
BOARD OF REGENTS 
BRIEFING PAPER 

1. AGENDA ITEM TITLE: University of Nevada, Reno- Authorization to Purchase Real

Property located at 701 Evans Avenue in Reno, Nevada - APN 007-223-07

MEETING DATE:  June 12 & 13, 2025 

2. BACKGROUND & POLICY CONTEXT OF ISSUE:
This purchase of real property requires Board approval pursuant to the Board of Regents Handbook 
Title 4, Chapter 10, Section 1(9), Table 9.1. 

Location of the Property: Located within a residential area of the University of Nevada, Reno’s 
faculty and staff housing, “University Village”.   (Exhibit 1)  

Property Description: A duplex with approx. 1,350 square feet on a 0.10-acre lot. Each unit 
contains one bedroom and one bathroom.  Washoe Assessor Parcel # 007-223-07. (Exhibit 2) 

Zoning: University of Nevada Regional Center Plan. This zoning allows for current use and the most 
flexible zoning entitlement for UNR’s future master planning and eventual development.  

Purchase Price: As determined by an appraisal, the purchase price is $650,000.  

Offer and Acceptance Agreement: The signed agreement is attached, using the approved NSHE 
Counsel/Director of Real Estate Planning template residential Offer and Acceptance Agreement, and 
further reviewed and approved by the University of Nevada, Reno General Counsel. (Exhibit 3a)  
Addenda Nos. 1 and 2 to the Offer and Acceptance Agreement are attached as Exhibits 3b and 3c, 
respectively. 

Appraisal: An appraisal by Peggy Zoeters, Certified General Appraiser, valued the property on 
March 1, 2025, at $650,000. (Exhibit 4)  

Phase I Environmental Report: A Phase I survey was completed by UES. This assessment revealed 
no evidence of recognized environmental conditions or controlled recognized environmental 
conditions in connection with the property, except for two underground oil tanks. A tightness test was 
conducted on the tanks, resulting in a failure of one and a non-conclusive test result from the second. 
(Exhibit 5)  As a condition of the sale, the Seller shall remove the underground storage tanks and 
perform any remediation if leaking is discovered as part of the removal process.  The cost of removal 
and remediation shall be borne by Seller; provided, however, if removal of the tanks determines that 
either tank did not leak, the University will, upon the successful close of escrow, reimburse the Seller 
for the costs of removal of the non-leaking tank(s), in an amount not exceed $40,000. (Exhibit 3c) 

Asbestos Inspection: Asbestos inspection was completed. No recommendations were made for the 
current use. Should future renovation or demolition of the onsite building occur, a comprehensive 
asbestos assessment will need to be performed. (Exhibit 6)  

Condition of Sale: The seller shall remove the underground storage tanks and perform a 
complete remediation clean up of any adverse environmental conditions due to the removals. 
(Exhibit 3c)  An environmental report will be issued following the removal of the tanks.   
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Title Report: The University of Nevada, Reno Real Estate reviewed and approved the preliminary 
title report. A title report and insurance are to be provided by Ticor Title at the time of closing. 
(Exhibit 7)  
 
Source of Funds for Purchase: The University Property Acquisitions Account and Property 
Management Account. 
 
Intended Use: Like the other University owned residential properties, this property will be managed 
through the University of Nevada, Reno Real Estate Office and will provide immediate residential 
housing for graduate students, faculty, and staff, as well as the opportunity for future campus 
expansion. 
 
Resolution: The University of Nevada, Reno, seeks Board of Regents approval of a resolution 
approving the purchase, for US$650,000, of the real property located at 701 Evans Avenue in Reno, 
Nevada, on Washoe County Assessor Parcel Number: 007-223-07 and authorizing the Chancellor or 
designee to execute the sale agreement, any non-material or corrective amendments to the sale 
agreement, and any other ancillary agreements, documents, or applications that may be required to 
implement the sale agreement. All such amendments and ancillary documents shall be reviewed and 
approved by the Chancellor, and NSHE Chief General Counsel, or, at the NSHE Chief General 
Counsel’s request, NSHE Special Real Property Counsel, to confirm that they are necessary to 
implement the terms and conditions required to finalize the sale, as approved by the Board of 
Regents. (Exhibit 8) 
 

 
3. SPECIFIC ACTIONS BEING RECOMMENDED OR REQUESTED: 
University of Nevada, Reno President Brian Sandoval is requesting Board of Regents approval of a 
resolution approving the purchase, for US$650,000, of the real property located at 701 Evans Avenue 
in Reno, Nevada, on Washoe County Assessor Parcel Number: 007-223-07. President Sandoval 
further requests that the Chancellor or designee be granted authority to execute the purchase 
agreement, review and approve environmental conditions report(s), any non-material or corrective 
amendments to the purchase agreement, and any other ancillary agreements, documents, or 
applications that may be required to implement the purchase agreement. All such amendments and 
ancillary documents shall be reviewed and approved by the Chancellor, and NSHE Chief General 
Counsel, or, at the NSHE Chief General Counsel’s request, NSHE Special Real Property Counsel, to 
confirm that they are necessary to implement the terms and conditions required to finalize the sale, as 
approved by the Board of Regents. 

 
4. IMPETUS (WHY NOW?): 

• This acquisition would add to an assemblage of properties owned by the University as a key 
area of future growth. 

• Property is available for sale now at fair market value 
• The University housing inventory for graduate students, faculty, and staff needs to be 

increased. 
• Increase housing available immediately. 

 
 
5. CHECK THE NSHE STRATEGIC PLAN GOAL THAT IS SUPPORTED BY THIS 
REQUEST: 
   X  Access (Increase access to higher education) 
   X   Success (Improve student success) 
        Close Institutional Performance Gaps 
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  Workforce (Meet workforce needs in Nevada) 
      Research (Increase solutions-focused research) 

        Coordination, Accountability, and Transparency (Ensure system coordination, 
accountability, and transparency) 
 Not Applicable to NSHE Strategic Plan Goals

6. INDICATE HOW THE PROPOSAL SUPPORTS THE SPECIFIC STRATEGIC PLAN
GOAL
• Increase supply of affordable housing to help support graduate student recruitment and
success, as well as staff/faculty recruitment and retention.
• Provides expansion land for the University campus to support the university's future growth and
initiatives.
• Acquisition will assist in the development of the University Village.

7. BULLET POINTS TO SUPPORT REQUEST/RECOMMENDATION:
• Increase affordable housing for graduate students, faculty, and staff.
• Valuable potential of a property within the University Village.
• The property is located adjacent to the UNR Campus.
• Property is available now at appraised value.

8. POTENTIAL ARGUMENTS AGAINST THE REQUEST/RECOMMENDATION:
None have been brought forward at this time. 

9. ALTERNATIVE(S) TO WHAT IS BEING REQUESTED/RECOMMENDED:
Pass on the opportunity and do not add it to the inventory of opportunities for needed housing. 

10. RECOMMENDATION FROM THE CHANCELLOR’S OFFICE:

11. COMPLIANCE WITH BOARD POLICY:
X   Consistent With Current Board Policy:   Title #__4_   Chapter #_10_ Section # 1(9), Table 1.9__ 
 Amends Current Board Policy:     Title #_____   Chapter #_____  Section #_______ 
 Amends Current Procedures & Guidelines Manual:   Chapter #_____  Section #_______
 Other:________________________________________________________________________
 Fiscal Impact:        Yes__X___      No_____ 
          Explain: Expenditure of $650,000 and closing costs from the University Acquisition Fund and 
Property Management Account.  The property will generate rental income to support its use and 
operation as a rental property. 

The Chancellor's Office recommends approval.
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Exhibit 1 

 

Village Property Parcels in 

Yellow 

White Star shows the location of the 

701 Evans House adjacent to the Village 
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EXHIBIT 2 

701 Evans Avenue Parcel 

 

White border shows the property parcel of 701 Evans Avenue. 
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Exhibit 3a
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Exhibit 3b
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Board of Regents of the Nevada System of Higher Education on behalf of the University of Nevada, Reno

Board of Regents of the Nevada System of Higher Education on behalf of the University of Nevada, Reno

Docusign Envelope ID: F02C0504-09BF-4057-8148-37335CB1F839

06-May-2025 | 3:18 PM PDT

Docusign Envelope ID: 06DC5790-9768-4701-AB41-FD7E40D88918

06-May-2025 | 4:41 PM PDT
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Peggy L Zoeters (775) 323-4215

Form GA2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

701 Evans Ave

Frac Lot 16, Block 13, Evans NE Addition

Reno, NV 89512

University of Nevada, Reno

c/o Patrick Martinez

03/01/2025

Peggy L. Zoeters

Certified General Appraiser #02534

656 St. Lawrence Ave

Reno, NV 89509

775-323-4215

APPRAISAL OF REAL PROPERTY

LOCATED AT:

FOR:

AS OF:

BY:

Exhibit 4
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PEGGY ZOETERS, REAL ESTATE APPRAISER

656 Saint Lawrence Ave

Reno, NV  89509

775-323-4215

03/08/2025

Mr Patrick Martinez, Specialist, Lands Division

University of Nevada, Reno

Real Estate Dept

MS 0239

Reno, NV

Re: Property: 701 Evans Avenue

Reno, NV 89512

Borrower: n/a

File No.: 25-02014

Opinion of Value: $ 650,000

Effective Date: 03/01/2025

In accordance with your request, I have appraised the above referenced property.  The report of that appraisal is 

attached.  The purpose of this appraisal is to estimate the "as-is" market value of the property described in this 

appraisal report in unencumbered fee simple title of ownership.  

This report is based on an interior and exterior inspection of the site and improvements, a locational analysis of the 

neighborhood and city, and an economic analysis of the market for properties such as the subject and interviews with 

several real estate professionals.  All of the backup data is contained in my file and is available upon request.  

The appraisal was developed and the report was prepared in accordance with the Uniform Standards of Professional 

Appraisal Practice.  The appraisal is also intended to comply with the FIRREA guidelines as issued under Title XI.

No obvious signs of hazardous contamination were noted at the time of inspection.  In addition, although it is older, the 

structure appears to be sound.  However, the reader is reminded that I am not an environmental engineer or a 

structural engineer, and I performed a visual inspection of accessible areas only.  This appraisal report should not be 

used as an environmental or structural inspection, and this report does not warrant the environmental or structural 

condition of the property.  It is assumed that there are no environmental or structural conditions impacting the subject 

property.  The reader is reminded that the use of extraordinary assumptions may affect appraisal results.

It is noted that, as part of the value estimate, I did consider the assemblage value of the subject property to the 

University of Nevada, Reno, as many of the surrounding properties are owned by the University.  

The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the 

certification and limiting conditions attached.

Sincerely,

Peggy L. Zoeters

Certified General Residential Appraiser

License or Certification #: A.0002534-CG

State: NV        Expires: 01/31/2027

plzappraiser@yahoo.com
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University of Nevada, Reno 25-02014

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

APPRAISAL AND REPORT IDENTIFICATION

2-2(a)

2-2(b)

Comments on Standards Rule 2-3

I certify that, to the best of my knowledge and belief:

- 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.

- Unless otherwise indicated, 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.

- Unless otherwise indicated, I have performed no 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 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 that 

were in effect at the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each 

individual providing significant real property appraisal assistance is stated elsewhere in this report).

Less than 6 months.

Median marketing time in the subject area for homes comparable to the subject is typically less than six months for properties such as the 

subject.  Due to prevailing conditions, the exposure time for the subject would be similar to the marketing times of the comparable sales, or 

less than six months.

Comments on Appraisal and Report Identification
Note any USPAP-related issues requiring disclosure and any state mandated requirements:

I have NOT performed a prior appraisal on the property within the last three years.  For the purposes of this analysis, I am assuming that the 

structure is sound with no detrimental environmental issues.  The reader is reminded that the use of  extraordinary assumptions may affect 

appraisal results.

Peggy L. Zoeters

Certified General Residential Appraiser

A.0002534-CG

NV 01/31/2027

03/08/2025

03/01/2025

03/01/2025
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Client

Owner

File No.

