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- _SHDUS]NG STOCK

L '_.'jWHh an e:-:pandmg papulatzon Carscm Cm’ 5 hcusmg stack mcraased by 165% betw&en

| : 21 221 houbmg anits equating to a -+28% gain over 1990 The three most recent Censu;.es

: classzﬁed the 1c»ca1 housmg stock as follows:

1980 1990 2000

- Single Family Homes ... 6,917 . 8927 12,872

- Multi-Family Homes .. - - R j
2-4 Uriits S 8073 1,132 1,522
59 Unbits 487 837 830
o lderMore - .- 2810 268! 3012
0 Total Multi-Family 4100 - 4650 5364
- Mobile Homes oo 2351 3,081 2985
©'Total Housing Units: -~ 13,368 16628 - 21221

Eave'r%bie'mcﬂsage. rates in the latter half of the 1990°s and early 20007 stimulated an .
- - ex'pénsi_tm in hcrme ownership and gererally slowed multi-family construction. Presently e
) "thé'.'h'h'ﬁé,iﬁa' maiket is .nf’fe'ring a reasonable balance, although the pace of sales slowed in_
- .2{}06 and pm::e declmes have been noted in some neighborhoods. Prior thereto the demand
B '_ for hr:lusmg was btr(mg between 2000 and 2003, a period over which local housmg prlces -
B _'_apprgmma.teEy doubled. Carson was not alone in this regard, as ‘similar increases —:::ccur_re_d

in most other western Nevada markets;
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- The faét that the local housing stock grew stowly over the 1980's can be attribuited to

'reéaﬁrce issues (spetﬁiﬁm—ﬂ!y water service), an issue that plagued Carson for nearly 2 _

:déééﬂe “Even though job opportunities in goverrimental, manufacturing, and pfofessi‘b.ﬁal'
| _serwce sractors were expanding at healthy rates, hausmg starts paled in Lompansnn

8 Durmg th:s era the demand for addaisonal housing units was bemg met by adjacent va leys"_- g

o {dxfferent water basms) that aré within a short commuting distance of Carson These u:}ther.f- |

-areas mclude ' ' ' |

Washoe Valley: - (Washoe County)

- Dayton Vatley  {(Lyon County)
Carson Valley - ~ (Douglas C'{Jun‘-i}f'}_.

- All'these areas are located less than fifteen miles from downtown Carson City, and even

o -thnu’gﬁ Carson maintains prominence relative to being a tmﬂe and employment center, - -,f: '

L heusmg growth shifts betweer these regions is fairty common. Carson City encompasses a

' "'reiatwew smaﬂ area geographically, and the supply nf land avaﬁah eto acmmmodate
f'uture dewlopment is limited. In turn some of Carson’s majur buildersidevelopers hame |
- :shlﬁ_ed_thmr focus to the Dayton/Mark Tw ain area, a regmn found across the Lyon Cmmtj,r o
. line a’bﬂﬁi’t 10 miles to the east of Carson. Residential growth has also been fairly robust in
_ nearby Dougfas County, and is likely to intensify in the future un]es:, growth caps are |
adopted in this jurisdiction. With onIy a couple of excaptmns fitture resxdemial growth in .
Carson v. ill relate pnncmalh to in-fill projects, as only a few large tracts of daveEopabEe

o terram remaiin.

Caranr Ciky
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i _'-'The empiovment mtuatmn in Carson City is defined pnmar:iy b} state gevemmant

T _pomtmns aIthmuEh the communm supports manufacturmw and tourism industries as we]f

s Sta‘ste statast:cs dxsciose the following number of jobs within the city, based on an annual

o average

Year - ~ County Employment (i.e.. jobs) ~
1990 20987 '
1991 21,573
Seer 21,483
1993 22,403
1994 . 4170
1995 25649
S99 co 27,017
wer - R
1998 L 28900
1999 e 30,300
2000 s 31,100
2001 _ B 31,400
20020 31,000
2003 31000
2004 L 31900
2005 o me00

2006 . .32,800
. The 'ahc.'ve ﬂ'gu”re's reference jobs in Carson City, not the tééideni wotkforce, In 'actualif}v | _
_ there are more jobs in Carson City than there are workers. As such, many cnf the pomtmns

- refererced above are held by L}on Douglas, or Washoe Ceuntv res;de%s

- Theﬁséz'&_ of the resident workforce is identified on the following chart: -

C Carson City . e
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Year

1992
1993

1994
1995

1996
1997
1998
1995
2000
2001

2002
2003
- 2004
2005
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CCarson - Local

Labor Force Unemployment Rate
S23.010 0 - C80%
21,590 S 10.2%
21,340 o T6%
21,320 LR
21680 o 82%
C21,950 0 0%
22,680 . . S 5%
21,970 . 4%
22740 0T 34%
24350 o B1%
24170 U 50%
C24600 o 6.0%
L 24,800 A%
27301 46%

= '_;-fIt is sﬂmewhat mterestmg to compare these char&s it tha,t the ﬂrst {c::)unty emplevmeﬂt}

S 'mdxcates that about 12,000 jobs have been added since 1990, with the latter disclosing anh'

| a 14,500 increase in the size of the local labor furcra This is likely a truism, in turm -

= - suggesting that more and more of Carson’s jobs.are being taken by residents of -

- nieighboring counties. The relatioriship also suggests that the deimand for more ho‘usi!’ir_g'f o

. cfé-a'téd_bjé job growth in Carson is being met by projects in neighboring jurisdicﬁcnsj '

The gurrent ﬁﬁerﬁplﬂj-‘mem rate is reasonably favorable: Historicalty, Cars-::m"Citf has

e suﬁered from somewhat higher unemployment rates than that of its nearby nei ghbmhoﬂds -

(1 e T‘» ashoe and D{Jug!as C(}unt}r} _____ :

Cacson City
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g 'Themajﬂr employer in this ared is governmental services. By i.ndustr'j,f (excluding the

£ -agribﬁitﬁ-ral' sector), Carson City jobs were distributed as follows in the 2000 Census;

_ o Positions
o Govemmem L _ T 8756
Service . . . S T D46
'_E‘fhalesaie&R&taﬂ Tracie - 5933
- Manufacturing - - 4,184
- Construction S 1,561
- Financing, Tnsurance, & Real Eamﬁe R Y3 [ I
Transportation, Commumcatmns & Utilities ~ .~ 639
' 'Mmmg : S . A

o Total - K L e : ; -'3'@??46

- EMPLOYMENT DISTRIBUTION
CARSON CTFY - 2000
T.C U

F.LKE PER
T Consto Ee4 ’

- !\.ﬂ"g.'

il

W ER

15%%

13%
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Further gmwnh in governmental service is reasonably assured since Carson is Nevada’s
capual Growth in the hr::sputahw and tourism sectors is also antlmpated noting that
Carsan is Ioca,ted at the junction of two major hfghways {U.Ss. #395 and U'S. #S{II)
TRA\ISPDRTATIGN

Two major hlghwavs mtersecﬁ in Carson City. U.S, Hmhwa}? S0 runs from San Francmcra

wa Laka Tahoe through Carson C!w to points east, U S. Highway 395 is an mland mute
from the Canadaan border to Mexico followmg ah:mg the east side of the Sierra in western

‘\Tevada

Interstate SL} v.hmh is foun{f 30 mt!es to the north, extends frram San Franmscn to pmnts
east thmugh Reno Reno also has rail service and an international airport with about -
ﬁftaen majﬂr carriers. Carson City residents rely on Reno for commemai air and rail

transpartatmn

Cﬁrsr;m is se,weﬁ by bus hms and hosts a general aviation mrpmt witha 5 QDD‘ runwav

eqmpped for mghtnma Iandmgs

%Iajm triick lines serve the area wath mermght deliv ery avatiablﬂ to San anmsco Los

ﬁnge!es Portland, Las ‘v’egas Sait Lake City, etc.

Cwrsern City




 LYN C. NORBERG, MAT =

CITY CHARACTERISTICS

'. The gmrement of Carscm Cm' administers a!l the affazrs of the city mth a mt}fcounty'
' : ‘manager set-up. The city/county offices were consolidated in 1969 for more efficient - - -
L admiﬁistrﬁtiﬂ'n' Prior to that point in time Carsaﬁ Citywas tocated in Ormsby County.
: -:'_.Eomng ordinances cover municipal, suburbarii, and rural focations. Dev elopment plans |
must be approved by the Planning Commission, C ity Council, Chief Engineer, Fire |

: Mar_shall, Building Depdrtment, etc.

.'The'ﬁ:onsolidatec.l municipality of Carson City hés one school district which iS'SEparate' o

from the city/ county government. The school district is governed by a SEp-aréa,te board :{:_if
elected trustees. The Carson City Public School District includes a high school, two middle -

- schmis and seven elementary sr:.hools Three pm ate pamchmﬁ schools also serve the city

' zmd there is one school for the mentally retarded. The Westerri \Iwada Community _ |

o Coilege is located oni the west side of town, wﬁh the University of Nevada-Rerno campus

' +30) m:les to the north,

' ECO‘JDMY S
Tl’ee economic base for this area mcludas Carscm City, Rvam} and DﬁugIas Countv as locaf -
- citizens commonly commute between the areas. The major employers in Carson Cltj,-‘, in- " :

. approximate order of magnitude, are government employment, tourist and general services,

t]

o '.'wholesa!ef retail trade, and manufacturing. Governmental employment oppomlmtlas on_

'.state federal and county levels provide a stable economic base.. Tourist commercial -

1' enterpnses although viable and stable, have always been ov ershadm‘. ed by the Iarcrer
' j.hoteb*casmos of Reno and Lake Tahoe. Carsor's lesser relianice on tourism as compared o
. the other counties in Western Névada is quite evident in service inidustry emplm ment '

f’ gures ﬂ;s Eieaned from the 2000 Census the differences are:.

Carsin City
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Service Industry as

Community - B Ty of Employment (2000)
| CarsonCity - L 23% '
- Washoe County D 17 R

Dougles County 5%

. Each qf"the major private seétorﬁ_ addressed separat-eiyf: o

. INDUSTRY (MANUF ACTURING)

ﬂxdrsqua‘te land for industry s avaﬂab!e in Carson C;t}r, but it'is forced to cc}mpete TMth the = ]

y __'.RenﬂfSparks industrial districts. This places’ Carsan C1t§,r ata dtsadvantage dué to the lack . | 5

: __"of raﬂ and air transportatmn The Reno/Sparks industrial areas ha\e access to rail service,

- _major an' camers and are located close to Interstate 80, a r(}ute that is used extensiv ely bv g

| truck camers v.hen deli WBrmg goeds to Calafom:a ar thase of Cal:fmma crngms

Ny Wlth St}me v.a'c'.anf industrial land réﬁiaining’ in Renm’S'parks and Wit’h'néw.indﬁét‘fia'i par-ks'--' |
‘ . bramg develﬂped further to the east of Reno akmg I-80 (TRIC and Fernley); the tmnspor— B
- tatlon éasadvamage of Carson will continue to impact industrial absorption for years to . _

' _come at least in the storage and distribution sector. To offset Reno's advantage Carson has =
been fﬂcusmg ;_ts promotion programs more towards R & D ﬁrms, light manufacturmg and L
- fabricating, ete, (ie, eﬁ’f-erp‘ris-es that are somewhat less reliant on s’hippi’n’g’} ' The | -

= commumtv actively recmzts smailer non-polluting industries. The city-owned lndusmal

- _' Air. Park encempasses 176 acres that was divided into sev entv -five 1-acre to 4-acre lots =

| .._-"'-deﬂades ago. All of these lots heme now been Eransferred into the private secmr Paved -

s streets and full mhtms are awaa‘iab!e in this park Numerous smaller parks have bf:en

L _ deve!aped hj, private concems, both surrounding the Air Park, and also in South Carsgn

{a lcmg Faarwew Drive), and in the Moundhouse/New Empxre and Deer Run Road areas.

- -'Indusmai gmwth has been slow in Camc}n for the tast 5 to 6 vears suggestmg that there .

o LTmrsen iy
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maw nov. ‘be some pent up demand Mamr industrial emplm*ers in the area m{:iuda AMF

Remf’nrced PEastms ‘Astromec, American Steel Bm!dmgs Mallory Electric, Impact

' -Intematmnai Thamas Barben Instmmenta Industrial Micra System:, Tne., Redea, Dura- o

s bond, California Gear, Duré Manufactifing, New Life Bakery, Chmmallov New ada. LPS

Industrles ete..

Th‘éllast 10 to 15 years has sa’en"a shift in the tvp-e of com’paﬁy bccupyiﬁt—i many of thé.
_ '-'buﬁdmgs in the industrial neighborhoods. Historically, most of the tenaits {or ow ners)
| inv oived smiall f irms w ith local origins and clients, These firms usually Dccupled buﬂdmgs?:'
- of 20, 000 sq.ft. or less. The relocating manufacturers of the: 1990°s (mostly from - |

ng. Cahfﬂrma) involved larger firms with more emptmyees and & moderate level of new

-' -:onstmctmn in the 40,000 sq.ft. plus size range hecame commonp[ace The new

1 'compames also disclosed a preferenbe for build-to-suit/ow ner-nce:upmd facilities. .

| --Indusmal leases are less common in Carson than they are in Reno, and whereas Reno s

: :_ndustnal-nel-ghh@rhoods are largely occupied by storage and distribution ﬁrms} Carson_-
g '.'te_n.'?i.g.'_t-o ,.{:&t-ér to the manufacturer. Carson/Dayton/Carson Valley will never beableto :
nompete with Reno in the storage and distribution arena &ué to transportation issues, but =
ke the satellrte districts have been fa1r1v successful in attracting relﬁcatmg manufactunng

f irms..

