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BOARD OF REGENTS 
BRIEFING PAPER 

1. AGENDA ITEM TITLE:  University of Nevada, Reno – Authorization to Sell the 

Approximately 104 acres MSFL McCarran Center Planned Unit Development located at the 

University of Nevada, Reno Main Station Field Laboratory (APN 021-010-07) and Utilization 

of Sale Proceeds  

MEETING DATE:  November 16, 2018 

2. BACKGROUND & POLICY CONTEXT OF ISSUE: 
 
Summary: The University of Nevada, Reno (UNR) is seeking Board of Regents’ approval to sell, at  
the appraised value of $18 million, real property consisting of the approximately 104 acres McCarran 
Center Planned Unit Development located at the Main Station Field Laboratory (MSFL) located in 
Reno, Nevada, to allow the Chancellor or Designee to sign all necessary sale related documents, and 
rescission of Resolution 81-8 so that the sale proceeds can be used in accordance with the 
Memorandum of Understanding-Revised.  
 
This property was marketed for sale through a competitive public RFP in March/April 2018 and 
originally approved for sale at the June 2018 meeting of the Board of Regents.  That sale was not 
completed, and the property was turned over to a broker. The property was reappraised at $18 Million 
in September 2018.  (Exhibit 7).  Subsequent negotiations resulted in an offer from Reno Land Inc. A 
purchase and sale agreement has been signed.  (Exhibit 6).  At the time of agenda submission, Reno 
Land Inc. is performing a due-diligence evaluation.  If approved, it is anticipated that this transaction 
will close escrow prior to December 31, 2018.  As with any property sale negotiation, this transaction 
is contingent on authorization by the Board of Regents. 
 
The proceeds from the sale of this property fall under the conditions Board of Regents Resolution 81-
8 (Exhibit 1) which, among other requirements, prescribes the use of these funds.  In addition to the 
authorization of the sale as described above, UNR is seeking approval to utilize the proceeds in 
accordance with the Memorandum of Understanding – Revised between President Johnson and 
College of Agriculture, Biotechnology and Natural Resources (CABNR) Dean Payne.  (Exhibit 8). 
 
As part of the process of evaluating undeveloped and unused parcels, UNR has also requested and 
received Chancellor’s pre-approval to explore and negotiate a conservation easement on the 
remaining ~700 acres at the MSFL (Exhibit 2) to retain the rights of current and future agricultural 
education and research opportunities in perpetuity.            
 
Property Location: The property is located on the western portion of the UNR Main Station Field 
Laboratory (MSFL), an approximately 915 acre field laboratory in Reno, Nevada (see Exhibit 3).  
The property is further identified as an approximately 104 acre parcel with Washoe County 
Assessor’s parcel number 021-010-07.  The site is currently undeveloped and used for agricultural 
purposes.  In 2011 the property was annexed into the City of Reno and rezoned to a Planned Unit 
Development (PUD) and referenced as the MSFL McCarran Center PUD (see Exhibit 4). 
 
Requesting Approval to Sell the Property: Board of Regents’ approval to sell the property will 
enable UNR to complete negotiations and close this transaction in 2018.  Prior to the Chancellor 
approving and executing any sale documents, the Resolution requires that he consult with the 
Business, Finance and Facilities Committee Chair and with NSHE Chief General Counsel. 
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 Conditions of the Pre-Approval would be:  
 

• Property will be sold at a value equal to appraised value.  
• Appraised value is $18 million (Exhibit 7).  
• Appraiser has an MAI commercial designation.  
• University of Nevada, Reno and Nevada System of Higher Education General Counsels must 

approve all contracts and closing documentation prior to execution.  
• Chancellor or Designee would be required to sign all documentation required for the sale of 

the property.  
• Notice to the Board of Regents would be given upon close of sale.  

 
Resolution: The University seeks approval of a Resolution authorizing the Chancellor or his 
Designee to approve and execute documentation to sell the above referenced property for the 
appraised value of $18 Million, to sign corresponding escrow and title documents associated with the 
sale, and close of escrow, and to rescind Resolution 81-8 so that the sale proceeds can be used in 
accordance with the Memorandum of Understanding – Revised signed by President Johnson and 
CABNR Dean Payne. (Exhibit 5). 
 
 
3. SPECIFIC ACTIONS BEING RECOMMENDED OR REQUESTED: 
University of Nevada, Reno President Marc Johnson is requesting:  
 
1. Board of Regents’ approval to sell real property consisting of the approximately 104 acres 
McCarran Center Planned Unit Development located at the Main Station Field Laboratory (MSFL) 
located in Reno, Nevada for $18 million, the current appraised value.  

 
2. Board of Regents’ approval of a resolution authorizing the Chancellor or his Designee to approve 
and execute, after consultation with the Business, Finance and Facilities Committee Chair and 
approval of NSHE Chief General Counsel, documentation to sell the property for $18 million, the 
current appraised value, and to sign corresponding easements, escrow and title documents associated 
with the sale and close of escrow. 
 
 3. Rescission of Board Resolution 81-8 with respect to the sale proceeds so such proceeds can be 
used in accordance with the Memorandum of Understanding – Revised signed by President Johnson 
and Dean Payne. 
 
4. IMPETUS (WHY NOW?): 

• The University and Reno Land Inc. have signed a purchase and sale agreement on the 
property in accordance with Regents’ policies. 

• The sale of this property will not interfere with MSFL instructional or research missions. 
• The sale price is at current appraised value. 

 
 
5. CHECK THE NSHE STRATEGIC PLAN GOAL THAT IS SUPPORTED BY THIS 
REQUEST: 
 Access (Increase participation in post-secondary education) 
X   Success (Increase student success) 
 Close the Achievement Gap (Close the achievement gap among underserved student 

populations) 
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X   Workforce (Collaboratively address the challenges of the workforce and industry 
education needs of Nevada) 
X  Research (Co-develop solutions to the critical issues facing 21st century Nevada and raise 
the overall research profile) 
 Not Applicable to NSHE Strategic Plan Goals 

 
INDICATE HOW THE PROPOSAL SUPPORTS THE SPECIFIC STRATEGIC PLAN 
GOAL 
Proceeds from the sale will be used in accordance with the Memorandum of Understanding-Revised, 
signed by President Johnson and CABNR Dean Payne.  The use of the funds will increase UNR’s 
competitiveness in obtaining research grants.  This will also impact workforce development and 
student success. 
 
6. BULLET POINTS TO SUPPORT REQUEST/RECOMMENDATION: 

• This property has been identified as an area that is not needed for current or future MSFL 
activities.   

• Sale of the property will generate needed proceeds for critical capital construction on campus, 
specifically research lab spaces, and other projects.  

 
7. POTENTIAL ARGUMENTS AGAINST THE REQUEST/RECOMMENDATION: 
The property could be utilized by other future programs not identified at this time.   
 
 
8. ALTERNATIVE(S) TO WHAT IS BEING REQUESTED/RECOMMENDED: 
The property could be held for a future sale or removed from sale altogether.  Given that property 
values are attractive in the Reno market now, and this parcel does not have an anticipated future 
University use, holding the property is not being recommended.   
 
 
9. RECOMMENDATION FROM THE CHANCELLOR’S OFFICE: 
  
 
 
10. COMPLIANCE WITH BOARD POLICY: 
 Consistent With Current Board Policy:   Title #__4__   Chapter #__10_   Section #__1____ 
 Amends Current Board Policy:     Title #_____   Chapter #_____  Section #_______ 
 Amends Current Procedures & Guidelines Manual:   Chapter #_____  Section #_______ 
 Other:________________________________________________________________________ 
 Fiscal Impact:        Yes_____      No__X___ 
          Explain:____________________________________________________________ 
 
 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 3 of 131



EXHIBIT 1 
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MSFL Acreage 
Description (Land Acres) Acres % of MSFL

Main Station Farms 915.00     

McCarran PUD Parcel (104.00)   11%

40+/- acres (Pembroke land) (40.00)      4%

MSFL/CABNR remaining Acreage 771.00      

WPM and CABNR Building Operations (15.00)      2%

Potential Conservation Easement Land 756.00     83%
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EXHIBIT 3 

Approximately 104 Acre PUD in Yellow 
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EXHIBIT 4 
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EXHIBIT 5 
 
 

RESOLUTION NO. ____ 
 

A RESOLUTION PERTAINING TO THE APPROVAL OF 
THE SALE OF REAL PROPERTY CONSISTING OF THE 
APPROXIMATELY 104 ACRE MSFL MCCARRAN CENTER 
PLANNED UNIT DEVELOPMENT IN RENO, NEVADA, 
FURTHER DESCRIBED AS WASHOE COUNTY 
ASSESSORS PARCEL NUMBER 021-010-07, FOR $18 
MILLION, THE APPRAISED VALUE; TO THE 
AUTHORIZATION OF THE CHANCELLOR, OR 
DESIGNEE, TO APPROVE AND SIGN THE 
CORRESPONDING SALE, OR ESCROW AND TITLE 
DOCUMENTS ASSOCIATED WITH THE SALE, AND 
CLOSE OF ESCROW, AFTER CONSULTATION WITH THE 
BUSINESS, FINANCE AND FACILITIES COMMITTEE 
CHAIR AND APPROVAL BY NSHE CHIEF GENERAL 
COUNSEL; AND TO THE RESCISSION OF BOARD 
RESOLUTION 81-8 WITH RESPECT TO THE SALE 
PROCEEDS SO THAT SUCH PROCEEDS CAN BE USED IN 
ACCORDANCE WITH THE MEMORANDUM OF 
UNDERSTANDING –REVISED  SIGNED BY PRESIDENT 
JOHNSON AND CABNR DEAN PAYNE. 

 
 BE IT RESOLVED that the Board of Regents approves the request to sell the real 
property consisting of the approximately 104 acre McCarran Center Planned Unit Development in 
Reno, NV,  further described as Washoe County Assessor’s Parcel Number 021-010-07, for $18 
Million, the appraised value. 
 

BE IT RESOLVED that the Board of Regents hereby authorizes Chancellor, or Designee, 
after consultation with the Business, Finance and Facilities Committee Chair and approval by 
NSHE Chief   General Counsel, to approve and sign the corresponding sale, or escrow and title 
documents associated with the sale, and close of escrow.   

 
BE IT FURTHER RESOLVED that the Board of Regents rescinds Board Resolution 81-8 

with respect to the sale proceeds so that such proceeds can be used in accordance with the 
Memorandum of Understanding – Revised signed by President Johnson and CABNR Dean Payne. 
 
 PASSED AND ADOPTED on __________________________________, 2018. 
 
 
           

_________________________________ 
       Chairman 
       Board of Regents of the 
       Nevada System of Higher Education 
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(SEAL) 
Attest: 
 
 
 
 
______________________________________ 
Chief of Staff and Special Counsel 
 to the Board of Regents  
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PURCHASE AND SALE AGREEMENT 
(Approxim:ately 104 Acres McCarran Boulevard) 

TIDS PURCHA.SE AND SALE AGREEMENT (this "Agreement"), effective as of the date this · 
Agreement is last executed by Seller or .Purchaser(the '~Effective Date''), js made by_iind betwee1i Board of 
Regents of the Nevada System, of Highe•" Education on behalf of the. Universitl• of Nevada:, Reno who 
acquired title as University of Nevada .Boa1'<l ofRege1its {"Scllei·~') ~ndReno Land'Iuc., ("Purchaser''): · · 

RECITALS:. 

R~ 1. Seller desires to sell certain real prope1ty bearing Wash6e County As~e$sor; s Parce!Ntirilber 021-
0 I 0-07 in Reno, Nevada and Purchaser d~ires to purchase such real property from Seller.-

R-2. Seller and Purchaser, 41.tending to )le.bound by this Agreement; desire to ·set .forth 'here~nthe·terms, 
conditions &nd agreements under and by which Seller shall sell and Purchaser shall purchase the property, 
desc1ibed below_ · · 

AG;llEEM..ENTS: 

N 0 W • THEREFORE~ in c911$ic1erati.on qf the mulµal agree)nents and covenants confa.in.ed herein and 
other good ancl valuable conS:ideratiOrt, the receipt and sufficiency of which are he1·eby a:ckriow ledged, Seiier aiid 
Purchas.cr agree that (i) the Recitals-are·tme -and correct and.byJhis reference incorporated hel'ein as :if folly set 
forth and (ii) as follows: 

l. THE PROPERTY. 

1.1 Description. Subject to the tenns and cortditioris of th.i~ Agreement, and fqr tJ1Er 
consideration ·set forth herein,_ Seller hereby agrees to sell, assign -and 'convey, ap.d :Purch_aser hereby agrees to 
purchase and acquire, afl of Seller's right, tttfo and ilite~est, if any, i11 and to that certain vacantparcelcontai~fo.g 
approximately I 04 acres of land located in Washoe County,.Nevatla pn McCarrau Boulevard with parcel nu.tllber 
.021-0 I 0-07, in Reno, Nevada and being more specifically descdbe4 in EXhlbit A atta~hed hereto (the «r..ancl'') 
along with ao,y and all other inlprov.eme~ts, parld.ng :fadlitl,es. ·fl~d fj:ii.t:t.u,-es locate:d on: t1~¢Jand {any and .all .other 
impl'ovements iocated on the Lap.d are hereinafter reforr<it tO 90Jlectively as the: "Improvements;,) .and all 
easements, hereditamcnts, appmtenances, development rights, and 9~her bcnc(lts, if il:,ny', excltu:i:ing water rights, 
pertaining to or affecting the Land. ( ~olle,ctively~ th~ "Easemertts''). ·The Land, hnprovements and Easements ai'e 
hereinafter coflective!y refe1wd to a~ the ''Real Property", · 

1.2 Water Rights, Seller sball 1'etaih .all water rights associated-.with the· Real Propert,Y. 

1.3 Agreement to 'Conve)'.. Seller agrees to sell and convey, an~ PurCfias~ . aS!'ees to purchase . 
and accept, on the Date.of Clositlg (defined ill Section 2.4, bekiw) fee"titlC':'to the Reiil.froperty by way ofa grant; 

bargain and S'!le deed, ~o be executed and delivernd by Seller inrespecUo the Resl "Property, and Wl\ich shal_I be. 
subject to the Pe1mitfod Exceptions (defined in Section 3.7, below) affeditig o~· enc(\o;i,b¢r1n~ the:Real Property. 

2. PURCHASE PRICE AND PAYMENT. 

2.1 Pw·chase Price. The purchase price for the Real Property (the · '~f>urcbase Prke") is 
Eighteen Million U.S. Dolla1·s ($1.8,00o;ooo.O-o). · 

Exhibit 6
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2.2 Deposit. 

2.2.1 Deposit .On or before three (3) business days after the Effective Date, Purchase!' 
shall deposit the sum of One Hundred Thousand U.S. Dollars ($100,000.00) (the "Deposit") into the 
escrow account of the Title Company (dcfined,in Section 2.4. below). lf PurchasershaHfail to make the 
Dt:positin accordance wit11 the foregoing, by 5:00 p.m;, Pacific Standard Timi:., 011 the third business day 
after .the Effective Date, this Agreement shall automatically tenninate and ndt_h~r party shall thereafter 
have any further Jights, obligations or liability ,4ereuud,er, except as otherwise expressly set fo1th herein. 
Once deposited into the ¢scro\v account of Title Company, the Deposit shall be· rt<fundabJe upon the· 
demand of Purchaser, without any right by Seller to object or del;:i.y such i·efuhd1 iti. the event that Purchaser· 
tetmina:tes this Agreement in atcordancewith Section 3.5, below; on or beford:O() p.m,, P~dfic,: Standard 
Time, on the last calendar day of the Due Diligence Pedod (deti"Oed in Sccticii:l 3.1, below) Ol' upon any 
othertermii:iation hereof other than by reason of Pm'chaset;'s !iefault hereunder. Upon the satisfaction and 
completion of the Due Diligence Period, .the Depo~it Shall b~me immediately non·refundable to 
.Purchaser.The b eposit shall ·be released to Seller w'ithill two days after sati'sfaction of the Due Diiigence 
.Period and shall be applied to the ·purchase Prfoe at Closing. 

;2,2.2 Maintenance of.Deposit. The term ''Deposif' as used herein .shall mean the 
Depositai1d ariy additional depos* a& are des~d\>ecH1erei.Q, and.aJI iIJterest earned thereon, Interest eamed 
on the Deposit shall be deerned eamed by Purchaser. .Prp:Vid~(i tl~at:Purchaser has not. tetminated this 
Agreement ·pursuantto Section 3: 1. 3.5 or ) ;6 befow, the Deposit shall become .nontrefundable;· ~t~bject 
to, among othet provisions, Section 2.2.1, Section 3.5 & &.6, Section ~. Section }0.1 and .Section 10.4 
~~ . - - . . .. 

2~ 3 Payment. Purchaser shall pay to Sellerthe Purchase Plice, on or before 3:00 p.rg., Pacific 
Tih1e, on the Date of Closing, by causfog. the Title Company to wire the Purchase Ptice in immediately available 
funds to such bank account(s) as Sell~r ma:y designate. The Deposit shall be paid by the Tme Company to Selier 
at Closing and credited agaii1stthe Purchase Price. The Pu~·chas~·Price'~liail also be subjectto.furthet adjustments 
for prorations and credits required to l?e made ip.·accorda:nce with Section"?, below. 

2.4 Closing~ Tli.e·purcpase and'Sa.le.oh he Real Ptoperty shali be.consummated af elosihg(the 
"Clositi.g'') i11 escrow.through the Title Company .on the date (the·"D.ate of Closing;' qr "Closing Date") whfoh 
shall occw· on or before the earlier of (a) JO calenfipr clays tro,m. th'¢ :expfrafioii of the Due Diligence Period in 
accordance with Section 3 beiow, or (b) December 31, 2018. Closmg.shall occ11ron the.:Oate9fQlosingat..th~ . 
offices -0f Ticor Title Company, Attn; Rabccca Rich; (the "Title .Company"); QI' at s~ich 0th.er tiriw .gnd place as 
may he agreed to in W1:itirtg by Sell~r and Purchaser. · · 

3. INSPECTIONS AND APPROVALS. 

3.1 Inspections. P:urchaser shall h;ave: a period of time (the "Due Diligence Period"), 
comrnencing on the Effective Date, and ·expiring at 5:00 p.m.; Pacific Standru:d Time, on the sixtieth {GOth) .day 
after the Effective Date, in which. to conduct the inspections.and .studies described iti: this Section 3. All 'such 
inspections and studi~ shall be completed within ·tiwl)ue Diligence Nriod. .. .. 

3.2 Access to the Property and lndemnification 'by Purchaser, Puti!Ig tb..e :Dl!e.: P1ligen~e 
Period, Seller shall pet1riit PurchiJser and. Piu'chaser's ~gerit.5 <,1rid i:eptesentafiv.es ·access to the Land and 
Improvements for the purpose of conducting such physical and environmental inspecU.ons oft.h~ - Lana nnd. 
Improvements (collectivdy, the "Inspections") as Purchaser $hall deem necessary to determi_n!! thefeasibUity of 
the Land and Improvements for Purchaser's intended us·e. l3efoie ·Put·chaser·entcrs the Land. and Improvements 
to perform Inspections, Pmch[!se.i· sh.all give -SeHer reasona"!:ile advance wdtten notfoe of at least ~4 :h()ut'S for · 
Business= Day access of.the Land ai1d lrnproverrte1'its and! af Seller's :option, a t'c;ipresentative. pf .Seller may 
accompany p·urchaser and/or Pur¢haser's representat[ve .. :Purchas·er agre~ t~ be solely re;sponsiblef.orth~ cphdLtct 
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of Purchaser's representatives qn and· adjacer:it to the Lanc:J aiJd ltnpi"i:ivements and shall assume and pay for all 
expenses incurred in connection with the Inspections; At all times during the presence of Purchaser or Purchaser's 
representatives on the Land and Imptovements; Purchaser agrees that Purchaser will nQt allow, and.·.Putchaser's 
representatives will :J10t conduct, any physkaHy ·invasive testing of, on, or under the Land or Improvements 
without fast obtaining Seller' ii written consent. Purchaser agrees to return th(( Land and Improvements to. 
substantially the same condition and cleanliness existirtg before erif:J.y and/or occu_pa:tioil by Purchaser's 
representatives, including, but ilotlimited to, sea.ling welJs or:othet simifat· ~ubsmface investlgatlons. Purphaser 
shaU keep confidenti<!.l the infomiatlon resul~ing from the Inspections. Pw·chaser may disclose confidential 
lnfo1·mation to P.u.rchaser's representatives including but not limited to prospective lenders, con~~ams, and 
prospective tenants to the extent c::ach needs fo know confi.dential itiforinatfon for the sole putpose of evaluating 
th~ R~l Prope1iy, provided Pui·chasei' takes all 1·easonable mensut·es to assure that Purcha!lel''s i·eprese\1tatives 
kccp,such info1mation confidential. Purchase~· shall indemnify~ defend and hold Seller; its .officers, direcfors and 
agents (collectively, "Indemnified Parties") harmless from any loss, fujury, liability, damage. or expense, 
including reasonable attorneys' fees and costs, caused by Purchaser, which ru' lndemnifieCI Party·may incur as a 
result .of any act or omission of )>urcl)ascr 01· its agents 01· represel).tatives a1:ising in C:onriection with any 
Inspections, however, Putchaser sqail not be required to ~demilify Selle1' if and to,the extent that any suchlQsS;. 
injt\ry; liability, damage or expense was solely caused.by the negligence or misc9nduct ofSell~r, its. etnplo.'yees 
or its agents. The foregoing sball ·sµi.vive terniinatfo:D oftbi.i! Agi'e~ment. No fu,dei:hnification pr,ovision herefu 
waives the provisions ofNRS 41.031 et seq.; and all liability of Seller)s lirhited bythe pl'ovisioris thereof: 

3.3 Inspection of Documents. Wjthin .ten (I 0) calendar days after the Effective Date~ Seller 
~ll make available to Purchaser or its representative, fot· inspectfo11 aQd qop)rii:tg, at the Real Prop·ertr qi some 
other location mutually c1:mven1ertt to "the parties, tl1e Rea:l Pr,op_e11ty irtfonnation: materials relating to the Real' 
Property reasonably requ~ted by Purchaser in writing, such as service and maintenance recorc!s (-Qie "Property: 
Documents"), to the extent such Property D.ocuments :are·w:ithin: the possession ot control o(Selle1" or Seller's 
officers, employees or other agents ("Seller's Agents!'), 

3.4 Title Commitment. 

3.4.1 Within three-(3) business days after the .E;(fec;tive Pate, SeU~r shall order fro{Jl 
Title Cqmpany, a commitment for anALTA policy of title insurance, settlngfQrth the1>t11nis9ftitleto the 
Real PropertY and all exceptions whi.ch would appea1· .ill. a .sta!ldar<;l: ALTA Owner's ~olicy of Title 
ln131Jrance; specifying th¢ Pl\.rchase·r as the_ named insuted·and showing the Purchase .Price as th~ polfoy 
amount together with copies of the .documentation -0f record relating to al( s~1ch. ¢x~eptfons (the:"Title . 
Commitment"). Purcha.s~r sMl1, 011 or be(91·e :the ilfie.enth (IS~') calehdiU· day after .the receipt of the. 
Title Commitment deli Ver to Seller, fu writii1g ariy objections to matters shown in the Title C6mniitmeilt 
(the "Objection Lettel'"). Pnrchaset''s faihu'e to timely objectto any such matter$ shaJl. be deemed to 
constitlJte Purchaser's approval of $aUJe, and such shall tbt<n ·be.«oine. "Permitted Exceptions''. If Purchaser 
timely objects to any item set forth in the Title.·Gornmitment1 ~en Seller shall Juwe.1b¢ rigltt, butnot .the 
obligation, to attempt to cµre or Y.SUS~ to be ,cured befoi·eClosing s:uch dis~pprov.ell.· item. Seller. shall have 
until 5;00 p.m. on the tenth .(l Q1h) cakrtdm· day a~er receipt ofthe Objectfon Letter to agree in writing to 
c1,1re before Closing such disapproved item. If Seller elects not to' Cl\re, or faiµ, . fo timely l'espond to 
Purchaser!s objections~ Seller shall b~ qeerµed to 1\R'.'.e elect¢d Ji6~.t.o cure, 'in.which ev¢iitJ>u:rchaser shall, 
-011 or before ~he ex}>iration of the Due:: DJiigence Period; either (i) terminate this Agreement by delivering 
to Seller and Title Company a. wdtten notice of te1minatfon,.whereupon ·title Company ·shalhe(~~11~ and 
return the Depo~it'to P1Jrchascr, Qr.(U) waiv¢ hi writing iUl obj¢¢tionJo the diSapV.roved.iteri;i.S, which shall 
thi;n beoome P~rmitted Exceptions. Purchasef;s failure lo timely deliver to Seller !l:h~ Title Comp~ny a 
written .I;lotice of termination or waiver of . its. objection to the disapproved items ·shall. be, deen1ed t9 
constitute Purchaser's w~.iver of its objection to .said items and Stich items shall become. Permitted 
Exceptions. N otwitbstandmg·the foregoing, Purchaser oShall be deemed to have disapproved any exceptiQn 
whicl1 is a lien on the Real Property for a sum. ce1ta'fo or a determinable sum ancl$eller shall'be:obligate~ 
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to cure suc;h exception prior to Closing; Further, Seller agree5 that any title exce1Jtion created by the·Seller 
and placed on the Real Prope1:ty after the date of the Title Coinmitment is likewi:Se disapproved a.nd Seiler· 
shall be obligated to cure the same prior to Closing. · 

3.4.2 Purchaser shall have five (5) calendar days after i'cceipt ofatiy updates tothe Title 
Commitment (including receipt of any documents referen~e<;l (n such update) io objeet to any material 
matters disclosed therein which were not disdosed ih the or)ginal Title Cornmitm.cnt, and- fhe procedure 
for objecting to such matters shall be as .setforth in Section 3.4."I above .. 