Property Address

City County State Zip Code

This Report is one of the following types:

Appraisal Report (A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted

Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,

restricted to the stated intended use by the specified client or intended user.)

Reasonable Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being

appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)

My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is:

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature and Report:

Effective Date of Appraisal:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature:

Inspection of Subject: None Interior and Exterior Exterior-Only
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Form FUA2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Peggy L Zoeters (775) 323-4215

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

This appraisal was prepared to value the fee simple interest of the property for possible purchasing purposes.  No other utilizations of this 

appraisal are authorized without the express permission of this appraiser.

The scope of this appraisal is been to perform a detailed inspection and analysis of the subject property within the limits of the type of appraisal 

assignment completed, to collect and analyze comparable data, to reach an opinion of value and to write a report conveying the value 

conclusion to the client.  In the collection of data, all sources including MLS, lenders, brokers, county records and the appraiser's files were 

utilized.  It is assumed that the information from these sources is correct.  All comparables have been verified as closed through at least two of 

the data sources utilized and cited, unless indicated to the contrary in the body of the report.

The intended user of this appraisal report is the client, the University of Nevada, Reno. The intended use is to evaluate the market value of the 

property that is the subject of this appraisal, subject to the stated scope of work, purpose of the appraisal, reporting requirements of this 

appraisal report form, and definition of market value.  No additional intended users are identified by the appraiser.

The subject property is not formally listed for sale.  

There have been no arm's length transfers of the subject property within the last five years.

Assuming the subject property was listed prior to the effective date of the appraisal at a price not more than 5% above the opinion of value 

reached herein, the estimated exposure time for the subject is estimated to be less than 6 months.  Also, assuming that there are no substantial 

changes in the market, a reasonable marketing time for the subject after the effective date of value is also estimated to be less than 6 months.

No personal property is included in the estimated value.

 I HAVE NOT performed appraisal services for the subject property within the three years prior to the effective date of value.  For the purposes of 

this analysis, I am assuming that the structure is sound with no detrimental environmental issues.  The reader is reminded that the use of a 

extraordinary assumption may affect appraisal results.

Washoe County 2024/25 Assessed Value  $193,068

Peggy L. Zoeters

03/01/2025

Client

Owner

FIRREA / USPAP ADDENDUM

Property Address

City County State Zip Code

Purpose

Scope

Intended Use / Intended User

History of Property

Current listing information:

Prior sale:

Exposure Time / Marketing Time

Personal (non-realty) Transfers

Additional Comments

Certification Supplement

1. This appraisal assignment was not based on a requested minimum valuation, a specific valuation, or an approval of a loan.

2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value

estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

Appraiser(s):

Effective date / Report date:

Supervisory Appraiser(s):

Effective date / Report date:
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Peggy L Zoeters (775) 323-4215

25-020142-4 UNIT RESIDENTIAL APPRAISAL REPORT
701 Evans Ave Reno NV 89512

Washoe Frac Lot 16, Block 13, Evans NE Addition

007-223-07 2025 1,604.82 0

Nadia B Gulistani n/a

0

SE University Area - Reno 39900 0001.05

The intended use is to evaluate the market value of the property that is the subject of this appraisal, subject to the stated scope of 

work, purpose of the appraisal, reporting requirements of this appraisal report form, and definition of market value. 

The intended user is the client, the University of Nevada, Reno. No other users are intended.

University of Nevada, Reno c/o Patrick Martinez, pmartinez@unr.edu

Peggy L. Zoeters 656 St Lawrence Ave, Reno NV 89509

320

1,525

608

1

115

75

50

20

20

10

See addenda.

50' x 92.17' 4,608 sf

MD-UD Mixed Development - University District

See addenda.

Multi-family (2 units) Multi-family (2 units)

Due to the size of the subject lot, its current zoning, utilities and surrounding development, as well as to the size, 

quality and condition of the current improvements, it is my opinion that the highest and best use of the property is the continued use of the 

current improvements as a duplex, with the possibility of adding another unit in at a future date when the market allows.

NV Energy

Oil

TMWA

City of Reno

City of Reno

Various

Various

Asphalt

Typical Residential

Asphalt

Concrete

Concrete

Overhead

None

50' on Evans/92.17' on E 7th

Basically level

4,608 sf

Basically rectangular

Appears adequate

Typical residential

X 32031C3045G 3/16/2009

The subject site is a corner location with level topography and all utilities, except natural gas, stubbed to the site.  The heating 

is provided by on-site oil tanks which is typical for the older properties in the area.  Besides the duplex structure with the raised covered wrap 

porch, the site is improved with a detached garage and an asphalt driveway.  The site also features full low-maintenance landscaping. No 

adverse easements or encroachments were noted.

Form GP2-4_LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

S
U

B
J
E

C
T

Property Address: City: State: Zip Code:

County: Legal Description:

Assessor's Parcel #: Tax Year: R.E. Taxes: $ Special Assessments: $

Current Owner of Record: Borrower (if applicable):

Occupant: Owner Tenant Vacant Project Type: PUD Other (describe) HOA: $ per yr. per mo.

Market Area Name: Map Reference: Census Tract:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

2 - 4 Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Comments:

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Telephone

Multimedia

Street

Width

Surface

Curb/Gutter

Sidewalk

Street Lights

Alley

Frontage

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area: Yes No FEMA Flood Zone: FEMA Map #: FEMA Map Date:

Site Comments:

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

4/2007
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25-020142-4 UNIT RESIDENTIAL APPRAISAL REPORT

2

1 1

Brick Duplex

102

50 years

Rock/Concrete

Brick

Comp shingle

Yes & Overhang

Dual & single pn

Some

Concrete

No

Yes

None

No evidenc

Typical

None noted

1,350

7%

Unfin

Rock/particle

Concrete/cpt

Yes

Oil

1 Central/1 un

Wd/LVP/Cpt/Tl/Avg+

Plaster/Avg

Wood/Avg

Tile/Avg+

Tile/Avg+

Hollowcore wood/Avg

2

2

1

1

2

0

0 0 6

2

4

Asphalt

3 1 1.0 672

3 1 1.0 678

1,350

The home features some original wood floors, high ceilings, ceiling fans and some original built-ins. Unit 237 has central 

air. There is a full unfinished basement which has a common laundry area and two locked storage rooms, one for each unit.

See attached addenda.

701 Evans Ave

Reno, NV 89512

SE UNR Area

Brick Duplex

102

Average-Average+

1,350

2

1,350

3 1 1.0 672

3 1 1.0 678

Basement 1,350 sf unfinished

Garages 2-car detached

1017 Washington St

Reno, NV 89503

0.78 miles W

1,450

1,450

2.43

Prop Manager/MLS#240001716

06/2024

West UNR

1 SFR/Inf quality

118

Average-Average+

597

1

597

3 1 1.0 597

None

None

1,450

326 E 7th St

Reno, NV 89512

0.07 miles SE

3,000

3,000

1.57

Listing agent/MLS#240004055

04/2024

East UNR

Duplex/Inf quality

17

Average+

1,914

2

1,914

4 2 1.1 957

4 2 1.1 957

None

2-car built-in

3,000

609 W 11th St

Reno, NV 89503

0.75 miles NW

5,650

5,650

2.84

Listing agent/MLS#230010412

04/2024

West UNR

Brick duplex + sfr

101

Average+-Good

1,990

3

1,990

4 2 2.0 839

4 2 1.5 839

2 0 1.0 312

Fin bsmt incl above

None

5,650
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General Description

# of Units Accessory Unit

# Stories # Bldgs.

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances #

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Unit # 1 contains: Rooms; Bedrooms; Bath(s); Sq.Ft. GLA Above Grade

Unit # 2 contains: Rooms; Bedrooms; Bath(s); Sq.Ft. GLA Above Grade

Unit # 3 contains: Rooms; Bedrooms; Bath(s); Sq.Ft. GLA Above Grade

Unit # 4 contains: Rooms; Bedrooms; Bath(s); Sq.Ft. GLA Above Grade

The Total Gross Building Area

for the Subject Property is:

Sq.Ft.

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

C
O

M
P

A
R

A
B

L
E
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E
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T
A
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N
A

L
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The following properties are representative current, similar, and proximate rental properties comparable to the subject property. This analysis is intended to support the
opinion of the market rent for the subject property.

FEATURE SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL # 3

Address

Proximity to Subject

Current Monthly Rent $ $ $ $

Less: Utilities –$ –$ –$ –$

Furnishings –$ –$ –$ –$

Plus: Rent Concess. +$ +$ +$ +$

$ $ $ $Adj. Monthly Rent

Adj. Mo. Rent / GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

RENT ADJUSTMENTS DESCRIPTION DESCRIPTION +/– $ Adjust DESCRIPTION +/– $ Adjust DESCRIPTION +/– $ Adjust

Rent Control Yes No Yes No Yes No Yes No

Lease Date

Location

Design (Style)

Age

Condition

Total GBA sq.ft. sq.ft. sq.ft. sq.ft.

Total # of Units

Total GLA sq.ft. sq.ft. sq.ft. sq.ft.

Unit Breakdown Tot. Bed. Baths GLA Tot. Bed. Baths GLA Tot. Bed. Baths GLA Tot. Bed. Baths GLA

Unit # 1

Unit # 2

Unit # 3

Unit # 4

Net Rental Adjustment (Total) + – + – + –$ $ $

Indicated Monthly Market Rent $ $ $
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25-020142-4 UNIT RESIDENTIAL APPRAISAL REPORT
Rental 1 is an older detached home which has recently been refurbished. It is a one-bedroom, one-bath unit, similar to 

the subject units. The quality of construction is inferior to the subject, with wall heat, as is the overall appeal. The unit does not include a 

garage, basement, porch or landscaping.  At $1,450 per month, it is considered a low indication of a market rental rate for the subject units.

   Rental 2 a newly constructed duplex located near the subject.  Although this neighborhood is near the University, it is just starting to be 

redeveloped with newer or refurbished rental properties. In general, this property is considered to be in an inferior part of the neighborhood 

with an inferior access from an alley. Unlike the subject, the rental rates for these units includes all utilities. However, both of the units are 

fully furnished, which is superior to the subject.  Additionally, the units are newer, larger and have a superior bedroom/bath count. They also 

include a garage space, similar to the subject, but no additional basement storage.  Overall, this rental comparable, indicating $1,900 per 

month per unit, is considered a high indication for the subject's two units, mostly due to the superior bedroom count.

   Rental 3 is a triplex property which consists of one unit on the main floor renting for $2,375, one unit in the basement renting for $1,875 and 

a detached studio renting for $1,400. All utilities are included in these rents. Each unit has a mini-split for heating/cooling and a washer/dryer 

in each unit. In addition, all of the units were extensively updated in 2019, with new electrical, sewer, plumbing, windows, flooring, bathrooms 

and kitchens. Due to the updated condition, size and bedroom/bath count of the main floor unit, it is considered to be a very high indication of 

market rent for the subject.  The basement unit is a slightly high indication due to the superior bedroom/bath count and since utilities are 

included in this rate. The studio is a low indication of market rent for the subject units.

04/2021 04/30/2025 1,350 1,350 1,600 1,600

05/2023 05/31/2025 1,275 1,275 1,600 1,600

2,625

2,625

3,200

3,200

It is noted that the owners indicated that they have kept 

rental rates low since the tenants were known to them. With reference to the rental comparables analyzed in this report as well as other 

rental rates contained in my files, and with strong consideration given to the subject's quality, condition, appeal, location, basement space, 

garage and site improvements, it is my opinion that the current rental rates being generated by the subject units are very low. It is noted that 

according to the owners, the tenants pay all utilities on top of the current rental rates. This is becoming more common in the marketplace.