' The ¢conomic balance of this sector of the markaet s reasunabh groocE at present.. New

- cnnstmctmn has been soft, but exposure periods on bualdmgs raffered for sale are

__reason&bla amf industrial vacancy levels are acceptable.

Crrgon Uity
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| -TGURISWGMHNG | -
_ Carson Cm hosts a smali but stab!e tourism mdustr} centered amund the c1t1 s gamblmg. '
. hai]s {ca.smos) The area benefits from the city’s capital status and its proximity to Lake
_ iTahoe Carsm’a casings have always been overshadow ed by the larger name recogmtmn
: clubs of Reno and Lake Tahoe, but they do offer visitors gamb]m{r oppnrtumtles in
| addmt}n to mexpensne food and lodging. The five larger clubs are the Carson huggeﬁ:
Carsen Station, Ormsby House, Pmon Plaza and Casino Fandangﬂ Another club that - |
caters prmc-u_pa]w 16 the local trade aiso opened a few vears ago (Slot World), and at le‘ast
one new casino is in the planning stages (at the previous lccatmn of Bodine’s). ‘Dugto o
. ﬁnanclal difficulties the Ormsby House was closed in 1993, whlch was follow ed thereaﬂer

by a-sale out of bankruptey. The hotel/casino reopened in eaﬂy 1995, experienced

I . ﬁnancrai pmbﬁems onge again; and was managed by a trustee for a couple of years before 1t

_ .was soid once again. The hotel has now been closed for renovation for qmte some. ttme

o but as af late substaitial progress has been made on the eﬁenm of the buxldmu

The economsc health of the Saming lﬂidElth‘, is most easﬂy measured by mommrmn »

_ changes in ,:,mbs gaming revenues. The trénd in this measure over the last +30 j,cars

Carson Tity
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Year

o100

1975
1980

1981
1982

1983

1984

1985

1986

1988

- 1989

1990

1991

1992
1993

1994
1995

1986

1997
1998
1999
20000
2001
2007
2003
2004 -
2005
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Total Ganiing Revernnes -

. $102,961,022
' $112,587,881
$124,600,000

Sﬁﬁ;fce:_ ~Mew ada Gamma Control Bnar{i : : : R
J*0o - Large increase attributable to change in the manner of mmputa{mu mcﬂudas Carson ‘JME
o -~ casinos (Douglas County) from 1953 forward,

- C.’Irsﬂl‘l{fil]ﬁ

$ 3,710,000

~$ 13,685,000
C$°32,194000
$ 32,449,000
$ 33,011,000 -

$ 34,736,000
39,301,000
S 39,206,000

S 38,534,000
35,664,000 .

37,004,534
38,585,000
39,995,000
41,728,000

3

3

g

3

A3

h

3

% S
3 43,399,000 .
§ 60,624,000%

$

5

53

$

$

h

$

5

2 61,565,000

66,280,000 -

71,313,000

73,759,000
- 81,011,000

. 88,029,000
$ 89,961,437
$ 93,249 454
$ 97,186,332

Bt

T O I TRNIRIRS

{Calendar Year) =~ %Change

TNA-
NA

NA

+ 7.92%

S+ 1T3%
+523%
CHIST0%
- 024%.

- 171%

3.76%
427%
365%
4.43% -
4 0%
TMNAA

1.55%

...iﬁ

.i..

T.59%
3.42%
9.83%
E;’_ﬁﬁuz‘f& )

4.22%
5.94%
9.35%

+10.67%

20
2

T54%

TE6%

2.19%
3.65%
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- Gaming revenues in Carson were stagrant in the m_i'{f 80°s, but have shown steady

e 'iﬁt’:éasﬁs from 1988 forward. Much of the recent growth would be atributable to the

' success of Casino Fandango. There would appear to be little impetus for new construction

_ ;in.th'i"s sector; yet the casino industry tends to parallel cycles common to most forms of real -

= ‘:- 'estate in that properly conceived and capitalized newer clubs will often prosper at ihe -

k ; _:ﬁxpense of older facilities (which falter and fail),

e Ancrthes mdmatmn of the econnmm health Uf the taurlsm mdust i3 av aliable fmm mam
: Iy

- B tﬁ}x colle:ctmn;«. which have been .

Year . - ~ Collections -~~~ % Change
L B%/90 0§ 676,367 S
90/91 $ 680,676 L 6%
S i $ 656,345 . L36%
9293 $ 669,121 . + 2.0%
. 93/94 $ 629,768 . - .59%
04095 $ 661,728 - E1%
- 95/96 $ 721,044 L 9%
9697 $ 698936 = 31%
LaTioR $ 674,562 - L 3.5%.
9899 $ 772239 o +144%
9900 'S 807345 4+ 45%
0001 $ 891,305 . +104%
ootz o $ 910,054 o+ 2 1%
02030 $1,011,098 S HIL%
o34 T $1231004 0 +21.7% .
04/05 o B1369.446 S L%

' En-x-ﬁewin.q this data it appears that visitor nights continue to increase. Thes‘é figuresare -
1mpa¢:ted by the biennial nature of Nevada legislature however, whlﬂ:h comnvenas everv '

o Dthcr xear Laccr::-unn ng for the up’down pattem in callectmna)

Carson Uity




LYN C. NORBERG, MAI

B WHDLESALEIRETAHJ TRADE

o One of the ‘more positive indicators {jf focal economic health reiates to taxable retaﬂ sales e

e 'whrch ea:penenced fairly consistent upward movements smce the early 19807s.- T}ns

L mdlcamr measures not only tourism growth, but local gmwth and disposable income as

o 31%. eII The Emwth in the retail trade sector is panmeni to Carsen as the cm has become an |

. estabhshed trade center for gmmnﬁ bedroom communities in Da}*tan and Carson “»’a]‘iﬁﬂ,

' .The tremi

T Taxable Sales SRR |
X@@[ o - { Thouzands " 7 . Mhﬁﬂg@

1977 - $122,257 o NA
1978 - $175,643 o+ 43.7%
1979 $220,645 + 25.6%
1980 - $203,840 L T6%

© 1981 . $206.661 + o 1.4%
1982 $199.072 - 3T%
1983 $192,277 - 3.4%

L1984 T $241426 o+ 25.6%
1985 $267.846 + . 10.9%
L1986 - $286,119 S+ 6.8%:

1987 3323848 +132%

1988 - - $346.092 - e 69%
1989 . $380.440 0 9.9%
1990 . $411,952 o+ 83%
1991 $416,732 v 12%
1992 8440396 .+ 579
1993 . 4623910 T 4+ 50%
1994 $495,937 +73%
1995 . 3547906 +.104%

1996 3610819 F O 115%

© 1997 - $638.138 S 44y

1998 - 3670,182 S+ 5.0%
1999 - $740.960 +10.5%
2000 $754,678 + 1.2%

2001 y $822,598 R 9.0%

2002 . $888,249 7%
2003 . $861278 - 31%
2004 $925.500 Sk TA% .

2005 . $979.049 + 5 T%

- Siurce: Nevada State Department of Taxation

C Carson iy
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CIn' 1_999_Target'aﬁd Home Depot purchased sites on the Douglas side of the |

L _CarSﬁri;“Dciuglas border. . Thereafter, Carson successfully attracted mega-reétailer “'-Cus.’em”,

Tl '-dn'iﬂrft{: Iose Wal’ﬁ.-ian who roved out of Carson City to a Douglas County location. A new

; '_WaEMart opened in north Carson in 2006. The mmpet1tmn between Douglas and Carson -
- tor s&ies tax dollars has reached unusual pmpomoﬂs and no apmt of cooperation appears .

to be on the horizon: Carson protested a proposed federal land sale in Dauglas Countya

S ft‘:w }-‘ﬁ&l‘s ‘back since much of the acreage was slated for commarmal demelopment The .. =~

B 'federal tract was located close to the city/ coumv border, and the sale was eventually

L aﬂm*_f_ed to move forward. The £140-acre tract was purchased by two of Carson City’s I_ : |
: .auf_ﬁrﬁébiie dealers whick has intensified Carson’s concerns refative to the potential oss of
-.&?en-more sales tax doflars, The loss of the two auto dealers to a different jurisdiction -
_:wnuld render a severe financial blow to Carson, but to date no such plans have been -

. announced : E : IR .

smmAm

Overaﬂ Carson's tourism mdustr}r appears 1o be stabie and-as of late some gmwth m thxs

1 -_-'-secmr has been pecirring. The appraiser cannot he!g} but express his concern over the

fhture of Nevada's {rammg mdustrv Starting with Atlantic City in-about 1980, one statra
_.aﬁer another has Eegahzed-soma form of gamblmg or another, and full-fledged ¢ casinos are
now faund i 'dozens of states. Even states that are relatn ely gamblmg free in the private
2 sector have seen a proliferation of enterprises on Indian lands. This trend (towards

nationwide g&mhhng} is not likely to slow, as nearly every state seems to be starved fo't’- '

- addnmna,i tax rewenueb and the public does na:nt generally view Qammg tosses in the

come):t of a tax. In this regard C&rsnn 15 likely to weather the storm in better iashmn than
- itsmcrre metmpoﬁstan counterparts {such as Reno), as it is'not e\ctremeh‘ gaming dependent o

- i{} bemm with. Further Carson's proximity to Lake Takoe will remain a beneﬁt due to the

. deshnatmn a:,pects of Tahoe. Indirect impacts are possible hcm. ever. Asa state capital this :5 t
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- cﬂmmumtj,r is hmvhnr dEpendent on tax revenues, and taxes amposed on casmos pmwde a.

L mgmﬁcant pottion of state revenues.

:  TAXES

' :-H1stonca€1v W estern Nav&da and Ne‘. ada asaw hole, has offered a umque tax stmcture :

N whu;h' favors businesses as well as individuals. Nevada's Fraeport Law exempts personal 1l

' prdp’értybf iﬁtéfst&'tc r:}rig’iﬁ and destination from taxes while located within the state. This '

tax pnhc}r was expanded to include all types of busmess mventeﬂes and in 1982 the state o

axpanded the exemption to include all inventories in the state regardless of origin. In: addr- -l 8

.tmn Nevada presently has no personal income tax, corporate income tax, mherltanca tak,

S or franchrse tax.

B '_The state sales tax was r&:sed fmm 3.5% to 5 ?5% in 1981 ina "tax sh:ﬂ" desmned to _  -
. "reduce real and person&! property taxes. Counties and mummpahﬂes hawa the option of
: ra:smg the levy another £2%. The property tax Hmitation was dmpped from $5.00 § per '

. .Slﬂﬂ nf assessed valuation o a constitutional limit of $3.64 per $100 of assessed vaius

| . 'statew:de back in the earl}f 8(¥'s as well. Subsequent to this tax shift property tax levies

) remamf:d stable around $2.00 to $2.50/$100 throughout the eariv to' mid-eighties, Staﬁma g

".'_ﬂm 1987 most Western Nevada counties found it necessary to raise the rates, and in-city -
o lev1es mf about $3.00 o $3.50/8100 are now the norm in most JUI‘ESdIGtIGI’iS (equwalent to
- 1% of fialt cash value} | S

- 'Cm STRUCTION ACTIVITY .

- Bunidmg permits and utility connections are the primary mdmatmns ef new constmc&mn

. '_'_.Carsr:m s relatwafv lackluster performance from 1980 through E984 was hot fotally attr=bu$- -

3 r':able to the natmnal 8CONOMY, as resources were an issue during this time fraine. Water fﬂr:

ddﬁ:mnai service w as an issue throughout most of the 80's, and the city did not 5:::-1\ e :ts

_ se_wer GHP&CI’E} problem until late in 1984, From about 1987 forward residential

- Carson Ciry -
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'_'_"mnstmctmn was falrhr stable in the vicinity of .}Cﬁ{] new homes per year. As su{:h the -

L mcreases and decreases noted on the forthcoming chart are more coincidental than

o ;-eccrnﬂmy m{:utwated- Over the last couple of years single-family construction has slowed -

o _.dLlE: to the lack of ummpmvad lots and/or approved subdmsmn projects in Carson, A

- -'-':chart d1scfm.fng local huaEdmg permit activity for a;he last £25 years; - .

Year- o o SPR Permits - MFUnits |
1980 . D 0 R 1* N
1981 e 3
S 1982 e 60 R 34
983 . 215 28
L1984 189 B TR (2
COU188S g T
Co1986 A T
1987 - . 343 _ 68
1988 . o 32 34
1889 378 S ee
" Decade Averages . 238 Homes S 48 Umts
' 1990 2% ey
9T - 331 o 5T
1992 37 e
1993 IR ] I T+ S
14 379 o S U
1995 3 334 R 82
S L T -7 S 119 -
99T 3 '.3??-'_
L1998 o o 264 g __'
o189 N 1ok L T 5(]'

' I}étﬁdeAvérﬁg-es - 34SHomes _: _1{}’5’ ’{Imts
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CYear . - SFR Permits - " MF Units

o201 243 0
2002 . 11 )
2003 9SG
2004 ke T 1
20057 e 110 S 80

Averages . 215Homes. . . . &2 Units .