3.5 Pul'chaser's Aceeptance .or Rejection pd or to the Expii'ation. of the Due Diligence Period. 
On or before the expiration of the Due Diligence Period, if Purclias~r; !lfier conductjng its t11spections, as 
described in this Section 3, qoes not desire to purchas~ the Re;alJ.>ropcify, PurcJ1a:se1: will giye Sellerwrltteu notice 
of its termination of !bis ,Agreeme1~t. lf the Due Diligence Period expii:es wi.thout a 11oti9e :of:ter.inination being 
received by Seller, then Purchaser will be deemed to have !Jpproveci and acce_pteq the Re~! Prop~rty and to have 
agreed to complete the tra:n.<;actio.n contemplated by ihfa Agreement, ·and the Deposit will be n61lrefu.ndable1 
subject to tb,e provisions of Section 9,. Section lOJ andSection l0.4hercof .. If Purchaser gives Seifer a notice of 
termination on or before the expiration of the Dl)e Oi1igence Period, then this-. AgreeI:Jie[lt will automatically 
terminate, slibject to the immediate teturn of all copies of all Noperty l)ocuments to Seller, the Deposit will be 
c\elivered to Pm·c11aser, and thereupon n.either party will have any:foiiher obligation odiability to-the otherparty 
hereunder, except as -othe1'wise expressly provided herein. 

3 .6 Drainage Easements: Seller understands J,>urchasel' may reqti~t easements across Selle1'.'s 
real property, adjacent to and to the.cast bf the Land, consistent with existing topography and drainage flows oniy, 
to the extent necessary to acc0mmodate positive drainage fro"rn the Land: via existing drainage djtchcs, swalet;, 
and other drainage improvements constmcted on 'the Land and on such adjacent real property. Purchaser.sball not 
mitigate flood water volun1e .onto Seller'~ adjacent real ptoperty. A"Q.y ex.pense involved in the granting or work 
required for such easements shall be atthe c6st of Purcba'ser and shall not add additional water to any realproperty 
adjacent to the Land. Purchaser,shaH dni.ft any such caselnents an~ proV:ide . ~hem to Seller nola:ter than 10 days 
prior to the end of Due Dii1gen~e · for Sellel;'s review and cionsidera:tion. · If the parties cannot agree upon 
easements, if any, prior to end of the ,Due Diligence Pedod; Buyer may canpel escrow and all f)eposits shall.bi< 
returned. An extension oftbe Due Diligence ·l>edoc! for th.e_sole pi.upose ~fn(:gotla:tlng and cfraftihg:easien'ientS 
as. desctibed hei'ein may only occ\fr by written mutual eonsent by both Seller and Purchase1'. · 

·3,7 'Pe11nitted Exceptions. Purchaser. sball accept titfe to the 'Real Property; :subject -to. th;e 
following :exceptions (the 1'P~rmitted Exceptions"): 

3.7.1 Those matters-affeGting or relating to the titie whfoh ·ar~ of record on the <lat~ pr 
the Title CoIJ.lmitmeiit and described t4erein :and which were.not incitided 'in an Objection Letter timely· 
delivered by Purchaser; (b) which were itiduded in an "Objection.Letter, 'but for which (i) Seller has 
completed the cure thereof; or (ii) Purch~ser has Waived or been deemed to have waivecl.tlfe cure thereof; 
or (iii) Seller has elected to cure imd which will be cured by·the payment of money at Closing;: or{ c) which 
Purchaser has otherwise approved in writing. 

3.7.2 The .lifm c:if non"delinquent taxes, assessments im4 other iisual a1\d custon;(liry 
ch~rges asse~se4 agaiiist the ownet•s of real prop.e1tr in the state jn whi~h the LatJd fa located'. · 

3. 1:3 AlJ ma~ters disclcised. by thc.P.ropprfy ])ocumcrits. 

~. 7.4 AU building.and zoning laws, cddes and Jegµlatiol)s affecting the Real Property, 
including all proffers, special exceptfons, conditions, site plan apprqvals", arid otbet· similannatters, if any, 
.relating to the zoning orthe }.leal Property. 
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:L?.s AU standard pre~ptinted el(peptions: set forth i,ri ihe .stand;ird owners' poliey of 
ti~lc insurance issuei:l)y the Title Company to. Purch.aser for the.RealPl."opeity. 

4. SELLER~s OBLIGATIONS PRIOR TO CLOSING. Prior to Closing; Selier and/or Seller's 
Agents or representatives shall: 

4.1 Notices. Provide to Purchase1', immediately upon the receipt.thereof, any and all wJitten 
notices relating to the Real Property received.by Seller or its agents .or·representatives from any governmental or 
quasi~governmental instrumentality, insurance co1tJ_pany,. vendor or other P,arty; wl).icb 119tices are of a typ.6 not 
normally received in the ordinal')' cours¢ of Selle1''·s busines:s, Ol' which may have a material effect upon the Real 
Prope1ty or result in a material change in a representation or war:r.antt.made by $eUt;r h,ereqnder, 

4.2 Compliance with Agreeilleuts; Tak~ all actions ilec¢$sary tp coinp1y whh ali agr¢em~tits, 
covenants, encumbr;ances and obligation_s ·affectit!g-Or relating to tlie R.eal ?rope1:ty at;id .the ownership, opel'ation 
and maintenance thereof. Seller sliall pay all utility bills, tax bills and other invoices and expen~e.s relatingJQ the 
Real .Property,. as. and ·when. the same become due, provided that such bills, invoices, .and expenses may be pa:itl 
out ofEsci"ow at Closing, 

5. REPRESENTATlONS AND WARRANTIES. 

5.1 
the Closing, that: 

By Seller .. Sellei' representS and wan·ant;; to ·p~ll'chaser1 as· of the Effective Date and as of 

5J .J Seller has the power, 1)ght an4 autl;Ls:i.rity to ent~r .intp, an,d pei'form all of the 
obligations required of Seller llnder this Agt;eeinent and the instmments and documentsreferenced herein, 
and to consummate the transaction contemplated hereby. 

5.1.2 Seller iS a constitutionalentity oftheState ofNcvada, validly exi13ting and in good 
standing under the laws of the State of Nevada and has taken aUrequisite action and obtained, or will 
obtain prior to the Closing, alt.requisite con.sen ts, re1¢aa.es and permissions · in connection \'{ith en.termg 
into this Agreement and th.e instrnments.·and docmnents referenced herein ortequired under.any.covt)hilpt, . 
agreeh1ent, encumbrance, law or regulatio11 with respect to the obligatjon$ reql,li~ hift~u11c;ler, a)rd no 
consent of any other party is tequired 101· _the pet'fori;riAnce l:iy Seller of it& obligaii011s hereunder. 

S.1.3 This Agreement is, and all agreements,.~tt:uments ill:l~; doc\n~entsti;:; ~e ekeclited 
and delivered by Seller p:ur~iwii.t to this Agt'.e~m~nt sba11 be dlily aut11odzed, :executed and delivered by 
Sdiet'.· This Agreement is, and all agreements, instnµnents and.documen~ to be executed and delivered 
by Seiler pursuant to this Agreen1~1t shall b~ valid and legally binding upon S~ller and enforceable m 
accordance with their respective te1ms. · · 

5 .1.4 Neither the execution .ofthi~ Agreement nqr the GQns1,11nmation of tlie tl'nnsactions 
contemplated hereby do~·now constitute.or shall result in a breach of; or a.default under., any agreement, 
document, instmmcnt or other oblisation to. which Sdletis a.pa1ty (jr PY vihJch S.~IJer roay be bffi]nd. 

5 .2 By Purchaser. Purch~er represents .anq W~l'l'antS tq S.e.llel', as of the.Effective :Date and as 
of the Closiqg, fljat: 

5;2.1 ·Purchaser' has the power; righfarid authority to enter into and perform a11 of.the 
obligations required of Purchaser under this Agreement and the instruments and doculneilts referenced: 
hereh1, and to consummate tile transaction contemplated hereby. 
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·5 .2.2 This Agreement is, and all agreements, instrttments ahd dqcm11ents to b~ executed 
and delivered by Purchaser pursuant to this Agreement shall be, qilly authorized, executed autl delivered 
by Purchaser. This Agreement is, and all agreements, instruments and documents to be executed and 
delivered by Purchaser pm'suarit to this Agreement shall be, valid and legally binding Upon :Purchas.er and 
enforceable in accordance with their respective terms-. 

5.2.3 Neither the execution of this Agreement nor the consumn1ation.-0fthe transactions 
contemplated hereby does i1ow constitute-or shall j·esult iii a breach of, or a default under, any agreement, 
document, jristrumen:t or othc1: obligation to which Purchaser is a party al' by which Putchaser ina:y b.e 
bound, or any law, statute, c;mfinance, i"ule, governmeJita.l reguili,tio11. qt any writ, llijlinction, order (Jr decree 
of any cmu·t or gover.l).lllentil bo4y, app1ic;a,b1e to Purchaser bl'to the. Jteal Property. . 

5.2.4 No petition in bankruptcy(voluntaiy ot othenvise); assigiim:ent for the benefit of 
creditors, or petition seeking reorganization or an-angemenl or other action t1nder J;?ed'eral ot state 
bankruptcy law is pending against or, to the best of Purchaser's knowledge, contemplafed by Purchaser. 

5.2.5 There are no actions, suits, claims OJ'. other proceedings (coliectivdy, 
"Litigation") pending or, to the best of the Pprchaser's Imowledge, contemplated. or threatened against 
Purchaser that could affect the Purchaser's ability to perform its obligations when and as requh'ed :under 
the terms of this Agreement. 

5.3 Broker. Sellet shall be repr.e~eilted by Archcrest Commercfal Partners and Purchaser shall· 
be· represented by Colliers international the commission fo1; \Vhom will be. de:Qned by a ~eparate agl'eeme.il.l Each· 
party represents to the other that it has had no dealings, negotiations, or consultations with !!IW- broker, 
representative, employee, agent or other jntermedhwy, other than the before stated, in connediiJil with the sale of 
the Real Property~ Purchaser -agrees that it will indemnify, O:efehd and. hold Selier free-and harmless from tlie 
claims of any broker(s), representatlve(s), e111pioye~(s), agent(s) or other .intennediary(i~s) claiming to have 
i:epresented Purchaser or otherwise. to be entitled to compensa~ion -in connection wit)l this .Agreen1ent or- in 
connection with the sale of the Real Property. This inctemnity obligation sliall smvjve Closing and any 
termination of this Agn;ement 

5.4 Prope1ty Condition. 

5.4.1 DiSclahuer: THEREALPROPERTYJSBEING .S.OLD "ASIS", "WHEJmIS" 
AND ~(WITH ALL FAULTS" AS QF CLOSING, WITHOUT ANY .REPRESENTATION OR 
WARRANTY WHATSOEVER AS TO .JTS CONDITION; FITNESS FOR ANY PARTICULAR 
PURPOSE, MERCHANTABILITY OR ANY OTHER WARRANTY, EXPRESS OR IMPLIED. 
SELLER SPECIFICALLY DISCLAIMS ANYWARRMJTY, GUARANTY OR REPRESENTATION} 
ORAL OR WRITIEN, PAST OR PRESENT, ExPRESS OR IMPLJED, CONCERNING THE REAL 
PROPERTY. EXCEPT AS SPECIFICALLY SET FORTH IN nns AGREEM:ENJ', PURCHASER, 
ACKNOWLEDGES THAT PURCHASER IS PURCHASING THE REAL PROPERTY BASED 
SOLELY UPON PURCHASER;S OWN rNDEPENDENT lNVESTIGAUONSA.Nl)FlNDffi.(}S AND 
NOT IN .RELIANCE UPON ANY INFORMATION PRQvrPED BY. 'SELLpR O~ S.ELLER1S 
AGENTSORCONTRACTORS, _EX;(:::EPT ;>$ -$PEGiFtCALL, YSET FORTH.IN.THIS AGREEMENT. 

$.4.2 Release 6f Clitims. Without limiting the provisions of.Section SAi, Purchaser.· 
Ieleases Seller :fro1il any and all claims~ demands! costs, expenses-, . damages, and rights to coUipe.nsP:lion 
whatsoever (whether known or unknown, and whether contiilgent ot liquidated) arising_ from or ielated1o 
{a) any defects, errors or omissions fu .fue design 01· construction of the Real Property, whether the same 
are a result of negligence or othe1wise; or (b) other conditi·ons (including environmental conditions) 
affecting the Real Property, whether the same are ai-esult-Ot ne&ligence or:othe1wise. The release set forth 
in this Section specifically includes but is 11ot limited.to any claims nt}der any Environmental Laws; under 
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the Americans with Disabilities Act of 1990, 42 U.S:C,. §§12101 et seq., or with respect to any 
environmentiil risk. "Environmental Laws'; incfodes, hut is not Hrrrited to, the Solid Waste Disposal Act, 
as amended by the Resoutce Conservation and Recovery Act (42 U.S.C. §§6901 et seq.), ihe 
Comprehensive Environmental Response, Compensation and Liability Act of 1980 ( 42 U.S.C. §§9601 et 
seq.), the Emergency Planning and Cotnmllhity Right to Know Act ( 42 U.S.C. §§ 11001 et seq,), the Clean 
Air Act (42 U.S.C. §§7401 et .seq.), the Clean Water Act (33 U.S.C. §§ 1251 ct s_eq.),. the Toxic Substances 
Control Act (15 U~S .C. §§2601 et seq.), the Hazardous Matedals Transpot;tation Act ( 49 U.S.C. §§J80i 
et seq.), the Occupational Safety· and Health Acl (29 U.S.C. §§651 et seq.), the Federal Inseetieige, . 
Fungicide and Rodenticide Act (7 U.S.C. §§ 136 et seq.), ·aJid the Sitfo D,ii.Oking Water Act {42 U;S;C. 
§§300f ct seq.); as any of the same as Iiiay be aril.ended from time to t:hne; ano any state 01' local law ' 
dealing with eiWironmentaLi.natters, and any regulations, orders, rules; procecit1res, g~id~lines:and the.like 
promulgated in connection therewith, regardless ofwhethe1• the sa1)ie .are in e:k:isteQ.ce on file date of this 
Agreement. 

5 .4.3 Acknowledgment of Ins12ection. Pw:chaser ;iclrnowledges and agrees that( n) this 
Agreement gives Purchase!' the oppottunity to inspect the Real Property anq its operation; (b) if tJijs 
transaction 1s consummated,. Pµrcha~er will be pl!t:chasing the Real Property pursuant to :Purchaser's 
independent examin:ation, sti.1dy, inspection and knowledge of tl1e Reai J;>roperty; and (d} Purchaser is 
relying, upqn its. own detepnination of the 'value and conditio11 of the Reat Prop\!rty and not on ~ny 
information provided .or to be provided by ~eller, Purch!lse1· is re\yirig sql~ly .iip~Oi1 irs own irtsp~tions, 
.lnves~igations, research and an!1.lyse$ in e,ritering foto this Agreeinenf and-is not Telying in any way upon 
any represe1itations or warm1ities (except those expressly pi'ovidec!. D.1 Section 5.1), statern~nts, plans, 
specifications, cost estimates, stiJdies, .reports, qescdptjQn~, gt1ideliJies Qr. Otlier fofonnation .01' material 
furnishe~ by Seller or its i:epreseufatives to Pm'ci1aser oi- its representati-yes, whetlwr oral or written:, 
express or implied, of any nature whatsoever regarding any sucl1 matters. 

6. CONDITIONS PRECEDENT TO CLOSJNG. 

6.1 Conditions for the Benefit of Purchaser. The obligation of Purdiaser .. to consummate ihe 
conveyance of the Real Property hereund.er is s:ubjcct to the full . .aud conwlete satisfaction or waiver of each of 
the followi11g condition_s precedent: · 

6.1. l The representations and wru:i'anties or Seller contained in ili1~ Agtecmeil~ &hall be 
tJ.ue, complete and accurate i(l a.II 111aterial respe¢.ts, Ot1.antl .a~. of the date hereof and the Date of Closing 
as if the same were made· on and as of such date. 

6.1.2 Seller shall have performed each and every mate,tial obligation and covenant of. 
Seller to be performed hereunder unless perf01mance thei:e<ifis waived by Purchaser. 

6.1.;3 There ha~ bee.11 no m.atedal and adverse change fo the. con4ition 0£ the Real 
Property since the fast day of the Di.1e Diiig!!Ace Ptjfod, pi·ovided that iuy change in condition due. to 
casualty or condemna{ipn shall be·CQn:t,rplled py the proviSions .of Section 9. 

6.2 Waiver of Conditions. ·Purcbasersh~ll- have therjghtto waive some oi: aJl of tlie fo;regoirtg 
ponditions fa its. so.le .and absolute discretion: ptoV:idea,,however, that no such waiver shall be c:;ffe9~ve Qr'binding 
on Purchaser unless it iS in writing and ·execut~d .by aii authorized officer of?urc:ihasei:. 

6-,3 Conditions for tbe Benefit of Seller. The oblig~tiori of Sel1e~ ~o ponsul.)Jlllate. :the 
conveyance of the Real Property hereunc:leris subject to the full and complete satisfactiOrt or waiver of each of 
the following conditions precedent: 

1 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 18 of 131



6.3. J Purchaser shall have J,Jetformed each and every material obligation and covenant. 
of Purchaser to be performed henmnder unless pei.fonnance thereof is waived by ~ellcr; 

6.4 Waiver of Conditions. S.eller sha11 have the i·ight to waive some o.r all of·tl)e conditions 
specified iii Section 6.3 provided, however, that no.sucll waiver shall be effective or binding 01i Seller unless it is 
iu writing and executed by the Chancellor of Nevada System of Higher Education. 

7. CLOSING COSTS AND PRORATIONS. 

7 .1 Purchaser's Costs. Purch;iser will pay· the fO,llowjrig costs q{ dosing tll!s transaction; 

7.1.l One~ half (1/2) of au recording fees and one.half {1/2)of any atid a:n state and 
countyrecordation, documentary ortransfer'taxes; · 

7.1.2- Th.e incremental premium amount fon~~tended coverage ·desired by Purchaser 
with respect to the Title.Policy and premiums, fees and cosl<>·associafed with the issuance of any Title 
Policy (except endorsements obtained by Seller to cure objections contained in Seller's Obj~ctiqn Letter 
as referred to in Section 3) as well as for all premiums; foes and' costs. associated witb the issua_nc~ of a 
mortgagee title ·insut'ance policy. Seller to pay the portion of:the Title.Policy premiu1I1 1;1fti.'ibutabfo to a 
Standard Covel'age policy; and the Purch~er: $hall pay for iiny lnc:teaSe~ or eJi,t¢il:de4 coverage desired; 

7. J .3 One-half(l/2) oftl).e settlement fees and other charges of the Title Company due 
in connection with the closing.of this transaction; · 

7 .1.4 The fees and disbursements of Purchaser's counsel and any othei· expense(s) 
incurred by Purchaser or its repi"esentative(:s) in insp~c~ing or evahiating the Real Property· or closingihis 
transaction; 

7 .2 Seller's Costs, Seller will pay-tbe following ~osts of closing tl1is t1:artsal;tlon; 

1~2.l Tile pm:tiQn of the Title Policy premium atUibtita:bic to a Statidai'd Coverage 
policy, and the Plirchas.er shall pay for any inc1~sed or extende(:l coverage d,eSii'ed; · 

7 .2.2 -One·half .(1/2) of the settleIIJ,ent ·feei:; al)d: charge{l of the Title .Company due in. 
connection with the closing of this transaction; and 

7.2 .3 All release fees and. other chargenequired to be paid 'in .ol'der to release from the 
Real Prope1ty the lien of any mortgage or ot1.ie1· security fote\·est which S¢lle1; is obligated to .reitiove 
pursuant to the tenns of this Agreement. 

7.2.4 One- balf(l/2) of all recording fees and one-haif (ll2) of any aJld all st~te and 
.county recordation, documcntmy or transfer taxes. 

7.3 Prora:tions. All.reveri.u.es and expen$es, persQhal property taxes, installment payments of 
special assessment liern;, vault charges,. sewer charges, utility charges, reimbursement'of.miiintenaji.ce mi.cl repafr 
expenses and normaliy prorated operating exp~1111es bi) led or p!!id a:s of th~ Date 0f Closing .shall be prorated as 
of 11 ;59 p.m., Paeifio fom; (the "AdjustnientTime"), on the daybefore the Date of Closing and 11hall be acl.justed 
against the Purchase Piice due at Closing. No post-closing te-prorations shall 6ccur. Seller·and PJ,irchaser shall 
in good faith attempt to ha:ve all contracts that affect the Real Pi'opeity and Jo~· which the charges ate· hased upon 
usage (including utilities) billed <;ir read .as of a time :as .close to the Adjustment' Time as is reasonable, provided 
that Purchaser shall not be li.abl~ for any charges which accrne .or became payahle prior to .!he date· of Purchaser's 
ownership. If a precise billing or reading as ~f the Adjilstmi;mt Tim~· is n~t available at Clo"sing Wlth 1'espeet to 
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such contract, then the foregoing adjustment shall be mad~, by payment oi: credit at Closing, by pro-rating to the 
Adjustment Time from the fatest billing or reading then availabie. No. post-cfosing re~prorations shall occur. 
Sel!er shall close out any acc01mts with utility companies and shaU have the tight to t~ceive any and all deposits 
held on behalf of Seller by. utility compan}es with respect to the Real Property. 

7.4 Taxes. General 'real estate taxes .·aud speeial assessments .relating: to the Real Property 
payable during the year in which Closing occurs shaUl:ie prorated with respect tei the R~ai Property as of the Date. 
of Closing, with Seller being responsible for any applicable taxes attributable to Sellet:'s period of ownership and 
Ptu·chaser being responsible for taxes 11ttributi.i,b)e ~o t)lc p¢rlod .fi'om arid after the Date of Closing. If Closfug 
shall pccutbefore the actt1altaxes and special assessments payable during Sl!Ch year are 1rn:,qwn, the apportloniUertt 
of taxes shall be upon the latest available infol'matton. If; as the 1-es,i.11f pf an ·appeal of-the assessed valuation of 
the Re.al :P:rope1ty for any real estate tax yeai: prior to (or incfuding) the·Closing, there is issµ,ed· after Closing an 
administrative mling, judicial decision ur settlement by v.ihich the 'assess'ed vali.ie of the Real Prnperiy for·such 
tax year is reduced, and a teal estate tax t•efund issued, Seller shall b~ entitled to .all sticl1 refunds relating tOthe 
period prior to Closing. No p9st;.tlosing re-prpraticins,shall o.ccur. · 

7.5 . In General. An,y other costs or charges o~ closing this ti.·ansEict.ic:>n not specifically 
mentioned in this Agreement shall be paid and adjusted in accol'dance with lbcal custom or ordinance in the 
jurisdiction in which the Real Property is located. 

7 .6 Purpose and 'rntent. Except as expressly,provided herein, the purpose and .iQtent as to the 
provisions of prorations and apportionnients set forth in this Section 7 a1,1,~ elseWber¢ ii:\ this · Agi:een:'Jertt iS that 
Seller shall bear all expenses of ownetship and: ope1'.ati<in of the Rea!Pt'opei.ty during its period· of ownership and 
shall · receive all income tii.e1"efrom acc1"uing thr.ough. rhidnight of the day preceding the Closittg ~~d Pur~haser 
shall bear all such expense!! and receive allsu6h income accriiing thereaftet 

8. CLOSING AND EsCROW. 

8 .1 Seller's Deli verreS'. SeHer.sJiall deliver either at the Closing or QY ,makitig available at the 
Real Property, as appropriate, the following 01;iginaldocumeots, each execu,ted aiid, ifrequii.:¢4; acknowledged; 

8 .1. l A grant, bargain and sale deed cohveyilig title to Pmchaser Qf the. Real Pi·op~rty; 
including the Water Rights describedi n Section .l .2{the "Deed';) snbject on,ly to the· ?.e1111itte4 Exceptions. 

8.1.2 Originals (to the extent in Selle!" s 01· Seiler; s Agents poss~siori or c;onJ:roJ} ofa:ll 
warr~nties then in effect, if ~ny, \vjtij i;esp'ectto the Real Property or to theJmprovements·or l!'nY repairs 
or renovations to such Improvements. 

8.1.3 Appropriate evidence of authority, capacity and status of Se1le1' as reasonably 
required by Title Conipany. 

8, I.4 A settlem~nt stat.ement (the "Settlement Statement");. prepl!red by the' Title 
Company. 

8.1.5: A Declaration ofValite as prepared by the Tine Co~1~paily. 

8.1.6 Such .other .docunients, ce1tificates and other instiuments as may be ,reasonably 
required to consunimate the transaction couteu1plated hereby. 

8.2 Pm·chaser's Delfveries, At the Closing, Puichaset' shall (a) pay Seller the ·Purchase .Prfoe 
as requfred by, and in the manne1; described in, Section 2 ·hereof, and (b) execute and deliver the following 
documents: 
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8.2.1 Evidence of Purchaser's !lutbority, and the authority of the person executing any 
documents at Closing on behalf of Purchaser, acceptable to Seller and the Title Company1 to enter into· 
the transactions cphtemplated by this A_greement. · 

8.2.2 A Dedaration of Value as prepared by the Title Company. 

8.2.3 Such other documents, ceitificates and other instiuments as may be reasonably 
required to consummate the·transaction contemplated he1'eby. 