93 College Dr, Reno NV 89503 06/27/2024 830,000 3,200 259.38 Analyzed as Sale 3

1449 Hillside Dr, Reno NV 89503 Current list 930,000 4,797 193.87 Large tri-plex

1129 Buena Vista Ave, Reno NV 89503 09/18/2024 575,000 3,800 151.32 Duplex with larger 2/1 units

3,200 200 640,000

Comp 1 is analyzed in the Sales Comparison Approach and is a superior 

size, design and has a superior location to the subject. This property is a high indication of an appropriate GRM for the subject.  Comp 2 is a 

current listing with a large number of bedrooms and a larger unit size. This comparable is considered to be a reasonable to low indication of 

an appropriate GRM. Sale 3 is an updated duplex in the West UNR area. One of the bedrooms is in the basement, and the overall design is 

inferior to the subject. This property does not have a garage. According to the listing agents, the $1,900/month is not actual, but only 

projected, and in my opinion is slightly high for the units, and therefore the GRM is considered to be a low indication of an appropriate GRM 

for the subject.  These and the GRMs as indicated by the other comparable sales analyzed in this report are considered in estimating an 

appropriate GRM for the subject.  The GRMs analyzed in this report range from 151.05 to 259.38.  In estimating a potential gross income for 

the subject property, consideration is given to the rent roll provided by the owners.  For the subject, an estimated GRM in the middle of the 

range is considered to be appropriate due to the good overall appeal and amenities of the subject, but also considering the inferior, 

one-bedroom units. A GRM of 200 is considered to be reasonable and supported.

Assessor's Records

According to the Washoe County 

Assessor's Office as well as the regional MLS, the subject property has not transferred within the five 

years prior to the date of value.  
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Analysis of rental data:
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Rent Schedule: The appraiser must reconcile the applicable indicated monthly market rents to provide an opinion of the market rent for each unit in the subject property.

Leases Actual Rents Opinion of Market Rent

Lease Dates Per Unit Total
Rents

Per Unit Total
RentsUnit # Begin Date End Date Unfurnished Furnished Unfurnished Furnished

1

2

3

4

$ $ $ $ $ $

$ $ $ $ $ $

$ $ $ $ $ $

$ $ $ $ $ $

Comments on lease data Total Actual Monthly Rent $ Total Gross Monthly Rent $

Other Monthly Income (itemize) $ Other Monthly Income (itemize) $

Total Actual Monthly Income $ Total Estimated Monthly Income $

Utilities included in estimated rents Electric Water Sewer Gas Oil Trash collection Multimedia Telephone Other

Comments on actual or estimated rents and other monthly income (including personal property)

IN
C

O
M

E
 A

P
P

R
O

A
C

H

INCOME APPROACH TO VALUE The Income Approach was not developed for this appraisal.

Gross Rent Multiplier Analysis:

Address Date Sale Price Gross Rent GRM Comments

Opinion of Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

T
R

A
N

S
F

E
R
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IS

T
O

R
Y

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:
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701 Evans Ave

Reno, NV 89512

3,200

Inspection

Assessor

Fee Simple

SE UNR Area

4,608 sf

Mixed uses

Brick Duplex

Fair/Avg

102

Average-Average+

1,350

2

1,350

3 1 1.0

3 1 1.0

1350 Sq.Ft.

Unfinished

Average

Oil FWA/1 Centr

None noted

2-car detached

Large cov porch

Landscaping/sprinklers Full lndscp/Drip

Other None

Zoning Mixed Use

Grantor n/a

Grantee n/a

1048 Ralston St

Reno, NV 89503

0.65 miles W

675,000

459.18

n/a

337,500

84,375

168,750

NNRMLS#240000937; DOM 64

Washoe County Doc#5446254

New Convent.

None noted

04/03/2024

Fee Simple

W UNR Area

7,000 sf

Typical residential

Duplex

Fair

86

Average-Average+

1,470 -15,600

2

1,470

4 2 1.0 -20,000

4 2 1.0 -20,000

None +33,750

Average

Nat gas FWA/None -5,000

None noted

2-car detached

Entry/

Partial lndscp +2,500

None

Multi-family 

FIKA Prop. LLC

Dominic Rivera

-24,350

Net 3.6 %

Gross 14.3 % 650,650

442.62

325,325

81,331

162,663

1053 Bell St

Reno, NV 89503

0.73 miles W

590,000

682.87

3,200

184.38

295,000

73,750

147,500

NNRMLS#240000173; DOM 72

Washoe Co Doc#5442037

New Convent.

None noted

03/18/2024

Fee Simple

W UNR Area

4,012 sf

Typical residential

Brick Duplex

Fair

89

Average +14,750

864 +63,180

2

864

4 2 1.0 -20,000

4 2 1.0 -20,000

864 sf fin bsmt -69,930

set up as 2nd unit

Average

Nat gas Wall/None -2,000

None noted

Open +20,000

Large cov porch

Partial lndscp +2,500

None

Multi-family 

BKB Prop. LLC

Mallory Fisher

-11,500

Net 1.9 %

Gross 36.0 % 578,500

669.56

289,250

72,313

144,625

93 College Dr

Reno, NV 89503

0.54 miles NW

830,000

651.49

3,200

259.38

415,000

92,222

166,000

NNRMLS#240005466; DOM 49

Washoe County Doc#5466308

New Convent.

None noted

06/27/2024

Fee Simple

W UNR Area

3,450 sf

Typical residential

Brick Duplex

Fair/Avg

98

Average-Average+

1,274 +9,880

2

1,274

5 3 1.0 -40,000

4 2 1.0 -20,000

992 sf fin bsmt -85,290

set up as 2nd unit

Average

Nat gas FWA/None -5,000

None noted

Open +20,000

Large porch/patio

Full lndscp/Drip

None

Mixed Use

Avant Family Trust

Leo Value

-120,410

Net 14.5 %

Gross 21.7 % 709,590

556.98

354,795

78,843

141,918

475.00 1,350 641,250 325,000 2 650,000
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

The following properties are representative current, similar, and proximate closed sale properties comparable to the subject property. This analysis is intended to support the
opinion of value by the sales comparison approach for the subject property.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GBA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Gross Monthly Rent $ $ $ $

Gross Rent Multiplier

Price per Unit $ $ $ $

Price per Room $ $ $ $

Price per Bedroom $ $ $ $

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +/– $ Adjust DESCRIPTION +/– $ Adjust DESCRIPTION +/– $ Adjust

Rent Control Yes No Yes No Yes No Yes No

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Total GBA sq.ft. sq.ft. sq.ft. sq.ft.

Total # of Units

Total GLA sq.ft. sq.ft. sq.ft. sq.ft.

Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms BathsUnit Breakdown

Unit # 1

Unit # 2

Unit # 3

Unit # 4

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Parking

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

of Comparables $ $ $

Adjusted Price of Comparables per GBA $ $$

Adjusted Price of Comparables per Unit $ $ $

Adjusted Price of Comparables per Room $ $ $

Adjusted Price of Comparables per Bedroom $ $ $

Subject Value Indicators - the appraiser has determined the following value indicators for the subject property:

Ind. Val. per GBA $ X SF GBA = $ Ind. Val. per Unit $ X Units = $

Ind. Val. per Room $ X Rooms = $ Ind. Val. per Bedroom $ X Bedrooms = $

The Sales Comparison Approach is continued on the following page.  For support of the adjustments to the comparables and the derived Subject Value Indicators, please refer
to the Summary of Sales Comparison Approach comments.
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25-020142-4 UNIT RESIDENTIAL APPRAISAL REPORT
Five closed sales and one active listing are analyzed in the Sales Comparison Approach.  The 

comparables are located within approximately 1 mile of the subject.  Three slightly older sales were analyzed.  However, due to the generally 

flat market through the twelve months prior to the date of value, no adjustments for time are warranted. The comparables were chosen to be 

similar or bracket the subject in terms of number of units, total living area, location, quality, condition, parking and site improvements. It is 

noted that no recent comparable sales or listings of a property with two one-bedroom/one-bath units such as the subject were found.  

However, the sales presented are considered to be the best sales available.  

Price Per s.f. GBA:  $475/sf x 1,350 = $641,250.  The sales indicate a wide range in price per square foot of above-grade living area from 

$312.43 to $682.87.  The highest price per square foot is indicated by Sale 2, which has a much smaller above-ground space but also 

includes a second unit in a finished basement.  Sale 3 indicates the next highest price per square foot, but this sale also has a smaller gross 

living area and is of a superior design and appeal. The lowest prices per square foot are typically represented by the sales with the most 

living area. Typically, price per square foot increases as the size of the building decreases.  However, in the case of Sale 5, which is of a very 

similar size as the subject, this sale is considered to be a low indication of a per square foot value, even though it has a similar living area, 

due to the inferior location, condition and site improvements.  Sale 1 is considered to be the most comparable property to the subject in terms 

of design, condition and site improvements, but it is slightly larger and does not have a basement. This sale represents a slightly low 

indication of an appropriate price per square foot for the subject.  A price per square foot slightly higher than Sale 1 and lower than Sales 2 

and 3 is selected and is generally in the mid range of the prices per square foot as indicated by the sales.

Price Per Unit:  $325,000 x 2 = $650,000.  The Price Per Unit analysis indicates adjusted prices per unit of between $271,758 and $355,450.  

The highest price is indicated by the listing, which is considered a high indication of value due to the list price as opposed to a sale price. The 

next highest price is indicated by Sale 3, which has a superior appeal and location within the most desirable rental area near the University. 

Sale 1 is a very comparable indication for a price per unit and is a very comparable property to the subject. Sale 5 is a slightly low indication 

due to its inferior location and condition.  Strong consideration is given to the subject's condition, design and appeal and development 

potential, with a basement and detached garage. Overall, a price per unit as indicated by Sale 1 and supported by Comps 3, 5 and 6 is 

considered to be appropriate.

The Price Per Room and Bedroom analyses are not considered applicable since no sales of a similar unit mix could be found. 

The methods within the Sales Comparison Approach analyzed indicate values for the subject of between $641,250 and $650,000.  The price 

per unit takes into consideration the number of units in the subject and is the method most buyers rely upon. The per square foot method 

takes into consideration the overall living area of the subject property which is bracketed by the above-grade living area of the sales and is 

generally in the mid-range.  With the most weight placed upon the Price Per Unit analysis, indicating a value for the subject of $650,000, and 

with consideration given to the adjusted sale prices on the grid, the final value by the Sales Comparison Approach of $650,000 is selected.

650,000

The Cost Approach is not considered 

reliable in this analysis due to the older age of the property and the difficulty in estimating accrued depreciation.  Additionally, this is not the 

approach utilized by most buyers and sellers in the marketplace.
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Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
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COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (if required): Years
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25-020142-4 UNIT RESIDENTIAL APPRAISAL REPORT

650,000 640,000

The Sales Comparison Approach and the Income Approach are analyzed, as they are the approaches most relied upon by 

the buyers and sellers in the current marketplace.  The Cost Approach is not applied since it is not the approach typically relied upon by the 

market for properties of the subject's age.  In the final value correlation, both approaches are given weight. The indication of value by the 

Sales Comparison Approach is reasonable due to the many recent comparables available which bracket many of the subject's 

characteristics.  This approach is supported by the primary approaches, including the Price Per Square Foot and the Price Per Unit methods.  

For a property of the subject's unit number, Income Approach through a Gross Rent Multiplier is the typical analysis.  This results in 

estimated value of $640,000. This approach reflects the income-producing capabilities of the subject, but is weakened slightly due to the 

subject's actual rental rates being below market.  As a result, the Sales Comparison Approach is given slightly more weight and a final value 

of $650,000 is estimated for the subject property.

It is noted that I am not 

a structural engineer and this appraisal cannot be relied upon to disclose structural  conditions and/or defects in the property.  An 

extraordinary assumption is made that there are no negative structural or environmental issues impacting the subject property.  The use of an 

extraordinary assumption may affect assignment results.