Lmt:! }ust recemiv growth in the smg!e farm!v sector was fazrly stable fmm one year to the B
_riext thh multi-family construction disclosing a more volatife pattem Single- famllv o |
cunstructm-n was stimulated over the latter half of 1990°s and early 20007s by htsmnmliy B

low mortgage interest rates, and the drop-off in h[}usmg starts from 2003 ﬁ:rrward is s:mpﬁy‘ :-'
E dzsclosmg that Carson is rumniag out of land to dev elop. This trend is likely to continue,”
: although it should also be noted that at least two major h{}usmg projects are on the drawmg. "
' Eboards (2., Silver Hawk and the Schulz Ranch). l S |

| '_ In the past the issuance Df buaidmg permat:, WS mﬂuenced to some degre,e h} the Clt}' 5 -

. Gmwl:h M&naoement Ordinance: In effect, Carson limits the number of building -

- entitlements that are issued each year, Past subdivision moratoriums (due to watér and
_sewer problems) limited construction in certain years, and were the primary reason the -

- Growth Management Ordinance was put into effect in the first place,

g :The purpose of the ordmance v»a,s to plan and com&mate fwture g,rowth in Carson takmg

B mtn account historical uses and trends av aalable water and sewer resources, and future '

B -needs ‘The effect of the ardmance resulted in a pEanned gmwth rate of 3% per year '

e Gn en the fact that there was most often a Carryover in enm]ements the 3% cap w as

| - wrtualij,f never achieved. The ai]awab@e entitiements are distribtited between iarge'

- dew elﬂpers owner 'hrmlniers zmd small cuntracmrs The ordinance was put mm effect in'

L December of 1984 when the mtwcmum once again began reviewing subdwmmn requests S

Carsom £ty
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1 It éhouié be noted that the State's Division of Water Resources did not &pprme asubdivi- | .

‘sto’ map in Carsoa City betw een 1978 and 1989 due to inadequate water rrasources It -
. _._appears that the city is now develaping at a fairly stable pace, in accordance with its
"resources It i 1 -alsc evident however that unimproved land suitable to residential '

- _deveEopmem is soon to be alt but exhausted. The Lompa Ranch in the centér of tow is ihef_
o :}niv large tract of land left in the city that is suitable to development. In-fill deveiepment
:and a few somewhat smaller tracts at the south and west ends- of town will continue m
e support some residential growth over the next decade but :,mgle family constructaon i

| 'Carson ‘has now most lrkeiv passed its peak

 WATERISSUES 1  T

- -Water to Sérve new devalopment were of cntma] concern to Carxon City ov er most af ihe SEn |

o BID s. The city imposed a moratoruum on building permits {under pressure from the

b Dwasmn of Water Resources) in 1987, This moratorium was latar lifted after the cuty {am:i '

S state ) mmmwmone{i a smdy to again define and quantify aw ailable resources, The Nevada. . e

o -'Dmsmn of Water Resources is delegated the respunmbmt} nf administering waters

evewwhere within the state, an a;zencv that did not approve a single subdivision in the

= _.Eaglf: \ alley Basin {Carson) between 1978 and 1989, Suhdwwmns created during this

' permd.used parcel map pmcedurﬁ.& (where only four niew parcels are created with a smgla' o
- map, a procedure exempt from Division of Water Resources review). Naturally, the intent
of state water laws was being circumvented over this era. Carson City resolved most of its

water resource problems in the »aarh' 1990°s via a nuniber of large volume acqmmtmns cand |

i _'vv ater for new services should n{}t be an issue for quite some E:ma to come. The day m]i

eventuafiv come when there is no water available to support construction given the finite s o

nature of the resource. The amount of remammg unimproved land in this city: f:ounty IS
aIS{} very ilmlted however, and hopefull} the utilization of the two resources (land and
wa‘ter} can be mmdmated through build-out. Clt‘ir wide build-out is forecasted to oceur it

:'less than 20 vears.

Carson City
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i .' FUTURE TREWDS

. k In the appraxser s opinion the econamic outlook for Carson 18 fairly gm& n nearh' alE

' secmrs G-ammo the economic mainstay of most metropolitan areas in Nevada, could

| expener:ce pmblems in the future as more states cﬁntmue to legalize casino zamblmg
- :Carsan 8 -dependenc.y on gaming is limited in comparison with other l‘wevada;commumﬂes,' _
I :'su'g'gésting that it could weather a downturn better than most {disregarding the pdténﬁalfor’ -

~indiréct impacts, 1.e., tax revenues).

e Thf& Immlgratlon of re!oﬁatmg manufacturers has declined somewhat, which is I1ke1v

k attributable to the recent mweases in housing prices. To date, the city/county, in .
'mngunctmn w1th the Northern Nevada DeveEc}pment Authc:'rltv have been FBHhGl’lﬂbh
effective in attra,ctmcr new firms, and thus Carsont has dversified its emnemac base tﬂ
.some degree 1!'1 the &ppralser s opinion the substantial ran-up in housing prices hetween ;
_EE}GD and EE}DS may be rsspcms:b e for slowing industrial gmwth s affordable housmg is.

Ihasmafly d1sappearmg in western \Iema{ia

A potential problem for the private sector also exists in the professional office ma;rket’.r-_ The =

. state has announced intentions to centralize most all of their operations on state-owned
pr't}pérty over time, and the state owns large undeveloped sites to acmmthtﬁdate this - N

jpurpose At present Nevada {through various agenmes} is the Eargesi single tenant in the

R :Cars:}n office market, otcupying tens of thousands of squaré feet. If tax revenues are’

o 3suﬂ”ac1ent-m ﬁmd the centralization projects, and the state proceeds as planned, excessive
i vacanmes in the office market could ocour.. It would take years, if not decades, f‘or pnvate
o mdustrif to-absorb all the office space occupied by state tenants. Although a concern to the o

= apprmser given a mid- t0 ](mg term forecast this issue has not impacted the local @ﬂ' ice

' market 10 any s:gmﬁcant degree Investors uantsnue to buy Carson office buildings at ratas

of retum_mnm stent with other Western Nevada ca-m.m.unmes, and developers and builders |

' continue to construct hew offices (ofter for state tenants).  There is apparently a perception . ||

Carsin Ciey
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in the marketplace that the state will not be able to fund all of the projects it has proposed,
. .'_'ai_thqugh'conmmaﬁo'n was recently finished on a £125 000 sq.ft. state office building in the :

e s;_)_l.f:th.éxfl}r portion of the city.

; - Following decades of reasoniably stable and economically sound increases in local housirig .. ||

- values (say 3% to S%jyear), the era between 2001 and 2005 saw a dramatic rise in the

. _-'-'ave.rage selling price of a Carson City home. As reported by the local &ssesSor reSidentia] -

values increased by +11% between 20012002, +14% betwe reen EII}{JEJ’ZG{]J +24% bem een
k _"’2[}{)3;’2(}:}4 and +20% between '?DGIME{IIUS The stark increases in residential apprematmn o

during thiS era cin be attr:buted to four forces, sprf:mﬁcali}f '
: ._'1). Low mortgage in.ferés‘t rates; -
C2Y A market perception of fmpendfng scarcity;.

3) Slow growth initiatives and movements {primarily in Douglas County); and
'4) S{}methmg of a natmmmde fwer for real estate inv estments gwen a lacL of attractwe o

alternatn es,

Largon City
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' Stamng at some pf}mt in 2005 investor-oriented: hu} ers began to ahandﬂn the housmg
market the | pace of sales slowed, and price corrections are now occurring {or are on the o

e -horazon}. “Average housing prices in Carson according to the local assessor have been: -

Year  #ofSales  Average Price o

1988 806 $101,612
1989 - 787 §107,052
S19%0 601 O $114,035
S 1992 T8  $118,070
S 1ee3 951 $127,528
S 1994 911 o $130.291
1995 751 - 5145,814
1996 786 - 8150,596
CregT o T42 - $152,585 .
19 - 830 - $159462
1999 o o 952 $161,901
L2000 948 - $167,553
2001 - 1,058 $178,541
2002 1,185 . $198,703
2003 L1583 8227 410
2004 . LO83 - 3282995
2005 933 8339866

© With -Unly moderate changes in home construction costs, much of the increase in-

resrdentml prices accrued to the value contribution of the residential im and/or the land.

.' - ResadenﬂaE ]clts basically trzpled in price over the last Sto 6 years, with Rubdmsmn !and ot

dlSGEE}b[Hg ai eve greater rate of appreciation. Locally, regmnalEy and nationally the

o h0u51ng market overheated as fundamental economic prinei p]ea were abandaned by -

' vanu:}us mortgaoﬂ lenders. As of the date of this report, a painful correction’ 15 in full swmg
5 : -natmnallv ‘Locally housing prices were flat to stightly declining in 2006, and the outEeoE\ o
- for ED(}'}’ is flat at best. The scarcity of fand in Carson i is lakeh to buoy the local housmcv R |

mark&t EO some degree howev&r _

K arsent ity




| PROPERTYDESCRIPTION |




AL NOSAVD

of EEH..Q‘E: ;

I

!
¥
I
)
]
I

o MO JLY¥LS WIYATN

B Jo

LYN C. NORBERG, MAI

) Emauﬂ
i

e e
G

3

Cerson City




EXYN C. NORBERG, MAI

-,

) . V?..m

ETHH L O

i

Pk
{

s R

L

1
N v Gravel Pit -

-

(

B o

Park

Camp Carso

N S L

2y

regn Gy




| ZONING MAP [

R

o

Carson ity




— L¥N C. NORBERG, MAI -

MASTER PLAN MAP ||




‘L¥N €. NORBERG, MAI -

PROPERTY DESCRIPTION -

o LEGAL DESCRIPTION o . R
e The readerz, are referred to the tat]e report furmshﬁ:d in ﬂaddenda Exhibit *‘A" fr:er a Iegaf

S 'descnptmn of the appraised property, In brief, the subject encompasses an £86-aore

._"por_tton cf -Sectmn 22, Township 135 North, Range 20 East, B MDB&M.

o "LGCATION

. Th1s pmperty is Encated dlrectf}f to the east of the Hldden \deadaws res1dentua¥

' _deveEopment in east-central Carson City. i‘m trragatmn canal known as the Mexwan D:tch :

_ forms the west boundary of the property. Maps provided at the heammnq of this sect:cm e

are useﬁjl in- Identﬁf}mg the location of the tract. This property is a portion of-an

: 'agrmulturaf hcaidmg that has hismncalh beern known as the Andersen Ranch.

' STREET ADDRESS

- Not a'ssigned_ o

o -f'.DmmNsmNs AREA, AND ) SHAPE

. The subject has an unusual shape due to the carwcal namre of the Mexman Dlmh whlch
serves as a boundaw ‘The shape of the parcel is best represented by the maps thatare
' prowded at the beginni ng of this section. Relative to the ownership’s dimensions the

readers are referred to the - maps that are furnished in the title report, According to these

' maps and the records of the Carson City Assessor, the sub}ect encompasses a gross land e

_ area. {)f 86 acrés. Given the ow nerships size, coupled with its zoning and Master Plan

o desmnatmns the property’s irregular shape would have little to no impact on the utility,

o deve!npahl]ﬂ} orJot yield of the subject. This report will therefore proceed on the basis :

o Df a ngSS land area of 86 acres.. The easement for the ‘demcan DItCh enclmbers a few SRR

= acr&:s ﬂfthe subwct resulting in'a net usable iand arez in the + mmu of £80 acres.

Carsen City
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B _'ACCESS | _

. Although the suh]ect is currently accesmbie via an easem&nt it df::es suffer from access
defimencws reiatwa to any further land divisions. Since this property is both phy swaﬁl}
.fand legally adaptable to residential subdivision, the cost to cure these access defi cfenmes

' _w_;li be g_wen their due consideération in valuation, and are explored i in greater detail belew..

. East ;-5?’"Street.- and Carson River Road are the pﬁﬂcipai manners in which to reach the 3

E §ﬁbjé¢'t’s neighbarhdod Both of these streets intersect BUZZ}“SV Ranch Road, 4 restdential

o .'street in the Hidden ‘vieadows develﬁpment At a point on Buzzy’s Ranch Road directhy to i

s ':the east of Spade Bit Court, a narrow {ﬂ:gﬂl’) easement begins that hosts a dirt road and:

i 'hn{ige over the Me&ucan Ditch. This is the principal means of access to the Sllb_] ect at

- - present “This access is of sufficient quality to accommodate current agricultural

" o '__'npraratmns but wauld be insufficient for anj,rthmg other than emergency access in

s _'conjunctmn w;vth a subdivision develnpme:nt Legallj,r the suijject heneﬁts from anl:}ther '

- au:ess muta via an easement across the Jarrard Ranch 10 the east, and phy s1cali3r a pomon E o
- 'of the pmpert} is.also accessible via the maintenance road that extends along the west s1de =

. of the \fiexacan Ditch

The EUGCE:SS easement from the east involy es an 8'{} comdor that extends ACFOSS the adjacent -:

hﬂldmos of I arrard This easement connects to Carson River Roa.d about 1/4 miletn the S

' '_south of the sub]ect The location of the road is referenced on some of the maps that are
: 'pfesented at the beginning of this section, but road i 1mpmwments are modest, An’ |

: add;tmna] negatwe associated with this access route is its aﬂ"sne length, I‘»i{}re dlrectly to: -

' ""_develﬂp this route to czt}, standards the suh«J ect will be burdened with the costs associated -

with ms!:a[%mg abeut =3,000° of offsite roadw ay. At i&{)D*foot (without utilities) the -
o offs1te burdfm would be $600,000, and at $300/foot nearly $1,000,000. ﬁddltmnally,

T gwen the hlgh water tables in the area construction cnsts ceuid eaSJEV be much h1gher and _

Carsor City,
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: . the. pf}ttntaal f{:ur Gost pamcrpatmn is basically limlted to the adjacem holding of Jar‘rard

. _(whu has ﬁ:ED acres outside of the flood plain at this location that would also benefit. fmm _i

:Ethe mad} Tt remains evident however, that the subject wou]d have to anticipate

- ' shouldermg the magmr;t} of the road cost burden.