8.3 Possessibh .. Purchasfil; ~.all be entitled to possession .of the Real Property. !l:t' th~ i;;Qt;1ciµsi01i 
of the Closing. 

8 .4 .Esc1~ow Closfog. l>urcba$er a1'id Seller (or their respective counsel on .behalf of Purchaser 
and Seller) shall execute Jette.1:S of escrow closing insti'uctiorts (the "Closing. Instructions") which willprovidc 
that, O,ll the Date of Closing: . (a) Seller ;:ind Purcl1aser shall ~ach deposit .with . the Title Company all of the 
documents and instruments described in Sections iU and 8;2; above (the ''Closing Documents"); and (P) 
Purchaser shall deposit with th~ Title Company the ... bafatice of the Purchas~ Price required to be paip after 
application of the Deposit thereto and all prorations, adjustments and credits required to be made ll\lder this 
Agreement, (the "Adjusted Purchnse Price"), all of Wh'ich shall be set fo1'th on, and lllUtually agre.eable pursuant 
to, a Settlement Statement executed by both Purc)wse1· and Seiler at. Closing. Upon receipt . of the Adju$te~ 
Purchase Price, and the sath;factioi1 of all other conditions set forth ill.the Closing Instructions, the Title Conipany 
shall be authodzed and directed to disburs~ the Adjlisteq Pt1rchase Price to Se!lei• or its designee(s), record. the 
Deed in the official records of the County Recorder of Washoe County, Nevada, andrelea~e th~ r~ltung Closirig, 
Documei1ts to the appropriate parties, aif in.sfrict accordance,wlih the Closing Instruction8. . 

9. DAMAGE, DESTRUCTION AND CONDEMNATION. 

9.1 Casualty. 'Except as provided herein, $.elier a~stim.es · all risk of loss or damage to the Real 
Prope1ty by fire, or other casualty 'l.llltil control of the Rea] Pi·operty is deliveted to Purchaser. If at any fune on or 
prior to the Date of Closing any Jlortfori of the Real Property is destroyed or damaged as ·a i;esult of fire or any 
other cause whatsoever, Seller or Purchaser shall promptly give wdften notice to the o:ther of the natm:e and extent 
of the damage caused by suc11 casualty. Se11er sbal! then prepare a.l'easonabie estimate ofthe cost to repai1: &nd 
the amount of insurance proceeds payable as a result thereof. If the· e~iniated cost to ·re.Pa.fr the; damage 01• 

destmction exceeds $1 1000.00 as reasonably estimated by Seller, Purchaser shall have the right to terminate this 
Agreement by written notice to $.elier within ten (10) .calendar days: following the date upon wJiich J;lurclla.Ser 
1·eceives SeJler's written notice of the destmction or <l!ltn!\ge. If :Pu1:chas.et does. nof eiect to so. terminate this 
Agreement within said tett (10) day period, odf the cost 9f tqpaii· is equal to .or less than $1,00.0;00, this Agreement 
shall remain in f u11 force and effect .and the.pa1ties shall ~roce~d to Closing: · 

9 .2 Condemnation. In tlie event, at any time on or prior to' the Date bf Closing, any ac:tiQn. or 
proceeding is filed, ·under w!ifoh the Real Property, or auy portion thei·eo:f. may be talc,eri p1.ll'SU~t to any law, 
ordinance or regulation or by condemnation oi' the rigllt of eniinent do1J'Hiili, Seller ?hill promptly give written 
notice thereof (which notice ?hall describe the type <>faction. being taken against the Reiil Property, 8lld which 
portions of the Real Property will be affected Uiereby) to Purchaser. lf th~ taking w~mld .sul!stan.tlally p1'¢venf.the 
PlU'chaser from using th~ Real Property for the ipterided use, then the .Purchaser shall havc·the tigh~ th tenninate 
this Agreementhy wiitteri. notfoe to Seller within ten (1 Q) calendar days following the. date upon v.ihi9h Putchnsef 
receives Seller's written notice of such actiori' or proceeding. Jf Purchaser c!oes·tl6t electto so .ter.m.inate this 
Ag~eement with1n said ten (lO) day ~eriod, this Agreement shall remain in full fo1w and effect and the'parlies 
shall proceed to dosing without any reduction or adji1stment in tlie Putchase Pi~ce; ·except that: all condeinna,tion 
proceeds will be assigned to Purcha~er. 
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I 0. FAILURE OF CONDITIONS PRECEDENT; DEFAULT AND REMEDIES. 

10.l Failure of Conditions Precedent. Ifnny of the condilions precedent stated in Scction 6 have 
not occurred or been satisfied 01· waived on or before the Closing Date, Pmchaser or Seller whomever is the 
beneficiary of the condition precedent may; (a) tem1inate this Agt'eement by written notice to the appropriate 
party on or before the Closing Date, in which event the appropriate party shall be entitled to receive the Deposit, 
or (l>) to waive such conditions precedent nnd proceed to Closing. 

I0.2 Purchaser Default. Jf Purchaser is in default of one 01· more of Purchaser's obligntions 
under this Agreement othe1· than a failure to timely close (for which there shall be no notice nnd cme period), then 
Seller may give notice to Purchaser (with a copy to Title Company) specifying the nature of the default. Pnrchaser 
shal I have five (5) calendar days after receiving that notice, but in no event beyond the Closing Date, within which 
to cure that default. If Purchaser fails to cure that default within that pet'iocl, then Seller's sole remedy for such 
default shall be to terminate this Agreement by giving notice of such tenninntion to Pm·chaser (with a copy to 
Title Company) and receive the Deposit as liquidated damages. If Seller does so terminate this Agreement, then 
Title Company shnll pny the Deposit to Seller. PURCHASER AGREI!S THAT THE RETENTION OF THE 
DEPOSIT BY SELLER REPRESENTS A REASONABLE ESTIMATION AS OF THE EFFECTIVE DA TE OF 
SELLER'S DAMAGES IN THE EVENT or PURCHASER'S DEFAULT HEREUNDER, THAT ACTUAL 
DAMAGES. WOULD BE IMPRACTICABLE OR EXTREMELY DIFJ.?ICULT TO ASCERTAIN, AND THAT 
THE PROVISION FOR LlQUIDA TED DAMAGES HEREUNDER DOES NOT CONSTITUTE A PENALTY. 
THE PARTIES ACKNOVlLEDGE THAT THESE DAMAGES HAVE BEEN SPECIFICALLY NEGOTIATED 
BETWEEN THEMSELVES AND ARE, AMONG OTHER THINGS, TO COMPENSATE SELLER FOR 
TAKING THE REAL PROPERTY OFF THE MARKET, FOR SELLER'S COSTS AND EXPENSRS 
ASSOCIATED WITH THIS AGREEMENT AND FOR SELLER'S LOST OPPORTUNITY COSTS. 
PURCHASER HEREBY WAIVES THE RIGHTS AND BENEFITS OF ANY LAW, RULE, REGULATION, 
OR ORDER NOW OR HEREAFTER EXISTING THAT WOULD ALLOW PURCHASER TO CLAIM A 
REFUND OF THE DEPOSIT AS UNEARNED EARNEST MONIW, A PENALTY, OR FOR ANY OTHER 
REASON. THE PAYMENT OF SUCH AMOUNT AS LlQUIDATED DAMAGES IS NOT INTENDED AS A 
FORFEITURE OR PENALTY. IF, NOTWlTHSTANDING THE PROVISIONS HEREIN, A COURT 
DETERMINES THAT SELLER IS NOT ENTITLED TO RET AlN THE DEPOSIT AS A RESULT OF 
PURCHASER'S DBFAULT HEREUNDER, SELLER SHALL BE ENTITLED TO SEEK ANY AND ALL 
DAMAGES PROVIDED BY LAW; PROVIDED, HOWEVER, THAT ANY RECOVERY THEREOF MAY 
NOT EXCEED THE AMOUNT OF THE DEPOSIT. 

Crystal Abba for Thom Reilly ~(»}~----­
Seller's Initials 'f\l1rchascr' s Initials 

10.3 Seller Default. In the event Seller shall: (n) fail to sell, transfer and assign the Real Property 
to Purchaser in violation of the terms of this Agreement, (b) fail to perform ony other material obligation of Seller 
hereunder, (c) intentionally breach any warrnnty made or granted by Seller under this Agreement, which breach 
is not cured by \he Closing Date, and/or (d) have intentionally misrepresented any fact, or any of the 
representations of Seller contained herein are not trne, accumte 01· complete in any material respect, Purchaser 
shall be entitled to (i) waive such default and proceed to Closing; (ii) seek to specifically enforce its rights 
hereunder; or (iii) i-cceive the 1·etum of the Deposit. If the Pu1·clrnser does not duly notify Selle1· of the default, or 
does not give Seller a notice of termination hereunder within n reasonable period of lime after discovery of the 
default, then the default shall be treated as waived by the Put'chaser. 

10.4 Termination. Upon any termination of this Abrreement pursuant to ony right of n party to 
terminate set forth in this Agreement, (a) the Deposit shall be paid ovel' to the party entitled to the same, (b) all 
documents deposited by Purchaser nnd Seller into esc1·ow shall be returned by the cscmw ngent to the party 
depositing the same, and ( c) all copies of all Property Documents provided to Purchaser by Seller shall be returned 

11 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 22 of 131



to Seller, whereupon the parties wiil have no conforning·Jiability<fo .each other Ul)}ess· otherwii;:e·:exptes~ly stat!;d 
in any provision of'this Agreement · · 

11. NOTICES. Any notice required or permitted to ,be given 1iereuride1:·may.be s.ei·ved by a patty or 
its attorney and must be in writi·ng and shall be deemed fo be .given when (a) hand '<lclivercd, or (b) prti:l (I) 
Business Day after pickup by Emery Air Freight, United Parcel Seivice{Overnlght) or Federal'~xpte8s,:or another 
similar overnigbt ex.press service; pr (c). transmitted by telccopy, facsimile, oi· elec:ti:o.tiic mijl provided that. 
corrtirmation of the .r~ceipt of sart\~ls noted upon tr:ansmissiorr of sanie 'bythe s.ender's telecopy machiti.e or bye­
mail rccords1 and a .countcrpatt ofsµch noti.c;e: 1s also .. clelivereci pur..sua(ltto qne of.thG. two .mann.¢1·~ SJ)~jfi~in 
Sections I I (a) or .l.l(Q}, ~bo:ye, fo a:uy ¢ff&eadcire5se,dJo the-p&r~i~ «rtheir're.sp~ctiVe addresses set forth below: 

lfto Seller: 

lfto Purchaser: 

Uiliversity of:Wevada, Reno 
dene1'al Counsel (0550) 
Reno Nevada '895;57--0550 
Phone: 775.784-3493 
Fax:775.327.2202 

Reno Land foe. 
Attn: Joel Grace 
6001 Talbot Lane 
Reno, N~vada 895,09 
Email~ [grace(@.renolandiiie.com 
Phone: Y1SA3Z·7il.b 

If to Title Company: Ticoi' Title Company 
5441 :K:ietzke Lane3 S\.l.ite I 00 
Reno Nevada 89511 
Attn; Rabecca Rich 
Phone: 775.824.3.232 
Fax: 775.824.3233 
Email: tabecca.rich@ticortitle.com 

·or in ea:ch case tp such other ~ddress as · ei~1ei· party .11111yfrom tiii1e tQ tlrtt¢, d¢s~gtiate bygiyit*notice in writing 
pui-Suant to I.his.Section Il to the othei' pal'ty. Telephone numbers are for informational purpo~es 'an.Jy. "'I:),ffec;ti~e. 
notice will be deemed given only as provided. abovrt exceptas otben¥{$e '~~pressly providt:ci:ih thiS A_gi'¢'en\etit. 

12. MISCELLANEOUS. 

12. l Entire Agreement. This Agreement; togeth"er with ike Exhibit(s.) ~t.tach~g he1:et<:i; -ali of 
which ate lticqrporated by teferenc~ as j'ffully set.forth, is the entire agreement b~twccn the parties with respect 
to the subject matter hereof; and no alteration, modification or interj>retation hereof sbrill b(! 'bindiilg .Uilless in a:n 
e~pre~s Wiiting and signed by both pal'tres: 

12.2 Sev.ernbHity.. if ai1y proyi~iQi;t. ·of this' Agr~m~nt. oi·· i~s 'application .to any patty or 
circumstances shall be.detetmined by any court.of'.competentjurisdicticin to be fovalio .i.i:nd µnenforc;e~ble ro !lilY 
extent, the remairtdet' of this Ag'.l'eement o.i' tl1e applic:ation of si~ch :pt~viSlon . to ~uph }J~l"~o'n or ~u·ctim.sh1rices, 
0th.tr than those as. fo which It i~ so detetrili(led invalid 9r ~mei:iforceabl~, ;shall \lot Q~ aff~te.d ~hereby,. l!"od each 
provision hereof shall be valid and shal1 be enforced.to the fullei:;t extent permiit~d by iaw. 

12.3 Applieable Law. This Agreement shall be consti'Ued and enforce.din accordance with the 
internal Jaws of ihe State orl\Tcvada. The exelusive ven\1e fot· any action to interpret oi:· enfo~·ce any rights il.hd.et· 
this agreement shall be 'in the co~uts ·to.cate:d in Washoe County, Nevada.and the parties agree that; :the. respective 
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obligations of the:; parties pursµant to the prov.isions of' this Section are consideration for the other party's 
obligations under this Section an,d sh~U he enforc¢able regardless of any claim. as to the invalidity· of any ot11er 
provision of this Agreement or of the entirety of this Agreement. 

12.4 Assignability. Purcliasei" may not assign o.r transfer any of Purchaser's rights~ obligations 
and interests under this Agreement, to ai1y person or entity without the prior written coi1sent ()i:" approval Of Seller; 
which shall not be unreasonably Witl~held, Upon any such assignment or otijer transfer, Purchaser and such 
assignee or transferee shall be jointly and severally Hable for the obllgaHons of Purchaser under this Agreement, 
which liability shaU survive the ·assignmeritor transfer and the Closini;?• 

12.5 Successors -Bound. This Agreeme11t shalJ .be -binding u11on li)1!'.] i.nw·e tO the ):>enefit of 
Purchaser and Seller and their rpspcc~ive ~ucq:ssqrs ~nd,_p.et111i[Jed E!s~igns. . 

12.6 Captions: Interpretation. TJ1e - caption~ in th'is Agreement are inserted only as a matter of 
convenience and for reference and in no way define, limit or descdbe the scope of-this Agreement or the scope. 
9r content of any ofits provisions. Whenever. the context may require, wotds·used in this Agreeme11tshall include 
the c01rnsponding fetninfue, masculine; or neutei' fomis, 11rid the singular shall include the ·p'lural and viee versa. 
Unless the context expressiy ·indicates otherwise, all references to "Section" are to $ections oftt'1is.Agreement. 
The parties acknowledge and 11-gree that they have both participated in tlie.negotiatlimofthe terlns anc;l. conditions 
of this. Agreement ·and that both have been assisted by counsel ht. t}lat process .aii.<f that no provision liefoof shall 
be iute1preted against either p;:uty by vhiue of its authorship. 

12.7 No Partnership. Nothing contained in: ·this .Agre~merit 11hall be constmed to .create a 
pai'hle1•ship or joint venture b~tween the p11rties or their.SU:ccessots iii interest or pe1mitted assigns. 

12.8 Time of Essence. Time is oftbc el!Sencc with rcspec~ to the performance ofthe obligations 
of Seller and Purchase1•under thlS Agreement. · 

1.2.9 Counterparts. This Agreement may be executed anCf ·d(ilivet'ed in _any . uuniber of 
comlterparts, each .of which so executed and delivered shall be deemed to be an ·original and all of whi'ch shalt 
constitJite one and the same instmmenf. 

l2 .1 0 Recordation, Pu~cb;a!let· and B~ile1~ agi'ee.notto record this Agreement. 

12.11 Proper Execution. This Agreement shall have.no binding fm:ce f!ild effect pn .either party 
unless and until both Purchaser and Sellei· shall h11ve .executed and.delivered thls Agreement.. · 

12.12.. Waiver. No waiver of any breach of any l.lgrc::en,ient .<;>r prc>visl<in: cqntah1ed herein shall be. 
deemed a waiver of any preceding or succeeding bt¢ac)l of any other agreement or·proVision herein contained, 
No extension of time for the pe1fonnance of any obligation- or act shalfbe: deemt;Ci an (lxtension of titne for the 
perfonnance of any other obligation or act 

l 2.13 Business bays~ ifany date h~rein set fOtth for the performance ofany obligations qy Sellei' 
or Purchaser or for the delivery of an:y insttumen:tor notice as· herein providedsl1ould fall QP a Saturday,Sunday 
or Legal Holiday (hereinafter defined), the compliance with ~µ9h eibUgii.~ioils ot delivery shall be deemed 
acceptable on the nex.t day (a ''Business Day") following sticli S.atui'4a:Y~ Sunday 01· Legal Holiday, A~ U$eg. 

hci·eih, the term ''Legal Holiday" shall mean any local or federal holiday 011 Whiql~ the Coµijs 9f the Second 
Judicial District are Qlosed in Reno, Nevada, 

13. BOARD OF REGENT CON'rIGENCY: This Purchase Agreement, is c<>ntingent upon. the 
approval of the terms of the sale by the Board.of Regents ofthe·Nevada System i;>fHrghe1: Education. lftheBo"atd 
of RegentS, in its sole and absolute discretion, does not approve: the tetms of the. sal~, the~ offer made.herein shall 
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be deemed null and void without the necessity of farther documen:tation and shaU be deemed to be of no binding 
effect whatsoever. 

14. ESCROW AGREEMENT. 

14 .. 1 Deposit. Title Company ag1:ees to depos'if the Deposit in ;in .inter¢St beat ing a,cco\lnt, 
subject to the receipt from the Pi.irchaser of a form W-9 for the pmposes of investing said fonds··arid to hold auci 
disburse said funds, and any interest earn~d thereon, as 11ere1nai\er prov~ded. Upoi1 w.1itten notification from 
Seller or Purchaser ·in accordance. wlth the tenus· of:thj.s Agreement, Title Company shall ·release. the fund~ in 
accordance witb a,nd _pl,1:s1iant to the wt1tten instructions. In me eve11t or a dis_pt1te B~tween any o.t the ,parties 
hereto sufficient in the sole discretion of Titl~ Company to Justify its. doing sq, Title Compi\n.,y shall be enti.Jie:(l to 
tend.ei· unlo the l'egistry ot ci1stody of any court or compefontjt11:isdictfon aJJ money or prope1ty in its hands held' 
under the teni1s of this Agreement, to_g~ther with such legal pleading.as it deems.appropiiate, a11d·thei:eujloh be 
discharged. 

14.2 Tide Company. Seller and Purcha.ser covenant and agree · that in perforn;i.ing ·any of its 
duties under this Agreeinent, Title Company shal1 not be liable for any loss, costs or cla\nage vilticll it may it1cur 
as a res(1(t of serving as Title Co1npany hereunde1:, except·for any loss> costs 6r damage arisjng out of its wilifµl' 
default or gross negligence. Acco!'dingly,,Title Cqmpany s1ia1lno'tincurany liability wlth i:espectto (i) anyaction 
taken or omitted to bdaken in good fa'ith upon advice of its counsel given,witl1 respectto any q~e,stibl),S i·eiatfug 
to its duties and responsibjlities·1 01' (ii):to:any ac,tion tµken or qinitl¢d t.o be taken 'ifi reliance iipon any docuniGnt; 
i~ch1ding any written notice of insthiction provi(led for in -this Agreement, uot 0n11f as to 'it;~ due· ex;eeutimi and . 
the validity and effectiveness of its provisions, but also to the truth ah~ acc\ir;tc:y 6f any information :contained 
therein, whjch Title Company shall m gO"od faith b~lleve to he genuiJJ.e, to liave been signed <>1 .. pres~irte4 by ·a 
proper person or persons and to confo1i11 with the p~·ovisions ofthis Agi'eement. · 

14.3 Indemnity. Si.::Ilei' and J:lurchai;er he1:eby agree fo indemnify and hold 11atm1ess Titie 
Company against any and all losses, claims, damages;. Iiabilitle.<! .a1\d expenses, including without limitation, 
reasonable costs of investigation and attomeys' fees.· and .disburse.ments which may be 'imposed upo11 or in.curred 
by Title Company in con.q.ectiorl. with its s¢i·VingasTitle Compa11y hereundet,.except for-any loss, costs or damage 
arising out ofits willful defa,u'lt or gross negligence. The provisiorts of this Section: l4.3 shall su1'Vive a termination 
of this Agreen~ept. Nolwifustandi.ng the· foregoing, the .Seller\.vill assert th¢ defei')Se of sovereign inununity as 
appropriate in all cases. T1tle Co:n;ipany ac)ai,owk<lgel! Uiat NRS 4.1.031 et ·seq. shall limit th.e lfabiiily and 
indernnity obligation of Sell~t, 

IN"WITNEss·wuEREOF, P~1rchaser . an!i Sellej' pave eJ:Ce.c11ted tliis Agreeinen~; effective as of the date. 
first set f011h above. 

SELLER: PURCHASER~ 

Board ofRcge11ts of the Nevndn.System of Reno Land Inc .. 
. Higher Education -0n behalf -0f.the.: University 
of Nevada, Reno 

~-/~~6c:~ 
By:~~~~~~~~~~~~~ 

Chancellor, Nevada System.ofHigbei; 
Education crystal Abba for Thom Reilly 

Date $~ :ZS--/R' 
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Recommended by, 

c:;;:2 - ~/ ,~ {/A . 
/ .;~'-·Ltf-~ 

Marc Johnson · 
President, UniversityofNevada, Reno 

Date __ /_l/J_-_t _,_7_~,__/ 0----.----
TITLE COMP ANY hereby acc.epts thc.foi:cgoing .Purchase cinq Sale Agi·eement hereby agrees to act as 

the Title Company hereunder. 

TITLE 'COMPANY: 

By: __ ..L.--,.-r-------.,--+ 
Namei __ ~~~~~~::...._~~ 
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EXHl:BITA 

R~I Property :Oesci·i_ption 

The· subject property is located at McCa!1'an Boulevard in Reno, Nevada and identified by Washoe County as 
Assessor's Parcel Number (APN) 021 ~O1 0-07 and futihel' !mown as: 

All that certain real property situate in the County of Washoe, State of Nevada, deScribed as follows.: 
Parcel 1 as shown on Parcel Map No. 5054, for The Board ofRegentS University of Nevada System~ 
according to the map thereof, filed in ~he · office c:if'thc County Recorder of Washoe Coµnty, State of 
Nevada, on August 31, 2011, as File No. 4035973, Official ;Re(:ords. 
APN: 021-010-07 
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~~~~~~~~~~ 
JOHNSON I PERKINS I GRIFFIN 
REAL ESTATE APPRAISERS & CONSULTANTS 

Via Email: tmiller@unr.edu 

Mr. Troy Miller 
Director of Real Estate 
Business Center North 
University of Nevada, Reno 
239 North Center Street 
Reno, NV 89557-0239 

Re: MSFL McCarran Center 

Dear Mr. Miller: 

September 28, 2018 

245 E. Liberty Street, Suite 100, Reno, NV 89501 

775.322.1155 I Fax 775.322.1156 I jpgnv.com 

Stephen R. Johnson, MAI, SREA 
Reese Perkins, MAI, SRA 

Scott 0 . Griffin, MAI 
Cindy Lund Fogel, MAI 

Sarah K. Fye, MBA 

This is in response to your request for an appraisal of MSFL McCarran Center, a I 04± 

acre parcel of land located at the southeast corner of S. McCarran Boulevard and Clean Water 

Way, Reno, Washoe County, Nevada. The subject property, which is identified as Washoe 

County Assessor's Parcel Number 021-010-07, is further situated at 7300 Clean Water Way, 

Reno, Nevada. This subject property is owned by the University of Nevada Board of Regents. 

This appraisal is being prepared for the purpose of estimating the Market Value of the 

Fee Simple Estate in the subject property as of a current date of valuation. The appraisal will be 

utilized to assist the client in establishing a reasonable asking price with respect to the subject 

property, as well as for internal management purposes. Any other use of the appraisal requires 

the written authorization of the appraiser. 

The intended users of the report include the University of Nevada, Reno, the University 

of Nevada Board of Regents and their designated representatives. The client in this appraisal 

assignment is the University of Nevada, Reno. 

This appraisal report is intended to comply with the reporting requirements set forth 

under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an 

18-102 
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~~~~~~~~~~~ 
JOHNSON I PERKINS I GRIFFIN 
REAL ESTATE APPRA I SERS & CONSULTANTS 

appraisal report. It presents summary discussions of the data, reasoning and analyses that are 

used in the appraisal process to develop the appraiser's opinion of value. Supporting 

documentation concerning the data, reasoning, and analyses is retained in the appraiser's files. 

The depth of the discussion contained within this report is specific to the needs of the client and 

for the intended use as stated herein. This appraisal firm is not responsible for unauthorized use 

of this report. 

This report sets forth pertinent data, statistics and other information considered necessary 

to establish the Market Value of the subject property's fee simple interest as of the effective date 

of value. 