650,000 03/01/2025

33

Scope of Work Limiting Cond./Certification Narrative Addendum Photograph Addenda

Sketch Addendum Map Addenda Cost Addendum Flood Addendum Additional Sales

Additional Rentals Income/Expense Analysis Hypothetical Conditions Extraordinary Assumptions

Patrick Martinez University of Nevada, Reno

pmartinez@unr.edu c/o Patrick Martinez, pmartinez@unr.edu

Peggy L. Zoeters

PEGGY ZOETERS, REAL ESTATE APPRAISER

775-323-4215

plzappraiser@yahoo.com

03/08/2025

A.0002534-CG NV

Certified General Residential Appraiser

01/31/2027

03/01/2025
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PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:
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Indicated Value by: Sales Comparison Approach $ Income Approach $ Cost Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.
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S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:
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Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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25-02014ADDITIONAL COMPARABLE SALES

701 Evans Ave

Reno, NV 89512

3,200

Inspection

Assessor

Fee Simple

SE UNR Area

4,608 sf

Mixed uses

Brick Duplex

Fair/Avg

102

Average-Average+

1,350

2

1,350

3 1 1.0

3 1 1.0

1350 Sq.Ft.

Unfinished

Average

Oil FWA/1 Centr

None noted

2-car detached

Large cov porch

Landscaping/sprinklers Full lndscp/Drip

Other None

Zoning Mixed Use

Grantor n/a

Grantee n/a

326 E 7th St

Reno, NV 89512

0.07 miles SE

598,000

312.43

3,000

199.33

299,000

74,750

149,500

NNRMLS#240004055; DOM 164

Washoe County Doc#5502482

Owner financed

None noted

12/06/2024

Fee Simple

E UNR area

3,496 sf

Mixed use/Alley +29,900

2-sty duplex +29,900

Average

16 -25,714

Average-Average+

1,914 -73,320

2

1,914

4 2 1.1 -25,000

4 2 1.1 -25,000

None +33,750

Average

Gas fwa/Central -7,000

None noted

2-car garage

None +3,000

Minimal +5,000

None

Mixed Develop.

Dirk Minore Trust

Sparks 18 LLC

-54,484

Net 9.1 %

Gross 43.1 % 543,516

283.97

271,758

67,940

135,879

66 Keystone Ave

Reno, NV 89503

1.08 miles SW

554,700

403.42

n/a

277,350

79,243

184,900

NNRMLS#240013325; DOM 92

Washoe County Doc#5506635

New Convent.

None noted

12/20/2024

Fee Simple

Keystone area +55,470

7,013 sf

Mixed uses

2 sfrs/1 lot

Fair

99

Average +13,868

1,375

2

1,375

3 1 1.0

4 2 1.0 -20,000

1,375 sf

Unfinished

Average

Nat gas FWA/None -5,000

None noted

Open +20,000

Porches

Minimal +5,000

None

Mixed Develop.

Vitone Liv Tr et al

C & E Block

69,338

Net 12.5 %

Gross 21.5 % 624,038

453.85

312,019

89,148

208,013

1109 Ralston St

Reno, NV 89503

0.70 miles NW

800,000

433.60

4,000

200.00

400,000

100,000

200,000

NNRMLS#250000908; DOM 36

Listing agent

Assume cash

Assume none

Current Listing -16,000

Fee Simple

UNR Area

6,000

Typical residential

2 sfrs/1 lot

Fair

93

Average-Average+

1,845 -64,350

2

1,845

4 2 1.0 -20,000

4 2 1.0 -20,000

900 s f +11,250

Unfinished

Average

Gas FWA/None -5,000

None noted

Open +20,000

Porch/Patio

Minimal lndscp +5,000

None

Multi Family

Marchore Enterpris

n/a

-89,100

Net 11.1 %

Gross 20.2 % 710,900

385.31

355,450

88,863

177,725

See comments on previous Sales Comparison Approach page.
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GBA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Gross Monthly Rent $ $ $ $

Gross Rent Multiplier

Price per Unit $ $ $ $

Price per Room $ $ $ $

Price per Bedroom $ $ $ $

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +/– $ Adjust DESCRIPTION +/– $ Adjust DESCRIPTION +/– $ Adjust

Rent Control Yes No Yes No Yes No Yes No

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Total GBA sq.ft. sq.ft. sq.ft. sq.ft.

Total # of Units

Total GLA sq.ft. sq.ft. sq.ft. sq.ft.

Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms BathsUnit Breakdown

Unit # 1

Unit # 2

Unit # 3

Unit # 4

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Parking

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

of Comparables $ $ $

Adjusted Price of Comparables per GBA $ $$

Adjusted Price of Comparables per Unit $ $ $

Adjusted Price of Comparables per Room $ $ $

Adjusted Price of Comparables per Bedroom $ $ $

Summary of Sales Comparison Approach
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 • GP 2-4 Unit : Neighborhood - Market Conditions   
The neighborhood is considered to be all of the downtown Reno corridor, the boundaries of which are N. McCarran Blvd to the
north, Interstate 395 to the east, East Fourth St to the south, and Keystone Ave to the west.

The subject is located in an established area of the downtown Reno core, just southeast of the University of Nevada, which is
improved with a mixture of older, average quality residences, smaller multi-family development and commercial development.  
Improvements to the west and immediately surrounding UNR generally support the University and include a mixture of older
average quality homes, small older and newer multi-family units, some condominium and apartment developments and small
offices and commercial uses.  Many of the single family homes are rented to college students. The easterly portion of the
neighborhood has some light industrial uses interspersed with older single and multi-family homes.  As the University expands,
college students have started filtering into the easterly University neighborhood for rental housing.  Schools, parks and
community services are all located within the neighborhood.  Commercial uses are typically limited along the main roadways.

The neighborhood closer the University has a good market appeal due to the housing demand of the University.  Areas further
east and south of UNR are experiencing gentrification with redevelopment of many nearby city blocks toward University
housing.  There is good access to downtown Reno, employment centers, the University of Nevada, Reno and many other
businesses and services.  Public transportation and other public services are good.

The subject market has been increasing in the last five years, as is shown by the following data for the median price for all
two-to four unit developments in the downtown Reno core for the last five years:

Time Period No. sales Med. Price Days on 
   Market
2020 28 $550,000 68
2021 31 $570,000 65
2022 26 $700,500 60
2023 11 $535,000 105
2024 26 $618,500 58

In the 12 months prior to the date of value, the upward trend continues:

Time Period No. sales Med. Price Days on 
   Market
7-12 mos. 15 $622,000 64
4-6 mos   6 $750,500 50
0-3 mos   5 $554,700 92
Current 16 $770,000 120
Listings

It is noted that due to the limited number of comparable sales in the subject area, trends can easily be skewed by one high or
low sale.  As a result, the trends indicated above are based on the overall market and not solely on the data presented above.

The data indicates that median prices for 2-4 unit properties in the market area were increasing significantly between 2020 and
2022, fueled by the COVID-19 pandemic due to an expanded market from California and decreased number of available
listings, especially in the subject market.  The market has also been strengthened by the good rental market, especially in the
neighborhoods around the University.  However, fears of recession, inflation and increasing interest rates negatively impacted
the market in 2023.

The market data indicates that prices have fluctuated greatly over the last year, with a spike in prices in the 4-6 month period
and a dip in the most current period.  However, in interviews with real estate professionals, it has been indicated that the market
is currently recovering slightly from the general softening of 2023.  Overall, the market is considered to be flat to recovering. Of
the current 16 listings, only 2 (13%) of them are in contract, with two of them having been recently reduced in price which
indicates a slightly soft market.  There is a balance to slight shortage of listings in the overall market.  

Bank foreclosures and short sales are not a factor in the market.  Currently, marketing times are stable, with the majority of the
properties selling in less than six months.  Overall, the marketing time is typically less than six months in the subject
neighborhood.  Typical financing is new conventional and FHA, with continued low interest rates.  Financing availability is
average. 

 • GP 2-4 Unit : Site - Highest and Best Use    
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 use of a property 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.”  

The subject property is currently improved with an older duplex on a lot with Mixed Use zoning.  It is located in a highly desirable
area, in proximity to the University of Nevada Reno.  The owners are currently renting the property to tenants connected to the
University. The owner noted that the total rent being generated is $2,625 per month, not including utilities.  

According to the City of Reno Community Development Map, the underlying City of Reno master plan and zoning for the
property is Mixed Use Downtown University District, a flexible zoning designation which allows single and multi-family
residential, commercial and office uses. (See attached map). The 'University District' subarea within the Regional Plan is
designated to contain a "mix of uses to create a vibrant university oriented neighborhood", supporting a "variety of housing and
commercial uses, university innovation and research partnership opportunities, office, maker/light industrial, start up/incubator
space, and community service uses."  As such, the current use of the subject as a duplex is allowed in the current zoning
designation.  

The subject's size, shape and access would be conducive to multi-family housing, and many of the surrounding properties are
improved with similar multi-family development.  Although the subject's current improvements are older, based upon limited
comparable land sales contained in my files, the value of the subject property, as vacant, is currently less than its value as
improved.
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improved.

Overall, with strong consideration to the subject's location, shape, access, surrounding development, street and corner access
and current improvements, I have determined that the highest and best use of the subject property is to continue the use of the
current improvements as a rental property, with the possibility to improve the basement to add another unit, until such time as it
is feasible to develop the property as assemblage in conjunction with other surrounding University property.

• Condition of Subject Property
The subject property has been classified as "Fair to Average" quality by the Washoe County Assessor.  The subject has been
maintained and updated throughout the years.  The furnaces and water heaters are 15-20 years old but in good working order. 
The roof and windows have been replaced and appear to be in good condition.  There is newer flooring and paint, as well as an
updated bath in Unit 701.  There is also an updated kitchen in Unit 237.  Deferred maintenance includes some cracked plaster
and general wear and tear in the units. There was no significant deferred maintenance at the time of inspection.  The overall
condition of the property is considered to be average to above average.

• URAR: Discussion of Sales Comparison Approach 
Five closed sales and one active listing are analyzed for the Sales Comparison Approach.  The comparables were chosen to
bracket the subject in terms of location, design, total living area, lot size, quality, condition, age, bedroom/bath count, utilities,
parking and site improvements, and are considered to be the best comparables available.  Due to the differing characteristics in
each sale, many of the adjustments are necessarily high.  Still, due to the many variables, the properties analyzed are the best
evidence of comparable sales for the subject.  

Date of Sale/Time Adjustments:  Two sales which closed within 90 days of the date of value were analyzed.  The remainder of
the sales are older.  Due to the soft prices throughout the year, no adjustments are made to the older sales as they all closed
within the last 12 months.

Site Size:  The subject is of typical size for the subject area.  The sales bracket the subject's lot size and are considered to be of
similar value. 
 
Quality and Condition Adjustments:  The subject property is rated as 'Fair-Average' quality by the Washoe County Assessor,
and the sales range from Fair to Average. The quality of the comparables in generally considered to be similar to the subject
property and no adjustments are made.

The subject is considered to be in average to above average condition, with some areas of refurbishment and some areas of
minor deferred maintenance.  Condition ratings for the comparables are based upon a review of the MLS sheets and photos, as
well as interviews with the real estate agents when possible.  Updating and refurbishment are considered in the condition rating.
 All of the comparables differ in their condition to the subject, with the majority of the comparables being in similar condition as
the subject. Sales 2 and 5 are slightly inferior, with less updating noted. The condition rating adjustments are based upon a
percentage of the sale / list price, in increments of 2.5% for the differing levels of condition.  These figures are cross-checked
with costs of updating.  

Age Adjustments:  Age is reported as the actual age of the property given by the Assessor's Office.  The majority of the
comparables are of a similar vintage as the subject, and are considered to be of similar effective age. The exception is Sale 4,
which is a much newer construction. Some downward adjustment is necessary for this sale due to the newer construction. 

Bedroom/Bath Adjustments:  The subject units both have one bedroom and one bath. No recent or even semi-recent
comparables were found with this unit mix.  All of the comparables have superior bedroom counts. More bedrooms in a rental
property typically equates to higher rents and therefore is superior to the subject's one bedroom units.  Downward adjustments
of $20,000 per bedroom are made which is based upon paired sales.  Bathroom adjustments are made at a value of $10,000 for
those comparables with a different bathroom count.