A Development Constraint Analysis prepared by the Palmey’Erlgine'ering Group discloses

| another access point near the subject’s far northeast corner. This easement and/or 1.0.w.

: va:; offered in dedication to Carson City in mmunctmn with Hidden Meadows and is fiow ° Rk

_used asa traﬂhead parkmg area, The engineers who prepared the constraint amalysis
- : .hﬁllﬁ‘vﬂ that an acmss can be developed at this location, vet the appralse,r 18 ;nc]me{i a:c: :
- __fconclude that resistance from the cm, 15 likely to surface. Thm 18 a legal 135ue well bevond:
: _' _tha S{:{}pe of the appra:ser § assignment and/or expertise, w:t it 13 1ot as germane to *\.a]ue .
~as one: might m:tmllg, expect. Once again, an access road from this point would also -
: E:lnvolve a Iengthj,f stretch of road to reach the heart of the subject’s developable land, w hmh
can therefere be wewed in the context of another offsite and/or extraordinary cost burden.
. AS an aiterna,twe it wnuid be imore economical to purchase an éasemeiif from one cf the o
i ex:stmg hﬁmeawnars along the subject’s west boundary. - One vacant lot along Buzzv 5 e
Ranch Road recently sold for $235 000, and the acquisition of this lot would have gﬂne a
'E{}HQ way towards curing the subject’s access deficiencies. Bthef options exist in thas |

retzar{f wﬁ:h a fev deptcted on the map that f{)llow

S Carson ity -
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. -__:N_atufaﬂ}?: the appraiser can only speculate as to what buying an éasement would cost, yet

- $100,000 or $200,000 would seem to be a sufficient amount of morey 16 motivate a

T homehwﬁér to sell. If not, a deﬂreloper could always purch‘aée a home along the Mexjcan

: -'Dltch WhEl’i one comes up for saIe mbtall an access, and then resell the home. With these

L '.’th{}ughts in mind the subject’s access deficiencies are ﬁmnomzcailv curable.

 ' C’URREN USE/HISTORICAL USE

g ._H1smr1r:a]hr the subject has been used for seab{mal caitle grazmg a!though some £rass haw '

| 'mav have been harvested it the past as well.- For the most part the subject is an wﬂgamd

| -_-'pasture ranch however, relyving on surface water diversions out of the Mexican Ditch to

B .u_-rlgate its fields. The Mexican Ditch starts about 1-1/2 miles to the south of the subject at -

L azcﬁnc_rete dam that extends across the Carson River {i.e., the Mexican Dam). Water right || -

documentation suggests that the subject was one of the last parcels to be developed to..
'. Imgated agmuiture as the property’s water right priorities Dnl}- date back to the eariv

| 190!3 S A!though located in an urban mterfa\,e setting, the sub}ect is still used for Ef‘a.zmg

| CURRENT OWNER | el
“This pfope‘ﬁy is currently vested in the Robert Lorin Andersen Trust. L |

ZONING | | |
- V.T'hé-'szibjEc't ié one of the last pa'rée]s.iﬁ ali of CarScm City that b'cjﬁtinuestb host an “A”
L _(agnculturalj zonihg designation. This zoning imposes a minimum lot size of 20 acres. ﬂ::nr : -

- ihe r;ﬂnstmctmr of a residence, but the zoning must be view ed with at least a gram of .-

g rngsta}gla gwen the current character of the citiy, Mare' directly the subject, a handful of

o -Andersen Ranch parcels on the west side of the city, and the Lompa Ranch in the center mf B e

N tcmn are the only tracts of agrlcu]tural fand left in Eagle V. ltey Given existing _
: '-.urb_amzatmn.pmssures it ts likely that there will be no agncu_ﬂguml operations Eeﬁ at all in -

- less than a decade, On the surface these observations suggest that the subject’s zoning is

Carson Chiy
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SR actualIy samethmg of a remnant Df a bygone era, and this abserv ation is alsu suppﬂned to.

e '-sume degree bv the tocal Master Plan.

o ZMASTER PLAN _ S
- ;Carson City recently (20@6} mmp!eted an update of its mt*m ide Master Plan The sub_fect
L 'and the ar:ijacent Jarrard Rarich were purposely held out of the update since thev are R

,-_'ftargeted for potential acquisition by Carson City’s Open Space Cummlttee As such the‘-- =

isubject has been allowed to keep the more liberal land use desmnaﬁons of the earher

' ‘\daster PEan a8 denﬁted on the map provided at the beginning of this section, In this

o Master Plan the subj ect hosts three land use demgnatmns spe{:mcalEy SR, RR, and L]}R;' e

-The at:»captable remdentmi densities assmmated with each are:
LDR 301 acrefdw'elling'ﬂnit -
SR 1to 3 acres: dweilmg umt

RR . 3to 10 acres/dwelling um_t_

o Thva nwners retmne& a Iﬂcai Iand use plannmg ﬁrm (Palmer Engineering Gmup} to condubt

a develnpment constraint analysis on the property. This firm calculated that via the \daster o

. Plan the subject was adaptable to the creation of anywhere from 29 to 89 resndennal lots: -

L - Aﬂer mcnr;:mratmg a +E{)% density bonus for PUD developmentq the’ mammum number .

e : 'gf a]iowabfr: units was éstimated at 98 residential lots. This would equate to an overall

-Z"pmjec‘t density of about 1.1 dweiimg units per acre, which temfs to conform with the -

. character Df the nelghborhood

Carson City - ;
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: The pianmn& fiem, alsn dev e]»::uped two C{Jnceptuaf suhdmsmn designs, as furmbhed in

; Addenda Exhibit “C”, Concept “A” involves ic}ts that are ahnut 1/2 acre in size. These

168 510ts wnu!d utilize about 50% of the property, with the balance left in open space. Cuncept o

| e ‘B” imralves lots that are somewhat smaller, bemg about +1/4-acre m size, This desagn _

A .woufd uts ize about 1/3 of the pmpert}, with the balarice left in open space. In both

'_'_desxgns ]ands within the limits of the 100- ~year flood plam will szmpfv be leﬁ in mpen '

' :space As to whmh design muld be more emnom:cally judlcmus the appralser offers no o

e '_':formal comments, as both remain conceptual in nature. Carson authorities indicated that

':' thE‘:}- have no preferred alternative either, and would defer 1h=s aspact ofa deveiopment to

- 'the prefemncea of neighboring homeswners. Via one means or another hﬂwever it

B appears ‘that somewhere in the vicinity of 498 [ots ma}? be passubfe on the subgeci
- Fuﬁhermore a project such as this would conform with the neighborhood; and the actuai': g
| denmtms achieved by various phas es of nmghhmrmg Hidden. Meadows. In turn, the - |
= appralser has placed a substantial amount of weaght on Palm&r Enameermz 8 conceptuai

E demgns in valuatmn

B : UTILITIES

Full {:1123,r Services are a*uaﬂable in the nexghbor}mod and are lacated les;s than a f‘aw hundre@ | It

; feet from the. subject s west boundar}.r Water, sewer, natural gas electricity, telephnne

- : a;nd {;abfe TV have been installed within the r.o.w. of Buzzy s Ranch Road, and a]sn a -

o portmn of Carson River Road. The subject is situated at a lower elévation in reEatmn to

o these adjﬂ{:t’:m lands (and streets), and W{}ul{f therefere have to install sewer pump stataens
in COH_]UH{:EIOH 1mth any devaiupment City services are I‘E&{jllj.- available to this tract, .:md

. an}f need for offsite utility extensions would mwlve only modeat distances.

Carson L‘if'_r' :
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: -' 'FLG(}D HAZARDS
_The subjec:t 15 impacted by TWo potem:al ﬂmd hazards, one whlch is spemf' ically Idenhﬁﬁd

3{the Carson Rﬂer‘: the oiher being more informal. The mﬁ:)rmal hazard relates to the

8 ':Mexman Dxtch which is located ups!ope from the property.. If the ditch was to breach _ '_  : j

1l o waters wauld ﬂuw easterly across the subject towards the river, This hazard couId be -

N natwurk of the subdivision.

e taken mtD account in design by diverting any overflows into the street and/or dramage '

. The Carson River exerts a greater influence on the developability of the property. A5 can
be seen in the conceptual designs furnished in Addenda Exhibit “C”, no-residential lots
“whatsoever are proposed for the lands within the boundaries of the 100- -year flood plaiﬁ '

ﬁbout half of the subject falls within this zone {(Zone “A™), mth the other half mveh inga

R ﬂm:ad zone (1 e., the lithits of & 500-year flood event), Local authorities do nat impose | L

:_'-.an}' dame!upment limitations on lands located within a “B” zone, but Carson does have
(I pﬂhc;es re!atwe to developments within the primary flood pIam {refer to Addenda Exhrbzt 8

-'__'“D”) o .' I T e
L The subjact cah mat1gate tha ﬂocrd zone cc}nstramt by clustermg its dm einpment : _
- ent1tlemenis outsade of harm’s way, and both of the conceptual develﬂpment deswns uttilzf:
o thls ‘option, The flood hazard associated with the subject u,ouid therefore mﬂuence the -

o sgze and placement of res1dentxal lats but not overall lot yield, -

" SEISMIC Hazmns

- The suhje\,t is located wlthm Seismic Risk Zones fand 11 Thls tdentzfies areas categurazed

L hv ]oca! Faults where there is a stmr‘g risk of smsmc actwatv The submct wnuld

. expﬂrzence modemte to severe shakmg durmg an.earthquake, together w :th the pﬁSSlblilt‘q i

L of lfquefactmn given the shallow depth to the water table. The appra:ser will not be

uewmg the seismic hazan:f in the context of a development constraint however, in

ikesesnt (Z'itg}r
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- deference to ail of the emstmg hemes in the ne1ghberhoed {e. athm the same seismic risk -

i zenes)

| "jTHhEATENED' AND ENDANGERED SPECIES

-_-_::-.Te the appra;ser 5 knewiedee the subject has never been fm’mel!:,,r suweyed reia,tne to

e 'threatened and endaneered speeies Two federally listed species of birds may exist in the =

[ "subjeet s area, specifically the Yellow Billed Cuckoo and the Bald Eagle. The subject dees '

L -.net pmwde any special or critical habitat for either of these specaes to'the appralser s '

knewledge Lackmg documentation to the contrary, it is eesumed that there are ne -

éeveiepment eonstramts associated with protected spemes

SU'IL CDNDITIUNS

o The Slﬂ]jf:ﬂt Was zden’uﬁed o the So:i Szm ey fer Camon any a USDA puhhcatmn that

o dates haek ta 19?5 and also on Ehe Matural Reseurce and Censenrataen Servi lce websne

" -The twe prmmpal soils assomated with the- subwct are the Cradlebaugh loam, stmngiy

| -} sa]mefalkalme and Juva cearse sandy loam on 0% to 2% siopes Both soils involve sendy: |

: Eeams that ongmeied as flood ;}Eem deposits, and both are burdened by a shaltow depth o

' :water on a seasonal basis,

'-,-'Two ether smls found on the subj ect in lesser ameunts mmfve the Gfeenbrae grav eII}

S 'sandy !oem and the Histic-Haplaquolls soil. The Histic soil is feund near the nertheast .

o _eemer ef the tract, ev idently involving an eEd river channel that the apg:rx aiser suspeets

weul& clesmﬁ as jurisdictional wetlands. All of the subject’s soils host hydric

o eha:eeterlsnea {an indicator of potential wetlands), but it is imeEv that these features are

e amgatien induced and/or attributable to seepage from the \iexman D.teh The eenstra;nt

: enaEysm prepared by the Palmer Engineering Group suggests that there are some other

o 'un_demra,bﬁe aspects associated with the subject’s soils from a develﬂpmentel perspective as';' -

- Carsai City.
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: _"v-, eIi but nmhmg that W ouid ClRSSEf}? as an amnommally mcurable issue. The readers are

| __refera ed to A{Idenda Exhﬂ:ut “E” for more specifics on the 50135

o ENVIRUNI\IENT i'LL ISSUES/HAZ %RD{}US C G”Q'TAMINATIO\I

o Thf: appraiser was not furnished a Phase I or Phase II environmental assessment on this

[JI‘GpEI‘E}' although the likelihood of any environmental problems is deemed slight, ‘»i[are' -

_1d1rect1§,r, it appears that this cwtiership has new er been used for anything other than o

:_-'1rr:gated pasture (livestock grazmg} and wsidhfe habitat.- As with all agncultural pmpemas_— -.ﬁ 1

..:;t :s hkeEy that manous chemicals have been used on the propetty in the past ﬂ’lB!’bICI{fEh)

L but this circutmnstance se!dmm rasults 1y any mntammatmn Th»v appraiser pmfesses na

' spemﬁc expertise in this field hou. ever, and the cIsenI:. are urﬂed to research these mattefs
-t the:r 0wWn satmfactmn The subject will be valued under the .a.squmptmn that there are nc:

' --enwmnmental 1ssue5 that are pertment to vahue!