After careful consideration of all data available, and upon thorough personal investigation 

of the subject property and the comparable properties analyzed, it is my opinion that the Market 

Value of the subject property's fee simple interest, as of September 26, 2018, is: 

FINAL LAND VALUE CONCLUSION 

18-102 

$18,000,000 

Re2lysub~ 

Re~MAI,SRA 
Nevada Certified General Appraiser 
License Number A.0000120-CG 
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SUMMARY OF SALIENT FACTS AND IMPORTANT CONCLUSIONS 

Location The southeast corner of S. McCarran Boulevard and 
Clean Water Way, Reno, Washoe County, Nevada 

Address 7300 Clean Water Way, Reno, Nevada 

Assessor's Parcel Number 021-010-07 

Owner of Record University of Nevada Board of Regents 

Land Area 104± acres (4,530,240± SF) 

Zoning PUD - MSFL McCarran Center 

Master Plan SP A - Special Planning Area 

Improvements on Site The subject property is a parcel of land currently 
utilized for agricultural purposes, improved with a 
variety of fencing and irrigation equipment 

Highest and Best Use Mixed Use Development in conformance with the 
PUD Handbook 

Property Rights Appraised Fee simple interest 

Type of Report Appraisal Report 

Completion Date of Report September 28, 2018 

Effective Date of Value September 26, 2018 

FINAL LAND VALUE CONCLUSION $18,000,000 
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PURPOSE OF APPRAISAL 

The purpose of the appraisal is to estimate the Market Value of the fee simple estate of 

the subject property as of a current date of valuation. 

INTENDED USERS AND USE OF APPRAISAL 

The intended users of the appraisal report include the University of Nevada, Board of 

Regents, the University of Nevada, Reno and their designated representatives. The intended use 

of the appraisal report is to assist the client in establishing a reasonable asking price with respect 

to the subject property, as well as for internal management purposes. The client for this appraisal 

assignment is the University of Nevada, Reno. 

PROPERTY RIGHTS APPRAISED 

The subject property is appraised as held in fee simple ownership. Fee simple estate is 

defined as "Absolute ownership unencumbered by any other interest or estate, subject only to the 

limitations imposed by the governmental powers of taxation, eminent domain, police power, and 

escheat." 

EFFECTIVE DATE OF VALUATION 

The opinions of value, as set forth in this report, apply as of September 26, 2018. 

COMPLETION DATE OF REPORT 

This report was completed on September 28, 2018. 

MARKET VALUE DEFINED 

Market Value means the most probable price which a property should bring in a 

competitive and open market under all conditions requisite to a fair sale, the buyer and seller 

each acting prudently and knowledgeably, and assuming the price is not affected by undue 

stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the 

passing of title from seller to buyer under conditions whereby: 

18-102 
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2) 

3) 

Buyer and seller are typically motivated; 

Both parties are well informed or well advised, and acting in what they consider 

their own best interests; 

A reasonable time is allowed for exposure in the open market; 
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4) Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 

5) The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated 

with the sale. 

TYPE OF REPORT 

This is an appraisal report which is intended to comply with the reporting requirements 

set forth under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal 

Practice for an appraisal report. As such, it presents only summary discussions of the data, 

reasoning and analyses that are used in the appraisal process to develop the appraiser' s opinion 

of value. Supporting documentation concerning the subject data, reasoning and analysis will be 

retained in this appraiser's file. The depth of the discussion contained in the report is specific to 

the needs of the client and for the intended use as stated herein. The appraisal firm is not 

responsible for unauthorized use of the report. 

SCOPE OF APPRAISAL 

The preparation of this appraisal included: 

• Identification, inspection and analysis of the subject property; 

• Identification and analysis of the subject neighborhood; 

• Preparation of a highest and best use analysis for the subject property; 

• Research and analysis of recent comparable property sales and listings; 

• Preparation of a Sales Comparison Approach to arrive at the Market Value of the 

subject property, assuming it to be vacant; 

• Analysis of an appropriate marketing and exposure time of the subject property; 

• Preparation of the appraisal report in accordance with Standards Rule 2-2(a) of 

the Uniform Standards of Professional Appraisal Practice. 

EXTRAORDINARY ASSUMPTIONS 

An Extraordinary Assumption is defined as "An assumption, directly related to a specific 

assignment, as of the effective date of the assignment results, which, if found to be false, could 

alter the appraiser's opinions or conclusions." In the preparation of this appraisal assignment, 

no extraordinary assumptions were made. 
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HYPOTHETICAL CONDITION 

A hypothetical condition is defined as: "A condition, directly related to a specific 

assignment, which is contrary to what is known by the appraiser to exist on the effective date of 

the assignment results, but is used for the purposes of analysis." In the preparation of this 

appraisal assignment, no hypothetical conditions were utilized. 
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RENO-SP ARKS REGIONAL MAP 
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RENO-SP ARKS AREA MAP 
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RENO-SP ARKS AREA ANALYSIS AND DESCRIPTION 

The Reno-Sparks metropolitan area is situated on the eastern slopes of the Sierra Nevada 

Mountain Range in a large valley known as the Truckee Meadows. Two major freeways serve 

the region. Interstate 80 runs in an east-west direction through Reno, while U.S. 395/1-580 runs 

in a north-south direction through Reno. The following summarizes Reno's vicinity to other 

major metropolitan areas in the region. 

MILES BETWEEN RENO & MAJOR METROPOLITAN AREAS 
Market Direction From Reno Miles From Reno 

San Francisco West/Southwest 190± Miles 
Los Angeles Southwest 450± Miles 

Portland Northwest 440± Miles 
Salt Lake City East 520± Miles 

Las Vegas Southeast 450± Miles 
Phoenix Southeast 745± Miles 

McCarran Boulevard is a ring road that encircles the Reno-Sparks area and facilitates 

access between the various quadrants of the region. Overall, the Reno-Sparks area has very good 

roadway and highway access. 

The Reno-Sparks metropolitan area's location is a positive amenity due to its proximity 

to major California markets, as well as the recreational and scenic amenities afforded by its 

proximity to the Sierra-Nevada Mountains and Lake Tahoe. Lake Tahoe is a 45-minute drive 

from downtown Reno and is the second largest alpine lake in the world, with 72 miles of Lake 

Frontage. Lake Tahoe also offers the greatest concentration of downhill skiing facilities in North 

America. 

The Truckee Meadows is located at an elevation of approximately 4,400 feet above sea 

level and offers a semi-arid climate. The following chart summarizes weather data for the Reno 

area. 
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RENO WEATHER 
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The primary source of water for the region is the Truckee River, which originates at Lake 

Tahoe, approximately 30 miles southwest of Reno, and terminates at Pyramid Lake 

approximately 30 miles north of Sparks. The river flows through the heart of downtown Reno 

and along the southern edge of Sparks. The Truckee River is a major recreational and scenic 

amenity for the region. 

18-102 8 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 38 of 131



~~~~~~~~~~-
JOHNSON I PERKINS I GRIFFIN 
REAL ESTATE APPRAISERS & CONSULTANTS 

Population, Growth and Employment 

Since 1970, the Truckee Meadows have been one of the fastest growing areas in the 

nation, with the population increasing by over 100% by 1990. According to the Nevada State 

Demographer's Office at the University of Nevada, the population of Washoe County was 

estimated to be 451,923 in 2017. The following summarizes historical population estimates for 

the region. 

16r HISTORICAL POPULATION ESTIMATES 
2006 2007 2008 2009 2010 2011 . 2012 2013 2014 2015 2016 2017 

Reno 214,371 220,613 223,012 218,143 217,282 222,801 229,859 232,243 235,371 238,615 242,158 244,612 
Soarks 87,846 89,449 91,684 91,237 92,331 92,302 90,214 91,551 92,396 93,581 95,726 96,928 

Unincoroorated 106,868 107,999 109, 137 107,252 107,766 106.490 107,131 108,530 109,030 109,750 110,432 110,383 
Washoe Countv 409.085 418061 423 833 416 632 417 379 421 593 427,204 432,324 436,797 441,946 448,316 451,923 

Source: Nevada State Demographer 

The downturn in the economy has particularly impacted the labor force in Nevada, 

although over the past three years unemployment has decreased significantly. Unemployment 

rates for Nevada and individual counties in the state are summarized on the following chart. 

NEV ADA UNEMPLOYMENT DATA-APRIL 2018 
Area Labor Force Number Employed Number Unemployed Unemolovment Rate 

Nevada 1,495,119 1,432,701 62,418 4.20% 
Carson Citv 26,249 24,872 1,377 5.24% 

Churchill Countv 10,573 10, 131 442 4.18% 
Clark Countv 1,097,334 1,042,410 54,924 5.00% 

Douglas Countv 22,760 21,741 1,019 4.47% 
Elko Countv 26,692 25,788 904 3.38% 

Esmeralda Countv 505 481 24 4.98% 
Eureka County 990 961 29 2.92% 

Humboldt Countv 8,062 7,778 284 3.52% 
Lander Countv 3,129 2,996 133 4.25% 
Lincoln County 1,993 1,897 96 4.81% 

Lyon County 21,851 20,548 1,303 5.96% 
Mineral County 2,031 1,921 110 5.41% 

Nye County 16,538 15,585 953 5.76% 
Pershing County 2,550 2,434 116 4.54% 

Storey County 2,030 1,930 100 4.92% 
Washoe County 245,667 236,184 9,483 3.86% 

White Pine County 4,501 4,311 190 4.22% 

The unemployment rate for Washoe County and Nevada has historically averaged 

between 1 % and 2% below the national average. However, with the economic downturn which 

began in 2008, Nevada was one of the hardest hit in the nation and currently has among the 
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highest unemployment rate in the country. Improvement has occurred in the employment 

market, with the State of Nevada now under 5% unemployment. The following chart 

summarizes the unemployment rate gap between the State of Nevada and the United States. 
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Nevada offers one of the most liberal tax structures in the country. Nevada levies no 

personal or corporate income tax. Nevada's Freeport law exempts from taxation merchandise 

warehoused, assembled or processed in the State of Nevada. Real estate taxes in the State of 

Nevada are limited by State constitution to a maximum of $5 per $100 of assessed valuation. 

The assessed valuation is 35% of the Assessor's estimate of the taxable value of the property. 

Although it is not located in Washoe County, construction of the new Tesla Gigafactory 

in nearby Storey County within the Tahoe Reno Industrial Center is expected to have a huge 

impact on the entire region. On September 5, 2014, Tesla announced that the Tahoe Reno 

Industrial Park (TRI C), located east of Sparks, had landed the coveted Gigafactory. Over $1.25 

billion in State of Nevada incentives were approved for development of the project. In return, 

Tesla will be required to complete $5 billion in capital investments on the facility through 2028. 
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The cost for the building and site infrastructure will be $1.1 billion. Machinery and equipment 

will account for the remaining $3.9 billion, including materials processing and product assembly. 

Once the 5.5 million square foot facility reaches full operation, it will produce enough batteries 

for 500,000 Tesla electric cars each year. As part of the deal, the USA Parkway extension was 

fast-tracked; this $43 million project extends USA Parkway from its current terminus in TRIC, to 

U.S. Highway 50 in Silver Springs, greatly reducing travel times between Interstate 80 and U.S. 

Highway 50. In January 2015, Las Vegas-based Switch announced plans to build a 3 million 

square foot data center project in the same industrial center. The project is expected to be built 

in phases with a total of$ I billion in investment with it; the first phase was completed in 2017. 

Gaming and Tourism Market 

It is estimated that the Reno-Sparks area currently offers approximately 25,000 hotel and 

motel rooms. The vast majority of the hotel-casino facilities are located within the downtown 

Reno core area. As a result, this area is one of the primary employment centers in the Reno­

Sparks area. Additional hotel-casino developments are located in southern Reno along South 

Virginia Street including the Atlantis Casino resort and the Peppermill Hotel/Casino. The Grand 

Sierra Resort is located on the Reno-Sparks border and John Ascuaga' s Nugget is located east of 

Reno in central Sparks. It is noted that the Nugget was recently purchased by a new owner and 

is undergoing major renovations. The following chart summarizes the most recent data available 

for gaming revenue for the Reno-Sparks/Washoe County area, as well as other areas within the 

state. 

GAMING WIN DATA 
Current Period Fiscnl \ ,..car-to Date 

.Arca 05/2018 05/ 2017 0/o Chanae 07/ 2017 - OS/ 201 8 0712016 - 05/2017 o/o Chanae 
Stntcwitlc 1,044,079.556 991 ,594,550 5.29%, 10.880, 109,311 10,549,027.435 3 .14°/o 

Clltrk County 904.581,594 860,698.197 s .10°10 9.380.134 ,830 9 , 130,209,000 2.74o/o 
LV Strip 581,466,079 546,791.225 6.34o/o 6,077 ,298,400 5,974,629.280 1.72o/o 
Don·ntown 53,308,790 55,228,947 -3.48o/o 584,991 ,739 562,703,794 3.96°/o 

North Las VCJ!llS 27,238.151 26.777,354 1 .72o/o 268,548,261 258,710,368 3.80% 
Lu.uJ!hlin 44 ,028,310 43,308,311 1.66o/o 465 ,263,694 443. 703,313 4.86°/o 
Dould1..•r Strip 79,824,545 79,986,379 -0.20o/o 769,662,043 735.175,649 4.69o/o 
1\lcsquitc 11 ,329,365 10,701,228 5.87o/o 117 ,877 ,427 111,956,570 5 .29°/o 
Bttlnncc of County 107,386,355 97,904,753 9.68% 1,096,493,266 1 ,043.330,028 5.10o/o 

\Vas hoc County 73. 103,301 68.249,299 7 . 11% 779,347,238 738,374,036 5.55% 
Reno 53,537,964 51.180,586 4 .61°/o 572,904, 173 543,234.781 5 .46°/o 
Sparks 11,593,900 10.406. 139 11.41°/o 120,996,322 116,765,032 3 .62°/o 
North Lnkc Tnhoc 1,894,488 1 ,514,359 25.10o/o 24.558,033 23, 195, 185 5.88°/o 
Bula nee of County 6,076,948 5 , 148,214 18.04% 60,888,710 55, 179,037 10.35% 

South Lnkc Tu hoc 18,022,230 17,818,838 1 .14°/o 208,018 ,529 202,436,709 2.76% 

Elko County 24,429,555 22,707,686 7 .58°/o 267,035,120 248,319,258 7.54o/o 
'Vcndo ,:cr 16,339,393 14,834,063 10.15% 179,304,212 163,420,376 9 .72% 
B:tluncc of C ounty 8 ,090,162 7 ,873,623 2 .75%> 87,730,908 84 ,898,882 3 .34°/o 

Carson V~11lcy Arca * 9 ,931,012 8 ,592,378 15.58°/o 99,730,793 92,388,220 7.95o/o 

Other 14.011,864 13,528, 152 3 .58°/o 145,842,801 137.300.213 6 .22°/o 

* Cunun 'Valle.•)-' Arca includes Cu non City .. Gardncn·illc. t\lindcn atnc.1 ull other urcus or Doui:las Cuunty except South l.11kc T11hoc. 

18-102 11 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 41 of 131



~~~~~~~~~~-
JOHNSON I PERKINS I GRIFFIN 
REAL ESTATE APPRA I SERS & CONSULTANTS 

Source: Nevada Gaming Control Board 

Within the past decade, legalized gaming has continued to spread across the country and 

gaming revenues for northern Nevada have been impacted. The opening of several Indian 

casinos in the State of California in recent years and the proposed openings of several other 

Indian Casinos in California have had a dramatic effect on the gaming economy in the Reno­

Sparks area. Over the past decade, several casinos in the downtown Reno market, including the 

Sundowner Hotel Casino, the Comstock Hotel Casino, Fitzgerald, and the Golden Phoenix Hotel 

Casino, have closed. 

The following summarizes data provided by the Reno-Sparks Convention and Visitors 

Authority, regarding visitor counts for the Reno-Sparks area. 

ESTIMATED VISITOR COUNTS-RENO/SP ARKS AREA 
Month I 2009 I 2010 I 2011 I 2012 I 2013 I 2014 I 2015 I 2016 I 2017 I 2018 I 
January 3 15.092 294.059 299.173 281 .231 321 .606 299.638 343.067 316.333 337.537 340.038 
Fobruary 295,138 328,058 321 ,307 341 .375 320.629 317,344 333.754 359.816 353.085 362,487 
March 347.408 386.010 351 .791 361.802 379.107 366.211 372.914 408,908 427.889 422.046 
April 355.994 361 .443 357.305 383.750 373.910 374.on 364.488 393.666 411 .342 397.674 
May 383.952 384.619 373.994 381.261 410,307 409.936 402.554 392.n1 415.356 426.581 
Juno 407.199 443.619 407.326 439.008 464.030 442.926 428.339 464.938 483.556 
July 392.702 420.724 424.276 447.787 464.634 463.881 461.255 475.751 515248 
August 4 19.108 407.140 419.488 462.034 465.526 460.178 462.746 464.049 510.215 
Soptcmbar 425.876 420.555 417,120 446.791 429.600 430.243 443.255 473.640 492.603 
October 370.325 358.623 347.074 371.788 370.259 383.157 419.970 404.279 429.010 
Novombor 307.233 290.725 297.589 293.121 321.139 326.680 325.605 353.026 368.004 
December 334.396 310.695 316.657 326.467 343.766 356.925 388.261 385.730 401.984 

Totals I 4.354.423 I HOS.270 I • .345.141 I 4.536.415 I 4.664.5H I 4,631 .195 I 4.746.201 I 4.893.105 I 5.145.829 I 1.848.8271 

Source: Reno-Sparks Convention and Visitors Authority 

Residential Market 

The residential market in the Reno-Sparks area grew tremendously in the 1990's and this 

growth continued until 2006, when the residential housing crisis began. The downturn in the 

residential market had a tremendous impact on residential development and sales within the 

Reno-Sparks market, resulting in very limited new construction for the past five years. Although 

the residential real estate market has struggled there are signs of recovery. The existing 

residential home sales and prices are on the rebound. Market activity has increased significantly 

in Northern Nevada in recent months and the residential market is on the rebound after a long 

period of decline. Sale offers are reported at or above list prices and sellers are receiving 

multiple offers. 

The July 2018 Market Report presented by the Reno/Sparks Association of Realtors 

reports that, "The Washoe County median price is at $389,000, which is up 10 percent compared 

to July 2017," said Doug Mcintyre, 2018 RSAR President. "This is a record high median price 
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for the Reno/Sparks market. When you factor in pricing with the seasonal trend, I would 

anticipate that unit sales numbers may not reach 2017 levels." 

• The July median price at $389,000 up 2% from June and up 10% from a year ago. 

• July unit sales at 555 are down 7% from June and down 17% compared to July 2017. 

• July new listings are down 13% at 690 compared to June and up 4% from one year ago. 

• The Reno market is a seller's market, at 2 months supply of inventory. Months supply of 

inventory is the time it would take to exhaust the active inventory at the current rate of 

sales. 

Conclusions 

• The Washoe County median price is at $389,000 up 10% compared to June 2017 and a 

new record high. 

• Unit sales for the month ofJuly were at 555 down 17% from June 2017. Year-to-date 

sales for 2018 are down 6% compared to the same period 2017. Coupled with the 

seasonal cycle, unit sales are declining under the weight of pricing. 

• During the month of July, there were 690 new listings. New listings had been trending up 

since December but are down 13% from June which follows the seasonal trend. Year-to­

date new listings are down 1 % compared to the same period 2017. Year-to-date 2018, 

new listings total 4,608. 

• The average days to contract were 37 in July down 12% compared to July 2017. 

• Properties are remaining on the market an average of 72 days down 12% from July 2017. 

• Sellers are receiving an average of 99 .2% of list price down 5% from July 2017. 
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RENO-SP ARKS JULY 2018 MEDIAN PRICE SOLD 
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RENO-SP ARKS JULY 2018 NEW LISTINGS 

Number of New Listings 
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RENO-SP ARKS JULY 2018 INVENTORY 

Active Inventory (Number of Units) 

Based on Active Inventory only 
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RENO-SP ARKS JULY 2018 MONTHS SUPPLY OF INVENTORY 
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Improvement in the residential market is stimulating new construction. Most of the bulk 

finished lots within the market have been purchased by developers; most of these lots were bank 

owned during the recession. With job growth projected at over 50,000 new jobs in the coming 

years, demand for new housing in the area is expected to be extremely strong. 

Multifamily Market 

The following summarizes data from the 2nd Quarter 2018 Apartment Survey, which is a 

quarterly survey conducted by Johnson Perkins Griffin, LLC. 

AVERAGE SIZE, RENT & VACANCY RATE BY UNIT TYPE 
1 BED/l 2 BED/1 2BED/2 3 BED/2 

CATEGORY STlffilOS BATH BATH BATH BATH TOWNHOME TOTALS 
Average SF-Bv Unit Tvpe 404SF 724SF 862SF 1,047 SF 1,283 SF 1,256 SF 896SF 
Average Rent-Bv Unit Tvpe $781 Sl,170 $1,210 $1,475 $1,754 Sl,508 Sl,318 
Average Rent/SF-Bv Unit Tvpe $1.93 $1.62 Sl.40 Sl.41 Sl.37 $1.20 Sl.47 
Indicated Vacancv Rate-By Unit Type 1.76% 1.86% 1.25% 1.46% 1.40% 1.35% 1.58% 

OVERALL AVERAGE RENT & VACANCY-PRIOR & CURRENT QUARTER 
Category 1•1 Quarter 2018 2°d Quarter 2018 Change 

Average Vacancy 1.97% 1.58% -39 Basis Points 
Average Rent $1,230 $1,318 +$88 or +7.15% 

COMPARISON OF RENTAL RATES & VACANCY RATES TO PRIOR QUARTER 
AVERAGE RENT AVERAGE VACANCY 

UNIT TYPE 1st Qtr. 2018- 2nd Qtr. 2018 Result 1st Qtr. 2018 2nd Qtr. 2018 Result 
Studio $744 $78I +$37 1.17% 1.76% +0.59% 

I Bedroom/I Bath $I,092 $I,I70 +$78 2.11% I.86% -0.25% 
2 Bedroom/I Bath $I,I22 $I,210 +$88 I.93% I.25% -0.68% 
2 Bedroom/2 Bath $I,387 $I,475 +$88 2.04% I.46% -0.58% 
3 Bedroom/2 Bath $I,63 I $I,754 +$123 0.89% 1.40% +0.51% 

Townhouse $I,436 $I,508 +$72 2.70% 1.35% -1.35% 
TOTALS $1,230 $1,318 +$88 1.97% 1.58% -0.3 
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RENTAL AND VACANCY RATES BY SUB-MARKET AREA 
A VERA GE RENT AVERAGE VACANCY 

Area Sub-Market 1 1st Otr. 2018 2nd Qtr. 2018 Result 1st Qtr. 2018 2nd Qtr. 2018 Result 

I Northwest Reno $1,304 $1,386 +$82 1.91% 1.74% -0.17% 
2 Northeast Reno $1 ,115 $1,198 +$83 1.44% 3.12% +1.67% 
3 W. Soarks/N. Vallev $1 ,067 $1 ,140 +$73 2.04% 0.99% -1.05% 
4 East Sparks $1,440 $1,553 +$114 2.65% 3.08% +o.44% 
5 West Reno $1,095 $1,103 +$8 0.44% 0.00% -0.44% 
6 Southwest Reno $1,123 $1,215 +$93 2.16% 0.88% -1.28% 
7 Brinkby/Grove $898 $912 +$14 0.83% 0.33% -0.50% 
8 Airoort $1 089 $1 164 +$74 0.54% 1.07% +o.54% 
9 Lakeridge $1,284 $1,375 +$92 3.67% 2.24% -1.44% 
10 Southeast Reno $1.254 $1,353 +$99 1.53% 0.62% -0.91% 
11 Downtown Urban tl87 $1 429 +$41 3.14% 3.38% +o.24% 

Overall Reno-Sparks 30 $1,318 +$88 1.97% 1.58% -0.39% 

OVERALL RENO/SPARKS RENT & VACANCY DATA-ALL UNIT TYPES 
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Industrial Market 
In an effort to diversify the economic base of the area, community leaders have focused 

upon the expansion of the industrial segment of the economy. The industrial industry has 

experienced substantial growth over the past decade as a result of the region's central location, 

good transportation, infrastructure and liberal tax laws. At the present time, over 500 major U.S. 

and foreign corporations have headquarters or located large facilities in the area, including 

Amazon.com, International Gaming Technology (IGT), Barnes and Noble, Patagonia, Sherwin 

Williams, Wal-Mart Distribution Center, J.C. Penney's Catalog Distribution Center, and R.R. 

Donnelley, one of the nation's largest publishers. 

On September 5, 2014, Tesla announced that the Tahoe Reno Industrial Park (TRIC), 

located east of Sparks, had landed the coveted Gigafactory. Over $1.25 billion in State of 

Nevada incentives were approved for development of the project. In return, Tesla will be 

required to complete $5 billion in capital investments on the facility through 2028. The cost for 

the building and site infrastructure will be $1.1 billion. Machinery and equipment will account 

for the remaining $3.9 billion, including materials processing and product assembly. Once the 

5.5 million square foot facility reaches full operation, it will produce enough batteries for 

500,000 Tesla electric cars each year. As part of the deal, the USA Parkway extension was fast­

tracked; this $43 million project extended USA Parkway from its current terminus in TRIC, to 

U.S. Highway 50 in Silver Springs, greatly reducing travel times between Interstate 80 and U.S. 

Highway 50. 

As most major cities in the western portion of the United States are located within 

relatively close proximity and driving time to Northern Nevada, the Reno-Sparks area is a major 

distribution warehousing center. This development is further being enhanced by the favorable 

tax environment in the state of Nevada. Leases for industrial users in the Reno-Sparks market 

are typically based upon triple net lease terms. The CBRE Reno Industrial Market View 2nd 

Quarter 2018 Report indicates the following: 
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COMMENTARY-CBRE RENO INDUSTRIAL MARKET VIEW 2ND QUARTER2018 
Industrial leasi ng demand surged in Q2 2018 logging 
over 1.8 million sq. ft. o f net absorption and 2.5 
milli on sq. ft. of g ross absorption. This pattern is veiy 
simila r to what played out in the firs t half of 2017. 