Living Area Adjustment:  The sales bracket the subject's living area.  Adjustments are made to those homes with more than a
50 square foot difference in size, at a per square foot rate which is typical for the quality and condition of the properties.  Living
area adjustments are required to all of the comparables.

Below-Grade Living Area (Basements):  Many of the comparables have basements, and some of them are completely
finished, livable, separate units.  This is the case for Sales 2 and 3.  The subject's basement is used for storage and laundry
area, but is not finished to the same degree as these two sales.  Basement spaces typically don't have the same appeal as
above-grade space, mainly due to limited light, lower ceilings and inferior finishes.  Due to the slightly inferior appeal of the
basement space, finished basement space units are adjusted at a lower price per square foot as the above-ground space. 

Some of the other sales have unfinished basements which are adjusted on a price per square foot of area which is similar to the
estimated value of the subject's basement.  Sale 5 does not require an adjustment as the total basement space square footage
and finish of this sale is similar to the subject.

Garages/Parking:  The subject has a detached 2-car garage which is an amenity in the University area.  This is similar to Sales
1 and 4.  Adjustments of $10,000 per garage bay are to those sales with no garage space.

Other:
The subject's full manicured landscaping and porch are considered to be an amenity for a rental property, and nominal
adjustments are made for the difference in the site improvements on the sales.  Finally, some downward adjustment is applied
to Listing 6 for a sale to list price ratio as it represents an asking price which are typically lower than actual sale prices.

Conclusion:
In the final analysis, strong consideration is given to the good appeal and the subject’s desirable location in very close proximity
to the University.  The rental demand in the subject area is very strong.  The reader is reminded that there are many properties
which are owned by the University of Nevada, Reno in the immediately surrounding area of the subject property.  

In the Sales Comparison Approach, the most weight and reliance is placed upon Sale 1, which is a similar property to the
subject.  Sale 2 is much smaller with a different unit set up, with one unit in the basement and is considered a low indication. 
Sale 3 is considered to be slightly high indication of value due to its slightly superior overall appeal and its location in the heart
of the most popular University rental area.  Sales 4 and 5 are the most recent sales in the analysis and are given some weight
for time, but both are in inferior pockets of the neighborhood, with Sale 4 requiring many adjustments.  Some weight is also
placed on Listing 6 which is considered to be very similar to the subject as well.  However, this comparable is weakened due to
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placed on Listing 6 which is considered to be very similar to the subject as well.  However, this comparable is weakened due to

the fact that it is a listing and not a closed sale. 

A final value within the range of the adjusted prices is estimated.  Consideration is given to the mostly updated condition of the
subject, as well as the flexibility of additional development in the basement and/or detached garage. Strong consideration is
given to the subject's proximity to the University of Nevada.  Finally, consideration is also given to the assemblage value to the
University.  Overall, the estimated value falls within the range of the actual sale prices, the adjusted prices and the prices per
square foot as indicated by the comparables and is considered to be reasonable.  
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25-02014Assumptions, Limiting Conditions & Scope of Work
701 Evans Ave Reno NV 89512

University of Nevada, Reno

Peggy L. Zoeters

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser 
assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis 
of it being under responsible ownership.
- The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such sketch 
is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size. Unless 
otherwise indicated, a Land Survey was not performed.
- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other 
data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the 
appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific 
arrangements to do so have been made beforehand.
- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and best 
use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in conjunction 
with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is not an insurance 
value, and should not be used as such.
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the presence 
of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property, or that he or she became aware of during the 
normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any 
hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the presence of hazardous 
wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are no such conditions and 
makes no guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will not be responsible for any 
such conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.  Because the 
appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment of 
the property.
- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she 
considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such items 
that were furnished by other parties.
- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal 
Practice, and any applicable federal, state or local laws.
- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal report 
and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.
- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from the 
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure requirements 
applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at the time of the 
assignment.
- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, through 
advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database. 
- An appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the appraiser 
performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily apparent. The presence 
of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concerns about such potential negative factors are 
encouraged to engage the appropriate type of expert to investigate.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce credible 
assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended use of the 
appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by 
the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work, 
Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical 
Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties assume no 
obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions.

Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.): 

An extraordinary assumption is made that there are no negative structural or environmental issues impacting the subject property.  The 
use of an extraordinary assumption may affect assignment results.
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25-02014Certifications
701 Evans Ave Reno NV 89512

University of Nevada, Reno

Peggy L. Zoeters

APPRAISER'S CERTIFICATION
I certify that, to the best of my knowledge and belief:
- The statements of fact contained in this report are true and correct.
- The credibility of this report, for the stated use by the stated user(s), of 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.
- Unless otherwise indicated, I have performed no 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 that were in effect at the time this report was prepared.
- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion, 
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present 
owners or occupants of the properties in the vicinity of the subject property.
- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

Additional Certifications:
I have not provided any appraisal services regarding the subject property in the last three years.

DEFINITION OF MARKET VALUE *:
imaret 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:
1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised and acting in what they consider their own best interests; 
3. A reasonable time is allowed for exposure in the open market;
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. 
* This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions 
Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System 
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), 
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS, 
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.

Patrick Martinez University of Nevada, Reno

pmartinez@unr.edu

Peggy L. Zoeters

PEGGY ZOETERS, REAL ESTATE APPRAISER

775-323-4215

plzappraiser@yahoo.com

03/08/2025

A.0002534-CG NV

Certified General Residential Appraiser

01/31/2027

03/01/2025
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Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:
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E-Mail:

Date Report Signed:

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or

Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date Report Signed:

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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Aerial Map
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Form SKT.BLDSKI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Building Sketch

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani
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Covered Porch
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S
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Kitchen

Entrance

UNIT 701

S
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o
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Entrance

U
ti
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y
 A
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UNFINISHED BASEMENT

TOTAL Sketch by a la mode Area Calculations Summary

Living Area

Unit 701 Evans 672 Sq ft

Unit 237 7th 678 Sq ft

Total Living Area (Rounded): 1350 Sq ft

Non-living Area

Covered Porch 259 Sq ft

Det. Garage 380 Sq ft

Stoop 20 Sq ft

Stoop 52 Sq ft

Unfin Basement 1350 Sq ft

Property Address

City County State Zip Code
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Subject Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Subject Front

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

701 Evans Ave

1,350

6

2

2

SE UNR Area

Mixed uses

4,608 sf

Fair/Avg

102

Subject Rear

Subject Street

Client

Owner

Property Address

City County State Zip Code
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Subject Interior Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Unit 701 Evans Ave

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

701 Evans Ave

1,350

6

2

2

SE UNR Area

Mixed uses

4,608 sf

Fair/Avg

102

Kitchen

Bedroom

Client

Owner

Property Address

City County State Zip Code
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Subject Interior Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Bath

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

701 Evans Ave

1,350

6

2

2

SE UNR Area

Mixed uses

4,608 sf

Fair/Avg

102

Storage Closets

Client

Owner

Property Address

City County State Zip Code
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Subject Interior Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Unit 237 E 7th St

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

701 Evans Ave

1,350

6

2

2

SE UNR Area

Mixed uses

4,608 sf

Fair/Avg

102

Kitchen

Dining Area

Client

Owner

Property Address

City County State Zip Code

(BUSINESS, FINANCE AND FACILITIES COMMITTEE 06/12/25) Ref. BFF-8, Page 43 of 107
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Subject Interior Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Bedroom

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

701 Evans Ave

1,350

6

2

2

SE UNR Area

Mixed uses

4,608 sf

Fair/Avg

102

Bathroom

Built-in hutch

Client

Owner

Property Address

City County State Zip Code

(BUSINESS, FINANCE AND FACILITIES COMMITTEE 06/12/25) Ref. BFF-8, Page 44 of 107



Form PIC3X5.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Unfinished Basement

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

701 Evans Ave

1,350

6

2

2

SE UNR Area

Mixed uses

4,608 sf

Fair/Avg

102

Shared utility area

Systems in garage

Client

Owner

Property Address

City County State Zip Code
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Form GPIC3X5 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Photograph Addendum

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

VIEW OF DETACHED GARAGE

INTERIOR OF GARAGE

REAR OF GARAGE

Client

Owner

Property Address

City County State Zip Code

(BUSINESS, FINANCE AND FACILITIES COMMITTEE 06/12/25) Ref. BFF-8, Page 46 of 107
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Photograph Addendum

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

VIEW OF NORTH SIDE OF HOME

VIEW OF SOUTH SIDE OF HOME

VIEW OF BASEMENT ACCESS

Client

Owner

Property Address

City County State Zip Code
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Photograph Addendum

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

VIEW OF ABOVE-GROUND OIL 

TANK

VIEW OF AIR CONDITIONER FOR 

UNIT 237 7TH ST

VIEW OF PROPERTY FROM 7TH 

STREET

Client

Owner

Property Address

City County State Zip Code
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Form PIC3x5.CR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Comparable 1

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

1048 Ralston St

0.65 miles W

675,000

1,470

8

4

2

W UNR Area

Typical residential

7,000 sf

Fair

86

Comparable 2

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

1053 Bell St

0.73 miles W

590,000

864

8

4

2

W UNR Area

Typical residential

4,012 sf

Fair

89

Comparable 3

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

93 College Dr

0.54 miles NW

830,000

1,274

9

5

2

W UNR Area

Typical residential

3,450 sf

Fair/Avg

98

Client

Owner

Property Address

City County State Zip Code
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Comparable Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Comparable 4

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

326 E 7th St

0.07 miles SE

598,000

1,914

8

4

2.2

E UNR area

Mixed use/Alley

3,496 sf

Average

16

Comparable 5

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

66 Keystone Ave

1.08 miles SW

554,700

1,375

7

3

2

Keystone area

Mixed uses

7,013 sf

Fair

99

Comparable 6

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

1109 Ralston St

0.70 miles NW

800,000

1,845

8

4

2

UNR Area

Typical residential

6,000

Fair

93

Client

Owner

Property Address

City County State Zip Code
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Rental Photo Page

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Rental 1

Proximity to Subj.

GBA

Age/Year Built

1017 Washington St

0.78 miles W

597

118

Rental 2

Proximity to Subj.

GBA

Age/Year Built

326 E 7th St

0.07 miles SE

1,914

17

Rental 3

Proximity to Subj.

GBA

Age/Year Built

609 W 11th St

0.75 miles NW

1,990

101

Client

Owner

Property Address

City County State Zip Code
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Comparable Sales Map

University of Nevada, Reno

701 Evans Ave

Reno Washoe NV 89512

Nadia B Gulistani

Client

Owner

Property Address

City County State Zip Code
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City of Reno Community Development Map
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Environmental Consul ng | Geotechnical Engineering | Materials Tes ng & Inspec ons 
Occupa onal Health & Safety | Building Sciences & Code Compliance | Virtual Design Consul ng 

April 8, 2025 

Board of Regents of the Nevada System of Higher Educa on 
On Behalf of the University of Nevada, Reno 
895 North Center Street 
Reno, Nevada, 89501 

A en on: Pat Mar nez  
pmar nez@unr.edu 

Reference: Limited Asbestos Containing Materials Inspec on  
701 Evans Avenue 
APNs 007-223-07 
Reno, Washoe County, Nevada 89501 
Project No: UNR099 

Mr. Mar nez: 

McGinley & Associates, Inc. dba UES (UES) performed a limited asbestos containing materials inspec on 
on the building located at 701 Evans Avenue in Reno, Nevada. Both addresses are common to this building. 
The purpose of the inspec on was to visually assess for highly suspect asbestos-containing materials 
(ACMs) within the interior and exterior of the onsite building and note damage to materials which may 
pose a direct exposure risk to occupants. This work was performed as requested by the University of 
Nevada, Reno and under the direc on of a Nevada-cer fied asbestos building inspector.  