B ASSESSMENTS AND TAXES - |
: .The sub}ect is identified on the records of the C:m,ﬂn City fﬁmsessor 3 Dfﬁce via APT\ Ili}-

o ﬂ?l—?ﬁ The assessed value app 1ad to the land 1 in the coming EGHT;ZD{JS tax year s

'- $9 2’?? Pmperw taxes imposed on the ownership in zm}mﬁ{}? totaled 5182 34 Assessgd o

o values and taxes are favorable in this instance due to the heneﬁts of an ag~use assessmmt

: }n Nevada Iam'is are assessed on the basis of 35% r:}f their market vafue as estzmated b}r the
g local assessor Improvements are assessed on the basis of 35% of replacement cost less
:-deprecsatmn Depreciation is caleulated on the basis of 1- 1/2%fvear, based on the actual
. a age of a building up to a maximum of 75%. In Carson City pmperues are reappratsed on a-i B

- _'IJ year cycie and indexed for changing market conditions over the intetvening’ years

“Carson Uity -
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3‘-': .Th'efés:sessed values aﬁpiiEd'mthe subject’s agricultural lands are quite favorable in

relatmn tcr thmr actual market value due to the benefits of ag-use assessment. Ag-use

[ assesament is described in NRS 361A.325. This -aspect of the Tax Code G’I'aIl’E::. Nev ada s

' _’f&rmara and rarichers; af their election, the option of entermg into agreements’ whereby. the}' '

_._'a:re granted tax ‘orable assessment pmcedures as long as their lands remain in aguculmral

S pmductmn Agricultural land under a conserv ation contract is-assessed in ‘adcordance w 1th .

_ :-:ItS &grmulturai use as nppos&d toits highest and best use. It takes seven years to remove a |

L Epr::s];:erl;j,f from the constraints of the ag-use contract wn:h::aut triggering deferred agncuitura! o

taxes.” If_ land under 2 contract is developed or subdivided m.tn'—nﬂn-quahf}rmg parcels-pnor-”

| to the 7-year removal period deferred taxes become due and payable. The deferred tax is -

calculated on the basis of the tax that would have been 1éviéé under a highest and 'bésf: use

. va!uatmn f@r the seven years immediately preceding the conversion, less taxes. actualiv o i
| _paad Thls can, in certain mstances result in a ssgmncant tax lien agamst the. pmpert} It '7

i.us 1mporta;nt 1o'note that the deferred tax does not impact the market value of property, .

' mo;_n_a S0 only the equity position of an owner. On occasion seih:rs will credit the purchase §

' p:"ic'ra for the amount of the deferred lien if a conversion to another use is imminent, .~

- _Co-hverSEf}r if the buyer has no imminent development intentions, the amount of thé

| deferred lien is'generally disregarded. Since the lien is not caleulated unt:l the chanﬁe n

g -use occurs the appra;ser is not in'a position to furnish the amount

o _'WATER RIGHTS

= f-.';The f@Einwmg references to water rmhts are prov sded for mfmrmatn e puri}ﬂses :}nlw as the*r ! 8

s -_Stlhj ect’ 5 W ater rlghts are not being appraised in this report ii. €, the property is i:remg

B _ap}}ralsed excluf:ne of its appurtenant water n:«'zhts}

 Carsoin Chiy

2




" LYN C. NORBERG, MAI

The subjeci h{nsta water rwhts in the Carsr:m River as estabiished by the Carson Rﬁ er

ke : ]Decree and/or more specifically in-an action entitled “The Umted States of America vs.

" _' "':Aipme Land and Resérvoir Company, Civil No. D-183BRT”. A copy of the pages from

o .t_hE_-'dEcr-ee{ﬁat address the subject property spebiﬁcaiiy (and ‘:thé adjacent lands of Jarrard) o

- :.af-E:. ﬁi-fhished iﬁ'ﬁdd’enda Exh’ihit “F”. The subject was ériginaih a portion of a larger

pmpert}r that was split into morﬁ that two ownerships since the decree was rendered. The

I N ﬁwater nghts mrt:a!l}a allotted to the parent tract {Andersen Ranch) totaled 478. 28 acres. 3

'Suhsequent thereto pnrtmns of the ranch were sold, with the balance divided amnngst he1rs !
andﬁm famlly members Thus, lacking the assistance of a water ﬂght UV eyor, the -
. omments that fo[]ew may ﬂffer a few minor dlscrepanmes What is known is summanze& o

'-'_asfaEiews IR .
e The U.S. Water Master’s Office currently bills +85 acres of irrigation 'wate:'r_ rights
to the current owners, Documentation relative to this observation is provided in

© Addenda Exhibit “F*. o

e l}aéum'entation furnished to the appraiser by Mr. Chras McKenzie (legal counsel

. for the Jarrard Ranch} mdmated that there are ?3 3 acres of water raghts attachad tu _- R

o _the aub!E{DE {see Addenda Exhibit ‘F")

o Tha shght discrepancy (’?8 acres vs. 85 acres) is of no concefn to ﬂus appralsai since the -

: subject is being a,ppralsad as though dry”. Por what it is worth hm*eever it shauld be

i m:rtea:i that the [ocation of these rights is pertinent relative to thefr utifity and value, More

dwecth the sub;gect s water rights are located within the Da}'tﬂﬂ segment of the Cm‘son

o Thus it JS conceivable that the subj ect’s water rights may one da\ be used to support

" Zdditional urban growth downstream in the Dayton area. This circumstance also prov 1des

- ihe reascm why the appraiser has been requested to value the sub;ect exclusive of its

© Carsom City
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| appurtenant watrar r1ghts (aka as thouﬁh drv ) Gwen these mstructmns tha appraiser w 111

- dsspense with any additional cummems on water right matters.

o TUPDGRAPHY | ,
A topﬂgraphw miap of the sub;ect Was prov 1ded at the begmnma Df this section. Thm

S Pmper:}f has a mild slope losing elevation from 3 west o east. The property drains towards ~ |

~the Carsun River. Extending north/south through the property i in a curvical fashion is'the

'cilwn:img line bétiveen the limits of the 100- -year and the 500-vear floods. The portion of
- the mmershrp upstope from this dividing line has residential subdivision potential, with -
o that situated to the cast having low-density potential anly {&n{h of value from a open space '- bl
pf:rspectwe) The subject’s mild terrain is slightly deceiving, in that there are other E
develapmem constraints associated with this land {i.e, w etness flood zones, and posszbl} .

.--Jurlsdlctmnaf watlands} e

- CURRENT LAND USE

v 1rtual1§,r all of the subject is devoted to 1rr1gated pasture There are no farmyards

huaidmgs corrals, or other i improvements on these lands, Adcimona!lv there is IIttle inthe 1]

- way ef interior mads or cross fencing,

R _TlTLE MATTERS

| A copy of a title repmt on f:ha subject 15 turnrshmf in Addenda Exhibit * A’ Thns repmt

| - hsts 1 I aepamte exceptions, yét none are deemed very detrimental relative to the utzht}r or L

= valua of the pmpeﬁy These exceptmns and/or matters of title are greuped as foEIm»s

‘Exception(s) - e Comment o |
i A4 & 10 These exceptions relate to property taxes, deferred ag-taxes, efc. These
: - items impact all properties, and are properly classified as matters af eqmtv-.
as opposed to value.. : o

Carson City
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Emegimn{sl o o : ' Comumient

5&8 These two é’xceptions idéntiﬁr';}ubiic utility easement corridors for an .

“underground telephone line and an overhead electrical line. Public utility
“easements are corumon to most all properties, and are simply taken into .~
- account in subdivision design. The power line is somewhat intrusive -
since it tends to extend through the center of the pmpeﬁv
L R&T These two exceptmns reference access and pubhc ut1I1t'-, easemerts that
©ooo o were incorporated into prior parcel maps and division of land maps.
. Given the location of these easements they are not detramentai to the
: unhty or value of the property e:ther

S This exceptmn i3 referencmg an easement that Was m'anted to Carsan C!ty
0 to accommodate a trail and maintenance of the Mexican Ditch. The
~-easement is 80° wide and extends along a portion of the subject’s west
~boundary. This easement reduces the subject’s net usable area by a few :
 acres, but does not exert a material influence on lot vield. - '

11 Relates to documenting title, of no concern to an appraisal. -

In summaw the suh}ect is encumbemd by relame!\a t}rprcal easements and encumbmnces, R

 none'of Whmh exert a materml impact on the devempabihty Df the propmy

| "..DEVELGPMENT APPROVALS |

There are no n:fene]opment appmvaﬁs associated with the sub}ect nor ha.‘vﬂ any tormaE

- -:'apphcamns been submitted to ¢ity authorities. The conceptual designs ﬁsrmshed in

. _'Addenda Ethbﬁ “C™ are preliminary and have no legal stamimg {although it is the

= "appraxser s understandmg that pIannmg authorities have had the Qppmtumt'u to review z.md 8

. _offer cumments on these plans).

Carson L;ilj;'
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. FXDJ ibstJ]El‘*»n’T BEVELGPI‘#IENTS

_'The subject 15 a medmum size agricultural hoidmg on the east side of Caraon City. To the

'West and northwest of the subject one encounters H1d~:§en Meadows, !’f:blt!@fitlﬂf B _
o subdawsmns that were develmpﬁd by Al Bernhard in the mid to 1at£ 1990°s. Most of the
; smgla—famliy lots in these subdivisions are 1/3- -to 1/2-acre in size, and. most (but not aﬁ}

' _are located above the Mexican Ditch. In the mid 1990°s ﬂle dev eloper began maIkBtlIlU

e these lots for pnaes in the vicinity of $45,000/lot. By the Iate 9&] s prices were more so in -

the Eéﬂ 000 to 870,000 range, amd by the early 2000’s abc:ut $80,000/lot. Shortly -
"thereaﬁer pnces jumped suhstant:allv over a very shoit erd to the =5150,000 16 $200, 000

o range. 'D’nh,r a few vacant lots remain in the project. Hidden Meadows Estates has been

o improved w 1th good quality custoin homes that sell for pncr::s in the vicinity of $500,000 to:‘_.
$800,000. R |

= 'Tn the nmﬂa of Hidden Meadw.s one encounters the Eagle \fa!lav Middle Schooi (:}n a

' :1:41%} -acre par cel} and a somewhat more senior residential subdmsmn known as Rwemev»

-'Terrace Riverview was platted back in the mid 1970’s, and hosts homes that are. genera@ly, _:'

o :smaller and Iess expenswe than Hidden Meadows {on averaﬁe)

l On the far side of the Carson River about 3/4 mile to the east of the subject lies Pifion o
Hﬂis Lots in. thzs nmghbarhood range from about 1 to 2 acres in snze being somewhat '

'3'_':Earger since city services are limited. More dlrebtl}r homes in Pifion Halis rely an

1 indiv Ldual wells and septic wstems for househ@id water and wastewater treatment

. -D;rectly to the east is the Jarrard Ranch, a::400-acre land haldmg that is used for fivestock ]
i _grazmg FIom:E zone constraints offer a fmm1éahle obstacle relatwe to the dewv elopment of

- th@se iands

Crrson Uity
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-_ A shm‘t dlstanf/e fo the sc-uth of the suhjem is the Silver Saddle Ranch a reasonabi}' 51m1larl_" |

e agrmuitural hoidmg that was pm;aose:d for development in the rmd to late 1990°s. These

: - :_1ands were accgmred by the Bureau of Land \fanagemf:nt in 1997 before any deme]opmem :

e :was commenced in earnest To the northeast of the subject is a ::11:} park (RJ"» erview Park} 3 B

-Pur!:her o the: north’ one encouriters the Empire Ranch suhdmsmn and onlf‘ course on.the - R

o g old Darlmg Ranuh “Thereafter the Carson Rwer Veers easterh throwh a canyon v,here

' 2 steep and mountainous terrain becomes the norm.

3 W.ith’ft.he'te:-:cepﬁon of the adjacent Jarrard Ranch, there are no lﬁn'gef' a:m"ﬁmperﬁes in

. 'chse pmmmn} to the sub;ect that are truly samﬂar in‘nature. From the Mexican Dam' .
north on through to the answ:cﬁc Canyon region there were néver more than 5 m b ma] or- .
| ratiches. From south to north these were the Silver Saddle Ranch, Andersen R&nch, a : o
& '_.hﬁﬁdfui_ of fairly s’m'ﬁ].i ranches in'and around Hells Bells Road, and the Darling Ranch. |
o The'[iafiing Ranch was developed to the Empire Ranch and golf course in 1994 with the =

Silver Saddl& Ranch acquired by the BLM in 1997, One of the larger ranches anng Heils.- N

o _Beils Road {Terr}?) was develapetl to Riverview Terrace in the iate 1970°s. The m{}st

'devalopabie pamﬂ-ns of the prior: Andersen Ranch were sui}dawéed into Hidden Mfzadows; :

ini the 1990°s. As such the subjéc;t ard the-adj&cént +400-acre holding of Jarrard now find - _ :_

._-_.-_themseives in limited compan} {1.e., undeveloped private E:«m{fs along the rwer) ‘Both

nwnershlps are currently targeted for open space acquisitions, andmr the expansron of the | .

;loqal_park sg,, stem. These potential public uses would appear to be a logical use ﬁ}r_the
- subject, but cannot be considered the property’s highest and best use for valuation o

B .';jurp;}'sgs_{as_'highast and best use is based on economic considerations).

- Corsomn City
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- HIGHEST AND BEST USE

. Haghest and best use maj, be defined as the reasonably ﬁrnbéiﬁle’ and legal use of vacant .

e :Eand ‘oran 1mprowd property, which is phy swaliv pusslbie appropriately supported

“{f _. ﬁnanmalh feamble and that results in'the highest value. The hlghest and best use of bath g

-land as ihﬂuah v acant and property, as improved, must mest the following eriteria;

L Cummemaal and mduatrnai deveiopmenss mnuld be mmmpaﬂbie with the suhject S

SV ¥

Legéﬂ.y 'perméssiﬁl-e R L
~Physically possible '
 Finaricially feasible

Maxinmally productive

e ghbﬂrhmd and agriculture {.rzmzm;z] is an interim land use at best. As such the pnmaw

- '_questmns to be addressed in this hlghasi and best use analysrs s the number of remdentaa! : ]

" . lots the subject is capable of supporting, in addltmn to exploring the ex‘traordmary

deweiopment chailanges and cost burdens that will be enmuntared in developing th1s

'propertj,e Much of the mfcrmatson that follows was gleaned ﬁ"om the Deveiepment

| Constramt Analysis prepared by the Palmer Engineering Gmup A copy of thls report mH

' be mamtamed in the appraiser’s files, and is available for review by the chents andf’nr .

