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About & Disclaimer

 Occupation: (Executive) Director, Lied Center for Real Estate, UNLV. Associate (tenured) Professor of
Economics, Dept. of Economics, Lee Business School, UNLV.

- Disclaimer: The author (Shawn J. McCoy, Ph.D.) is presenting as an individual & not as an agent of
the Nevada System of Higher Education (NSHE) or the University of Nevada, Las Vegas.

« The economic research contained herein represents the views of the author & the author alone &
does not indicate concurrence either by UNLV or NSHE. UNLV or NSHE are in no way involved in this
activity or responsible for its conduct. Some of the economic research & associated conclusions
are preliminary & circulated to stimulate discussion & critical comment.

« ©2025 Shawn J. McCoy, Ph.D. All rights reserved. This presentation may be circulated it its entirety,
but no part of this presentation may be reproduced without prior written permission of the author.



Objectives

1. Inventory of Federal land in Southern Nevada
« All land in Clark County, NV
- All vacant land in Clark County, NV (“CC")

2. Vacant (potentially) developable land
3. Land-use patterns 1990-present

4. 10-year projections & outlook




The Data

« Universe of parcel boundaries in Sample of Clark County, NV Parcels'
Clark County, NV (Clark County
Assessor)
L oL S
- Federal land ownership status : = =
(BLM, SMA)

£l

 Topographical data (U.S.
Geological Survey, Clark County
Comprehensive Planning)

Bingsjje4

Rawhide Dr

- Parcel characteristics (Clark — i
County Assessor Data Files)

 Major streets & highways (Clark | :
County Comprehensive Planning
Dept.)

ppaloosa Rd

{

TMcCoy (2025). Data acquired from Clark County Assessor.



Federal Land Ownership

* 5.1m acres comprise Clark County? Federally Controlled Land' (red)

. o 4.5m acres ¥ "k -
* 4,5m acres (88%) is administered by 88% of County
the Federal Government?
v'BLM: 51%

v'National Park Service: 11%
v'US Fish & Wildlife: 10%

« Research questions

1. How much land in Clark County is
vacant?

2. What proportion of vacant land does
the Federal Government control?

McCoy (2025). Data acquired from BLM. 23Clark County, NV Comprehensive Planning Dept (2025).



https://www.clarkcountynv.gov/government/departments/comprehensive_planning_department/divisions/advanced_planning_division/federal-lands

Vacant land in Clark County, NV

Vacant Land (blue) Federally Controlled Land? (red)

LN ] : B 7]
4.5m acres -

88% of County Pl

4.6m acres
90% of County

12McCoy (2025). Data acquired from Clark County, Assessor, BLM.




Vacant Federally Controlled Land

Federally Controlled Vacant Land’ (red)

* Methodology

1. Overlay Federally controlled land with
vacant parcel map

2. Geometric intersection in ArcGIS
3. Compute the vacant land share

4.3m acres < 8
94% vacant land share- =

« Vacant Federal land statistics?
v 4.3m acres of vacant Federal land in CC

v'94% of vacant land in Clark County, NV is
Federally controlled

« Research question
1. How much of this land is developable?

12McCoy (2025). Data acquired from Clark County, Assessor, BLM.




Development Factor #1: SNPLMA (1998)

SNPLMA Valley Dispos

« Southern Nevada Public Land
Management Act (1998)2

« Research Questions

1. How smallis the disposal boundary

v 6.3% of Clark County, NV’'s land
mass?3

2. What share of Clark County’s urban
development is contained within the
disposal boundary?

> Requires an analysis of developed
parcels

alB

£ .’ ._

oundary' (green)

13McCoy (2025). Data acquired from Clark County, Assessor, BLM. 2Information on SNPLMA & the disposal process for Federal land is available



https://www.blm.gov/programs/lands-and-realty/regional-information/nevada/snplma

The Data: Developed Parcels
Developed Parcels (Disposal Boundary)! Developed Parcels (Clark County, NV)?
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Construction Year

12McCoy (2025). Data acquired from Clark County, Assessor.




Developed Parcels: Findings

1. 96% of all single-family & multi-family
residential units in Clark County, NV
exist within the disposal boundary?