\·Vhilc th is al one is impressive, what is just around the 
com er will reinfo rce th e attractiveness and health of 
the Northern Nevada industrial ma rket and th e 
continued need for expansion of th e industrial base. 

It is important to note that a large volume of the 
overa ll demarid was small in scale. In fact , only five 
transactions reg istered over 100,000 sq. ft . totaling 
837,000 sq. ft . The remaining million sq. ft. of net 
absorption was accounted for by 34 separate 
transactions (over 5 ,000 sq . ft.). Thi s n iche market 
represents the most c ritically underse1ved from a 
supply standpoint and not surprisingly the property 
size experiencing the most dramatic rent growth. 
Fu rth ermore, g iven the scarcity of new development 
projects in the co nstruction pipeline des igned to 
satiate th e market demand, the forecast is for 
continued aggress ive rent growth and a highly 
competitive landsca pe for the fo reseeabl e future. 

Polaris acquired 43 acres of land in Fe rnl ey to 
construct a 515,000 sq. ft. cross-docked distributi on 

fa cility. Additionally, as previously mentioned, there 
arc two to three transactions at o r above 600,000 sq. 
ft. on the horizon as large tenants are looking to call 
Northern Nevada home. The prospective transactions 
will have an impact on both projects currently under 
construction , or s hadow inve nto1y, as well as planned 
projects. The resul t of which will surely trigger 
another phase of speculative development of scale to 
m eet the mid to long range demand pipeline. 

Northern Nevada is ce rtainly the focal point of 
developers (locally as well as new to the market} and 
investors alike . Seve ral new industrial developers and 
capita l sources will join the active ranks locally, as 
Reno/Spa rks/Northern Nevada has been embraced as 
a Tier 1 west coast market by most institutions. 
Investor demand was also robust in Q2 201 8 with 
Prism Realty Corporntion acquiring over 1.0 million 
sq. ft. from Panattoni in North Reno. The assets were 
100% leased to fo ur tenants and the sale equates to 
S76 .56 per sq. ft. With extraord inaiy competition in 
core markets, it is fo rcasted the+/- 5% capitalization 
rnte mark becoming a "new norm" for underwrit ing 
and acqui sition of Class A industrial p rodu ct locally. 

The following charts summarize the overall and submarket industrial markets, and 

include data related to rental rates and vacancies. The data is from the CBRE Reno Industrial 

Market View 2nd Quarter 2018. 
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INDUSTRIAL RENTS & VACANCIES BY SUBMARKET 
Figure 2, Reno Industrial Ma rket Slotislics 

S b rket Net Totol Total Q2 Net YID Net Average 
u ma Rentable Area Vacancy o/o Availability% Absorption Absorption Asking Rate $ 

Central/ Airport 9,269,884 2.5 7.1 171 ,067 159,787 0.73 

Bulk 6,691,754 3.0 8.6 169,824 158,544 0.67 

Flex 2,578, 130 1.3 3.2 1,243 1,243 0.92 

East Volley 19,358,824 0.9 4.3 0 0 0.38 

Bulk 19,236, 137 0.9 4.3 0 0 0.35 

Flex 122,687 0.0 11.4 0 0 0.70 

!forth Volley 18,968, 710 3.7 6.2 263,550 179,600 0.38 

Bulk 18, 644,698 3.7 6.2 263,550 179,600 0.38 

Flex 324,012 2.0 2.0 0 0 . 0.60 

South Reno 9,607,281 1.8 3.7 57,125 120,412 0.52 

Bulk 7, 588,912 1.6 3.5 48,539 l I 1,547 0.42 

Flex 2,018,369 2.3 4.3 8,586 8,865 0.85 

Sparks 28,607,627 2.6 9.5 823,409 913,181 0.42 

Bulk 25,504,599 2.9 10.5 816,809 899,981 0.41 

Flex 3,103,028 0.5 1.6 6,600 13,200 0.71 

West Reno 1,954,791 2.0 2.1 224,970 243,940 0.58 

Bulk 1,585,369 0.8 0.8 206,000 206,000 0.55 

Flex 369,422 7.2 7.7 18,970 37,940 0.60 

Market Total 87,767,117 2.2 6.4 1,838,756 1,915,555 0.45 

Bulk 79,25 1,469 2.2 6.7 50,950 1,555,672 0 .41 

Flex 8,515,648 1.5 3 .1 25,849 61 ,248 0.79 

Source: CBRE Research. 02 2018. 

IDSTORICAL INDUSTRIAL DATA 
Figure 4, Lease Roles 
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Fig ure 5 , Net Absorption 
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Figure 7: Constru ction Activity 
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Retail Market 

The Reno-Sparks area now offers three regional shopping centers and more than 100 

neighborhood or local shopping centers. The three major regional centers are Meadowood Mall, 

the Summit Sierra Mall, and the Legends at Sparks Marina. 

According to the Nevada Department of Taxation 2010/2011to2016/2017 fiscal taxable 

sales show an increase from year-to-date numbers for each of the past six years. The following 

chart summarizes taxable sales totals for Washoe County from 1997/1998 (fiscal years). 

WASHOE COUNTY TAXABLE SALES HISTORY 
Fiscal Year Taxable Sales Percenta2e Chan2e 
1997/1998 $4,377,547,590 3.22% 
1998/1999 $4,679,515,860 6.90% 
1999/2000 $4,966,612,920 6.14% 
2000/2001 $5, 194, 146,044 4.58% 
2001/2002 $5,292, 178,588 1.89% 
2002/2003 $5,481 ,582,915 3.47% 
2003/2004 $6,003,368,280 9.52% 
2004/2005 $6,660,263,045 10.6% 
2005/2006 $7,268,593,250 9.13% 
2006/2007 $7,202,640,557 -0.91% 
2007/2008 $6,823, 700, 706 -5.3% 
2008/2009 $5,707,791 ,051 -16.35% 
2009/2010 $5, 176,981,699 -9.30% 
2010/2011 $5,282,936,232 2.05% 
2011/2012 $5,522,605,351 4.54% 
2012/2013 $5,824, 726, 136 5.47% 
2013/2014 $6,3 70,684,534 9.37% 
2014/2015 $6,817,588,648 7.02% 
2015/2016 $7,550,466,734 10.70% 
2016/2017 $7,989,009,111 5.81% 

Source: Nevada Department of Taxation 

Leases for retail space in the Reno-Sparks market are typically based upon triple net lease 

terms or modified gross lease terms. Under triple net lease terms, tenants typically pay a base 

rental rate, and are also responsible for paying most operating expenses associated with the 

property, including utilities, taxes, insurance, management, typical repairs and maintenance, and 

other expense items. In multi-tenant projects, these additional fees are most often billed back to 

tenants; these are often referred to as Common Area Maintenance (CAM) fees. The CBRE Reno 

Retail Market View 2nd Quarter 2018 Report indicates the following: 
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COMMENT ARY-CBRE RENO RETAIL MARKET VIEW 2ND QUARTER 2018 
The Reno retail market wrapped up Q2 2018 with 

32,829 sq. ft. of positive net absorption, its 13th 

straight quarter with positive net absorption. The 

vacancy rate continued to drop and closed the 

quarter at 7 .5% after decreasing by 1 o basis 

points (bps). The average asking lease rate 

suggests that the mmket is still thriving, 

increasing by S0.02 and ending the quarter at 

Sl.44 NNN. This trend is expected to continue in 

the near term as tenant demand remains 

prevalent across the market. 

Reno currently has three projects under 
construction, two of which arc scheduled for 

delivery in Q3 2018 providing 1:1,740 sq. ft. of new 

product to the market. The most substantial of 

these projects is 1370 Big Fish Drive (6,940 sq. ft.), 

which is located in the Sparks submarket. Healthy 

construction activity is likely to continue during 

the near term as clem:mcl from retailers show no 

signs of slowing clown. 

Q2 2018 provided plenty of leasing activity, most 

of which came from larger leases. The quarter's 

most significant lease was Harbor Freight Tools 

and Tractor Supply signing a 53,105 sq. ft. lease in 

the Ironhorse Shopping Center. nig Lots was 

another contributor to the positive net absorption 

as the company leased a space in the Spanish 
Springs Shopping Center (28,799 sq. ft.). 

The year started off with steady sales activity and 

Q2 2018 was even more robust. The most notable 

sale of the quarter occurred with Canon 

Commercial, Inc. purchasing The Commons, a 

106,772 sq. ft. center. A similarly noteworthy deal 

was the purchase of Parkside Center (102,832 sq. 

ft.J by the Realty Income Corporation. During Q2 

2018, the Reno retail market expanded upon a 

solid start to the year. It is expected that both 

leasing and sales activity will continue to be 

strong during the remainder of the year. 

The following charts summarize the overall and submarket retail markets, and include 

data related to rental rates and vacancies. The data is from the CBRE Reno Retail Market View 

2nd Quarter 2018. 
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RETAIL RENTS & VACANCIES BY SUBMARKET 
Figure 2: Reno Retail Markel Slolislics 

S b k Gross Tofol Tofol Q2 Net YTD Net Average 
u mar et Leasable Area Vacancy% Availability% Absorption Absorption Asking Rate$ 

CentraVAirport 1,757, 965 17.2 19.0 21,352 49,715 l.33 

Downtown 385,397 19.6 19.6 0 0 2.28 

Meadowood 3,285,664 5.5 6.6 (69,233) (63,625) l.23 

North Volleys 791,887 4.2 4.5 0 4,917 l.38 

Northwest Reno 1,813,641 3.0 3.2 0 8,708 l.41 

South Reno 2,523,397 6.5 6.6 0 16,816 l.53 

Southwest Reno 757,064 7.3 8.7 (1, 194) (3,044) l.39 

Spanish Springs 1,612,633 9.3 9.3 28,799 28,799 l.38 

Sparks 3,728,556 6.2 6.5 53,105 61,387 l.44 

Market Total 16,656,204 7.5 8.1 32,829 103,673 1.44 

Source: CBRE Resemch, 02 2018. 

IDSTORICAL RETAIL DATA 
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Figu re 6: Lease Rotes 
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Figure 9, Construction Activity 
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Office Market 

The Reno-Sparks office market consists of a variety of product types, from older second 

and third generation properties, to new, high-end Class A office space. Leases for professional 

office uses in the Reno-Sparks market are typically based upon full service gross lease terms or 

modified gross lease terms. Under full service gross lease terms, owners are responsible for all 

operating costs associated with the building. Typically, these leases incorporate base year 

expense stops, with tenants responsible for any increases in operating expenses over the base 

year. Under modified gross lease terms, the tenant is typically responsible for utilities and 

janitorial service. Due to increases in utility expenses, many property owners now market 

properties on modified gross lease terms, with some even marketing properties on triple net lease 

terms, in which the tenant is responsible for all operating expenses associated with the building. 

The CBRE Reno Office Market View 2nd Quarter 2018 Report indicates the following: 

COMMENTARY-CBRE RENO OFFICE MARKET VIEW 2ND QUARTER 2018 
The Re no offi ce market continued to see 
d ecreasing vacancy and while the n et absorption 

numbers were n o t as h igh as the previous 
quarte r, th e market s till e nd ed with 10,471 sq . ft. 

of positive activity. The vacancy rate decreased 

160 basis points (bps) to close th e quarter at 

9.2'Y<i . T his represents a 320 bps d ecrease from 
Q2 2017. The average asking lease rate 
experie nced a S0.04 dip, closing at Sl.53 FSG; 
wi th the Class A lease rate averaging Sl.84 FSG. 

The vacancy rate am ong Class A office product 

continued to drop with a 14 0 bps d ecrease this 
quarte r, closing at 6._6%. This represents a 500 
bps decrease from the same time last year. The 

pos itive performance experienced during the 

first half of year is a clear illu stration of the 
d esirabil ity of th e Re no office marke t. Class A 
product posted strong ne t absorption numbers 
yet again, with Meadowood totaling 25,739 sq. ft . 

of pos itive ne t absorption fo r the quarte r. \Vhil e 

Meadowood pos ted positive numbers, Reno also 
had a few submarke ts with negative activity, 
leading to the re latively m odest pos itive n et 

a bsorption ove rall. 

18-102 

The largest sale transactio ns of th e quarter belonged 

to Lans ing Companies, who purchased the 106,463 
sq . ft . U.S . Dank Centre on S l 90 Neil Road for 51 4.8 

million. For lease transactions, Ren o experienced 

increased activity during Q2 2018, mainly coming out 
of the South Ren o subm arke t. The largest lease during 

Q2 2018 was a renewal and expans io n by TriNet USA, 

taking approximately 38,000 sq. ft . at 9805 Double R 

Blvd. 

Fo llowing last quarte r, McKenzie Properties is 
co ntinuing to cons truct a Class A offi ce building 

located at 5520 Kietzke Lane. With a starting lease 

rate of S2.75 per sq. ft. and completion has been 

resch eduled to October of this year. Incide ntally, 
despite no n ew leases in the building this quarter, it is 

expected that McKenzi e Properties will be fully leased 

by the comple tion date. 

Given the region's current and projected growth , 

inves tment activity is expected to remain strong, with 
two of the biggest sales being investment. CAP rates 
have d ecreased in th e pas t year, enticing so m e 

landlords to bring stabilized properties to market, this 
remain even with th e minor rent d rop . 
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The following charts summarize the overall and submarket office markets, and include 

data related to rental rates and vacancies. The data is from the CBRE Reno Office Market View 

2nd Quarter 2018. 

OFFICE RENTS & VACANCIES BY SUBMARKET 
Figure 2: Reno Otfice Market Statisti cs 

Sub arkat Not Total Total Q2 Net YJD Not Average Asking 
m Renlable Area Vacancy 0/o Availability o/o Absorption Absorption Rate$ 

Airport 557, 145 8.3 9.8 (2,650) 5,548 1.24 

Class A 32,376 

Ooss B 351,247 7.1 8.9 3,794 1.36 

Central 715,639 17.8 39.2 (20,872) (23, 654) 1.25 

Ooss A 

Closs 8 334,444 16.0 30.6 (214) 3,753 1.36 

Downtown 1,366,328 8.2 9.5 9,546 36,178 1.72 

Closs A 810,695 6.9 8.3 985 20,615 1.87 

Class B 273,830 12.4 14.8 3,045 10,047 1.76 

Meadowood 1, 781 , 520 9.4 14.5 25,739 48,255 1.60 

Class A l, 100,707 6.9 14.7 31,985 52,243 1.82 

Class 8 482,573 9.6 10.2 (8,992) (8,992) 1.51 

South Reno 1,399,415 6.5 10.6 (3,452) (3,397) 1.73 

Class A 1,112,924 6.5 10.5 (2,012) (8,830) 1.84 

Class B 286,491 6.5 10.6 (l,440) 5,433 1.38 

Sparks 162,423 7.0 9.1 2,160 3,020 1.05 

Ooss A 

Closs B 93,693 9.5 9.5 1.25 

West Reno 37,495 

Class A 14,493 

Closs 8 23,002 

Marl<et Total 6,019,965 9.2 14.7 10,471 65,950 1.53 

Class A 3,071,195 6.6 11.3 30,958 64,028 1.84 

Class B 1,845,280 10.1 14.2 (7,601) 14,035 1.47 

Source: CBRE Research1 02 2018. 
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HISTORICAL OFFICE DATA 
Figure 4: Lease Rotes Figure 6 : Va ca ncy & Ava ilabil ity 
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Source: CBRE Research. 02 2018 . 

Figu re 5 : Net Absorptio n 
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Source: CBRE Research. 02 2018. 

Construction Activity 

Construction activity in the area was limited during the housing crisis, but has shown 

signs ofrecovery. Within the Reno-Sparks market, building permits issued began to drop in 

2006, and dropped every year through 2010; beginning in 2011, building permit activity 

continued to increase through 2015. As the chart and graph below indicate, at the peak of the 

market in 2005, 22,313 total building permits were issued in Washoe County, including the City 

of Reno and the City of Sparks. In 2016, the latest full calendar year, 14,487 building permits, or 

35% less than 2005, were issued. 
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BUILDING PERMITS ISSUED 
Calendar Ye:u 2002 2003 2004 2005 2006 2007 200S 2009 2010 2011 2012 2013 

City of Sparks 4,456 6,120 5,278 6,030 4,858 4,322 2,693 2,338 1,946 2,078 2,415 2,451 
CitvofReao 8,613 10,964 12,457 12,662 10,891 8,240 5,891 5,371 5,149 5,570 5,454 6,670 
Uaincorpo171ted \Vashoe Conaty 3,893 3,395 3,591 3,621 2,980 2,549 1,926 1,304 1,259 1,502 1.457 1,597 

Tot•I 16,962 20 479 21,326 22,313 lS,729 15,111 10,510 9,013 S,354 9,150 9,326 10,718 
% Cb:1oe:e From Prior Year - 20.73% 4.14% 4.63% -16.06% -19.32% -30.45% -l~.24% -7.31% 9.S3o/• 1.92% 14.93% 

H,000 

"--"""-20,000 ·l-----~~--------------------------

ll,000 +----"~~ . ~~ 
~ '(___->' 

10,000 ·1-----------~----------~~-""'~--------~-

~ -x-x--x 

.S,000 -1-..=::::::::::::::::,..._,,"""~=-0--..::'.:=== ....... 0-0.=:::J'~=:::Q::::::_ __________ _ 
L~. __,.,,_ _,.,,,,.,--~ 

~~:::=~=:=:;1,=::::t==~-::::=-_,,.~~ 
0 -1----~--------~--~-----~--~-~------~ 

200.l 2005 2006 2007 2008 2009 2010 2011 2012 ?OU 20U 2015 2016 201 7 

(Reno, Sparks & Unincorporated Washoe County) 

Transportation 

2014 2015 2016 
2,818 4,107 3,301 
7,504 8,859 8,778 
1,734 2.119 1,890 

12,056 15,085 13,969 
12.4S% 25.12% -i.-Wo/o 

~City of Sparks 

-O-CityofRfftl 

2017 
4,008 
9,546 
3,711 
17,265 
23.60% 

~Urincttporattd \\'asl:nt Co~· 

- X-Toul. 

The Reno-Tahoe International Airport serves the Reno-Sparks area. The airport offers 

daily departures to over 30 North American destinations with non-stop or one-stop service. This 

level of service is normally found in cities with populations four to five times the size of the 

Reno-Sparks area. The following chart summarizes passenger statistics for the Reno-Tahoe 

International Airport. 
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RENO-TAHOE INTERNATIONAL AIRPORT STATISTICS 
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The Reno-Sparks area also has adequate rail service and bus service. The area has 

excellent access to trucking facilities, with over 60 firms serving the Reno area. Rail service 

through the area is provided by Union Pacific Railroad. The rail lines pass through downtown 

Reno with most of the rail traffic involving freight transportation. Additionally, Amtrak 

provides passenger rail service to the area. 
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Hospitals, Education and Public Services 

The Reno-Sparks area has four private general hospitals and one Veterans' 

Administration hospital. While the area is considered to have good hospital facilities, the 

hospitals in Nevada are some of the more expensive in the country. The two largest hospitals, St. 

Mary's and Renown, have both opened satellite hospitals in south Reno, and have both 

undergone major expansions at their main facilities. 

The Washoe County School District provides public schools. The University ofNevada­

Reno is situated on a 200-acre campus just north of downtown Reno. There are approximately 

21,300 students currently enrolled at the University. The area is also served by the Truckee 

Meadows Community College, which has an enrollment of approximately 11,600 students per 

year. 

Each of the municipalities in the Reno-Sparks area offers police and fire protection. Both 

the police and fire protection is highly rated. Municipal recreational facilities in the Reno-Sparks 

area include a number of golf courses, several indoor/outdoor swimming pools, numerous public 

parks and several public libraries. RTC Ride provides public transportation to the region. 

Summary 

In summary, the Reno-Sparks area has experienced rapid population growth over the past 

several decades due to the excellent quality of life. Historically, the gaming industry has been 

the principal economic base for the area. With the legalization of gaming across the United 

States, the area's principal industry is experiencing a major challenge. 

In response to this challenge, the National Bowling Stadium and Downtown Events 

Center have been built, the Reno-Sparks Convention Center has been expanded and renovated, 

special events have been expanded, the City of Reno is actively supporting downtown 

revitalization, and a AAA professional baseball stadium was completed in April of 2009. Tesla 

began construction on their new Gigafactory just east of Sparks in the Tahoe Reno Industrial 

Park in 2014. The area has experienced success in broadening the economic base with the 

expansion of the hi-tech and back office industries. 
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NEIGHBORHOOD PHOTOGRAPHS 

-
VIEW OF MILL AT MCCARRAN INDUSTRIAL FLEX COMPLEX FACING 

SOUTHWESTERLY FROM MILL STREET AND MCCARRAN BOULEVARD 

18-102 

VIEW OF MILL STREET FACING WESTERLY FROM SOUTH 
MCCARRANBOULEVARD 
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NEIGHBORHOOD PHOTOGRAPHS 

VIEW OF THE NORTHWEST CORNER OF SOUTH MCCARRAN BOULEY ARD 
AND MILL STREET 

VIEW OF EMIGRANT STORAGE MINI WAREHOUSE COMPLEX LOCATED TO 
THE SOUTH OF THE SUBJECT PROPERTY 
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NEIGHBORHOOD PHOTOGRAPHS 

VIEW OF THE COTTAGES, A DENSITY RESIDENTIAL SUBDIVISION FACING 
SOUTHWESTERLY 

VIEW OF BRISTOL POINT APARTMENT COMPLEX FACING NORTHWESTERLY 
FROM SOUTH MCCARRAN BOULEVARD 
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NEIGHBORHOOD PHOTOGRAPHS 

VIEW OF WOLF PACK MEATS, LOCATED ON THE NORTH SIDE OF 
CLEAN WATER WAY AND TO THE NORTH THE SUBJECT PROPERTY 

1 

VIEW OF BICYCLE PATH ABUTTING SUBJECT'S WESTERLY PROPERTY LINE 
FACING SOUTHERLY ALONG SOUTH MCCARRAN BOULEVARD 
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NEIGHBORHOOD DESCRIPTION 

The subject property is located in southeast Reno. The neighborhood is generally 

bounded on the west by the Reno-Tahoe International Airport, on the north by East Greg Street, 

on the east by the foothills of the Virginia Mountains and on the south by Pembroke Drive. The 

utilizations within the subject neighborhood include the Reno-Tahoe International Airport, 

industrial and office developments along Mill Street, Rock Boulevard and McCarran Boulevard, 

the University Stations farm property, the residential subdivisions east of Longley Lane and in 

the Hidden Valley and Rosewood Lakes areas. 

Primary access to the subject neighborhood is provided by McCarran Boulevard. 

McCarran Boulevard is one of the principle arteries in the Reno-Sparks area and has been 

designed to encircle the cities of Reno and Sparks. In the subject neighborhood, South 

McCarran Boulevard is a divided, six-lane, two-way, asphalt-paved roadway with left center turn 

lanes at all intersections. Approximately two miles north of the subject neighborhood, McCarran 

Boulevard intersects with Interstate 80, which is a limited-access freeway that connects the San 

Francisco Bay Area with the eastern United States. 

Mill Street, which terminates at McCarran Boulevard in the northeast portion of the 

subject neighborhood, is an east/west major four-lane, two-way, asphalt-paved roadway. 

Portions of Mill Street are also improved with center turn lanes. Mill Street is primarily 

developed with industrial-commercial and retail-commercial utilizations. Access to the U.S. 395 

Freeway is by means of an interchange at Mill Street, approximately two miles west of the 

subject neighborhood. 

Longley Lane is a major arterial roadway, which traverses the south portion of the 

neighborhood in a north-south direction. Longley Lane is a four-lane, two-way, asphalt paved 

roadway which is improved with center turn lanes. Longley Lane connects with Rock Boulevard 

to the north and S. McCarran Boulevard and S. Virginia Street to the south. Properties in the 

vicinity of Longley Lane are improved with a variety of office-warehouse and distribution 

facilities, as well as neighborhood shopping centers and single family residential developments. 

Rock Boulevard is a major four-lane, two-way, asphalt-paved roadway, which extends in 

a northwesterly to southeasterly direction. This roadway terminates at the intersection of 

Pembroke Drive and McCarran Boulevard in the east portion of the subject neighborhood. South 

Rock Boulevard is primarily developed with light industrial, industrial-commercial, and retail-
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commercial utilizations. Rock Boulevard does have a full interchange with Interstate 80 to the 

northwest of the subject neighborhood. 

Pembroke Drive extends in an east-west direction through the south portion of the subject 

neighborhood. This roadway is a two-lane asphalt paved-roadway with a graded gravel shoulder. 

Pembroke Drive provides access to the Hidden Valley area from South McCarran Boulevard. 

Interstate 580/U.S. 395 runs in a north-south direction to the west of the subject 

neighborhood. Interstate 580 connects the Reno/Sparks area with Oregon and Washington to the 

north and Los Angeles to the south. There are interchanges with Interstate 580 at Mill Street, 

Plumb Lane, Moana Lane and South McCarran Boulevard. Overall, the subject neighborhood 

has good highway access. 

The Reno-Tahoe International Airport generally forms the west boundary of the subject 

neighborhood. The airport facility is located approximately four miles from downtown Reno and 

is within a twenty-minute drive of virtually anywhere in the Reno-Sparks area. Two dedicated 

freeway ramps serve the airport from U.S. 395. 