= nommees

Carsom iy
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LEGALLY PERMISSIBLE

L The, three principal authorities that would mﬂueme the dew elopment of the suh}ect from a b

" lagal ;}erspactwe are the ownership’s Master Plan des:gnatmns Carson City’s flood zone

L ;mhcles and development restrictions that are associated w:th jumd:ctmnal wetlands- (if

fwetlands B‘(ISE} Lacking a formal study and/or onsite survey relative to wetlands all of the

g appramer s comments in this regard are mformal but at appaars that the ow nersinp hosts at. |

I Eeast some wetland areas.

.. The subaect 8 ex:‘:tmg zoning imposes a mtmmum site 51::43 of‘ 2{3 acres for the constmctmn_
: 'of a residence, Therefore under zoning, the subject’s entire 86 acres could support Onl‘_‘,-

- mur re51dent1aE sites. - Pursuing development in this manner would not maximize the

I fpotenna! of the land, as the portion of the subject cutside of the primary flood plain is both

o _'legally and ph} sically capable of supporting higher residential densities. Under the Masier._?-: |

e .'Plan the subjeut hosts thres land use designations, specifi Cali}’ RR, SR, anid LDR. Each -

I has a dffferent level of‘ all{}wab!e reszdenna! density. For examp[e acceptable density i in -

R the RR district ranges from +3 acres per lot to 10 acres per lot. The cancepmal

. : de‘»eiepment desrgns ﬁeveloped by the Palmer Engmeermg {}mup were based onthe

'_fﬂllnwmg calculations:

» DWéHEn_g'_Uni‘tsi '

| Acege o (Lowmigh) |l

CRR 32Stacess . 3tol0udits
SR 3134 acres  10to3lunits
LDR 1650 acres '_ - 161048 ﬁni.ts”_:-"'. |
Total = 80.00 acres o 29 to 89 units

e "PﬂDbt}nﬁs:.f o Yunits
leax_imum AEI{:walﬂé: o 98 units
Carson City
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: : : These calcuiatmns are based on SE} ACTes as gpposed to 86 acres most lri\eiy reﬂectmg an-

e allﬂwance for land lost to the Mexican Ditch easement. The silzht dzt‘f‘emnce in acreage rs R 5

; of httia concam to.project size regardfess

S -The study b} Pafmer Engmeeﬂng indicates that the subjem: is Eegalh ﬁapabla of Suppﬂrtmg

S an}rwhere from 29 to 98 lots {with a PUD bonus). Two conceptuaE designs based onthe

_ mammum allowabie dens;ty of 98 lots are ﬁlrmshed in Addenda Exhlbﬂ “D”. Both of the .

| demgns mcorporatﬂd a.n abundance of open space annE the east stde of the property (w1th'_ L

- - the I{IH} -year. fkmd plaan) genarai]}f ranging anywhere from ﬂi{} 5 10 60% of total area,

The two designs.appear to offer logical manners in which to subdivide the subject, but the_. :

gy . apprazser remams reluctant to take a firm pos:iu:m on the’ nuinber of lots that can actuajly '

e '.be pfatted cm this property.  Given the high water table h;dden ohstacles could easily -

i surfa{:e :mce actual construction was commenced. Stated in another fashmn physlcai

o canstrmnts wmuld most certamly factor into final subdmsmn deswn and overail pmjact

e sme

. PHYSICALLY POSSIBLE

FRE Th'é t{i'ﬁqtraint analy’si.s prepared by the Palmer Engineering Grmip s'peci'ﬁés most Jc}f"’thé R

L subject s dev elopment constraints, although the appraaser must add undesirable a{:cess o

o the list, “The ?ramar}f flood plain | is onie of the subject’s cﬂnstrmnts but this land would be B

S _nsed ﬁ:}r open’ space in conjunction with a PUD- style project. Soil conditions (wetness}

-.-’-.represent another constraint, and. the appraiser also suspects the emstence of some”

o Junsd_;cim_nal wetlands, Existing access is another problem. - Overall, however,-alt__of t'hé'_:: o e o

L Sl»él:i‘:rj&{:.fts constraints fall inta economically curable and/or mitigatable categm’-i-es.'. .

C Carsier City
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o : V-i-rtu.al.}y all df the subject’s soils are k'mmﬁ to host hydric c’hﬁratteriétécs an indicator of

| patanual wetlands. The ::Ub_]ECt is ot Carson River bottomlands in the purest sense

= Z;h-:m ever as this tract begins at the upslope ascent onto the all wai fan of Prison Hill.

o -Thus, a_t appears that some (if not most} of the ,subjec.t s hydric soils are irrigation mduced. b

= ﬁm é‘:-_'ccep'tic'n to this statement relates to the Histic-Haplaquolls soil near the northeast

S comer nf the tract. This soil is an old river channel, has a surface layer of peat, and was -

: saturated durmg both of the appraiser’s inspections. In a similar vein another re&atweEy

- - wet area was noted in the south-central portion of the subject (denoted as a slough on the

o iopcagraphac map). As to whether these are truly wetlands, and/or simply seepage fmm the
- -\*Iexlcan Dltch the appraiser can ﬂn!v speculaie There is no need to extend thls |
‘ : d1scuss1on further Iackmg a formal study. Quite simply, &ny devefopment of the subject
.'.._W'_Gu-lff ha\-e totake wetland areas into account. At the same ’E]II‘EAEB, however, it also remains

' é:\'r_.id_ant that substantial portions of the subject are comprised of developable fands.

. Impﬁ:}{rihg acceés is énnthéf problem the su‘bject‘ﬁ-'i'li Ee forced to confront in .cr:a.njﬁmitib’n '
wth a de\eempmem At present there are three w ays to reach the subject by vehicle; cme , o
: --mwh mg dirt roads that cross the ﬂdj&ﬂ»ﬂf Tarrard Ranch, another from the south via the ;
- mam_tenance mad_ (traif) altmg_ the Mexican Ditch, with the final road involving the smg!e— g
' lane easement off of Buzzy’s Ranch Road (in Hidden Me&dﬁjw‘s}_ The last road offers a -
B é,uff'abie: émergenty access route but an insufficient width for subdivision. . The negative
- 'assncm}ted with the easement across the Jarrard property is the offsite distance (ie., |
5 '_'_'J D'D{J’ Ufof‘fsne road). o L o

"!'L northeriv access refere*med in the Palmer En&meermg stud}r is being used by Carson

: - Cn:;a,r for traithead parking, and it is doubtfl that local authorities would grant a mad L.O.W.

e B at th;s locatlon in the appraiser’s opmmn From a practical perspective this is not a

E deswable access point regardless, as it is 1ocated over [/4 rm!e from the core of the

' sub}ect most deveiopahﬁe fands. Given this distance it is the appralser s ﬂpmmn that a2 |

Carsnm City
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develﬂper v-,aulr:i most hkely attempt t0 purchase at 1'E§Eibt one easement across one of t}le

I g IDtb alang the Memcan Ditch {or along Carson River Rﬂad) to Eatabiash a more logical = -

. street.plan A map (aerial photo} was presented earlier in this regard udentft} ing three

Al '_-:'_;;Iogﬁcai c@nnecnans At 4 few points along Carson River Road and Buzzy’s Ranch Rcad o

S :the subject 8 boundaries are Iocatad less than 100 from the stréet r.0. W.'s, and it seems

e self-ewdent that the cost of an easement would not exceed the value of a lot. Thus, acost” ||

-allmwans:e nf' $200,000 to $300,000 for an easerent would gg a long way towa,rés cumlg

e 'the subject s cwrrent access deficiencies. The exact amount of e*:traurdmar}f charges that

o _'_WEiE be incutred in curing the aubject s access deficienicies is not readily avaﬁable but most

L {:E:rtamly this constrainit can be v sevi. ed in the context of an emnmmwath curab!e item,

. FIN wcme FEASIBLE/MAXIMALLY PRODUCTIVE

U -There 15 N0 doubt that suhdmdmg the sub_gect into residential sites would be ﬁnanmaliv .

e _feasgbfa as custcnm homesites in Carson command prices in the vicinity of J—Sl::ﬂ 000t

ER DI.'} 000/lot, The hard costs aswcaated with installing streets and underground utilities

SR wou!d equate to no more than +£$30,000 to £$50,000/Iot, the range pnnmpa?i}f dependent

L upr:m size. The margin or spread between these figures accommodates selling costs,

- 'hnldmg cests developer profit, all extraordinary and/or offsite costs, and the value of the

[l tand. W}th the margin between retail prices easily eqummg to iiﬁlﬁﬁ 000Aot (or mc-re) it

18 a,pparent that subdmdmg the subject is financially feasible. Furtharmore the margin is o
o _easﬂy sufﬁmant to accommaodate a substantial number of mffsate andfor extraordmary costs

aswelf L

- The Pa[mer Enmneermg Group esnmated a maximurm’ prn}]ect size {lf 98 umts andmr & -

.densn} of about 1.1-dw/acre. This appears to be reasonable in light of what has oc:curred m B | -

' the nenghbnrhm}{f For example, the residential densities achieved’ by phases of ihe

.: -'adjacent Hadden Meadows project were:
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Final Map . #of . ."Appm}timate S

- Name - . Recorded Lots - Density
- Hidden Meadows PUD  ~ 10/14/94 62 1.5 dwac. m1'
. -Hidden Meadows Estates #1 - 0%/06/96 =~ 31. 1.5 dufac. m/t
 Hidden Meadows Estates #2 . 10/29/97 25 1.0dwfacml -
.- Hidden Meadows Estates #3 02/16/01 = - 35 6 dufac: mil*
s Hidden Meadows Estates #4 - 02/08/02 3017 dwfac. mil

% This phase was purchased by Carson City prior to its de*_éeiépmeﬁt.
The ph@_sés of Hidden Meadows that were forced to confront p-hysic'&i obstacles reflect
. 'réfﬁtiﬁelv'low densities (at .6 dufacre and 1 dufacre), and tend to provide the best match to - |

the SHbjECi given its constraints., It took the developer of Hidden Meadows abuut 2.5 VEArs 3

: :'_ to sell out the first 62-lot phase, the absorption rate equating to two fots per month, Pm:es -

S ﬂ}f the lots i in the first phase rangecl from about $45,000 to $55,000/site.  Combined

o Hldden Mead{}Wa Estates #1 and #2 created a reasonably srmﬂar number of 1ots (ai 5-5) &nd‘ | B

the markaiung permd of these phases paralleled the absorption rate set by the first phase

S (say :EE !otsfmonth} Prices were higher over thts era, the developer captunng pnces more , |

- s0 m the wmmt} of £560,000 to £$70, DUI:}a“Eot By the time Hldden Meadows #4 came’ on

o lme in 2002 the &haorptmn rate had accelerated subatantlaily and prices were much higher.

Al 30 lots were sold out over the course of 10 months for prices that averaged $79, 000/lot,

o Since 2002 the handful of resales that have occurred in Hidden Meadows disclose ;}rwes .
_from +§150, (}ﬂﬂ to $235,000/Jot. o

' h | If 1he subiect was subdmded the appraiser would envision mmllm* retasi prices {sa}

. j.:t$1:ﬁ[] (}{}{3 to +£$235,000/site) and a pace of sales in the wcmzty -of 110 2 lots/month.

| _Ac!miuedlv the price range is substantlaﬂy hlgher than the =379, (}ﬂ{}f’iot average that was
B abhzeved in Hidden Meadows #4 only a few years ago, but dramatic and v1rtuafly

' unpr-ec_:_ad-em‘ed valie apprematmn_-omuned between 2002 and 2005 For examp!e,‘ the '_ -

ée_fii_ng' ﬁp'ri{:es'_of; singié—fa'miEjr homes in the subject’s neighberhood has more than doubled | R

Cacsor Uiy
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mrer the Iast f' ive @ears the pﬂce trend dﬂcumented via iha COUETE‘:::-} Df the Tx@ﬁhem

Nevada I'viLLS as follows:

Fast Central Carson City

Year

2001

2002
2003
2004
2005
2006

Average

Median 3 : Avg Days

Home Price Home Price # of Sales On Market

$195,617
$218,287
$252,281
$316,664
5379,550
$391,358

$180,000 ¥ 111
$213,750 62 97
$240,000 64 90
$325,000 56 71
5359500 68 106
$370,000 53 135

The abmfe statistics include Riverview Terrace.” Hidden Meadows itself offers home prices

mcre SO 1n the vlcmn:v ‘of $450,000 to $600,000 and demand remains reasonably good

even in light n:}f a softening market: Thus, based principally upona mw::w of Hldden

Mea{iﬁws the appraiser is comfortable in conchuding the subject could support a

ramdentl:«ﬂ dénsity in the vicinity of 1 du/acre. Furthermmre ut is also evident that

remdentaai subdivision is both fi na.ncm%lj, feasible and the mammaﬂm nroductive use of thzs

land."