2. +50-year-old buildings?

v 10.74% of the market
v'"Number of +50-year-old properties
doublesin 13 years

3. Implications for the viability of infill
development on a large scale

123McCoy (2025). Data acquired from Clark County, Assessor.

Developed Parcels (Disposal Boundary)’




Development Factor #2: Parcel Slope

Apex (NLV)' APN: 103040100222

TMcCoy (2025). Slope data obtained from USGSS. 2Parcel boundary obtained from the Clark County, Assessor, map produced in Google Earth Pro Desktop.




Previous Studies—-Vacant Land

» Core Development Factors
1. Slope

2. Ownership

v'Federal, municipal, private
3. Access

v'Roads, highways
4. Zoning & parcel size

 Relevant Research

v'RCG Economics Employment Land Studies
(Vacant Developable Land)

v'RTC Underutilized Lands Study (Vacant Land)
v'Lied Center for Real Estate (Absorption)



RCG Economics: All Clark County, NV

Least Restrictive

Most Restrictive

Total Vacant Acres

1Source: data available at https:

90,053

74,978

45,001

27,364

Category Parcel Filter Description 1 2 3 4 5 6
Topography Average Slope of Parcel <12% <12% <7% <7% <7% <7%
Access Nearest Distance to <10 miles <5miles | <5miles | <5miles | <5miles <5 miles
Freeway
Nearest Distan Major . . . . . .
Access SfraeeiSt Istance to Majo <5 miles <2.5 miles | <3/4 mile | <3/4 mile | <3/4 mile <3/4 mile
Includes Federally Owned
Ownership Parcels w/in BLM Disposal Yes Yes Yes No No No
Boundary
. Includes Municipall
Ownership neudes Fanicipatty Yes Yes Yes Yes No No
Owned Parcels
Nearest Distance to . . No No No No .
Infrastr re Pr No Restr n . L. . .. . .. . .. <1/4m
astructure Proxy Developed Parcel 0 Restrictio Restriction|Restriction |Restriction |[Restriction 4 mile

23,149

22,300

Replicate & visualize
from 1960 to 2024


https://housing.nv.gov/uploadedFiles/housingnewnvgov/Content/Programs/HDB/AB213.pdf

Sheet1

										Total Acres				51729.280821085		37240.6909972504		23973.5022831634		15113.8572841957		12732.0693793595		12320.6610324085

										Total Acres				392.6204497442		392.6204497442		253.7598249763		253.7598249763		41.9637629986		41.9637629986

										Total Acres				10932.4203304723		10932.4203304723		6120.0789968893		2985.6312148496		2677.2768256292		2667.8938955888

										Total Acres				7989.0645861998		7402.5086073726		4961.8452774882		3248.2102597356		2925.0567786843		2892.007638827

										Total Acres				16108.1576834545		16108.1576834545		9119.1369216964		5189.8375971839		4360.1607631147		3964.6029022634

										Total Acres				2901.1191954613		2901.1191954613		573.062840648		573.062840648		412.441359885		412.441359885







														Least Restrictive										Most Restrictive

										Category		Parcel Filter Description		1		2		3		4		5		6

										Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

										Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

										Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

										Ownership		Includes Federally Owned Parcels w/in BLM Disposal Boundary		Yes		Yes		Yes		No		No		No

										Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

										Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile

												Total Vacant Acres		90,053		74,978		45,001		27,364		23,149		22,300





















Clark County

						Scenario				1 (Least Restrictive)		2		3		4		5		6 (Most Restrictive)

						Commercial

						Vacant Parcels				1,436		1,398		1,368		1,337		1,265		1,251

						Vacant Acres				7,679		7,441		6,269		5,775		5,392		5,083

						Residential

						Vacant Parcels				7,590		6,560		5,977		5,782		5,354		5,337

						Vacant Acres				44,050		29,800		17,705		9,338		7,340		7,237

						Total Parcels				9,026		7,958		7,345		7,119		6,619		6,588

						Total Acres				51,729		37,241		23,974		15,114		12,732		12,321



						Category		Parcel Filter Description		Filtering Criteria by Scenario

						Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

						Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

						Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

						Ownership		Includes Federally Owned Parcels w/in BLM Disposal Boundary		Yes		Yes		Yes		No		No		No

						Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

						Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile





Boulder City

						Scenario				1 (Least Restrictive)		2		3		4		5		6 (Most Restrictive)