Due to its proximity to the Reno-Tahoe International Airport, the subject neighborhood is 

impacted by aircraft noise from commercial and military flights. As a result of the aircraft noise, 

a portion of the subject neighborhood has been designated as being incompatible for residential 

development; however, industrial or other non-residential uses which are not likely to be affected 

by the aircraft noise are allowed. Essentially, the industrial uses in the central portion of the 

neighborhood provide a buffer between the airport and the residential utilizations to the east. 

The Sierra Pacific Industrial Park is located in the north portion of the neighborhood. 

This park is an older established industrial park with the predominant form of construction being 

concrete tilt-up. Industrial uses within the park include light manufacturing, warehousing and 

distribution and some research and development uses. Located in the Sierra Pacific Industrial 

Park is an operations center for Sierra Pacific Power Company. 

The Dermody Business Park is located at the southwest corner of Mill Street and 

McCarran Boulevard. This park, which was established in 1983, contains 190± acres of total 

land area. The buildings in this development include a mixture of good-quality professional 

office and office warehouse utilizations. 
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The Dermody Aircenter is a 195± acre site located on both sides of Longley Lane, north 

of McCarran Boulevard in the south portion of the subject neighborhood. Development within 

the Dermody Aircenter is light industrial uses, including office-warehouse, light manufacturing 

and distribution warehouses. These improvements generally range in size from 40,000± square 

feet to 200,000± square feet. The majority of the buildings, which consist of both multi-unit and 

freestanding facilities, are tenant occupied. This park was established in 1980. 

The subject neighborhood is a portion of a larger industrial market identified as the 

Airport market. The Airport market is one of the largest industrial neighborhoods in the Reno­

Sparks service area. Typically, a majority of the buildings in the Airport market area are 

warehouses or warehouse distribution facilities, with the remaining buildings typically utilized as 

multi-tenant or single tenant office-warehouses. 

The subject neighborhood will continue to face increased competition from newer 

developing areas in the Reno-Sparks area. In particular, the South Meadows Business Park, 

Dermody Business Park and the Vista area of Sparks are considered to be the most competitive 

markets for industrial space to the subject. On the other hand, the subject neighborhood has 

good accessibility, is reasonably close to Interstate 80 and Interstate 580, and has good access to 

the Reno-Tahoe International Airport. Generally, properties within the subject neighborhood are 

adequately maintained and in average condition. 

Residential uses are located throughout the subject neighborhood including multi-family 

and single-family utilizations. The southwestern portion of the neighborhood proximate to 

Peckham Lane has a mixture of primarily older fair-to-average quality single family residences 

and smaller apartment complexes. Newer single family and multi-family residential properties 

are located in the southeasterly portion of the subject neighborhood. The Hidden Valley area, 

located toward the southeast portion of the neighborhood, generally has average to very good 

quality single-family residences. 

Schools and busing are provided by the Washoe County School District. RTC Ride 

provides regional transportation to the Reno-Sparks area, and does maintain bus stops throughout 

the subject neighborhood. 

All utilities are immediately available to the subject neighborhood. Sewer service is 

provided by the City of Reno and the City of Sparks. Electricity and natural gas are provided by 
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NV Energy. Telephone service is provided by various carriers. Water service is provided by the 

Truckee Meadows Water Authority. Police and fire protection are provided by Reno and Sparks 

within the neighborhood. 

Recreational facilities include the Mira Loma Park located on the northeast corner of 

Mira Loma Drive and South McCarran Boulevard. Improvements include playground 

equipment, tennis courts, skate park and a baseball field. Additional recreational amenities 

include the Rosewood Lakes Golf Course and the private Hidden Valley Country Club and Golf 

Course. 

The Truckee River meanders through the north portion of the subject neighborhood. The 

properties on both sides of McCarran Boulevard, north of the Truckee River, are improved with 

a variety of light industrial and industrial-commercial uses. The banks of the Truckee River have 

been designated as a greenbelt area featuring parks, lawns and jogging paths. Due to the close 

proximity of the Truckee River, the subject neighborhood is prone to flooding. Additionally, the 

Boynton Slough is located in the south portion of the subject neighborhood and the Steamboat 

Creek traverses the central and easterly portions of the neighborhood. Portions of the subject 

neighborhood have been designated by the Federal Emergency Management Agency (FEMA) as 

being Floodways. This floodway designation limits the development within some portions of 

this neighborhood; any improvements that would either impede the flow of water during a flood, 

or add to the debris are prohibited. 

Overall, the subject neighborhood primarily includes office, commercial and industrial 

developments along the major roadways. Agricultural and residential uses are located in the 

easterly and southeasterly portions of the neighborhood. The neighborhood has good access 

from a number of arterials including McCarran Boulevard, a major arterial roadway which 

encircles the cities of Reno and Sparks. The central portion of the subject neighborhood is 

dominated by the presence of the Reno-Tahoe International Airport, and as a result, there is a 

significant amount of light industrial and warehousing distribution developments with this 

portion of the neighborhood. 
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SUBJECT AERIAL MAP 

A.P.N. 021-010-07 
Subject Property Outlined In Yellow 
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SUBJECT PHOTOGRAPHS 

OVERALL VIEW OF SUBJECT PROPERTY FACING SOUTHEASTERLY FROM 
SOUTH MCCARRAN BOULEVARD AND CLEAN WATERWAY 

VIEW OF SOUTH MCCARRAN BOULEVARD FACING SOUTHERLY FROM 
CLEAN WATER WAY 
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SUBJECT PHOTOGRAPHS 

OVERALL VIEW OF SUBJECT PROPERTY FACING SOUTHWESTERLY FROM 
CLEAN WATER WAY 

18-102 

VIEW OF CLEAN WATER WAY FACING WESTERLY TOWARD 
SOUTH MCCARRAN BOULEVARD 
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SUBJECT PHOTOGRAPHS 

OVERALL VIEW OF SUBJECT PROPERTY FACING NORTHEASTERLY FROM 
THE SOUTHWESTERLY PROPERTY CORNER 

VIEW OF SOUTH MCCARRAN BOULEVARD FACING NORTHERLY FROM NEAR 
THE SOUTH PROPERTY LINE OF THE SUBJECT 
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SUBJECT ZONING MAP 

CITY OF RENO: PUD - MSFL MCCARRAN CENTER 
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Relmagine Reno Master Plan Land 

Use: 

MASTER PLAN Mixed-

Employment 

MASTER PLAN ABBR ME 

SUBJECT MASTER PLAN MAP 

CITY OF RENO: MIXED EMPLOYMENT 
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SUBJECT FLOOD ZONE MAP 
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PROPERTY IDENTIFICATION AND SITE DESCRIPTION 

Name of Property 

Property Type 

Address 

Location 

Legal Description 

Assessor's Parcel Number 

Owner of Record 

Land Area 

Shape 

Street Improvements/Access 

MSFL McCarran Center 

Industrial/Commercial/Mixed-Use Parcel of Land 

7300 Clean Water Way, Reno, Nevada 

The southeast corner of S. McCarran Boulevard and 
Clean Water Way, Reno, Washoe County, Nevada. 

Parcel 1, Parcel Map 5054 

021-010-07 

University of Nevada Board of Regents 

104± Acres ( 4,530,240± SF) 

Generally trapezoidal, with a dog leg to the 
northeast 

The subject's easterly property line abuts S. McCarran Boulevard, a two-way, six-lane, 

asphalt paved roadway, with center concrete median. A bicycle/walking path is located between 

the subject's westerly property line and S. McCarran Boulevard. 

Clear Water Way, abutting the subject's northerly property line, is a two-way, two-lane, 

asphalt paved roadway, which extends in an easterly direction from its intersection with 

S. McCarran Boulevard. In its "As-Is" condition, access to the subject property is from Clean 

Water Way, via a gravel roadway which extends in a southerly direction near the subject's 

easterly property line. 

According to the MSFL McCarran Center PUD Handbook, access to the subject property, 

upon development, will be from S. McCarran Boulevard at Mill Street, Clean Water Way as 

realigned, Capital Boulevard, Equity A venue and an existing median opening at the southerly 

boundary of the property. The intersection of McCarran Boulevard and Mill Street is currently 

signalized. It is anticipated that the McCarran Boulevard - Capital Boulevard intersection will 

be signalized. 
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The handbook further indicates that right-in, right-out access will be provided at a 

location to the south of the Yori Drain. 

Ultimately, Mill Street will be extended to the southeast connector, currently 

construction. Capital Boulevard will extend through the subject property, and may be extended 

to the east in the future. 

Traffic exiting Clean Water Way is required to make a right turn in a northerly direction. 

Master Plan M-E (Mixed Employment) 

The primary uses within this Master Plan designation include light manufacturing, 

processing, wholesaling, flex space, research and development, and offices. In some locations, 

may also include high quality, large employment facilities, such as corporate offices and 

educational campuses. 

Secondary uses include support services, such as small-scale retail, restaurants, indoor, 

and other commercial uses, may also include airport related uses. 

The characteristics of this Master Plan Designation provide for concentrated areas of 

employment and supporting uses, such as small-scale commercial uses. Typically, smaller 

facilities, building footprints than those found in industrial; however, may also include 

employment facilities, such as office and educational facilities in a planned, campus like setting. 

Zoning PUD (Planned Unit Development-MSFL McCarran 

Center) 

On March 27, 2013, the Reno City Council approved a request for a zoning amendment 

on the subject property within the City of Reno to PUD-Planned Unit Development, to allow 

development of 10.37 acres of office /commercial flex uses; 33.62± acres of office/commercial 

flex or business park uses; 47.90± acres of business park uses; 11± acres for roadways, and 1.11± 

acres for drainage. 

The approval was made subject to a number of required modifications to the PUD 

Handbook, including: 

18-102 50 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 80 of 131



lf*Wi~~~~~~~~~-
J OH NS ON I PERKINS I GRIFFIN 
REA L ESTATE APPRA I SERS & CONSULTANTS 

a) Disclosures to project property owners and tenants of the adjacent agricultural uses 
and slaughter house; 

b) A 30' setback from the northern perimeter; 
c) A change to industrial uses in the northernmost planning area; 
d) Insuring better than I : I flood mitigation; 
e) A handbook provision insuring that agricultural uses will continue to be allowed 

within the project area. 

In addition, the approval was subject to a number of engineering, traffic and health 

department conditions which are set forth below. 
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18-102 

EXHIBIT B 

ENGINEERING, THAFFIC AND HEAL TH DEPARTMENT CONDITIONS 

1. Prior to the approv,al or each permit, the applicant shall have an approved 
Sanitary Sewer Report In accordance with the Public Wofks Design Manual. 
Adequate easements and acces:;i shaH be provided for all sanitary sewer 
improvements per.the Public Works Design Ma nu ail. A!I requiri'ld· on~site and 
off-site sa.nrtar.y. ~ewer improvements necesS<lry to serve the project shall be 
complete ,and functional prlor to the issuance ohny certificate of'OCCUpancy. 

2. Prior to the approval of each permit, the· applfcant shall have an approved 
Hydrology Heport addressing development In Critical Flood -Zone ·1, on-site 
a.nd off-site storm water flows, detention, end facility capacities for the pre­
davelopment an<f p06t-development sHo conditions. Additionally, the 
applicant shall demonstrate that all gradfng and proposed storm water 
collection and discharge facilities, including Infrastructure, access, and 
easements, are consistent with pre-development condl:tlons as specified in 
the Reno Municipal Code and Public Wor1<s Design Manuel. 

3. The applfcant shall provide sidewalks and demonstrate access~Je and ADA 
compliant pedestrian routes from all adjacent public rights--0f-way lo the on· 
site buildings. 

4. Projoot accesses, including ingress and egress limitation controls, shall be 
located and designed in conformance with the MSFL McCarran Center 
Traffic Analysis (prepared by Solaegul Engineers dated September 2.011 
with all adden<fa and updates thereto) on file for the project and in 
accordance with the geometric standards of the PubfJG Works Design 
Manual. 

5. All traffic study updates shall provids analyses and revrew of the site plan 
and proposed mitigations for project generated impacts, with regards to 
project and Iha trip generation distribution estimates Included In the Traffic 
Analysis, on the adjacent roadway networic, site accesses end pedesfrian 
routes. 

6. Prior to approval or each permH, the applicant shall provide a written 
response frorn RTC defining transit requirements for this project and shall 
dedicate rights-of-way or grant approprlale easements and construct transit 
ltnprovemenl in accordance with RTC's requirements prior to the approval of 
any certificate or occupancy fo Ille satisfaction of the Community 
Development Department iitaff. 

7. The applicant shll,11 provtde a copy of execute<J encroachment permits from 
NDOT prior to the issuance or any City permit for applications proposing sne 
accet>S, grading, drainage, sanitary sewer, ulllity, or roadway Improvements 
within the Slate rlghl..of.way for McCarran Boulevard. 

~ 
0 
0 ... 

52 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 82 of 131



~~~~~~~~~~-
JOHNSON I PERKINS I GRIFFIN 
REAL ESTATE APPRAISERS & CONSULTANTS 

18-102 

8. Any proposad detention, retention basins, and design of new ch<lnnels shall 
have a low ffow channel constructed with these facllttkts to allOw summer 
nuiSance water:tJows. 

9. Low Impact Development (LlD) practices are encouraried lo allow storm and 
nuisance water infiltratlon on site. The placement of 4-6 inch cobble rock in 
the flow lino of the blo and infiltration swales shall be required In order to 
reduce the acoomulation of sediment build up In any appJicahle LID facllltics . 

10. The land~pe design of turf for front yards, par1<1ng areas and islands shall 
require a Low Impact Development {LID) xericscape buffer of 18 inches from 
the ·back face of impervJous surfaces to allow on site infiltration as well as 
mlnJmlzlng storm and summer nuiSllnQC flows from entering the public 
Infrastructure while reducing the downstream effect of these flows. 

11 . The Traffic Analysis, submitted as an Appendix of EXHIBIT A shall be 
amended to Include the modffica1lons listed in the attached letters from 
Sol11egul Engineers dated Oct.ober 14 and 19, 2011, to the a;atlsfactlon of the 
Engineering Oivi$ion. 
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MSFL MCCARRAN CENTER- LAND USE PLAN 
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Topography 

The subject property has generally level topography to gently sloping topography in an 

easterly and south easterly direction from the westerly property line, which is below grade with 

S. McCarran Boulevard. 

Environmental and Soils Data 

In the preparation of this appraisal, I was provided with a due diligence letter prepared by 

Wood Rogers, dated June 27, 2018, which was prepared on behalf of Reno Land, Inc. The due 

diligence letter indicates that the subject property site mostly consists of low plasticity silts and 

silty sands to five feet below the existing ground surface. The Vista Quadrangle Geologic Map, 

Bell and Bonham, (1987), indicates the site is mapped in an area of Truckee River Flood Plain 

Deposits. Flood plain deposits can be poorly consolidated and porous and can present the 

potential hydro-collapse resulting in excessive settlements. The report further indicates that soils 

that present the potential for hydro-collapse contain micropores and voids partially supported by 

clay, silt and mild cementation. When wetted, the soil grains undergo rearrangement resulting in 

notable settlement. Common mitigation approaches for hydro-collapsible soils include: use of a 

structural slab on grade, or removal and re-working of the native soils and/or replacement with 

structural fill. 

In a letter dated July 19,2018 prepared by Wood Rogers for Reno Land, Inc., it is 

recommended that over excavation of at least two feet be made. As a result of the poor soil 

conditions, on-site soil that is excavated to gain flood volume cannot be utilized as fill material 

elsewhere on the property without significantly working the soil to moisture condition it, for 

example, with lime treatment. 

Hazardous Substances 

I have reviewed the Phase I Environmental Site Assessment prepared by McGinley and 

Associates, dated June 14, 2018, Project Number RLD024. As indicated in that report, 

McGinley and Associates has concluded that the assessment revealed no evidence of recognized 

environmental condition or controlled recognized environmental conditions in connection with 

the subject property. For the purposes of this appraisal, it is assumed that the value of the subject 

property is not negatively impacted by the existence of toxic materials or hazardous waste. 
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Flood Zone 

According to the Federal Emergency Management Agency's Flood Insurance Rate Map, 

Community Panel Number 32031 C3063G, effective date of March 16, 2009, the westerly 

portion of the subject property is located in a shaded Flood Zone "X", while a majority of the 

subject property is located in a Flood Zone "AE". 

As indicated in the MSFL McCarran Center Planned Unit Development Handbook, a 

majority of the subject property is within the 1 % annual chance (100% year flood event), Federal 

Perna Regulatory Flood Plain of the Truckee River and its tributaries, but is entirely outside the 

floodway. However, the subject property is located within the City of Reno Critical Flood Pool 

Area and is designated as a Critical Flood Zone 1. As a result, mitigation options to elevate the 

site and protect future development from flooding, as well as excavating adjacent areas to 

provide flood storage will be required. 

Reference is made to the MSFL McCarran Center Preliminary Hydrology Study, 

prepared by Wood Rogers, Inc., August 2011 (updated October 20, 2011) which is set forth in 

the PUD Handbook. The hydrology study indicates that the finished floor elevation of all 

habitable structures constructed within the flood plain on the property must be at a minimum of 

one foot above the regulatory flood elevation. 

The study further identifies the Yori Drain, which is a City of Reno owned and 

maintained open air storm drainage channel, which traverses the southern portion of the site, 

connecting to Steamboat Creek. The hydrology study indicates that it is anticipated that the 

drain will remain in its current configuration upon development of the project site. 

The subject property is located in a Critical Flood Zone 1 as identified by the City of 

Reno. Any placement of fill or construction of floodproof buildings on the site on ground that is 

below the 1997 flood elevation (4397.36NAVD'88) would require mitigation in order to create 

one unit of volume of flood storage for each one unit of volume of storage that the construction 

displaces. 
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The hydrology study identifies four mitigation options to comply with the City of Reno's 

Critical Pool Regulations. These are as follows: 

• Mitigate within site; 

• Mitigate within storage area #8 and #9 to the east; 

• Mitigate within UNR/Flood Control property to the north; 

• Mitigate with UNR property to the east. 

An additional requirement for development within the City of Reno Critical Flood 

Pool/Critical Flood Zone I, is that the post development peak runoff flows be less than or equal 

to predevelopment peak runoff flows, as is typical with any development in the City of Reno. 

The following diagram summarizes the Hydrology Study Vicinity Map, Fema 

Delineation Map, Mitigation Area Map and a cross section diagram depicting the elevation 

required for building construction. 

Finally, the Truckee River Flood Project Index Map is included. 
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18-102 

Figure 1 - Vicinity Map 
UNR Master Hydrology Study 
Reno. Nevada 
l.'.ay 2011 
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FEMA DELINEATION MAP 

18-102 

Figure 2 - FEMA Delineation 
UNR Preliminary Master Hydrology Study 
Reno, Nevada 
M~oy 2011 
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MITIGATION AREA MAP 
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Easements and Encumbrances 

Reference is made to a preliminary title report prepared by Ticor Title of Nevada, Inc., 

Order Number 10039008-CD, dated March 21 , 2018, a copy of which is set forth in the addenda 

to this appraisal report. As indicated, the subject property is subject to a number of utility 

easements. For this purpose of this appraisal, it is assumed that the subject property is subject to 

normal public utility easement and encumbrances which would not have an adverse impact on 

the overall usability or value of the property. 

Subject Sales History 

There have been no arms-length transactions with respect to the subject property in the 

past ten years. The subject property is currently being marketed by ArchCrest Commercial 

Partners, LLC. This is an open-ended listing with no asking price. It is my understanding that 

requests for proposals will be accepted by the University of Nevada, Reno, in a competitive 

bidding process. 

Utilities & Public Services 

Utility & Public Service Provider Availability 
Electricitv NV Energy Available 

Natural Gas NV Energy Available 
Teleohone Various Carriers Available 

Water Truckee Meadows Water Authoritv (TMW A) Available 
Sewer Citv of Reno Available 

Waste Disoosal Waste Management Service Available 
Cable Various Carriers Available 

Internet Various Carriers Available 
Fire Protection City of Reno Fire Department Covered 

Police Protection City of Reno Police Department Covered 
Public Transportation RTCRide Stops In Vicinity 

Presently, the subject property does not have direct electrical service, however is adjacent 

to existing NV Energy overhead transmission lines running parallel with McCarran Boulevard 

and within Clean Water Way. The PUD Handbook indicates that electrical service will be 

provided by connecting to these overhead transmission lines. 

There are two existing NV Energy gas mains running within McCarran Boulevard 

parallel to the subject property in the eastern shoulder of the roadway. Although one is a high­

pressure transmission main that cannot be tapped, the second main is a large diameter 

distribution main which should be available for tapping and service to development within the 

subject property. There are no exiting gas facilities within Clean Water Way. 
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The subject property is located within the Truckee Meadows Water Authority service 

area. Located to the south of the subject property within Pembroke Drive is a 14' distribution 

water main. In addition, there is a 20" transmission main running parallel to McCarran 

Boulevard in the easterly shoulder of the roadway. 

According to the PUD Handbook, the subject property will be served by the Truckee 

Meadows Water Reclamation Facility located to the northeast at the end of Clean Water Way. 

A 60" City of Reno sewer interceptor traverses the northern portion of the subject property in an 

easterly direction and in proximity of the intersection of Mill Street. Upon development of the 

subject property, it is assumed that a direct connection to the existing 60" public main will be 

made with a gravity flow sewer network within the project itself. 

A requirement of the Planned Unit Development, as approved by the City of Reno, is that 

a technical sanitary sewer study will be required with each development permit/application on 

the subject property in order to ensure that adequate facilities are provided to service each 

project. 

Earthquake Zone 

In 2005, the City of Reno adopted the International Building Code. They have since 

begun using 2012 updated International Building Code. The International Building Code does 

not directly address earthquake hazards by geologic regions. However, it requires that all 

building plans be reviewed by a structural engineer to assess earthquake issues. Prior to 2005, 

the City of Reno utilized the Uniform Building Code. According to the Uniform Building Code, 

the Reno-Sparks area is located in a Seismic Risk Zone 3. This zone encompasses areas which 

have a number of local faults and where there is a relatively strong probability of moderate to 

strong seismic activity. The Uniform Building Code does require special construction techniques . 

as a result of earthquake hazards. Additionally, a structural engineer typically reviews plans for 

residential and commercial buildings in order to assess earthquake hazards. As a result, for the 

purposes of this analysis, it is being assumed that the subject property is not impacted by 

earthquake hazards to a greater degree than is typical for the Reno area. 

Surrounding Development 

The subject property is located on the east side of McCarran Boulevard and to the south 

of Clean Water Way. Property to the north and east of the subject property is owned by the 
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University of Nevada Board of Regents and is used by UNR for instruction, research and 

agricultural purposes. 

A business park is located at the southwest corner of the intersection of S. McCarran 

Boulevard and Mill Street, while multi-family residential development and single-family 

residential development are located on the west side of McCarran Boulevard further to the south. 

Emigrant Storage owns and operates a mini-warehouse/RV storage complex to the south of the 

subject property. 

ASSESSMENT, TAXABLE VALUE & SPECIAL ASSESSMENT DATA 

At the present time the subject property is owned by the University of Nevada Board of 

Regents and is exempt from taxation. However, if the subject were to be transferred to private 

ownership, the owner would be required to be pay Real Estate Taxes. Because of this, the 

Washoe County Assessor's Office is required to appraise the property for tax purposes. 

Assessor's Parcel Number 021-010-07 

Land Assessed $2,438,800 

Improvement Assessed $9,332 

Total Assessed Value $2,448,132 

2018-2019 Real Estate Tax $803.92 

2018-2019 Taxable Value $6,994,663 

Although the subject property is exempt from real property taxation, the owner is 

required to pay a water district fee in the amount of $803.92. Assuming the subject property 

were in private ownership, the total real estate tax would be $90,405.54. 

Summary 

To summarize, the subject property is generally trapezoidal in shape, with a dog leg 

extending to the northeast. The subject property, which contains I 04± acres, has approximately 

4,738 feet of frontage on S. McCarran Boulevard, which abuts the subject's westerly property 

line. The subject property has an average depth of approximately 958 feet. South McCarran 

Boulevard is a portion of a ring-road, which encircles the cities of Reno and Sparks. In the 

vicinity of the subject property, S. McCarran Boulevard two-way, six-lane, asphalt paved 

roadway with a center concrete median. The intersection of S. McCarran Boulevard and Mill 

Street is fully signalized. 
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The subject property is zoned PUD-MSFL McCarran Center and has been approved for a 

planned unit development which would allow for development of I 0.37 acres of office/ 

commercial flex uses; 33.62± acres of office/commercial flex or business park uses; 47.9 acres of 

business park uses, approximately I I acres for roadways and I. I I± acres for drainage. The 

principal constraints to development of the subject property are its location within FEMA 

designated flood zones and the City of Reno Critical Flood Pool Area - Critical Flood Zone 1. 

As a result, mitigation options to elevate the site and protect future development from flooding, 

as well as excavating adjacent areas to provide flood storage will be required. In addition, it is 

anticipated that as a result of the potential for hydro collapse, certain mitigation may be required, 

including over excavation, the use of structural slab on grade, as well as the removal and re­

working of native soils and/or replacement with structural fill. The scope and extent of 

mitigation is dependent upon the ultimate build-out of the subject property. 

Reference is made to photographs, plot plan and exhibits of the subject property 

contained elsewhere in the appraisal report which will enable the reader to visualize the subject 

property. 
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HIGHEST AND BEST USE ANALYSIS 

Highest and best use is defined in the 6th Edition of The Dictionary of Real Estate 

Appraisal (Appraisal Institute, Chicago, 2015) as "the reasonably probable and legal use of 

vacant land for an improved property, which is physically possible, appropriately supported, 

financially feasible, and that results in the highest value. The four criteria the highest and best 

use must meet are legal permissibility, physical possibility, financial feasibility and maximum 

productivity." 

HIGHEST AND BEST USE AS THOUGH VACANT 

Physically Possible 

The subject property is located at the southeast corner of South McCarran Boulevard and 

Clean Water Way in southeast Reno. The subject property is generally trapezoidal in shape with 

a dog leg to the northeast, has generally level topography and all utilities are reasonably 

available. The subject property contains I 04± acres. the subject property has approximately 

4,738 feet of frontage on South McCarran Boulevard, which abuts the subject's westerly 

property line. McCarran Boulevard is a major arterial within the cities of Reno and Sparks. The 

subject property has adequate physical features to support a variety of development. The 

subject's topography, location and availability of utilities are considered to be positive factors 

affecting the development potential of the subject site. The principal constraints to development 

of the subject property are its location in a Shaded Flood Zone "X" and Flood Zone "AE". In 

addition, the subject property is located in a Critical Flood Pool Area - Critical Flood Zone 1. 

As a result, mitigation will be required to elevate the site and protect future development from 

flooding, as well as excavating adjacent areas to provide flood storage. 

In addition, it is anticipated that as a result of the potential for hydro collapse, certain 

mitigation may be required, including over excavation, the use of structural slab on grade, as 

well as the removal and re-working of native soils and/or replacement with structural fill. The 

scope and extent of mitigation is dependent upon the ultimate build-out of the subject property. 

Legally Permissible 

The subject property is zoned PUD-MSFL McCarran Center, and has an approved PUD 

Handbook which allows development of the subject property with a variety of office, 

commercial flex and business park uses. The subject's legally permissible uses include a variety 

of office, commercial and business park utilizations. These uses are consistent with the subject's 

Master Plan Designation of Mixed-Employment (M-E). 
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Financially Feasible 

The highest and best use of the subject site must be financially feasible. To be financially 

feasible, there must be adequate demand to support the highest and best use of the subject 

property. The subject property is located in southeast Reno and on a major arterial which 

encircles the cities of Reno and Sparks. The subject property is located to the south oflnterstate 

80, and has access to a number of east-west arterials, including Mill Street, South Rock 

Boulevard, Greg Street and Glendale A venue. As indicated in the CBRE Reno Industrial Market 

View, the industrial market is experiencing rising net absorption levels and decreasing vacancy 

rates. As a result, it is anticipated the market will experience additional expansion and market 

growth. Rental rates are increasing for all size ranges, and as a result, demand continues to 

exceed supply. 

There is a relatively small inventory of larger industrial and mixed use industrial parcels 

available for development in the Reno-Sparks area. 

In estimating the financial feasibility of development on the subject site, consideration is 

given to the subject's physical characteristics and legally permissible uses. The subject property 

has received approval from the City of Reno for a planned unit development including mixed 

use, commercial, office and business park uses. On the other hand, it is recognized that certain 

development costs will be incurred to elevate portions of the site above the flood elevation, and 

to provide for flood storage mitigation. However, given the strong demand for industrial and 

mixed-use industrial utilizations, and the dwindling supply of available vacant land for 

development, it is this appraiser's opinion that development of the subject property with a mixed 

use industrial/commercial, business park is the most financially feasible use of the site. 

Maximally Productive 

To be maximally productive, the highest and best use of the subject must be the most 

intense use to which the site could be developed and remain financially feasible . The subject' s 

physically possible, legally permissible and financially feasible uses indicate a mixed use 

industrial/commercial/business park development. It is my opinion that the highest and best use 

of the subject property is a mixed use industrial/commercial/business park development in 

conformance with the subject' s PUD Handbook. 
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INTRODUCTION TO VALUATION ANALYSIS 

There are three approaches to value which an appraiser considers in estimating the value 

of a property. These approaches include the Cost Approach, the Sales Comparison Approach 

and the Income Approach to value. As the subject property involves vacant land, the Cost 

Approach and the Income Approach to Value were not considered applicable and were not 

utilized in this appraisal assignment. 

In this appraisal, the Sales Comparison Approach to land value will be utilized to 

estimate the fee simple Market Value of the subject property. 

Sales Comparison Approach to Value 

The Sales Comparison Approach, or Market Approach to Land Value, is based upon the 

principal of substitution which holds that the value of the subject property tends to be set by the 

price that would be paid to acquire a substitute property of similar utility and desirability. 

The sales set forth on the following chart were considered to be indicative of the Market 

Value of the subject property. The comparable sales will be compared to the subject property on 

a price per square foot basis. 

18-102 69 

(BOARD OF REGENTS  11/16/18)  Ref. BOR-6, Page 99 of 131