ACM has been iden fied as a poten al health hazard, par cularly when that material is friable and 
becomes damaged; therefore, an a empt was made to determine homogeneous areas and iden fy types 
and condi on of visible materials that commonly contain asbestos. Our site reconnaissance was 
performed on March 27, 2025. The inspec on included visual observa on of all easily accessible areas of 
the building and the separate garage building. UES observed each room of the onsite residences including 
mechanical areas but did not access the a c space. Some of the suspect asbestos containing building 
materials that UES looked for included but were not limited to: flooring materials, wall systems, sprayed 
on acous cal materials, fireproofing, pipe-wrap insula on, duct tape, roofing materials, and exterior brick, 
mortar, grout and siding materials. It should be noted that samples of building materials were not collected 
as to avoid damaging poten al ACMs via destruc ve sampling methods or crea ng material disturbances. 

Based on UES’s site observa ons, it appeared that the building had likely undergone various renova ons 
since its original construc on but appeared to be mostly in original condi on. UES did not observe 
evidence of surfacing materials that are considered highly suspect as friable ACMs (e.g. “popcorn” ceiling, 
vinyl sheet flooring, and thermal systems insula on). All building materials observed were noted in 
generally good condi on with li le to no deteriora on or damage.  

However, based on original construc on date of the onsite building (1923) it is possible that ACMs were 
used in construc on or during renova on ac vi es. Because UES’s observa ons were strictly visual and 
only performed in accessible areas, it is possible that ACMs exist within the building and may have been 

Exhibit 6
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inaccessible areas of the building. The presence or absence of asbestos fibers in building materials cannot 
be determined based only on visual iden fica on. The only way to posi vely iden fy ACMs is by 
conduc ng a comprehensive asbestos assessment which would require destruc ve measures to collect 
samples from building materials. Should future renova on or demoli on of the onsite building occur, a 
comprehensive asbestos assessment will need to be performed.  

We appreciate the opportunity to be of service on this project. If you have any ques ons regarding the 
findings of this report, or if we can be of further assistance, please do not hesitate to contact us. 

Respec ully, 

UES 

Lynn Minedew, NV Asbestos License No. IJM-1075 
Asbestos Inspector / Laboratory Manager 

covered with new materials or are located behind walls, under flooring materials, and/or within 
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PRELIMINARY REPORT FORM

Prelim Number:
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TTR2500472-CD

CLTA Preliminary Report Form - Modified (11/17/2006) Printed:  03.05.25 @ 05:26 PM
Page 1 NV-CT---SPS-1-25-TTR2500472

In response to the application for a policy of title insurance referenced herein, Chicago Title Insurance Company hereby
reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance
describing the land and the estate or interest therein hereinafter set forth, insuring against loss which may be sustained by
reason of any defect, lien or encumbrance not shown or referred to as an exception herein or not excluded from coverage
pursuant to the printed Schedules, Conditions and Stipulations or Conditions of said policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are
set forth in Attachment One.  The policy to be issued may contain an arbitration clause.  When the Amount of Insurance is
less than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company
or the Insured as the exclusive remedy of the parties.  Limitations on Covered Risks applicable to the CLTA and ALTA
Homeowner's Policies of Title Insurance which establish a Deductible Amount and a Maximum Dollar Limit of Liability for
certain coverages are also set forth in Attachment One.  Copies of the policy forms should be read.  They are available
from the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a
policy of title insurance and no liability is assumed hereby.  If it is desired that liability be assumed prior to the issuance of a
policy of title insurance, a Binder or Commitment should be requested.

The policy(ies) of title insurance to be issued hereunder will be policy(ies) of Chicago Title Insurance Company, a Florida
corporation.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in Attachment
One of this report carefully.  The exceptions and exclusions are meant to provide you with notice of matters
which are not covered under the terms of the title insurance policy and should be carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title and
may not list all liens, defects and encumbrances affecting title to the land.

Chicago Title Insurance Company
By:

Countersigned By:

Shelly Saltz, Title Officer
Authorized Officer or Agent

<ELSE“

Michael J. Nolan, President
Attest:

Marjorie Nemzura, Secretary

Exhibit 7
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TICOR TITLE OF NEVADA, INC. PRELIM NO. TTR2500472-CD

SCHEDULE A

Proposed Buyer:
Proposed Lender:
Proposed Loan Amount: $0.00
Property Address: 701 Evans Avenue, Reno, NV 89512-3304
Order No.: TTR2500472
Effective date: February 21, 2025 at 7:30AM
Short Term Rate: No

ISSUING OFFICE: FOR SETTLEMENT INQUIRIES, CONTACT:
Title Officer:  Shelly Saltz
Ticor Title of Nevada, Inc.
5441 Kietzke Lane, Suite 100
Reno , NV 89511
Phone:  775-824-3240    Fax:  775-324-7402
Main Phone:  775-324-7400
Email:  ssaltz@ticortitle.com

Escrow Officer:  Luann Barnes
Ticor Title of Nevada, Inc.
5441 Kietzke Lane, Suite 100
Reno, NV 89511
Phone:  775-842-2483    Fax:  775-824-3233
Main Phone:  775-324-7400
Email:  Luann.Barnes@ticortitle.com

1. The estate or interest in the Land hereinafter described or referred to covered by this Report is:

FEE

2. Title to said estate or interest at the date hereof is vested in:

Nadia Bibi Gulistani, a single woman

3. The Land referred to in this Report is described as follows:

For APN/Parcel ID(s): 007-223-07

All that certain real property situate in the County of Washoe, State of Nevada, described as follows:

The East 92 feet 3 inches of Lot16 in Block Thirteen of EVANS N.E. ADDITION TO RENO, according to
the Official Amended Map of said addition filed in the office of the County Recorder of Washoe County,
Nevada, on June 26, 1906, as Tract Map No. 23.

APN:  007-223-07
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TICOR TITLE OF NEVADA, INC. PRELIM NO. TTR2500472-CD

SCHEDULE B – Section A

The following exceptions will appear in policies when providing standard coverage as outlined below:

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies
taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may
result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such
agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be
(a) ascertained by an inspection of the Land, or (b) asserted by persons or parties in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy.

4. Any encroachment, encumbrance, violation, variation or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the Land and not shown by the Public Records at Date of
Policy.

5. (a) Unpatented mining claims: (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof;
(c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the
Public Records.

6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records
at Date of Policy.

7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals,
coal, lignite, oil, gas, uranium, clay, rock, sand, and gravel located in, on, or under the Land or produced from the
Land, whether such ownership or rights arise by lease, grant, exception, conveyance, reservation, or otherwise;
and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or appurtenant
thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in
Schedule B.
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TICOR TITLE OF NEVADA, INC. PRELIM NO. TTR2500472-CD

SCHEDULE B – Section B

At the date hereof, exceptions to coverage in addition to the printed exceptions and exclusions in said policy form would be
as follows:

8. The lien of supplemental taxes, if any, assessed pursuant to the provisions of Nevada Revised Statutes.

9. Any unpaid sewer service charges plus interest and penalties, which would create a lien and attach to said Land,
pursuant to Reno Municipal Code.  Specific amounts may be obtained by calling (775)334-2095.

10. Any unpaid charges for Waste Management, plus any interest and/or penalties, which would create a lien and
attach to said Land, pursuant to Nevada Revised Statutes.

11. Water rights, claims or title to water, whether or not disclosed by the Public Records.

12. Easement(s) and rights incidental thereto as delineated or as offered for dedication on Tract Map No. 23
Recording Date:  June 26, 1906

13. The Land lies within the boundaries of the City of Reno “Downtown Redevelopment Project Area No. 2” pursuant
to Ordinance No. 5726, as set forth below:
Recording Date:  September 23, 2005
Recording No.:  3281548, Official Records
Re-Recording Date: November 18, 2005
Re-Recording No.: 3309643, Official Records

An amendment to Redevelopment Area No. 2 by Ordinance No. 5842, recorded June 28, 2006, as Document No.
3407019, Official Records.

14. A deed of trust to secure an indebtedness in the amount shown below,
Amount: $289,600.00
Dated:  November 22, 2019
Trustor/Grantor: Nadia Bibi Gulistani, a single woman
Trustee:  Guild Administration Corp, a California Corporation
Beneficiary:   Mortgage Electronic Registration Systems, Inc., solely as nominee for 

Guild Mortgage Company
MIN No.:    100019930920022071
Recording Date: November 27, 2019
Recording No.:  4977679, Official Records

NOTE: This loan appears to be registered with Mortgage Electronic Registration Systems, Inc., (MERS). The
name, address and telephone number for loan servicing should be obtained from the MERS website:
www.mers-servicerid.org or by calling, 1-888-679-MERS (1-888-679-6377), and referring to the Mortgage
Identification Number (MIN) 100019930920022071.

15. Rights and claims of parties in possession by reason of unrecorded leases, if any, that would be disclosed by an
inquiry of the parties or by an inspection of said Land.

END OF EXCEPTIONS

THE FOLLOWING REQUIREMENTS MUST BE MET PRIOR TO CLOSE OF ESCROW:
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TICOR TITLE OF NEVADA, INC. PRELIM NO. TTR2500472-CD

REQUIREMENTS

NONE AT THIS TIME

END OF REQUIREMENTS
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INFORMATIONAL NOTES

1 Due to the Nevada Supreme Court’s interpretation of N.R.S. §116.3116 (2)(c) in SFR Investments Pool 1, LLC v.
U.S. Bank, N.A. 334 P. 3d 408 (2014), the Company is unwilling to issue the ALTA 9-06 Endorsement, but instead
will issue the ALTA 9.10-06 Endorsement. This does not apply to common interest communities that are not
subject to N.R.S. §116.3116 (i.e. apartment complexes, commercial condominiums that are exempt or other
commercial properties).

2 Notice: Please be aware that due to the conflict between federal and state laws concerning the cultivation,
distribution, manufacture or sale of marijuana, the Company is not able to close or insure any transaction involving
Land that is associated with these activities.

3 Property taxes for the fiscal year shown below are PAID.  For proration purposes the amounts are:
Assessor’s Parcel No.: 007-223-07
Fiscal Year: 2024-2025 
Total Taxes: $1,604.82

4 Note:  There are NO conveyances affecting said Land recorded within 24 months of the date of this report.

5 Note:  The charge for a policy of title insurance, when issued through this title order, will be based on the Basic
Title Insurance Rate.

6 Note:  The following information is provided strictly as an accommodation.  According to the Assessor, the address
of the Land is as follows:
Type of Dwelling: Multiple family residence
Address:       701 Evans Avenue, Reno, Nevada

END OF INFORMATIONAL NOTES
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Note: Notice of Available Title Insurance and Escrow Discounts

Notice of Available Title Insurance and Escrow Discounts Printed:  03.05.25 @ 05:26 PM
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Your transaction may qualify for one of the discounts shown below. In order to receive these discounts, you will need to
contact your escrow officer or a company representative to determine if you qualify and to request the discount.  Your
escrow officer or company representative will provide a full description of the terms, conditions and requirements
associated with each discount.

Available Title Insurance Discounts  (These discounts will apply to all transactions where the company is issuing
a policy of title insurance, including such transactions where the company is not providing escrow closing
services.
CREDIT FOR PRELIMINARY TITLE REPORTS AND/OR COMMITMENT CANCELLATION CHARGES ON
SUBSEQUENT POLICIES
Where an order was cancelled and no major change in the title has occurred since the issuance of the original report or
commitment, and the order is reopened within twenty-four (24) – thirty-six (36) months, all or a portion of the charge
previously paid upon the cancellation of the report or commitment may be credited on a subsequent policy charge.

SHORT TERM RATE
The Short Term Rate is a reduction of the applicable insurance rate which is allowable only when the current order is
placed within (sixty) 60 months from the date of issuance of a prior policy of title insurance to the vested owner or an
assignee of the interest insured.  The short term rate is 80% of the Basic Rate.  Unless otherwise stated, the reduction
only applies to policies priced at Eighty Percent (80%) or greater of the basic rate.  This reduction does not apply to Short
Sale transactions or to any surcharge calculated on the basic rate.