						Commercial

						Vacant Parcels				36		36		34		34		23		23

						Vacant Acres				223		223		206		206		32		32

						Residential

						Vacant Parcels				120		120		46		46		31		31

						Vacant Acres				169		169		47		47		10		10

						Total Parcels				156		156		80		80		54		54

						Total Acres				393		393		254		254		42		42



						Category		Parcel Filter Description		Filtering Criteria by Scenario

						Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

						Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

						Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

						Ownership		Includes Federally Owned Parcels w/in BLM Disposal Boundary		Yes		Yes		Yes		No		No		No

						Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

						Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile





City of Las Vegas

						Scenario				1 (Least Restrictive)		2		3		4		5		6 (Most Restrictive)

						Commercial

						Vacant Parcels				354		354		342		326		286		286

						Vacant Acres				2,341		2,341		2,140		1,311		1,067		1,067

						Residential

						Vacant Parcels				1,947		1,947		1,575		1,544		1,451		1,447

						Vacant Acres				8,591		8,591		3,980		1,674		1,610		1,601

						Total Parcels				2,301		2,301		1,917		1,870		1,737		1,733

						Total Acres				10,932		10,932		6,120		2,986		2,677		2,668



						Category		Parcel Filter Description		Filtering Criteria by Scenario

						Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

						Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

						Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

						Ownership		Includes Federally Owned Parcels w/in BLM Disposal Boundary		Yes		Yes		Yes		No		No		No

						Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

						Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile





City of Henderson

						Scenario				1 (Least Restrictive)		2		3		4		5		6 (Most Restrictive)

						Commercial

						Vacant Parcels				280		266		249		248		212		212

						Vacant Acres				2,458		2,321		1,863		1,536		1,336		1,336

						Residential

						Vacant Parcels				3,672		3,033		2,607		2,572		2,515		2,507

						Vacant Acres				5,531		5,082		3,099		1,712		1,590		1,556

						Total Parcels				3,952		3,299		2,856		2,820		2,727		2,719

						Total Acres				7,989		7,403		4,962		3,248		2,925		2,892



						Category		Parcel Filter Description		Filtering Criteria by Scenario

						Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

						Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

						Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

						Ownership		Includes Federally Owned Parcels w/in BLM Disposal Boundary		Yes		Yes		Yes		No		No		No

						Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

						Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile





City of North Las Vegas

						Scenario				1 (Least Restrictive)		2		3		4		5		6 (Most Restrictive)

						Commercial

						Vacant Parcels				417		417		339		339		307		278

						Vacant Acres				5,337		5,337		3,569		3,569		3,329		2,934

						Residential

						Vacant Parcels				2,658		2,658		2,436		2,424		2,144		2,144

						Vacant Acres				10,771		10,771		5,550		1,621		1,031		1,031

						Total Parcels				3,075		3,075		2,775		2,763		2,451		2,422

						Total Acres				16,108		16,108		9,119		5,190		4,360		3,965



						Category		Parcel Filter Description		Filtering Criteria by Scenario

						Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

						Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

						Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

						Ownership		Includes Federally Owned Parcels w/in BLM Disposal Boundary		Yes		Yes		Yes		No		No		No

						Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

						Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile





City of Mesquite

						Scenario				1 (Least Restrictive)		2		3		4		5		6 (Most Restrictive)

						Commercial

						Vacant Parcels				100		100		59		59		54		54

						Vacant Acres				533		533		201		201		192		192

						Residential

						Vacant Parcels				525		525		323		323		304		304

						Vacant Acres				2,368		2,368		372		372		220		220

						Total Parcels				625		625		382		382		358		358

						Total Acres				2,901		2,901		573		573		412		412



						Category		Parcel Filter Description		Filtering Criteria by Scenario

						Topography		Average Slope of Parcel		<12%		<12%		<7%		<7%		<7%		<7%

						Access		Nearest Distance to Freeway		<10 miles		<5 miles		<5 miles		<5 miles		<5 miles		<5 miles

						Access		Nearest Distance to Major Street 		<5 miles		<2.5 miles		<3/4 mile		<3/4 mile		<3/4 mile		<3/4 mile