~~~~~~~~~~-
JOHNSON I PERKINS I GRIFFIN 
REAL ESTATE APPRAISERS & CONSULTANTS 

COMPARABLE LAND SALES CHART 

AP.N. Recording Zoning LandArea 

Sale Location Date Topography Acres 

Number City, State Sale Price Flood Zone Square Feet Price/SF 
LS-I 536-040-01 8/23/2017 NUD 31.838 Acres 

Future School Site in Kiley Ranch North $8,128,340 (New Urban De..elopment) 1,386,863 SF $5.86 

NEC David Allen Ph')' & Windmill Farms Ph')' Le..el/Gentle 
E. of Pyramid Way, Sparks (Spanish Springs) '')(" 

LS-2 035-681-01 & 02 9/29/2017 MUDR 25.66 Acres 

SIS Dandini Blvd., Betwn. Spectrum Dr. $4,152,500 Undulating 1,117,750 SF $3.72 
& U.S. Highway 395, Le..el!Moderate 

North Valleys, Reno '')(" 

LS-3 017-011-26 10/3/2017 MUSV 18.42 Acres 
South side of Geiger Grade, $4,356,000 (Mixed Use South Virginia Street) 802,375 SF $5.43 
on the East Side of S. Virginia Street Le..el to Moderate/Below Grade 

Southeast Suburban Reno, NV ''X"&"A" 

LS-4 049-402-02 & 07 (Colina Rosa) 10/6/2017 NC 20.13 Acres 

South Side of Edmonton Dri..e, Between $6,500,000 Neighborhood Commercial 876,863 SF $7.41 

the Mt. Rose H\')' & Butch Cassidy Dri..e Le..el to Gentle 

South\..est Reno '')(" 

LS-5 082-101-49 11 / 13/2017 MUNV 44.01 Acres 

NEC ofN. Virginia Street (Old U.S. 395) $4,221,078 Undulating 1,917,076 SF $2.20 
& Double back Rd Le..elfModerate 

North Valleys - Reno '')(" 

LS-6 025-480-44 3/8/2018 IC 14.86 Acres 

Longley Commerce Center $4,238,823 Industrial-Commercial 647,302 SF $6.55 

SWC Longley Lane & Ainv.iy Dri..e Le..el to Gentle 

Southeast Reno '')(" 

Subject 021-010-07 Date Of PUD 104±Acres 

Property Southeast Corner of So. McCarran Boulevard Value Level to Gentle Slope 4,530,240± SF ---
and Clean Water Way 9/26/2018 Shaded "X", "AE" 
Reno Critical Flood Zone 1 
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COMP ARABLE LAND SALE MAP AND DISCUSSION 
SALE LS-1 

Property ID: Vacant Land - Future Washoe Submarket Spanish Springs 
County School Site City: Sparks 

Location: North side of Windmill Farms County: Washoe 
Pkwy, between David Allen 
Pkwy & Kiley Pkwy 

A.P.N.: 536-040-01 State: Nevada 
Topography: Level to Gentle Flood Zone: "X", Minimal Risk Areas 
Zoning: NUD (New Urban Dev.) Utilities: All Reasonably Available 

Business Park/Medium-High 
Residential 

Parcel Acreage: 31.838± Acres Shape: Slightly Irregular 
Parcel Square Feet: 1,386,863± Square Feet Proposed Use: Public School 
Recording Date: August 23, 2017 Price/Acre: $255,303 
Sale Price: $8,128,340 Price/Square Foot: $5.86 
Document Number: 4736967 Terms Of Sale: Cash to Seller 
Gran tor: KM2 Development, Inc. Grantee: Washoe County School District 
Conditions of Sale: None Known Verification: Public Records & 

Mike Boster, Washoe County 
School District 

The sale property is located on the north side of the proposed Windmill Farms Parkway, between David 
Allen Parkway, an existing roadway, and Kiley Parkway, a proposed roadway. The parcel is located in the 
Kiley Ranch North Development. The sale site has generally level to gently sloping topography in a 
downhill, easterly direction from David Allen Parkway. The we~terly portion of the site is traversed by the 
former Orr Ditch Channel, which has been abandoned. All utilities were stubbed to the property. The 
intersection of David Allen Parkway and Windmill Farms Parkway is improved with a roundabout. Upon 
completion, the intersection of Windmill Farms Parkway and Kiley Parkway will also have a roundabout. 
According to the Grant Bargain & Sale Deed, the Property shall be used for a public school. 
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Property Type: 
Location: 

A.P.N.: 
Topography: 
Zoning: 

COMP ARABLE LAND SALE MAP AND DISCUSSION 
SALELS-2 

mp 111.l OPEr, s11..\i:1; 

....... 

. ,..., 

~=--~~~_.,,.-._~--~~----'~/~ 
Future Mixed-Use Development Site City: Reno 
The Northeast Corner U.S. 395 North County: Washoe 
and Parr Boulevard/Dandini Boulevard 
035-681-01 & 02 State: Nevada 
Moderate to Steeply Sloping Flood Zone: Zone "X" 
MU/DRC (Mixed-Use/Dandini Utilities: All Available 
Regional Center Shape Irregular, Long & Narrow 

Parcel Acreage: 25.66± Acres Proposed Use: Mixed-Use Development 
Parcel Square Feet: 1,117 750± Square Feet 
Recording Date: September 29, 2017 Price/SF: $3.72 
Sale Price: $4,152,500 Terms of Sale: Cash to Seller 
Gran tor: Dandini Group, LLC Grantee: Dandini-Spectrum, LLC 
Document No.: 4749739 Verification: Tom Fennell, Dickson 
Conditions of Sale: None Commercial Group; Public 

Records; CoStar 

The sale property is located at the northeast comer of the interchange with U.S. Highway 395 North and Parr 
Boulevard/Dandini Boulevard. In addition, the sale property's easterly property line abuts Spectrum 
Boulevard, a two-way, two-lane asphalt paved roadway with center landscaped median. The sale property is 
proposed to be developed with a mixed-use development including 420 multi-family units, a daycare facility, a 
hotel with up to 120 room, and approximately 4,800± SF of commercial use and restaurants. As a result of 
slopes exceeding 15%, a special-use permit will be required of the developer. The westerly property line of 
the sale property abuts U.S. Highway 395 North and a 345KV transmission line. An existing drainage way 
runs through a portion of the sale property. The terms of sale of this transaction involves cash to the seller, 
with a partner in the LLC acquiring the sale property providing a first deed of trust with a principal balance of 
$2,250,000. 
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COMP ARABLE LAND SALE AERIAL MAP 
SALE LS-3 

Property Type: Vacant Land Submarket: Southeast Suburban 
Location: South side Geiger Grade, east side City: Reno 

S. Virginia Street (Old U.S. 395) County: Washoe 
A.P.N.: Portions of017-0l l-20 & 23 State: Nevada 

Now017-0ll-26 
Topography: Level to Moderate, Below Grade Flood Zone: A, High Flood Hazard Area 

X, Minimal Flood Hazard Area 
Zoning: MU (Mixed Use) Utilities: Reasonably Available 
Parcel Acreage: 18.42± Acres Water Rights: 75± Acre Feet 
Parcel Square Feet: 802,375± Square Feet Proposed Use: Mixed Use Development - Multi-

Family/Commercial Uses 
Recording Date: October 3, 2017 Sale Price/SF: $5.43 
Sale Price: $4,365,000 Terms of Sale: Cash to Seller 
Gran tor: Steamboat Commerce Center, LLC Grantee: Steamboat by Vintage, LP 
Document Number: 4750898 Verification: Dan Oster, NAI Alliance 
Conditions of Sale: None And Public Records 
This comparable is located in Washoe County on the outskirts of south Reno. The property is located on the east 
side of U.S. 395 (South Virginia Street) and the south side of Geiger Grade (State Route 341 ), a short distance 
southeast of the Mt. Rose Highway. The primary constraint to development of the larger ownership is the fact 
that it is traversed by the Steamboat Creek and the Crane and Chandler Ditches, which are located within a 
floodway. According to the listing broker, the sale property contains a land area of 18.42± acres which is net of 
the floodway land. The property is an irregular shaped site. The topography of the site ranges from level to 
moderately sloping, portions of which are below street grade. It is our understanding that, in addition to the sale 
price, the buyer purchased $1,635,000 in prepaid sewer credits from the seller. The property is zoned for mixed 
use development and is currently being improved with a 360-unit affordable housing apartment complex. 
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COMP ARABLE LAND SALE PROFILE SHEET 
SALELS-4 

Property ID: Colina Rosa Submarket: Southwest Suburban 
Property Type: Raw Land-Zoned NC City Reno 
Location: Mt. Rose Highway & Edmonton Dr. County: Washoe 
A.P.N.: 049-402-02 & 07 State: Nevada 
Topography: Level to Gentle-Raw Land Flood Zone: "X", Minimal Risk Areas 
Zoning: NC (Neighborhood Commercial) Utilities: Along Periphery of Site 
Parcel Acreage: 20.13± Acres Shape: Rectangle 
Parcel Square Feet: 876,863± Square Feet Proposed Use: Single Family Residential Lots 
#of Lots/Units: 94 Lots Aoorovals: Buyer Obtained Approvals 
Recording Date: October 6, 2017 Price/Square Foot: $7.41 
Sale Price: $6,500,000 Terms of Sale: Cash to Seller 
Gran tor: HBT Properties ofNevada LLC Grantee: D.R. Horton, Inc. 
Document Number: 4751696 Verification: Public Records 
Conditions of Sale: None Noted 

Comments: This sale involves two parcels totaling 20.13± acres located on the southwest corner of the Mount 

Rose Highway and Edmonton Drive in the south suburban area of Reno, Nevada. The seller in this transaction 

had purchased the parcels for $4,900,000 in July of 2016. In the October 2017 transaction, the buyer D.R. 

Horton, obtained approvals for a 94-lot subdivision named Colina Rosa prior to close of escrow. This site has 

level to gently sloping topography, although soils on the site include large boulders. Development of the new 

subdivision began shortly after close of escrow. The proposed subdivision will include 94 lots with an average 

lot size of 6,835± square feet, and 1.75± acres of open space. 
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COMP ARABLE LAND AERIAL MAP AND DISCUSSION 
SALELS-5 

Property Type: Vacant Land City: North Valleys - Reno 
Location: Northeast comer of Doubleback County: Washoe County 

Road & North Virginia Street 
A.P.N.: 082-101-49 State: Nevada 
Topography: Level/Moderate Flood Zone: "X", Minimal Flood Hazard 
Zoning: MUNV (Mixed Use) Utilities: All Reasonably Available 
Parcel Acreage: 44.01± Acres Shape: Irregular 
Parcel Square Feet: 1,917,076± Square Feet Proposed Use: North Valley Commerce Center II 

Recording Date: November 13, 2017 Price/SF: $2.20 
Sale Price: $4,221,078 Terms Of Sale: Cash to Seller 
Gran tor: William & Mary Keenan & the Grantee: CP Logistics NVCC II, LLC 

Furman Family I 997 Trust 
Conditions of Sale: None Verification: Public Records & 

Dr. William Keenan Seller 

This comparable is a 44.01± acre parcel located on North Virginia Street (Old U.S. 395) in the North Valleys 
area of Reno. Surrounding development includes a combination of industrial-commercial uses, mobile home 
parks, older single-family homes and large tracts of vacant land. The property a short distance to the east is 
being developed with the North Valley Commerce Center. This property is planned to be improved with the 
North Valley Commerce Center- Phase II. The property had been available for approximately two years. The 
site has level to moderate undulating topography, portions of which are above its street frontage. It is noted that 
the parcel is traversed by natural drainage ways. It is our expectation that the parcel will require fill due to its 
undulating topography and the natural drainage ways on the site may need to be perpetuated. 
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COMP ARABLE LAND SALE PROFILE 
SALE LS-6 

Property Type: Vacant Land City: Reno 
Location: Longley Commerce Center, County: Washoe 

Southwest Comer of Longley Ln & 
Airway Dr., East Side Quail Manor Ct. 

A.P.N.: 025-480-44 State: Nevada 
Topography: Level to Gentle Flood Zone: Zone "X" 
Zoning: IC (Industrial Commercial) Utilities: All Available 
Parcel Acreage: 14.86± Acres Shape: Irregular- Long & Narrow 
Parcel Square Feet: 647,302± Square Feet Proposed Use: 271 ,000± SF Industrial Building 
Recording Date: March 8, 2018 Price/Square Foot: $6.55 
Sale Price: $4,238,823 Terms of Sale: Cash to Seller 
Grantor: Capurro-Quilici Investments Grantee: Longley Commerce Center, LLC 
Document No: 4794211 Verification: J. Michael Hoeck, SIOR, Kidder 
Conditions of Sale: None Mathews & Public Records 

This is the sale of a 14.86± acre site located on the southwest comer of Longley Lane and Airway Drive in southeast 
Reno. Both Longley Lane and Airway Drive (extension ofMoana Lane) are arterial roadways. This parcel has 
additional access from Quail Manor Court. The buyer in this transaction purchased the property for the development 
of the Longley Commerce Center and will be improved with a 271,000-square-foot building. The building is expected 
to be completed by year's end and is designed to meet the needs of smaller industrial tenants. The building will include 
5,000 to 10,000 plus square foot flex (industrial space with office or showroom space) and industrial space with dock 
doors. The site at Longley and Airway Drive is the last remaining parcel of the old Capurro-Quilici Ranch. At the 
time of sale there were two old homes on the site as well as several large trees which are being removed to make way 
for the planned improvements. According to Mr. Hoeck, of Kidder Mathews, the homes have been demolished at the 
expense of the buyer. Mr. Hoeck also indicated that no water rights were included but some concessions for traffic 
impact were included in the sale price. 
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COMPARABLE LAND SALES COMPARISON, CORRELATION AND FINAL LAND 
VALUE CONCLUSION 

The comparable land sales utilized in this analysis range in date of sale from August 23, 

2017 to March 18, 2018, in comparison to the subject's effective date of value of September 26, 

2018. The comparable sales indicate a range in land area from 14.86± acres to 44.01± acres in 

comparison to the subject property which contains 104± acres. The comparable sales indicate a 

range in sale price per square foot from $2.20 per square foot to $7.41 per square foot. 

The comparable properties utilized in this analysis will be compared and correlated to the 

subject property based upon several adjustment criteria. These include property rights conveyed, 

financing terms, conditions of sale, market conditions, location, physical characteristics and 

zoning. The sales will be analyzed based upon a price per square foot basis. 

The purpose of the appraisal is to estimate the Market Value of the fee simple interest in 

the subject property as of the effective date of value. The comparable sales involved the transfer 

of a fee simple interest, therefore, no adjustment for property rights is indicated. 

The comparable sales involve cash to the seller or cash transactions, and as a result, no 

adjustment for cash equivalency is indicated. 

Market Conditions 

The comparable sales range in date of sale from August 23, 2017 to March 18, 2018, in 

comparison to the subject's date of value of September 26, 2018. 

Market conditions for vacant industrial and mixed-use land have improved significantly 

over the past few years as demand for new industrial and industrial business space has increased. 

There are relatively few large mixed-use industrial land properties available for development in 

the Truckee Meadows surrounding areas. Due to improving market conditions, an upward 

adjustment for date of sale is indicated to Comparable Sales LS-1, LS-2, LS-3, LS-4 and LS-5, 

which occurred in 2017. Comparable Sale LS-6 was purchased in March 2018, and as a result, 

market conditions are considered similar. No adjustment for date of sale is indicated 

Location 

The subject property is located on South McCarran Boulevard in southeast Reno. South 

McCarran Boulevard is a major arterial ring road encircling the cities of Reno and Sparks. The 
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subject property is located in an industrial/business park neighborhood which has experienced 

good market acceptance over the past several years. The subject property has good access to 

Interstate 80, located to the north, as well as several arterials in the subject neighborhood, 

including South Rock Boulevard, Mill Street, Greg Street and Glendale A venue. 

Comparable Sale LS-1 is located in the northerly portion of Spanish Springs, and as a 

result, is considered to have an inferior location in comparison to the subject ' s South McCarran 

Boulevard location. 

Comparable Sale LS-2 is located at interchange of U.S. Highway 395 North and Parr 

Boulevard. Due to its exposure and location on a major highway, a downward adjustment for 

location is indicated. 

Comparable Sale LS-3 is located at the intersection of South Virginia Street and Geiger 

Grade. The location is considered competitive with the subject property. 

Comparable Sale LS-4 is located on the Mt. Rose Highway. An upward adjustment is 

indicated. 

Comparable Sale LS-5 is located on Old North Virginia Street, in a secondary industrial 

neighborhood. An upward adjustment for location is indicated. 

Comparable Sale LS-5, although located in an industrial business neighborhood in 

southeast Reno, is considered to have an inferior location on Longley Lane, in comparison to the 

subject's location on McCarran Boulevard, a major arterial. 

Size 

The subject property contains 104± acres, in comparison to the comparable land sales 

which range from 14.86± acres to 44.01± acres. Generally, a relationship exists between the size 

of a parcel and the price per unit. Larger parcels tend to have a lower price per square foot while 

smaller parcels tend to have a higher price per square foot. For the purposes of this appraisal, a 

qualitative adjustment for size is made. 
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Zoning 

The subject property is zoned PUD-MSFL McCarran Center. The subject property has 

received approval for a mixed-use development including office/commercial/flex and business 

park utilizations. Comparable Sales LS-I, LS-2, LS-3 and LS-5 are considered to have similar 

zoning designations. Comparable Sale LS-4 has an NC (Neighborhood Commercial) zoning 

designation. A downward adjustment is indicated. 

Comparable Sale LS-6 is zoned IC, and did require approvals prior to development. An 

upward adjustment is indicated. 

Topography 

The subject property has generally level to gently sloping topography in an easterly and 

southeasterly direction. Comparable Sales LS-I, LS-4, LS-6 have similar topography. 

Comparable Sales LS-2, LS-3 and LS-5 have undulating, level to moderately sloping 

topography, and as a result, do require an upward adjustment in comparison to the subject 

property. 

Flood Zone/Critical Flood Zone 

The subject property is located in a shaded "X" and AE flood zone. In addition, and as 

discussed in the Property Identification, the subject property is located in a Critical Flood Zone 

I, as identified by the City of Reno. As a result, mitigation options to elevate the site and protect 

future development from flooding, as well as excavating adjacent areas to provide flood storage 

will be required. 

Generally, the comparable sales are superior to the subject property as the majority of the 

comparables are located in an Unshaded Flood Zone X. As a result, a substantial downward 

adjustment is made to each of the comparable sales for flood zone factors. 

Highway Frontage 

The subject property has approximately 4,738 lineal feet of frontage on South McCarran 

Boulevard, a major arterial which encircles the cities of Reno and Sparks. Generally, the 

comparable sales are considered to be inferior to the subject property with respect to frontage on 

major roadways. In the case of Comparable Sale LS-2, although is has frontage on U.S. 

Highway 395, no access is permitted from this roadway. With respect to Comparable Sale LS-5, 

located on Old North Virginia Street, the sale property has two portions of the site fronting on 
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the roadway ranging from 177 lineal feet to 356 lineal feet. A substantial upward adjustment is 

indicated. 

Other Adjustments 

Comparable Sale LS-1, as a condition of the purchase price, will have all utilities stubbed 

to the property lines. As a result, a downward adjustment is indicated. 

The following chart summarizes the adjustments made to the comparable sales in 

comparison to the subject property. 
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Summary 

To summarize, Comparable Sale LS-1, at $5.86 per square foot, is considered to be a 

high indication of a per square foot value applicable to the subject property, primarily due to its 

smaller land area, location in a flood zone "X", and available of utilities. 

Comparable Sale LS-2, at $3.72 per square foot, is considered to be a low indication of a 

per square foot value applicable to the subject property, primarily due to its inferior access and 

undulating, moderately steep sloping topography. 

Comparable Sale LS-3, at $5.43 per square foot, is considered to be a high indication of a 

per unit value applicable to the subject property, primarily due to its smaller land area. 

Comparable Sale LS-4 at $7.41 per square foot, is considered to be a very high indication 

of a per square foot value applicable to the subject property, primarily due to its substantially 

smaller land area. 

Comparable Sale LS-5, at $2.20 per square foot, is considered to be a very low indication 

of a per square foot value applicable to the subject property, primarily due to its inferior location, 

topography and limited frontage. 

Comparable Sale LS-6, at $6.55 per square foot, is considered to be a high indication of a 

per square foot value applicable to the subject property, primarily due to its smaller land area. 