PRIOR POLICY DISCOUNT (APPLICABLE TO ZONE 2, DIRECT OPERATIONS ONLY)
The Prior Policy Discount will apply when a seller or borrower provides a copy of their owner's policy upon opening escrow.
 The prior policy rate is Seventy Percent (70%) of the applicable owner's title premium.  This discount may not be used in
combination with any other discount and can only be used in transactions involving property located in Zone 2 (Zone 2
includes all Nevada counties except Clark, Lincoln and Nye) that are handled by a direct operation of the FNF Family of
Companies.

CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS
On properties used as a church or for charitable purposes within the scope of the normal activities of such entities the
charge for a policy shall be Fifty Percent (50%) to Seventy Percent (70%) of the appropriate title insurance rate, depending
on the type of coverage selected.  This discount shall not apply to charges for loan policies issued concurrently with an
owner's policy.

EMPLOYEE RATE
No charge shall be made to employees of the Company, its subsidiary or affiliated companies (including employees on
approved retirement) for policies issued in connection with financing, refinancing, sale or purchase of the employee's
bonafide home property.  Waiver of such charges is authorized only in connection with those costs which the employee
would be obligated to pay, by established custom, as a party to the transaction.

INVESTOR RATE
This rate is available for individuals, groups of individuals or entities customarily engaged in real estate investments.  The
parties must provide reasonable proof that they currently hold title to or have transferred title to three (3) or more
investment properties in the State of Nevada within the past twelve (12) months to qualify for this rate.  On a sale
transaction, the investor rate is Seventy Percent (70%) of the basic rate.  This reduction does not apply to any surcharge
calculated on the basic rate.  On a refinance transaction or where the investor is obtaining a loan subsequent to a
purchase, the rate shall be Eighty-Five Percent (85%) of the applicable rate with a minimum charge of Three Hundred
Eighty-Five and No/100 Dollars ($385.00).  The loan discount shall only apply to transactions priced under Section 5.1 B
(1b) of the title insurance rate manual. This rate is available upon request only.

Available Escrow Discounts These discounts will apply only to the escrow fee portion of your settlement
charges, and the discounts will apply only if the company is issuing a policy of title insurance in conjunction with
providing escrow services.
SENIOR CITIZEN RATE
If a valid identification is provided, principals to a given transaction who qualify as Senior Citizens (55 year of age and over)
shall be Seventy-Five Percent (75%) of their portion of the escrow fee wherein a valid identification is provided.  This
discount shall only apply on residential resale transactions wherein the principal resides in the subject property.  This
discount may not be used in combination with any other escrow rate discount.  This rate is available upon request only.
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MILITARY DISCOUNT
Any person on active military duty or a Veteran of the U.S. Armed Forces shall be charged Seventy-Five Percent (75%) of
their portion of the escrow fee.  A copy of a current military identification card or a copy of the DD-214 (Certificate of
Release or Discharge from Active Duty) must be provided.  This discount may not be used in combination with any other
discount. This rate is for sale transaction and it is available upon request only.

FIRST RESPONDER RATE
Any person in a given transaction who is a First Responder shall be charged Seventy-Five Percent (75%) of their portion of
the escrow fee, wherein the principle provides a signed statement that indicates he or she is currently employed as one of
the following emergency professionals:

 Firefighter
 Law enforcement officer who is sworn to uphold and make arrests for violations of federal, state, county or

municipal laws.
 EMT
 Paramedic
 Search & Rescue team member

The discount shall be applicable on residential resale transactions wherein the principal resides in, or plans to reside in,
the subject property.  This discount may not be used with any other discount and is available upon request only.

EMPLOYEE RATES
An employee will not be charged an escrow fee for the purchase, sale or refinance of the employee's primary residence.
The employee must be a principal to the transaction and the request for waiver of fees must be submitted to Management
prior to approval.

INVESTOR RATE
This rate is available for individuals, groups of individuals or entities customarily engaged in real estate transactions.  The
parties must provide reasonable proof that they currently hold title to or have transferred title to three (3) or more
investment properties within the State of Nevada within the past twelve (12) months to qualify for this rate.  The charge is
70% of their portion of the escrow fee. This discount may not be used in combination with any other discount.  This rate is
for sale transactions and it is available upon request, only.
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Wire Fraud Alert
Original Effective Date: 5/11/2017
Current Version Date: 5/11/2017 TTR2500472-CD - WIRE0016 (DSI Rev. 12/07/17)

TM and © Fidelity National Financial, Inc. and/or an affiliate.  All rights reserved

WIRE FRAUD ALERT
This Notice is not intended to provide legal or professional advice.

If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of dollars
because they simply relied on the wire instructions received via email, without further verification.  If funds are to be wired
in conjunction with this real estate transaction, we strongly recommend verbal verification of wire instructions
through a known, trusted phone number prior to sending funds.

In addition, the following non-exclusive self-protection strategies are recommended to minimize exposure to possible wire
fraud.

 NEVER RELY on emails purporting to change wire instructions.  Parties to a transaction rarely change wire
instructions in the course of a transaction.

 ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the party who
sent the instructions to you.  DO NOT use the phone number provided in the email containing the instructions, use
phone numbers you have called before or can otherwise verify.  Obtain the number of relevant parties to the
transaction as soon as an escrow account is opened.  DO NOT send an email to verify as the email address may
be incorrect or the email may be intercepted by the fraudster.

 USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols.  Make your
passwords greater than eight (8) characters.  Also, change your password often and do NOT reuse the same
password for other online accounts.

 USE MULTI-FACTOR AUTHENTICATION for email accounts.  Your email provider or IT staff may have specific
instructions on how to implement this feature.

For more information on wire-fraud scams or to report an incident, please refer to the following links:

Federal Bureau of Investigation: Internet Crime Complaint Center:
http://www.fbi.gov http://www.ic3.gov
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FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

Effective January 1, 2025

Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, "FNF," "our," or "we") respect
and are committed to protecting your privacy.  This Privacy Notice explains how we collect, use, and protect personal
information, when and to whom we disclose such information, and the choices you have about the use and disclosure of
that information.
A limited number of FNF subsidiaries have their own privacy notices.  If a subsidiary has its own privacy notice, the privacy
notice will be available on the subsidiary's website and this Privacy Notice does not apply.
Collection of Personal Information
FNF may collect the following categories of Personal Information:
 contact information (e.g., name, address, phone number, email address);
 demographic information (e.g., date of birth, gender, marital status);
 identity information (e.g., Social Security Number, driver's license, passport, or other government ID number);
 financial account information (e.g., loan or bank account information);
 biometric data (e.g., fingerprints, retina or iris scans, voiceprints, or other unique biological characteristics; and
 other personal information necessary to provide products or services to you.
We may collect Personal Information about you from:
 information we receive from you or your agent;
 information about your transactions with FNF, our affiliates, or others; and
 information we receive from consumer reporting agencies and/or governmental entities, either directly from these

entities or through others.
Collection of Browsing Information
FNF automatically collects the following types of Browsing Information when you access an FNF website, online service, or
application (each an "FNF Website") from your Internet browser, computer, and/or device:
 Internet Protocol (IP) address and operating system;
 browser version, language, and type;
 domain name system requests; and
 browsing history on the FNF Website, such as date and time of your visit to the FNF Website and visits to the pages

within the FNF Website.
Like most websites, our servers automatically log each visitor to the FNF Website and may collect the Browsing
Information described above.  We use Browsing Information for system administration, troubleshooting, fraud
investigation, and to improve our websites.  Browsing Information generally does not reveal anything personal about you,
though if you have created a user account for an FNF Website and are logged into that account, the FNF Website may be
able to link certain browsing activity to your user account.
Other Online Specifics
Cookies.  When you visit an FNF Website, a "cookie" may be sent to your computer.  A cookie is a small piece of data that
is sent to your Internet browser from a web server and stored on your computer's hard drive.  Information gathered using
cookies helps us improve your user experience.  For example, a cookie can help the website load properly or can
customize the display page based on your browser type and user preferences.  You can choose whether or not to accept
cookies by changing your Internet browser settings.  Be aware that doing so may impair or limit some functionality of the
FNF Website.
Web Beacons.  We use web beacons to determine when and how many times a page has been viewed.  This information
is used to improve our websites.
Do Not Track.  Currently our FNF Websites do not respond to "Do Not Track" features enabled through your browser.
Links to Other Sites.  FNF Websites may contain links to unaffiliated third-party websites.  FNF is not responsible for the
privacy practices or content of those websites.  We recommend that you read the privacy policy of every website you visit.
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Use of Personal Information
FNF uses Personal Information for these main purposes:
 To provide products and services to you or in connection with a transaction involving you.
 To improve our products and services.
 To prevent and detect fraud;
 To maintain the security of our systems, tools, accounts, and applications;
 To verify and authenticate identities and credentials;
 To communicate with you about our, our affiliates', and others' products and services, jointly or independently.
 To provide reviews and testimonials about our services, with your consent.
When Information Is Disclosed
We may disclose your Personal Information and Browsing Information in the following circumstances:
 to enable us to detect or prevent criminal activity, fraud, material misrepresentation, or nondisclosure;
 to affiliated or nonaffiliated service providers who provide or perform services or functions on our behalf and who

agree to use the information only to provide such services or functions;
 to affiliated or nonaffiliated third parties with whom we perform joint marketing, pursuant to an agreement with them to

jointly market financial products or services to you;
 to law enforcement or authorities in connection with an investigation, or in response to a subpoena or court order; or
 in the good-faith belief that such disclosure is necessary to comply with legal process or applicable laws, or to protect