						Ownership		Includes Federally Owned Parcels 		No Restriction		No		No		No		No		No

						Ownership		Includes Municipally Owned Parcels		Yes		Yes		Yes		Yes		No		No

						Infrastructure Proxy		Nearest Distance to Developed Parcel		No Restriction		No Restriction		No Restriction		No Restriction		No Restriction		<1/4 mile






Vacant Land: Clark County, NV 1960

I Vacant Parcel

Acres
Developed
Since 1950:

-5,651

Vacant Acres Remaining (1000s)

Source: Belt, McCoy &
Restrepo (2025, mimeo)



Vacant Land: Clark County, NV 1970

I Vacant Parcel

Acres
Developed
Since 1960:

-22,775

Vacant Acres Remaining (1000s)

Source: Belt, McCoy &
Restrepo (2025, mimeo)



Vacant Land: Clark County, NV 1980
N BN Vacant Parcel
56 \

Acres
Developed
Since 1970:

-21,808

Vacant Acres Remaining (1000s)

Source: Belt, McCoy &
Restrepo (2025, mimeo)



Vacant Land: Clark County, NV 1990
Nl BN Vacant Parcel
56 \

Acres
Developed
Since 1980:

-21,808

Vacant Acres Remaining (1000s)

Source: Belt, McCoy &
Restrepo (2025, mimeo)



Vacant Land: Clark County, NV 2000
Nl BN Vacant Parcel
56 \

Acres
Developed
Since 1990:

-52,430

Vacant Acres Remaining (1000s)

Source: Belt, McCoy &
Restrepo (2025, mimeo)




Vacant Land: Clark County, NV 2010

I Vacant Parcel

™ Acres
§ A3 o Developed
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Source: Belt, McCoy &

Restrepo (2025, mimeo)



Vacant Land: Clark County, NV 2020

By s T

e I Vacant Parcel
™ Acres
S Developed
2 Since 2010:
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Restrepo (2025, mimeo)



Vacant Land: Clark County, NV 2024

e

e I Vacant Parcel
18
56 \ 89124
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S oo | Developed
f—i Nog Pl | Since 2020:
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Restrepo (2025, mimeo)



Lied Center for Real Estate: Land Absorption?

* Pre 2003 vs. Post 2010

v'64% declinein land
developed

v'82% Increasein
annual home price
appreciation

1Source: https://liedcenter.unlv.edu

10,900
9,800
8,700
7,600
6,500
5,400
4,300
3,200
2,100
1,000

Figure 4: Developed Land Acreage
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—Number of Acres Developed

05/The-Lied-Research-Report_Volume-2-Issue-3.pdf



https://liedcenter.unlv.edu/wp-content/uploads/2025/05/The-Lied-Research-Report_Volume-2-Issue-3.pdf

Lied Center for Real Estate: Construction Activity?

2024 Developed Parcels 2024 Construction Hot-Spots

Il Developed Parcel

1Source: https:/ /liedcenter.unlv.edu/wp-content/uploads/2025/05/The-Lied-Research-Report_Volume-2-Issue-3.pdf



https://liedcenter.unlv.edu/wp-content/uploads/2025/05/The-Lied-Research-Report_Volume-2-Issue-3.pdf

Single-Family vs. Multi-Family Construction?

« Analysis of all vacant land Figure 8: Single-Family vs. Multi-Family Development

developed for housing

5,000

v'Single-family constitutes 4,500

91% of acres developed 4,000

to-date 3,500

v'Single-family 3000

development exceeds 200

multi-family by 881% 2,000

: 1,500

v'218% more units per acre 1.000

on multi-family vs. single- 500
family parcels « - — e~
2SS 588585S558R33888288888kR

1Source: https://liedcenter.unlv.edu

—Land Acres Developed for Single-Family Residential
—Land Acres Developed for Multi-Family Residential

05/The-Lied-Research-Report_Volume-2-Issue-3.pdf


https://liedcenter.unlv.edu/wp-content/uploads/2025/05/The-Lied-Research-Report_Volume-2-Issue-3.pdf

RTC Underutilized Lands Inventory?