Highest and Best Use

Residential Subdivision and Development

{Ata Density in the Vicinity of £1 du/acre)

Carsen City
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VALUATION -

1 _;-:'APPRAIS-XL PROCESS

- - ';Normaih' an appraiser has three meihods that can be used to dem B]ﬂp an.opinion of v alue

o ;-These are referred to as the Cost Approach, Sales Cumpansnn Approach, and Inc@me '

..Capnaimatmn Approach. In this instance the Cost Approach offers no applicability since

the suhjeot is ummprc}ved land. Residential subdmsmn land (such as the subject) can be -

| valued vig either the Sales Cumpanson Approach or the Income Capntalzza,taon Approach. S

. _ln the Income Capxtahzatmn pmcess appraisers t}rpmam utilize subdivision modeIs and..for -_ =
. dzscounted cash flow madels. To appral se land wa this pmc&sa one needs a f' rmly
o establsshed project size howeye er, in addition to reliable cost esttmateb As these items are
~ not avaﬂable the ‘only practical manner in which to address the subject is the Sales |

ﬁCqmpanson Approach. The Sales Compans-un-&ppmach is a process described as :

| - follows:

i :SALES COMPARISON APPROACH

o In the Sales Ccmpanson Approach market value i3 est:mated by comparing the subj ect

Ipropert}f to similar yro;}emas t}mt have been soid recentiv or for which offers to purchase

- have been made. A ma]{:rr premise of the S&JE::. Ct}mpan SO f‘&ppmach is that the market

_vaﬁua nf a pmpeﬁy is directly related to the prices of cr:}mparabie competitive propemea

' -:'T'he_téfﬁiﬁarétixfe anaﬁ}éis in the Salés Comparison Approach folcuses o diffe.fence:s inthe
iegél -'-p'hy'sic&]”'iacatioﬁal and economic characteristics of similar properties and the
“subject pmpeﬂy The analjrrm also addresses the differences in the real property r;ghts . |

:_' '- . :»:Dnveved the dates of sale, the motivations of buyers and seliers and the fi nancmsz '

o arrangements for each sales transaction, w hu:h can account for variations in prices,

Carsa City"

55:: L




““LYN C. NORBERG, MAI  »

' In'zﬁe;égtes Cﬂmparisan' A‘ppfdach, an app.rzﬁser' follows a systéematic pfﬁnc-éd‘a.rfé:’ o

1. Research tha market 10 mbtam mformatlr:m ofn sales transactmns IIStlI’Ig:: and
S oﬁ'ermgs to purchase propemes stmilar to the subject. -

2 .Venfy the mfcrmat:on bw C{mﬁrmmg that the data abtamed is factualfy accurate and
e that the transactions reflect arm's-length market cenmderatmns TR

o muit1pher) and develop a comparative analysis for each unit.
' 4 :Compare the SUh_}ECt property and comparable sale pmpemes usmg the elements nf '
- . comparison and adjust the sale price of each cnmparable when appropﬂﬂta or
- eliminate the property as a comparable, RS

5 Reconcile the various value indications produced fmm the ana'53r5is of comparables

.”_-SeEect refeman-t units of '{:Gmpanson {e.g., duliarn per acre, per sq‘uafe foot, or iricome .

. into a single value indication or a range of value. Animprecise market- may indicate |

Ut range ofm alue,

:':._;:-:'.-*CGMPARABLE DATA ACQUISITIU‘J

"The i'BCGi"db of Carson City offices were researbhed by the appraaser at various t1mes over -

_ the wmter of 2006/2007. In initiating this research the appralser attempted to find s&ies of |

_ummpfmed subdivision land that were reasonably similar in character to that of the S

g subfect In this regard subdivision lands with a densﬁv in the vicinity of I du/acre f@rced -

to confmnt some form c}f a physical constraint were targeted. Since developable 1ands of“ 1

: any. sort are scarce in Carson Clu the appraiser had to expand the sales Saaruh o
: geographwall} In this regard the nearby jurisdictions of Dc:ug!as County and the W ashme- 5 :
o Rﬁ'a]le\r purtmn of ‘ﬁ ashoe County were also researched. EIghteen aaies were eventuafiy

| : 'gaihered as disclosed on the charc that follows:

Cavson City
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: Development Land Sales

o Carson River Rd.

10-622-12

4413

$ 350,000

5620

N of Genoa

1 1419-00-002-027

2104 |

$ 5,425.000

i

"1,018.00

N of Genoa

1419-00-003-027

2004

37512

30

*

00

1.018.00

Combs Canyon
7-091-T1+

1405

$ 1,100,000

82,12

- Tilman Lane

1220-28-006-005

3 Jlr{j 5

$ 5000000 |

80.00 |

 Mexican Dam
0-121-44

6405 |

$ 1323,750

6431

W. Washoe

55.081-88 |

105

$ 412,000

26.01

W Carson

L 7.091-74

105

TS 625,000

60.11

7§ 10,398

~ CC Speedway

- 9.311-03

9705

$ 2.400,000

26,15

$ 91,778

B IIID o
Co 142005201006

Topsy Lane . |

10405

"$16.100,000

100,00

$161,000 |

ST

N Sunridge

1420-08-101-004 -

10705

% 8,400,000 |

106.25

$ 79,059

12

- Race Track Rd.

. 9-311-14

GG

§ 2305175

20,045

$115.000

BNEY

Center Dr.
9-311-08

1i6

§ 3,961,750

34.45

$115,000

14|

Center Dr.
CB311-10

1106

$ 1080875

1723

S115,000 |

15

:_ Center Dir. #4

9-311-61]

2/06

$ 2,008,000

$120,023

S 15':'

-  Fish Springs
1321-32-001-011

$ 750,000

S 19883

EEN

~ Carson Raver Rd,

10-631-08

$ 2,500,000,

7§ 7149 |

-Rhodes St.
- 9-031-02

$ 4,000,000

TSSLs |

Carson Cify’
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- Thm sPecrf' ic sampie of market data offers a v ery wide range in unit price, but for reasons . -

e : that mll bemme evident shortly (i.e, much of the price ranﬁe can be attrlbuted o )

dri_’feremes in probably project density}.

LANB SALES ANALYSIS

"The elﬁhteen sales occurred ov era time frame that extends fmm Apnﬁ {:nt 2003 tnmugh

S _Iuiy af.ZDDfS. Only a few of the sales involved dated data; in that it appears that the market N

. under study was stabilizing by the middle of 2005. Prior thereto value appreciation was |

. very significant, as most western Nevada residential markets were in something of a =

" feverish state. The more dated sales (Sales 1-3) have therefore been referenced for 'sﬁeciﬁc’ '

o 'reasons Fer exampie Sale 1 hag hEEH included mmplj, because it is located adjacent to ﬁle
'_suh] ect. Sales Z and 3 are useﬁ;i in dlsclnamg the value enhancement that aceriies m _ | _
sui::udwlsmn lands once approvals are obtained. For other intents and purposes, Sales 2 and -

- -3 are not hwh]v comparable to the subject,

' R:étu%niﬁg'ﬁo thé' sample ihe’ 18 séfﬁé range in unit pricé frem $’5'329:’ai::re to $161 000/acre. |
8 _ 'A‘d.n‘il.i'tt.edi}' this is & very wide price range, vet the sales tend to concentrate in the wcmm '
of i$1GD 000/acre for high-density subdivision lands (say 3 to 4 du/ ‘acre), and abeut | |
20, {)ﬂﬂfacra for relatively low density subdivision lands {say £5 acres/dir}. Dniy a few

- sales were found that are campamble to the subject relative to density. .

' Fromia broad perspective there are three majcﬁf factors that impact the selfing price of -

- subdmsmn land.” These are the gross retail sales thentlal of tne tract, the extent of the :

o -cnsts that will be mcurred in bm]d:na and selling out the subdivisjon, with the third

o comp(m_em tak_mg into account the amount of time it will take to liquidate the pmjec-t”(ixe.-,- o
thdinfg“chts)' -'As all of these components aré not nécessarily evident at the time the fand
s acqmred appramers typically analyvze subdivision Jand in the context of neeghbmhood :

: -.'dafferem,e.a d&ns:iy dxﬁerences etc

Carsen City
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“. Prior to venturing inta thesé matters the appraiser has elected to offer a few comments on

. property rights conveyed, conditions of sale, financing terms, andfor market conditions.

o PRUPER’[‘Y RIGHTS CONVEYED

- E An arai}ms uf‘ pmpert} rights conveyed tends to be germane ta the a,pprassal ofa leased

R 'fee estate This aspect of property rights conw eyeci is not pemnent to the appraasa} at hand, |

e 1_:. smce it is the value of a fee estate in the subject that 15 I}Bmg sought ﬂEl of the

S _tumparahies involved the transfer of fee estates.

- Property rights conveyed is a broad term that can be viewed in a number of contexts

: _h_nwe'véf."_ Relative o residential subdivision land e'ntitfsmeﬁts could also be viewed in the
' context ofa p%ﬁpmy right, as can water rights, etc. Historically, lands with iént&tive‘ or

"-f' nal suhdmsmn map approvals have sold for unit prices somewhat hmher than raw land
- Th15 ‘can be attnbuted to-a number of 1ssues, specifically the amount ﬂfume it takes to
achfex-_e pro;ec:t approvals, the expenses that are associated with_ engineering and design, | o
. andalso the elimination of séme of the project risk.” Given the character of the subject, the '
o aﬁpmisér:&ﬁefnpt’ed to avoid sales with development api}rwal's.,rafthough there are t'w'oi”- o
L éic&ptibns (ie, . Sale 3 and Sale 17). Sale3 hﬂsfed tentative map approvals, and Sale 17 |
:had fi nal map approvals. \Jn adjustments m!l be applied at this point, but the bﬂneﬁts of |

= '-apprm jals is recogmzed and w ill be revisited when the need arlses

. ":-CG'NBI-TIONSE)F SALE

- '.Thse dennmon of market vaiue refers m a tmnsa{:tmn that takes place in an rc:pen and

o f-cmmpentwe fcm;m where neither party is under duress. All of the sales inv olved arm’s-

3 _'-ianmh transactions between knoy ledgeable parties. There were no mdlcatmna of any -

. unusual marketlnw circumstances or financial duress No adjustments are naedf:d for

' cm‘sdmons of sale

Carsoi Uity -
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o mecm; TERMS

o -:The deﬁmtmn of market value refe"s to a transaction that takes pEace on the E:rasrs r::f cash o

andf::)r one which is at the very least cash equivalent. . Gcaasmnalw seller-assisted -

: ﬁ_nancm_g- can impact the contract price of a specific ransaction to such an extent that it L

g ?do'eé'nbt offer an indication of a market price. The most common scenario is a seller-carry

- ncﬂ:e ata Iess-than—markei rate of interest. Financing arrangementb asmmated with the

' aIes are summarrzed as follows:

SaleNo. . DownPaymem = . Rateon Seller Note

e None o o D%
2 100% . - '
3 0% e
4 32%. . Unknown
5 CI00%
6 49% ‘Price= 1.5% -
ST : C24% o - Unknown
B 100% e o -
9 100%
10 C100%
|3 C100%
2o S 100%
S & B 100%
14 100%
15 cl o 100% S _ -
e -+ Unknown o Unkriown
T L100% | - .
18 SRR 100%

As can be seen the majomw of these sales were cateqonzed by ali cash purahasea On Lhe b

_ seE!er fi nanr:ed sales the down payments and interest rates charged were reasonabie (when ]

'-kﬂuwn} and | in general conformance with market terms. The appraiser was not able to.
ascertain c@mpiete details on a few of the transactions, but no unusual umt prices were -

' noted. Thus, all of the sales were deemed to offer cash equivalent prices.

- Caeson City
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MARKET CONDITIONS

Arn adjustment for market conditions is also known as a time adjustment. This is where an
appraisrar m'\;esngates the market under study for any appreciation or regression in value
Dvar the f:ra of the sales: As has been referenced virtually all of western Nevada’s
resm‘ent;al markets were categorized by extremely high v ahre appreciation i}emeen 2{}91
and EDDS “The market began to stabilize in mid 2003, and pn{:e reductions were noted in
some ne1ghberhnodn in 2006, Of the 18 c:c:mparab!es 13 occurred from July of 2005

fom ard These sales require no adjustments for t!me Sales 4 and 5 occurred only a few
months prmr m de 2005, and would thus warrant little {1f anv) adjustmient. Sales 1
thmugh 3 warrant upward adjustments to price to account fur subsequent ap-precmtmn bt
since these properties will not be given much weight in the anaiyms that follows quantlfied

adjustmf:nts have not been calcuEated

UNIT OF COMPARISON

Subdmsmn land is often analy zecE and valued on the E:uasss of a raw lat price {aka

unﬁmshed andlor unbuilt lot price}. ' When land is facing form;dabie canstramts however
anci pmject size as not firmi ¥ established, the price paid per acre is _]ust as reliab!e am:l
actually more ob_jectwe Such is the case relative to the subject, and in turn the

comparables will be analyzed on the basis of the price paid per acre

Carson Cily
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" DIRECT COMPARISON PROCESS

S The dIrect compansnn process is designed to take mto account dlfterences in pnce that one'. ol

';ca.n attribute to physical, legal, or economic dlfﬁ:]’ﬂﬂCﬁh between pmpemes Inthe
: '-_subd_i.x-lsm-n land market the predﬂmmant selhng price of finished residential lots in the* -
_ﬁéighhofhoﬂd Where'the property is located-tends to exert the greatest”iﬁﬁﬂencetm p’r‘ibe

' {ix e rﬁtaal price levels). Most of the sales are on relativ ely equal footing in this regard

o hﬂwever ‘When using the price paid per acre differerices in probable density will exerta -

o _majcr mﬁuence on unit price as well, and this matter will becotne more clear: shorﬂy

o F.matl;v dev e!apment costs racmr highly into the value Equats:m In anahzmﬂ

: dew!opmenﬁ costs an appraiser is not necessarily concernied with the typical cOSts that ..