In arriving at an indication of the per unit value applicable to the subject property, as of a 

current date of valuation, consideration is given to its location on a major arterial, its size, its 

Planned Unit Development approval, and topography, all of which are considered to be positive 

factors. On the other hand, it is recognized that the subject property is located in a flood zone 

Shaded X and AE, and in addition, it is located in a Critical Flood Zone 1 as identified by the 

City of Reno. As a result, mitigation options to elevate the site and to protect future 

development from flooding as well as excavating adjacent areas to provide flood storage will be 

required. As of a current date of valuation, the size and location of future buildings to be 

developed within the subject property is unknown. The quantity of flood storage which will be 

required is unknown. As a result, there exists an element of risk with respect to the development 

potential of the subject property. On the other hand, it is recognized that within the Truckee 

Meadows, the amount of industrial land available for development is extremely limited. 
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Based upon a review of the available data, and with consideration given to the analysis as 

set forth above, it is my opinion that a per square foot value of $4.00 per square foot would be 

applicable to the subject property as of a current date of value. Applying the indicated per unit 

value to the subject's 4,530,240± square feet, results in an indicated value of $18, 120,960, which 

is rounded to $18,000,000. 

It is my opinion that the Market Value of the Fee Simple Interest in the subject property, 

as of September 26, 2018, is $18,000,000. 

FINAL LAND VALUE CONCLUSION 
(AS OF SEPTEMBER 26, 2018) 

18-102 

$18,000,000 
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EXPOSURE AND MARKETING TIME 

Exposure time is defined as the length of time that would have been necessary to expose 

the property on the open market, in order to have consummated the sale at the effective date of 

valuation. This analysis assumes the property was marketed at the value conclusion contained in 

this report. 

Marketing time, on the other hand, is the time necessary to consummate a sale of the 

subject property assuming that a marketing effort is begun as of the effective date of valuation 

and that the property is marketed at the final property value conclusion contained in this report. 

In arriving at an estimate of an appropriate exposure and marketing time for the subject 

property, consideration is given to the subject property's physical characteristics. Consideration 

is also given to the exposure and marketing times of other property in the market, and interviews 

with brokers, buyers and sellers familiar with similar properties. In addition, consideration is 

given to the subject's location, land use designation and current market conditions. Based upon 

a review of the available data, it is my opinion that an appropriate exposure and marketing time 

for the subject property would be approximately one year. 

EXPOSURE TIME/MARKETING TIME ONE YEAR 
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APPRAISER'S CERTIFICATION 

The undersigned does hereby certify that, unless otherwise noted in this appraisal report: 

• The statements of fact contained in this report are true and correct. 

• The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions and are my personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

• I have no present or prospective interest in the property that is the subject of this report 
and no personal interest with respect to the parties involved. 

• I have not performed services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 

• I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

• My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

• My compensation for completing this assignment is not contingent upon the development 
or reporting of a predetermined value or direction in value that favors the cause of the 
client, the amount of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal. 

• My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

• I have made a personal inspection of the property that is the subject of this report. 

• No one provided significant real property appraisal assistance to the person signing this 
certification. 

• The Appraisal Institute conducts a mandatory program of continuing education 
for its designated members. As of the date of this report, Reese Perkins has 
completed the requirements under the continuing education program of the 
Appraisal Institute. 

• The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives. 
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The fee simple interest in the real property, which is the subject of this appraisal report, 

was valued as of September 26, 2018, as follows: 

FINAL LAND VALUE CONCLUSION 

18-102 

Respectfully S&­

~s, MAI, SRA 
Nevada Certified General Appraiser 
License Number A.0000120-CG 

$18,000,000 
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STANDARD ASSUMPTIONS AND. LIMITING CONDITIONS 

The acceptance of this appraisal assignment ~nd the completion of the appraisal report 

submitted herewith are contingent upon the following assumptions and limiting conditions. 

LIMITS OF LIABILITY 

This report was prepared by Johnson Perkins Griffin, LLC. All opinions, recommendations, and 
conclusions expressed during the course of this assignment are rendered by the staff of Johnson-Perkins 
Griffin, LLC, as employees,. not as individuals. The liability of Johnson Perkins Griffin, LLC and its 
employees and associates is limited to the client only and to the fee actually received by the appraisal firm. 
There is no accountability, obligation, or liability to any third party. If the appraisal report is disseminated 
to anyone other than the client, the client shall make such party or parties aware of all limiting conditions 
and assumptions affecting the appraisal assignment. Neither the appraisers nor the appraisal firm is in any 
way to be responsible for any costs incurred to discover or correct any physical, financial and/or legal 
deficiencies of any type present in the subject property. In the case of limited partnerships or syndication 
offerings or stock offerings in real estate, the client agrees that in the event of a lawsuit brought by a lender, 
a partner or part owner in any form of ownership, a tenant or any other party, the client will hold the 
appraiser(s) and the appraisal firm completely harmless in such action with respect to any and all awards or 
settlements of any type in such lawsuits. 

COPIES, PUBLICATION, DISTRIBUTION AND USE OF REPORT 

Possession of this report or any copy thereof does not carry with it the right of publication, nor may it 
be used for any purpose or any function other than its intended use, as stated in the body of the report. The 
appraisal fee represents compensation only for the analytical services provided by the appraiser(s). The 
appraisal report remains the property of the appraisal firm, though it may be used by the client in accord 
with these assumptions and limiting conditions. 

This appraisal is to be used only in its entirety, and no part is to be, used without the whole report. All 
conclusions and opinions concerning the analysis as set forth in the report were prepared by the appraiser(s) 
whose signature(s) appears on the appraisal report, unless it is indicated that one or more of the appraisers 
was acting as "Review Appraiser." No change of any item in the report shall be made by anyone other than 
the appraiser(s). The appraiser(s) and the appraisal firm shall bear no responsibility for any such 
unauthorized changes. 

CONFIDENTIALITY 

18-102 

Except as provided for subsequently, neither the appraiser(s) nor the appraisal firm may divulge the 
analyses, opinions or conclusions developed in the appraisal report, nor may they give a copy of the report 
to anyone other than the client or his designee as specified in writing. However, this condition does not 
apply to any requests made by the Appraisal Institute for purposes of confidential ethics enforcement. 
Also, this condition does not apply to any order or request issued by a court of law or any other body with 
the power of subpoena. 
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INFORMATION SUPPLIED BY OTHERS 

Information (including projections of income and expenses) provided by informed local sources, such 
as government agencies, financial institutions, Realtors, buyers, sellers, property owners, bookkeepers, 
accountants, attorneys, and others is assumed to be true, correct and reliable. No responsibility for the 
accuracy of such information is assumed by the appraiser(s). Neither the appraiser(s) nor the appraisal firm 
is liable for any information or the work product provided by subcontractors. The client and others 
utilizing the appraisal report are advised that some of the individuals associated with Johnson Perkins 
Griffin, LLC are independent contractors and may sign the appraisal report in that capacity. The 
comparable data relied upon in this report has been confirmed with one or more parties familiar with the 
transaction or from affidavit or other sources thought reasonable. To the best of our judgment and 
knowledge, all such information is considered appropriate for inclusion. In some instances, an impractical 
and uneconomic expenditure of time would be required in attempting to furnish absolutely unimpeachable 
verification. The value conclusions set forth in the appraisal report are subject to the accuracy of said data. 
It is suggested that the client consider independent verification as a prerequisite to any transaction 
involving a sale, a lease or any other commitment of funds with respect to the subject property. 

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR APPRAISAL SERVICE 

The contract for each appraisal, consultation or analytical service is fulfilled and the total fee is payable 
upon completion of the report. The appraisers(s) or those assisting in the preparation of the report will not 
be asked or required to give testimony in court or in any other hearing as a result of having prepared the 
appraisal, either in full or in part, except under separate and special arrangements at an additional fee. If 
testimony or a deposition is required, the client shall be responsible for any additional time, fees and 
charges, regardless of the issuing party. Neither the appraiser(s) nor those assisting in the preparation of 
the report is required to engage in post- appraisal consultation with the client or other third parties, except 
under a separate and special arrangement and at an additional fee. 

EXHIBITS AND PHYSICAL DESCRIPTIONS 

It is assumed that the improvements and the utilization of the land are within the boundaries of the 
property lines of the property described in the report and that there is no encroachment or trespass unless 
noted otherwise within the report. No survey of the property has been made by the appraiser(s) and no 
responsibility is assumed in connection with such matters. Any maps, plats, or drawings reproduced and 
included in the report are there to assist the reader in visualizing the property and are not necessarily drawn 
to scale. They should not be considered as surveys or relied upon for any other purpose, nor should they be 
removed from, reproduced or used apart from the report. 

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS 

18-102 

No responsibility is assumed by the appraiser(s) or the appraisal firm for matters legal in character or 
nature. No opinion is rendered as to the status of title to any property. The title is presumed to be good and 
merchantable. The property is appraised as if free and clear, unless otherwise stated in the appraisal report. 
The legal description, as furnished by the client, his designee or as derived by the appraiser(s), is assumed 
to be correct as reported. The appraisal is not to be construed as giving advice concerning liens, title status, 
or legal marketability of the subject property. 
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ENGINEERING, STRUCTURAL, MECHANICAL, ARCHITECTURAL CONDITIONS 

This appraisal should not be construed as a report on the physical items that are a part of any property 
described in the appraisal report. Although the appraisal may contain information about these physical 
items (including their adequacy and/or condition), it should be clearly understood that this information is 
only to be used as a general guide for property valuation and not as a complete or detailed report on these 
physical items. The appraiser(s) is not a construction, engineering, or architectural expert, and any opinion 
given on these matters in this report should be considered tentative in nature and is subject to modification 
upon receipt of additional information from appropriate experts. The client is advised to seek appropriate 
expert opinion before committing any funds to the property described in the appraisal report. 

Any statement in the appraisal regarding the observed condition of the foundation, roof, exterior walls, 
interior walls, floors, heating system, plumbing, insulation, electrical service, all mechanicals, and all 
matters relating to construction is based on a casual inspection only. Unless otherwise noted in the 
appraisal report, no detailed inspection was made. For instance, the appraiser is not an expert on heating 
systems, and no attempt was made to inspect the interior of the furnace. The structures were not 
investigated for building code violations, and it is assumed that all buildings meet the applicable building 
code requirements unless stated otherwise in the report. 

Such items as conditions behind walls, above ceilings, behind locked doors, under the floor, or under 
the ground are not exposed to casual view and, therefore, were not inspected, unless specifically so stated 
in the appraisal. The existence of insulation, if any is mentioned, was discovered through conversations 
with others and/or circumstantial evidence. Since it is not exposed to view, the accuracy of any statements 
regarding insulation cannot be guaranteed. 

Because no detailed inspection was made, and because such knowledge goes beyond the scope of this 
appraisal, any comments on observed conditions given in this appraisal report should not be taken as a 
guarantee that a problem does not exist. Specifically, no guarantee is given as to the adequacy or condition 
of the foundation, roof, exterior walls, interior walls, floors, heating systems, air conditioning systems, 
plumbing, electrical service, insulation, or any other detailed construction matters. If any interested party is 
concerned about the existence, condition, or adequacy of any particular item, we would strongly suggest 
that a mechanical and/or structural inspection be made by a qualified and licensed contractor, a civil or 
structural engineer, an architect or other experts. This appraisal report is based on the assumption that there 
are no hidden, unapparent or apparent conditions on the property or improvements which would materially 
alter the value as reported. No responsibility is assumed for any such conditions or for any expertise or 
engineering to discover them. All mechanical components are assumed to be in operable condition and 
standard for the properties of the subject type. Conditions of heating, cooling, ventilating, electrical and 
plumbing equipment are considered to be commensurate with the condition of the balance of the 
improvements unless otherwise stated. No judgment is made in the appraisal as to the adequacy of 
insulation, the type of insulation, or the energy efficiency of the improvements or equipment which is 
assumed to be standard for the subject's age, type and condition. 

TOXIC MATERIALS AND HAZARDS 

18-102 

Unless otherwise stated in the appraisal report, no attempt has been made to identify or report the 
presence of any potentially toxic materials and/or condition such as asbestos, urea formaldehyde foam 
insulation, PCBs, any form of toxic waste, polychlorinated biphenyl, pesticides, lead-based paints or soils 
or ground water contamination on any land or improvements described in the appraisal report. Before 
committing funds to any property, it is strongly advised that appropriate experts be employed to inspect 
both land and improvements for the existence of such potentially toxic materials and/or conditions. If any 
potentially toxic materials and/or conditions are present on the property, the value of the property may be 
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adversely affected and a re-appraisal at an additional cost may be necessary to estimate the effects of such 
circumstances. 

SOILS, SUB-SOILS, AND POTENTIAL HAZARDS 

It is assumed that there are no hidden or unapparent conditions of the soils or sub-soil which would 
render the subject property more or less valuable than reported in the appraisal. No engineering or 
percolation tests were made and no liability is assumed for soil conditions. Unless otherwise noted, the 
land and the soil in the area being appraised appeared to be firm, but no investigation has been made to 
determine whether or not any detrimental sub-soil conditions exist. Neither the appraiser(s) nor the 
appraisal firm is liable for any problems arising from soil conditions. These appraisers strongly advise that, 
before any funds are committed to a property, the advice of appropriate experts be sought. 

If the appraiser(s) has not been supplied with a termite inspection report, survey or occupancy permit, 
no responsibility is assumed and no representation is made for any costs associated with obtaining same or 
for any deficiencies discovered before or after they are obtained. 

Neither the appraiser(s) nor the appraisal firm assumes responsibility for any costs or for any 
consequences arising from the need or lack of need for flood hazard insurance. An Agent for the Federal 
Flood Insurance Program should be contacted to determine the actual need for flood hazard insurance. 

ARCHEOLOGICAL SIGNIFICANCE 

No investigation has been made by the appraiser and no information has been provided to the appraiser 
regarding potential archeological significance of the subject property or any portion thereof. This report 
assumes no portion of the subject property has archeological significance. 

LEGALITY OF USE 

This appraisal report assumes that there is full compliance with all applicable federal, state and local 
environmental regulations and laws, unless non-compliance is stated, defined and considered in the 
appraisal report. It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with, unless a non-conformity has been stated, defined and considered in the appraisal report. It 
is assumed that all required licenses, consents, or other legislative or administrative authority from any 
local, state or national government, private entity or organization have been or can be obtained or renewed 
for any use on which the value estimate contained in this report is based. 

COMPONENT VALVES 

Any distribution of the total value between the land and improvements, between partial ownership 
interests or any other partition of total value applies only under the stated use. Moreover, separate 
allocations between components are not valid if this report is used in conjunction with any other analysis. 

COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT 

18-102 

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. It is assumed that 
the property is in direct compliance with the various detailed requirements of the ADA. 
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AUXILIARY AND RELATED STUDIES 

No environmental or impact studies, special market studies or analyses, special highest and best use 
studies or feasibility studies have been requested or made by the appraiser(s) unless otherwise specified in 
an agreement for services and so stated in the appraisal report. 

DOLLAR VALUES AND PURCHASING POWER 

The estimated market value set forth in the appraisal report and any cost figures utilized are applicable 
only as of the date of valuation of the appraisal report. All dollar amounts are based on the purchasing 
power and price of the dollar as of the date of value estimates. 

ROUNDING 

Some figures presented in this report were generated using computer models that make calculations 
based on numbers carried out to three or more decimal places. In the interest of simplicity, most numbers 
have been rounded. Thus, these figures may be subject to small rounding errors. 

QUANTITATIVE ANALYSIS 

Although this analysis employs various mathematical calculations to provide value indications, the 
final estimate is subjective and may be influenced by our experience and other factors not specifically set 
forth in this report. 

VALUE CHANGE, DYNAMIC MARKET, ALTERATION OF ESTIMATE BY APPRAISER 

18-102 

All values shown in the appraisal report are projections based on our analysis as of the date of 
valuation of the appraisal. These values may not be valid in other time periods or as conditions change. 
Projected mathematical models set forth in the appraisal are based on estimates and assumptions which are 
inherently subject to uncertainty and variations related to exposure, time, promotional effort, terms, 
motivation, and other conditions. The appraiser(s) does not represent these models as indicative ofresults 
that will actually be achieved. The value estimates consider the productivity and relative attractiveness of a 
property only as of the date of valuation set forth in the report. 

In cases of appraisals involving the capitalization of income benefits, the estimate of market value, 
investment value or value in use is a reflection of such benefits and of the appraiser's interpretation of 
income, yields and other factors derived from general and specific client and market information. Such 
estimates are as of the date of valuation of the report, and are subject to change as market conditions 
change. 

This appraisal is an estimate of value based on analysis of information known to us at the time the 
appraisal was made. The appraiser(s) does not assume any responsibility for incorrect analysis because of 
incorrect or incomplete information. If new information of significance comes to light, the value given in 
this report is subject to change without notice. The appraisal report itself and the value estimates set forth 
therein are subject to change if either the physical or legal entity or the terms of financing are different from 
what is set forth in the report. 
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ECONOMIC AND SOCIAL TRENDS 

The appraiser assumes no responsibility for economic, physical or demographic factors which may 
affect or alter the opinions in this report if said economic, physical or demographic factors were not present 
as of the date of value of this appraisal. The appraiser is not obligated to predict future political, economic 
or social trends. 

EXCLUSIONS 

Furnishings, equipment, other personal property and value associated with a specific business 
operation are excluded from the value estimate set forth in the report unless otherwise indicated. Only the 
real estate is included in the value estimates set forth in the report unless otherwise stated. 

SUBSURFACE RIGHTS 

No opinion is expressed as to the value of subsurface oil, gas or mineral rights or whether the property 
is subject to surface entry for the exploration or removal of such materials, except as is expressly stated. 

PROPOSED IMPROVEMENTS, CONDITIONED VALUE 

It is assumed in the appraisal report that all proposed improvements and/or repairs, either on-site or 
off-site, are completed in an excellent workmanlike manner in accord with plans, specifications or other 
information supplied to these appraisers and set forth in the appraisal report, unless otherwise explicitly 
stated in the appraisal. In the case of proposed construction, the appraisal is subject to change upon 
inspection of the property after construction is completed. The estimate of market value is as of the date 
specified in the report. Unless otherwise stated, the assumption is made that all improvements and/or 
repairs have been completed according to the plans and that the property is operating at levels projected in 
the report. 

MANAGEMENT OF PROPERTY 

FEE 

It is assumed that the property which is the subject of the appraisal report will be under typically 
prudent and competent management which is neither inefficient nor superefficient. 

The fee for any appraisal report, consultation, feasibility or other study is for services rendered and, 
unless otherwise stated in the service agreement, is not solely based upon the time spent on any assignment. 

LEGAL EXPENSES 

18-102 

Any legal expenses incurred in defending or representing ourselves concerning this assignment will be 
the responsibility of the client. 
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CHANGES AND MODIFICATIONS 

The appraiser(s) reserves the right, at the cost of the client, to alter statements, analyses, conclusions, 
or any value estimates in the appraisal if any new facts pertinent to the appraisal process are discovered 
which were unknown on the date of valuation of this report. 

DISSEMINATION OF MATERIAL 

Neither all nor any part of the contents of this report shall be disseminated to the general public 
through advertising or sales media, public relations media, new media or other public means of 
communication without the prior written consent and approval of the appraiser(s). 

The acceptance and/or use of the Appraisal Report by the client or any third party 

constitutes acceptance of the Assumptions and Limiting Conditions set forth in the preceding 

paragraphs. The appraiser's liability extends only to the specified client, not to subsequent 

parties or users. The appraiser's liability is limited to the amount of the fee received for the 

services rendered. 
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QUALIFICATIONS OF APPRAISER 
REESE PERKINS 

Professional Designations 
MAI - Member of the Appraisal Institute 
SRA - Senior Residential Appraiser 

MAI - Member American Institute of Real Estate Appraisers 
SRPA - Senior Real Property Appraiser; Society of Real Estate Appraisers 

License 
State ofNevada, Certified General Real Estate Appraiser, #A.0000120-CG, 

Expiration date 4/30/19 

Membership 
Member, Nevada State Board of Equalization 

Chairman 
Member, Nevada Commission of Real Estate Appraisers 

President 

Offices Held 
President - Reno/Carson/Tahoe Chapter No. 189, 

Society of Real Estate Appraisers 
Admissions Committee - Sierra Nevada Chapter #60, AIRE 

Vice-Chairman 
Southwest Region Review and Counseling Panel, AIREA 
Admissions Chairman - Sierra Nevada Chapter No. 60, 
American Institute of Real Estate Appraisers 

1983 
1982 

1992 - 1999 
1999 

1995 - 2001 
2000 

1983 - 1984 
1984 - 1988 
1987 - 1988 

Admissions Chairman - Reno/Carson/Tahoe Chapter of the Appraisal Institute 
Board of Directors - Sacramento-Sierra Chapter of the Appraisal Institute 
President- Sacramento - Sierra Chapter of The Appraisal Institute, 

1989 - 1990 
1991 

1991 - 1995 
1996 

Appraisal Experience 

18-102 

Appraiser - Johnson Perkins Griffin, LLC 
Principal Appraiser - Johnson-Perkins & Associates 
Vice President - Johnson-Perkins & Associates 
Owner - Real Estate Appraisal and Consulting Firm 
President and Chief Operating Officer - Eagle Service Corporation; 
Senior Vice President - First Federal Savings and Loan Association 
Vice President-Chief Appraiser - Eagle Service Corporation 
Independent Fee Appraiser 
Assistant Vice President - First Western Service Corporation; 
Northern Division Manager, Master Appraisals 
Staff Appraiser - Eagle Service Corporation, First Federal Savings and Loan 
Associate Appraiser - Washoe County Assessor's Office 

03/2015 - present 
2006 - 02/2015 

1994 - 2006 
1987 - 1994 

1985 - 1987 
1983 

1980 - 1983 

1977 - 1980 
1975 - 1977 
1972 - 1975 
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QUALIFICATIONS OF APPRAISER 
REESE PERKINS 

Appraisal Education 
Society of Real Estate Appraisers: 

Course 101 
Introduction to Appraising Real Property, Santa Clara, California 

Course 201 
Principles oflncome Property Appraising, Santa Clara, California 

American Institute of Real Estate Appraisers: 
Course 2 

Urban Properties, San Francisco, California 
Exam lB 

Capitalization Theory and Techniques 
Course 6 

Introduction to Real Estate Investment Analysis, Oakland, California 
Course 2-3 

Standards of Professional Practice, Sacramento, California 
Course 10 

Market Analysis, Boulder, Colorado 

Appraisal Institute: 
Standards of Professional Appraisal Practice, 

Parts A and B, Reno, Nevada 
Part C, Reno, Nevada 

National USP AP Update Course 
National USPAP Update Course 
National USPAP Update Course 
National USPAP Update Course 
National USP AP Update Course 
National USP AP Update Course 
National USP AP Update Course 
National USP AP Update Course 

Appraisal Foundation 
1999 USP AP Review 

Appraisal Seminars 
Various Appraisal and Continuing Education Seminars 

Formal Education 
Tonopah High School Graduate 
Bachelor of Arts Degree in Political Science - University of Nevada, Reno, 

18-102 

1973 

1974 

1978 

1979 

1982 

1985 

1987 

1992 
1997 
2003 
2004 
2006 
2007 
2008 
2010 
2013 
2014 

1998 

1974 - 2015 

1967 
1972 
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QUALIFICATIONS OF APPRAISER 
REESE PERKINS 

Types of Property Appraised 
Single Family Residences 
Condominiums 
Vacant Residential Lots 
Professional Office Buildings 
Warehouses and Industrial Buildings 
Shopping Centers 
Communication Sites 
Motels 
Residential Subdivisions 
Vacant Land 
Commercial Buildings 
Apartment Complexes 
Subdivisions 
Hotels 
Hotel/Casinos 
Aggregate Quarries 
Mortuaries and Cemeteries 
Water Companies 
Open Pit Mines 
Fire Science Academies 

Admitted as Expert Witness 

18-102 

United States District Court, District of Nevada 
United States Bankruptcy Court, District of Nevada 
United States Bankruptcy Court, District of Northern California 
Washoe County District Court 
Washoe County Board of Equalization 
Douglas County Board of Equalization 
Clark County Board of Equalization 
White Pine County Board of Equalization 
Nevada State Board of Equalization 
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QUALIFICATIONS OF APPRAISER 
REESE PERKINS 

Representative Appraisal Clients 
AEGON USA Realty Advisors, Inc. 
Airport Authority of Washoe County 
Alliance Bank of Arizona 
AMB Institutional Realty Advisors 
American Federal Savings Bank 
ARCS Commercial Mortgage Corp. 
AT&T Communications 
Bank of America 
Bank of the West 
BHP Copper 
California Department of Justice 
Carson City 
Caughlin Ranch Partnership 
Centex Real Estate Corporation 
CitiBank 
City of Reno 
City of Sparks 
Coates Field Services, Inc. 
Colonial Bank 
Department of the Navy 
Dermody Properties 
Douglas County 
Douglas County Assessor's Office 
Federal Deposit Insurance Corporation 
First Federal Lincoln 

First Merit Bank, N.A. 
GMAC Commercial Mortgage Co. 
Great Western Bank 
Granite Construction Co. 
Guardian Life Insurance Co. 
Home Federal Savings Bank 
Internal Revenue Service 
Key Bank 
McDonald's 

18-102 

Nevada Department of Transportation 
Nevada Mining Association 
Nevada State Bank 
P.W. Funding 
Redevelopment Agency of the 

City of Reno 
Regional Transportation Commission 
Reno Housing Authority 
Shelter Properties 
Shelter Properties 
Sierra Pacific Power Company 
St Mary's Regional Medical Center 
Summit Engineering Corporation 
Texaco, Inc. 
The CIT Group 
The Howard Hughes Corporation 
The Rouse Company 
Truckee Meadows Community College 
UmpquaBank 
U.S. Bank 
U.S. Department of Commerce 
U.S. Forest Service 
U.S. Postal Service 
Union Oil Company 
University OfNevada 

Accounting Firms 
Washoe County 
Washoe County School District 
Washoe Medical Center 
Wells Fargo Bank 
Williams Communications, Inc. 
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