« Main Findings / Assumptions N
v'69,300 Vacant Acres
v'Slope <15% (Commercial)
v'Slope <25% (Residential)
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https://www.southernnevadastrong.org/resources/underutilized-lands-inventory/

Population Growth & The Wage-Rent Tradeoff

 Real Estate Fundamentals

1. Adding jobs requires adding new

private & public job centers

2. Adding businesses requires
additional commercial properties for
lease




Population Growth & The Wage-Rent Tradeoff

« Economic Fundamentals

1. Housing Costs: Absent residential development: population
growth increases housing demand, leading to an imbalance

v'Increases in housing demand = upward pressure on rents

2. Wages: Absent commercial development: population growth
increases labor supply, again leading to an imbalance

v'"More people looking for work = downward pressure onwages

« Accommodating growth but maintaining job-housing
balance requires residential & commercial real estate
development

 Challenge to CRE development: parcel size



Employment Land: RCG Economics (2023)1

SOUTHERN NEVADA EMPLOYMENT LAND ANALYSIS

* Slope assumptions for CRE e 13 oo s P o 202

» Parcel sizes suitable for CRE

« Main Findings
1. 2023: 16,400 acres

2. Mid-scenario job growth targets result
in a 470-acre shortage in 2030

BRCGECONOMICS

Source: https: . - 2023/06/2023-5-23-GOED-So0.-NV-Land-Study-Final-1.pdf



https://rcgecon.com/wp-content/uploads/2023/06/2023-5-23-GOED-So.-NV-Land-Study-Final-1.pdf

Southern Nevada 10-year Population Projections?

» UNLV’s Center for Business & Contextualizing Population Growth
Economic Research v'"North Las Vegas = 294,034 people
v'+380,000 people (ACS 2024)

- Land needed for growth & resilience ¥ City of Henderson = 350,020 people

: (ACS 2024)
1. Housing
2. Jobs Visualize jurisdictional boundaries in
' relation to the disposal boundary
3. Parks
4. Schools
5. Libraries
6. Public Safety
7. Other



https://cber.unlv.edu/wp-content/uploads/2024/06/Population-Forecast-2024.pdf

]
"

Population Projections?

0%

Source: McCoy (2025), USGSS.



Job-Housing Balance: Where We Are?

« Requirements to afford a median-priced home
v'$119,012/year
v'$57.22/hour (single-earner)
v'$28.43/hour (dual-earner)

 Percent of occupations meeting these thresholds in Southern Nevada
v 6.1% (single-earner)
v 46.6% (dual-earner)

 Median Household Income

v'All households $80,028/yr.
v Existing Homeowners $100,828/yr.
v Existing Renters $59,120/yr.

1Source: https://liedcenter.unlv.edu - 09/The-Lied-Research-Report-Volume-2-Issue-5.pdf



https://liedcenter.unlv.edu/wp-content/uploads/2025/09/The-Lied-Research-Report-Volume-2-Issue-5.pdf

Concluding Remarks & Future Research

1. Vacant Land 5. Local Government
e e S Wousing ¥ Reviow current public policis, practices
v gg;‘,EL"a“C?,“eg 2';2&%'[ Eﬁ’gg&e'mwe“"g 6. Vacant Land Costs/Prices

2. Vacant Land Costs / Prices Y F:;icjm;:iig linkage between land supply &
d szr’ﬁidm;ﬁ%g linkage between land supply & v'Land price, socio-economic disparities &

. overall quality of life
Infill opportunities & challenges

4. Tethering real estate strategies to Infill opportunities & challenges

economic development strategies & 8. Review of local regulations

goals

v Main insight: housing demand moves in . y .
conjuncti%n with pogulation & employment 9. Review of SNPLMA's relevance in 2025
growth & Beyond
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. data obtained from
CoStar. Zip code-level stalstics were generated from bulding-evel metrics using unit-weighted, Main 702-967-3188
arfthmetic means. In the map shown above, 27 zp codes recorded YoY asking rent increases and 26

recarded YoV asking rent decreases. Averaged across all 53 2ip codes sampled, unitweighted asking R
rents fell by 445%,



https://liedcenter.unlv.edu/research-reports/
https://rcgecon.com/reports/major-studies/
https://liedcenter.unlv.edu/research-reports/
https://liedcenter.unlv.edu/research-reports/
https://rcgecon.com/reports/major-studies/
https://www.southernnevadastrong.org/wp-content/uploads/2025/03/2025_SNS_Underutilized_Lands_Report-Final.pdf
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