L _accme to virtually all projécts {such-as the cost of asphalttc streets, undergmund utllmes

e etc.]-, mo-m s0 the extraordinary charges and/or offsite costs that accrue to specific pmjecis.r_ T
* The subject will be forced to confront substantial offsite and extramfdirs'ary' costs in the

- 'courae of its: development {to cure-access defi tciencies, nstall pump statmas, {:Dnstruct e

o 'of’fsnte roads, and deal witha htgh water table in general), and these issues 4re qu:ie

= _3'3germane relatwe 1o the ow nership’s value. All of these matters (and a number of other

- issues) are referenced on the “Elements of Comparison” chart that follows. On this andall ||

'_-fﬂ]iewmo charts and arrays the sales will be listed in descending order relative to unit p'rice -

to'aid ] in the evaluation of the market. As comments have already been tendered re]atwe fo

. the mﬂuence of dev elopmenﬁa] appmvals the first comparison facmr explared relates to '

: --daﬁ‘eremes in ;}arcei size.
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B ~ Flements of Comparison

= .
S F161,000 Mo 100,00 <12 ac., 4dwac. md | © >Avg
13 $120,023 | Mo : 15.73 1ac 44 dufac, mA >Avg,

A2 FULS000 | No _ 20.04 - lac 4 dw'ac. med >Avg.
B BIIS 000 | No 8 34,45 Tac. 4 dwfac. mil Ave.
CI4 1 115,000 ~ No 1732 . Lag, . 4 dw'ac. mid >Ave,
9 1591778 | 0 Mo 16,15 _lac 4 dwiac. m/l L PAve,
<111 § 79059 No 196,25 <1/2 ac. Jdwac. midl | rAve
SIF OV % 7149 |00 Yes 3497 | lac | .5 dufac. med Ave,
5§ 62500 Mo - | 8OO0 A0 ae, ddwfac. mid | >Ave,
-1 $ 62331 No 362 1 ac 1 dwfac. mfl < Awg,
18- | 5 51,184 ¢ CNoo _TRIS 1 ac. |1 defac. myl rAvg.
7 g0 590 Mo - 20001 - 2.5 ac 2 dufac. md Ave,
16 | 519833 | . No 3772 3 ac. |2 dufe. mdl AvE,
6| $-15,039 Mo 54.31 3 ac. | 2dufac md |0 Awp

o4 1§ 13395 | No j 8212 1ac. |5 dwhc md >Avg

8- 1§ 10,398 No ' 60.11 1ac. |5 dwfac. mi Avg.
318 7380 Yeos - 101800 18 ac, C 106 dedac, il Avg.
-2 § 5319 ~No 1,018.00 18 ac. A6 dufac. md | Ave.

Capsen {iw
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--":"_'.:The szze e:nf a tract will usually influence its achmvabie unit price. The generaity acc&pt@d

thﬁ:m}f._is that as the size of a property gets larges unit prices decline, if all other factors

B r amam equal. " Relative to subdivision lands the economic principal behind this relationship |

L :‘é];;'_i'te's"m holding costs and/or opportunity costs. Quite simply, large tracts mp‘porﬁ larger

R projects and are thus burdened with a longer time frame relative to the recapture of capital.”

Cﬁmpetitiﬂn also factors into the size/price equation, in that small parcels are geheraily

e 'mme aﬁbrdabla and thus attract a broader market. The enhanced cmmpentmn tends to

N -have an mﬂaﬁ:mg effect on pme Below the 18 sales have been segregatsd into three size

= categomﬁs

. SaleNo. - . #5Ac. 1671010625 Ac.
S L - $161,000
B L $120,023
SR $115,000
1B 1$115,000 -
14 $115,000
9. $ 91,778
1t $ 79,059
17 - $ 71,496
5 SR - § 62,500 .
1 % 62,331 o
18 ' $ 51,184
ST $ 20,590 .
16  $ 19,883
5 - N 5'19}025;:
4 % 13,395 -
S8 $ 10,398
3 - )
 Average % 6233Vac. . $ T71,022%ac
“ Subject ' ' X (86 ac.)

65 .
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i -Nh'lﬁgiéa! trend in average prices is noted between the sales in the first two categories, but
_ the sales in the last category commanded unit prices well below the norm.” It would be _
" reasonable to attribute this circumstance to the large size of these two sales. At'1,018 acres

©*Sales 2 and 3 cannot be considered comparable to the subject, and will be eliminated from

- 3__: further consideration at this point. These sales have actually been included bythe

_é}ipfais'er' for other purposes, specifically to disclose vatue enhancement aﬁribﬁ-tabié to -

o y _' ﬁpproyalﬁs"(an exercise that i performed later in this report). Since Sa’le' 1 offers a unit”

- price that is reasonably similar to the sales in the second category no other size adjustments = |

_or eliminations are necessary. - -

- .Zmlmg (Mmunum Lot Slzel

- The appralser is comfortable in assummv that zoning is not as 1mportant as master plan

. dessgnaﬂons to most properties, yet zoning does offer samethmg of a safety niet, in that -

| subdmdmﬂ lands in accordance with zoning can usually be accomplished with the least
. am(}unt-crf dafﬁcuitw and conditions. - Zoning is not, hﬂwever the only r:{}nsaderaimn

' 'reiatwe to pmbablﬁ: density (as will be shown shorﬂ}f} th this ohsewatton in plan:f: an ol

L 'arraj,» based on the misimum lot 512,65 re{gmred i each zoning distr:ct is:

Cargoe City
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S <12 Ac. +1 Ac. CAbout235to3 o £20 Ac
CoSaleNo. - Minimum - Minimum Ac-Minimum - Minimum .
I sI8L000 -
s o Si/.l:}ﬂ.m o
ool 815,000
I3 8115,000
T “$115,000
R % 91,778
SR B - T N () B o
S S TL496
s e _ % 62,500
B e R $ 62331
S . % 20590
Cole e S8 15883
S O T, 519,029
S T $ 13395 ‘

 Average | §120,030fc. . $7656l/ac. . $ 19.834fac  $ 62,500/ ||
CSubject 'K(zﬂ-a{;_}:_-”

o :Wath 0{11}’ a cuuple of exceptmns this array r:}ffers 2 re!atwalj, cIear 1renc! in pru:e SaEe 5 o :
s .breaks the trend, a property with an FR-19 zt}nmg {19 acre minimum). “This propert}f is-
B -aEso a des1gnateci receiving area in Douglas Cnuntw however, and it was the intention of 7
- ..the hux ers to pursue a project w ith a density more 5o in the vicinity of Itod dweilmg umts”?.__

pe:r acre.

In the first category Sale 11 discloses a lower price in relation to Salé 10, but this can be
attributed to physical constraints (slopes and gullies) on Sale 10 that are to be left as opent |
. '.Space' In summary, a price trend is noted via zoning, vet the appramﬁr is inclined to place o

. _'m{:ure: emphams on the next factor explored.

Carsom City
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P - The’ appralser is of the opmae«n that this factor v.,armnts mﬂre we1ght than dces zonmg An ||

_anal}rsrs of pmbabfs density takes into ameunt master plan degagna!;mns the buver s

o 'mtentmns at the time of purchase, or subsequent évents (such ds the submitial of 2

: _-_'dewelapmant appl:catmn) ‘Given observations presented in highest and best use it is- the

o _ appraxser s opinion that the subject can suppmt a residential project w 1th a densztv

o 'bomeu. here in the vicinity of +1 dufacre. Based ona review of zamngs ‘master plans, and

' ' development ap]:rh{:atmns the c-::amparab!es have been segregated inio the four categf}neb o

L __:that follow:

- P-mb&ble'[)ensity: _ _ o
S o About = About
i -_..'SaIeNu . 3toddufac. kldufac.
Sl U8161,000
s 8120023
CURZo L 115,000
S & ©O$H15,000
o140 8115000
O T . § Wiri 3
i g Te0se '
17 00T § 71496
S U8 62,500 -
B s 631

A8 '551134-"

ST )
S L
L6

| Average - S107.420fc. § 61,670/
CooSabjet L X (hdufac)

Ahﬁ-ut

oS dufac.

'$ 13,395
.~ $ 10398 -

8 11,896/ac.

CAbout
C2dufac

s 20500 ||
s19883 o F
SR 19029
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A very evident price trend is produced by this drray, and the readers-dre urged to note the
good degree of uniformity within each category as welE (w 1th the exception of the third -
c{)lumn} In the third column the relatively low unit prices on Sales 4 and 8 can be
attnbuted to the unknown extent of physical constraints. In turiy, the actual numbe.r of lots
that these lands can support 1s not very evident, and in turn these two sales will be
eliminated from further consideration. Additionally, since it i3 evident the subject will not
be able to achieve a density anywhere near that of the sales in the first column, they too
will be eliminated at this point. Sales in the first column continue to offer a benefit to thiS
appralsai in that they set unquestionable upper limits to value dua to their much greater

densmes After these eliminations only six sales remam,

i‘mtmmated I)ew eiupment Custs

The cost to develop a residential subdmsmn 18 deﬁned prlmarlij, b} the ambunt ot Stfeet
frontage that is associated with each lot, Correspondingly, small lots are less cnsﬁy to

dea eiup than afe large lots.. It is not standard deve!mpment costs that are- of interest
hawever more so the extraordmar}f andfor offsite cost burdens that are associated w1th
certam pm_]ects or cértain tracts of land. As has been referenced a number of tlmes the
subject, if and when developed, ‘wilt be forced to confront a substantial number of -
aﬁraﬂrdmar} costs. Only one of the remaining sales is similar to the subject in this regard
.specef.' cally Sale 18 This +78-acre tract encompasses an abundance of steep terrain and.
undulating topography, and will also have to improve (and/or install) segments of offsrte
roads. The other remaining sales have a development cost advantage over the subject, and

thus warrant dowmward adjustments to their respective unit prmes

Carsarn City
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. .It'_'sh'o'uid be noted at this point that differences in de‘ﬁ-‘eiop‘m_zeﬁt costs are not necessarily
N .Uﬂive.rs'a'l Stated in another fashion, even though the subject and Sale 18 are tnnﬁontiﬁg' o5
abmre average costs, they are not necessarily similfar in this regard For practical purpases_ :
| - the developmem obstacles associated with the subject tend to be more fgrmidable than

o those assocraﬁed with Sale 18, In turn, Sale 18 alsa hosts an advantage over the sub;ect

'reiatwa 1o u&at;«

-' The comparable data has been ret:iuced to a pmnt whera a lugmal valuf: range for the

: 'subject is begmmng to emerge, and in turn this analysis will pmce&d m a summary. bectmn,.;‘

Carson Uity 3
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LAND YVALUE SUMMARY

The adjustment grid presented below summarizes afl of the adjustnrents that were
developed-m the preceding study. On the grid a positive sign is being used to denote the
need for an upward adjustment to price, witha nega’twe mgn used to denote the need f’ar a

dmmwar{i adjustment An adjustment grid on the six remammg comparab}es follows:

Adjustment Grid

1 $62

I8 $51 134
7 §20. 590
16 $19,883
] $19.029

B ey ] R
1
1
[
i

. 0 5l
- 0 il
- - 0 i

puncl g e (e g Sein g B

U1 The cost advantage of these sales is easily outweighed by their inferiority

relative to density {in all instances .2 du/acre vs. the subject’s +1 du/facre)
Relatwe to the three sales at the bottom of the chart the appra;sea* is of the opmmn that the
suh]ect densm advantage warranted more weight than the- dtfferances in demel{npment
msts Thf:sa three sales {6, 7, and 16} are adaptabEe to the creation of fots +5 acres in size,
in contrast o the SUb}ECt 8 antwtpated density in the vicinity of 1 dufacre.
Corresp{:rndmgh thess three sales tend to set a firin vatue floor for the suhj ectat

+$20,000/acre. The other three sales are sli ghtly more difficult to ana’Ey ze

Carsos City
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o Sales 1, 1? and 18 are somawhat fiore similar to the subject in mgard to pmbabfa danmty‘. =

- For exampie Sale 17 hosts a density of +1 du/acre, as established by final map approvals. = 18

Glj.r_en the map approvals and lesser development costs, Sale 17 is useful in setting a firm ] '

..up}ijﬁr:ﬁmit'tﬁ value at $71,496/acre, although it should be reiterated that this was a sale
: hé‘t’ﬂmen two 'gm*ernmeﬁtal entities at an appraised value. Sale 1 (at 862,331 facre). .

':"_.’therefnre offers a more objective upper limit, although it is a dated comiparable havmg

B 3__:joccurred back in 2003, This leaves Sale 18 as not only the most comparable pmpert} but | :

S :'Fhe c_gmparable of most recent vintage as well.

= “The valuation t’échn'i‘fliie.béiﬁg emﬁm‘yed at this f:miﬂ-t'ié. cém-rﬁbnly referred to as the |
- :._ b.facketing' a.pp.mach and/or sandwich technique, Properties that are clearly é;upeﬂ:j:rm the
__{}wnershlp being appraised are useful in setting upper limits to value, with those WE:lghted L

< with mferwr features useful in setting lower limits. The value range is established by - |

L : takmg the hlghest selling price of an inferior property and the fowest sellang prme of a :

1 ) '_:'_-supﬁrmr pmperty The value range suggested for the Suhjf:ct 15

Inferior Sale | Most Superierlsale o

~SaleNo. . Lower ValueLimit- . