $2,000 to $3,000, even more per 

month. They never get the opportunity. They do not have a mom and dad 

[program], or they do not have the ability to really save for that down payment.  

 

The reality is you make that kind of income; chances are you have a pretty good 

credit score, and you can go into the private market; but a lot of private market 

mortgage lenders do not offer down payment assistance. That's where the 

Division comes in, providing that potential down payment assistance so they 

can become homeowners and get out of that $2,000 to $3,000 apartment and 

into something where a mortgage would be roughly that same amount. But now 

they have homeownership. 

 

MS. HESS: 

The down payment assistance is actually provided as subordinate zero interest, 

no payments, only due upon sale or refinance. [For] first-time homebuyers, our 

program is 2 percent and 4 percent that they can fold into their program. The 

other program that I call the taxable bond program, but it is HIP, Home Is 

Possible at 3 percent or 5 percent of the of the sale price for the down payment 

assistance.  
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SENATOR DALY: 

If you just go with the standard loan for your first time [purchase] they give you 

a 5 percent deal, but then you have to have the mortgage insurance; otherwise, 

they are wanting 20 percent. I mean, it is a lot. Does that money also come 

from the federal, the down payment assistance?  

 

MS. HESS: 

Those funds, that down payment assistance, comes through the bond program. 

It is actually part of almost a second mortgage for the homeowners; no 

payments, no interest, and it is just due upon sale or refinance. It does not 

come from the federal government. [Take] the Home Means Nevada Initiative 

program that utilized ARPA [American Rescue Plan Act] funds. In that case, the 

State through the Home Means Nevada initiative provided a $15,000 down 

payment assistance grant or forgivable loan that was prorated for three years. 

For example, if the homeowner is in their home and after one year they sell or 

refinance, that homeowner would pay back $10,000 with their sale and so forth 

for three years; at the end of three years, whatever they do with their home, it 

is forgiven. That is an example of where the State provided funding through the 

ARPA [and the Coronavirus] State and Local Fiscal Recovery Funds for down 

payment assistance while it lasts.  

 

SENATOR DALY: 

When you say through the bond program, the State issues bonds. How's that? 

Where is the money coming from to pay the bond holders? 

 

MS. HESS: 

The Housing Division issues bonds and is allowed to issue bonds. We currently 

have a single-family program that but for the bonds would not exist. There was 

a time in which we utilized a different program called TBA to provide down 

payment assistance for Nevada homeowners statewide. We now issue bonds. 

Our bond program is just about $500 million on an annual basis, secured by the 

mortgages which are also secured; they are government-backed mortgages. It is 

a very safe investment for the Division and the State. We are also rated by S&P 

(Standard & Poor's). The Division's bond rating is a AA bond rating. Our 

issuances so far that I have been with the Division, almost two years, have 

always been AA+.  
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SENATOR DALY: 

[Due to technical issues, a portion of this meeting’s recording has been lost and 

is unable to be transcribed.] … correctly is we are not selling bonds; we are 

buying them. How are you paying the bonds back? 

 

MS. HESS: 

The bonds are paid back as the mortgages are paid back.  

 

SENATOR DALY: 

I think I captured everything I was looking for.  

 

SENATOR ELLISON: 

I just said I would take it offline and talk to him because I have got some 

questions. I know some rentals are 100 percent rentals that do not pay a dime. 

And I got a problem with that because it is coming out of somebody's pocket, 

and it is usually the taxpayers. I would like to get with you on them, but right 

now it is gone so long.  

 

MR. AICHROTH: 

Appreciate that Senator, and we’ll be more than happy to meet with you. 

 

SENATOR OHRENSCHALL: 

The loans you provide for mortgages, what is the rate of those able to pay that 

off, that property, versus defaulting or not succeeding? I wonder if you have 

that information. If not, maybe I can get it later.  

 

MS. HESS: 

It is very low, any delinquency rate. But at this hour and with lots of numbers in 

the head, I would prefer to get back to the committee, and I can absolutely give 

that to you. It is data we produce for our rating agency as well.  

 

MS. COLBORNE: 

We [the Building and Construction Trades Council of Northern Nevada is] not 

only representing the workers who build a lot of this housing, we are also an 

affordable housing developer, building affordable housing in meaningful 

quantities up here in Northern Nevada. We strongly support this bill, and I 

encourage you to do so also.  
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MAURICE PAGE (Nevada Housing Coalition):  

I am ready to express our support for A.B. 37 in our letter (Exhibit N). Just so 

you are aware, the Nevada Housing Coalition is a statewide nonprofit working 

to promote the development and preservation of affordable housing. The 

organization includes over 350 members across the State from urban and rural 

communities, public and private sectors, developers, builders, financers, 

community service providers and advocates. We respectfully urge your support 

of this legislation and thank you for your continued leadership in addressing 

Nevada's housing challenges.  

 

MS. MARTINEZ: 

We [the Nevada Disability Action Coalition] wholeheartedly support this bill. We 

hope that you all do too and thank you so much for all that.  

 

 

 

 

 

 

 

 

 

 

 

 

Remainder of page intentionally left blank; signature page to follow.  

http://www.leg.state.nv.us/Session/83rd2025/Exhibits/Senate/GA/SGA1038N.pdf


Senate Committee on Government Affairs 

May 5, 2025 

Page 69 

 

CHAIR FLORES: 

We will close the hearing on A.B. 37. With no public comment, we will adjourn 

the Senate Government Affairs meeting at 7:13 p.m. 

 

 

RESPECTFULLY SUBMITTED: 

 

 

 

  

Diane Rea, 

Committee Secretary 

 

 

APPROVED BY: 

 

 

 

  

Senator Edgar Flores, Chair 

 

 

DATE:   
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