the rights, property, or safety of FNF, its customers, or the public.
The law does not require your prior authorization and does not allow you to restrict the disclosures described above. 
Additionally, we may disclose your information to third parties for whom you have given us authorization or consent to
make such disclosure.  We do not otherwise share your Personal Information or Browsing Information with nonaffiliated
third parties, except as required or permitted by law.
We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in connection
with the sale or other disposition of all or part of the FNF business and/or assets, or in the event of bankruptcy,
reorganization, insolvency, receivership, or an assignment for the benefit of creditors.  By submitting Personal Information
and/or Browsing Information to FNF, you expressly agree and consent to the use and/or transfer of the foregoing
information in connection with any of the above described proceedings.
Security of Your Information
We maintain physical, electronic, and procedural safeguards to protect your Personal Information.
Choices With Your Information
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you.  If you decide not to submit
Personal Information or Browsing Information, FNF may not be able to provide certain services or products to you.
State-Specific Consumer Privacy Information:
For additional information about your state-specific consumer privacy rights, to make a consumer privacy request, or to
appeal a previous privacy request, please follow the link Privacy Request, or email privacy@fnf.com or call
(888) 714-2710.
Certain state privacy laws require that FNF disclose the categories of third parties to which FNF may disclose the Personal
Information and Browsing Information listed above. Those categories are:
 FNF affiliates and subsidiaries;
 Non-affiliated third parties, with your consent;
 Business in connection with the sale or other disposition of all or part of the FNF business and/or assets;
 Service providers;
 Law endorsement or authorities in connection with an investigation, or in response to a subpoena or court order.
For California Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated third
parties, except as permitted by California law.  For additional information about your California privacy rights, please visit
the "California Privacy" link on our website (fnf.com/california-privacy) or call (888) 413-1748.
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For Nevada Residents:  We are providing this notice pursuant to state law.  You may be placed on our internal Do Not Call
List by calling FNF Privacy at (888) 714-2710 or by contacting us via the information set forth at the end of this Privacy
Notice.  For further information concerning Nevada's telephone solicitation law, you may contact: Bureau of Consumer
Protection, Office of the Nevada Attorney General, 555 E. Washington St., Suite 3900, Las Vegas, NV 89101; Phone
number:  (702) 486-3132; email:  aginquiries@ag.state.nv.us.
For Oregon Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated third parties
for marketing purposes, except after you have been informed by us of such sharing and had an opportunity to indicate that
you do not want a disclosure made for marketing purposes.  For additional information about your Oregon consumer
privacy rights, or to make a consumer privacy request, or appeal a previous privacy request, please email
privacy@fnf.com or call (888) 714-2710
FNF is the controller of the following businesses registered with the Secretary of State in Oregon:
Chicago Title Company of Oregon, Fidelity National Title Company of Oregon, Lawyers Title of Oregon, LoanCare, Ticor,
Title Company of Oregon, Western Title & Escrow Company, Chicago Title Company, Chicago Title Insurance Company,
Commonwealth Land Title Insurance Company, Fidelity National Title Insurance Company, Liberty Title & Escrow, Novare
National Settlement Service, Ticor Title Company of California, Exos Valuations, Fidelity & Guaranty Life, Insurance
Agency, Fidelity National Home Warranty Company, Fidelity National Management Services, Fidelity Residential Solutions,
FNF Insurance Services, FNTG National Record Centers, IPEX, Mission Servicing Residential, National Residential
Nominee Services, National Safe Harbor Exchanges, National Title Insurance of New York, NationalLink Valuations,
NexAce Corp., ServiceLink Auction, ServiceLink Management Company, ServiceLink Services, ServiceLink Title Company
of Oregon, ServiceLink Valuation Solutions, Western Title & Escrow Company
For Vermont Residents:  We will not disclose information about your creditworthiness to our affiliates and will not disclose
your personal information, financial information, credit report, or health information to nonaffiliated third parties to market to
you, other than as permitted by Vermont law, unless you authorize us to make those disclosures.
Information From Children
The FNF Websites are not intended or designed to attract persons under the age of eighteen (18).  We do not collect
Personal Information from any person that we know to be under the age of thirteen (13) without permission from a parent
or guardian.
International Users
FNF's headquarters is located within the United States.  If you reside outside the United States and choose to provide
Personal Information or Browsing Information to us, please note that we may transfer that information outside of your
country of residence.  By providing FNF with your Personal Information and/or Browsing Information, you consent to our
collection, transfer, and use of such information in accordance with this Privacy Notice.
FNF Website Services for Mortgage Loans
Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect customer
information on behalf of mortgage loan servicers (the "Service Websites").  The Service Websites may contain links to
both this Privacy Notice and the mortgage loan servicer or lender's privacy notice.  The sections of this Privacy Notice titled
When Information is Disclosed, Choices with Your Information, and Accessing and Correcting Information do not apply to
the Service Websites.  The mortgage loan servicer or lender's privacy notice governs use, disclosure, and access to your
Personal Information.  FNF does not share Personal Information collected through the Service Websites, except as
required or authorized by contract with the mortgage loan servicer or lender, or as required by law or in the good-faith
belief that such disclosure is necessary:  to comply with a legal process or applicable law, to enforce this Privacy Notice, or
to protect the rights, property, or safety of FNF or the public.
Your Consent To This Privacy Notice; Notice Changes
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of the
information in accordance with this Privacy Notice.  We may change this Privacy Notice at any time.  The Privacy Notice's
effective date will show the last date changes were made.  If you provide information to us following any change of the
Privacy Notice, that signifies your assent to and acceptance of the changes to the Privacy Notice.
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Accessing and Correcting Information; Contact Us
If you have questions or would like to correct your Personal Information, visit FNF's Privacy Request website or contact us
by phone at (888) 714-2710, by email at privacy@fnf.com, or by mail to:

Fidelity National Financial, Inc.
601 Riverside Avenue,

Jacksonville, Florida 32204
Attn:  Chief Privacy Officer
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Attachment One (11/04/22)

ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (7-01-21)
EXCLUSIONS FROM COVERAGE

The following matters are excluded from the coverage of this policy and We will not pay loss or damage, costs, attorneys' fees, or expenses that arise
by reason of:
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or

relates to:
i. the occupancy, use, or enjoyment of the Land;
ii. the character, dimensions, or location of any improvement on the Land;
iii. the subdivision of land; or
iv. environmental remediation or protection.

b. any governmental forfeiture, police, or regulatory, or national security power.
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b.
Exclusion 1 does not modify or limit the coverage provided under Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23, or 27.

2. Any power to take the Land by condemnation.  Exclusion 2 does not modify or limit the coverage provided under Covered Risk 17.
3. Any defect, lien, encumbrance, adverse claim, or other matter:

a. created, suffered, assumed, or agreed to by You;
b. not Known to Us, not recorded in the Public Records at the Date of Policy, but Known to You and not disclosed in writing to Us by You prior to

the date You became an Insured under this policy;
c. resulting in no loss or damage to You;
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 5,

8.f., 25, 26, 27, 28, or 32); or
e. resulting in loss or damage that would not have been sustained if You paid consideration sufficient to qualify You as a bona fide purchaser of

the Title at the Date of Policy.
4. Lack of a right:

a. to any land outside the area specifically described and referred to in Item 3 of Schedule A; and
b. in any street, road, avenue, alley, lane, right-of-way, body of water, or waterway that abut the Land.
Exclusion 4 does not modify or limit the coverage provided under Covered Risk 11 or 21.

5. The failure of Your existing structures, or any portion of Your existing structures, to have been constructed before, on, or after the Date of Policy in
accordance with applicable building codes. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 14 or 15.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights law, that the transfer of the Title to You
is a:
a. fraudulent conveyance or fraudulent transfer;
b. voidable transfer under the Uniform Voidable Transactions Act; or
c. preferential transfer:

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange
for new value; or

ii. for any other reason not stated in Covered Risk 30.
7. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.
8. Negligence by a person or an entity exercising a right to extract or develop oil, gas, minerals, groundwater, or any other subsurface substance.
9. Any lien on Your Title for real estate taxes or assessments, imposed or collected by a governmental authority that becomes due and payable after

the Date of Policy.  Exclusion 9 does not modify or limit the coverage provided under Covered Risk 8.a or 27.
10. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
• For Covered Risk 16, 18, 19 and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown

in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Our Maximum Dollar Limit of Liability

Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$  10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$   5,000.00
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Attachment One (11/04/22)

ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13)
EXCLUSIONS

In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning:

a. building;
b. zoning;
c. land use;
d. improvements on the Land;
e. land division; and
f. environmental protection.
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.  This Exclusion does
not limit the coverage described in Covered Risk 14 or 15.

3. The right to take the Land by condemning it.  This Exclusion does not limit the coverage described in Covered Risk 17.
4. Risks:

a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
c. that result in no loss to You; or
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28.

5. Failure to pay value for Your Title.
6. Lack of a right:

a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. in streets, alleys, or waterways that touch the Land.
This Exclusion does not limit the coverage described in Covered Risk 11 or 21.

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state
insolvency, or similar creditors’ rights laws.

8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake or subsidence.
9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
• For Covered Risk 16, 18, 19 and 21, Your Deductible Amount and Our Maximum Dollar Limit of Liability shown

in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Our Maximum Dollar Limit of Liability

Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$  10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00
(whichever is less)

$  25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00
(whichever is less)

$   5,000.00
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Attachment One (11/04/22)

ALTA OWNER’S POLICY (07-01-2021)
EXCLUSIONS FROM COVERAGE

The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses
that arise by reason of:
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or

relates to:
i. the occupancy, use, or enjoyment of the Land;
ii. the character, dimensions, or location of any improvement on the Land;
iii. the subdivision of land; or
iv. environmental remediation or protection.

b. any governmental forfeiture, police, regulatory, or national security power.
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b.
Exclusion 1 does not modify or limit the coverage provided under Covered Risk 5 or 6.

2. Any power of eminent domain.  Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7.
3. Any defect, lien, encumbrance, adverse claim, or other matter:

a. created, suffered, assumed, or agreed to by the Insured Claimant;
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not disclosed in

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
c. resulting in no loss or damage to the Insured Claimant;
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 9

or 10); or
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in Schedule A as a

bona fide purchaser had been given for the Title at the Date of Policy.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights law, that the transaction vesting the Title

as shown in Schedule A is a:
a. fraudulent conveyance or fraudulent transfer;
b. voidable transfer under the Uniform Voidable Transactions Act; or
c. preferential transfer:

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange
for new value; or

ii. for any other reason not stated in Covered Risk 9.b.
5. Any claim of a PACA-PSA Trust.  Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8.
6. Any lien on the Title for real estate taxes or assessments, imposed or collected by a governmental authority that becomes due and payable after

the Date of Policy.  Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b.
7. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land.

EXCEPTIONS FROM COVERAGE
Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law.  This policy treats any
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, removed, and
not republished or recirculated.  Only the remaining provisions of the document are excepted from coverage.
This policy does not insure against loss or damage and the Company will not pay costs, attorneys' fees, or expenses resulting from the terms and
conditions of any lease or easement identified in Schedule A, and the following matters:
NOTE:  The 2021 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage.  In addition to variable exceptions
such as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the Western Regional Standard
Coverage Exceptions listed as 1 through 7 below:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real

property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such proceedings,
whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection
of the Land or (b) asserted by persons or parties in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy.
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title

to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy.
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium,

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant,
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B.
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2006 ALTA OWNER’S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or
expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or

relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or limit the
coverage provided under Covered Risk 5.

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9

and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title
as shown in Schedule A, is
(a) a fraudulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and
the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A.

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees, or expenses that arise by reason of:
NOTE:  The 2006 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage. In addition to variable exceptions
such as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the Western Regional Standard
Coverage Exceptions listed below as 1 through 7 below:
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real

property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such proceedings,
whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection
of the Land, or (b) asserted by persons or parties in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy.
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title

to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy.]
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium,

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant,
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B.
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EXHIBIT 8 

RESOLUTION NO. ____ 

A RESOLUTION PERTAINING TO THE APPROVAL OF 
THE PURCHASE OF REAL PROPERTY LOCATED AT 701 
EVANS AVENUE IN RENO, NEVADA, ON WASHOE 
COUNTY ASSESSOR PARCEL NUMBER: 007-223-07.  AND 
TO THE AUTHORIZATION OF CHANCELLOR, OR 
DESIGNEE, TO EXECUTE THE PURCHASE AGREEMENT, 
REVIEW AND APPROVE ENVIRONMENTAL CONDITIONS 
REPORTS, ANY NON-MATERIAL OR CORRECTIVE 
AMENDMENTS TO THE PURCHASE AGREEMENT, AND 
ANY OTHER ANCILLARY AGREEMENTS, DOCUMENTS, 
OR APPLICATIONS THAT MAY BE REQUIRED TO 
IMPLEMENT THE PURCHASE AGREEMENT.  ALL SUCH 
AMENDMENTS AND ANCILLARY DOCUMENTS SHALL 
BE REVIEWED AND APPROVED BY THE CHANCELLOR, 
AND NSHE CHIEF GENERAL COUNSEL, OR AT THE 
CHIEF GENERAL COUNSEL’S REQUEST, NSHE SPECIAL 
REAL PROPERTY COUNSEL, TO CONFIRM THAT THEY 
ARE NECESSARY IN ORDER TO IMPLEMENT THE 
TERMS AND CONDITIONS REQUIRED TO FINALIZE THE 
SALE, AS APPROVED BY THE BOARD OF REGENTS.  

BE IT RESOLVED that the Board of Regents approves the request to purchase the real 
property located at 701 Evans Avenue in Reno, Nevada, on Washoe County Assessor Parcel 
Number: 007-223-07. 

BE IT FURTHER RESOLVED that the Board of Regents hereby authorizes the Chancellor, or 
Designee, to execute the purchase agreement, review and approve environmental conditions 
report(s), any non-material or corrective amendments to the purchase agreement, and any other 
ancillary agreements, documents, or applications that may be required to implement the purchase 
agreement. All such amendments and ancillary documents shall be reviewed and approved by the 
Chancellor, and NSHE Chief General Counsel, or, at the NSHE Chief General Counsel’s request, 
NSHE Special Real Property Counsel, to confirm that they are necessary in order to implement the 
terms and conditions required to finalize the sale, as approved by the Board of Regents. 

PASSED AND ADOPTED on __________________________________, 2025. 

_________________________________ 
Chairman 
Board of Regents of the 
Nevada System of Higher Education 

(SEAL) 
Attest: 

______________________________________ 
Chief of Staff and Special Counsel  
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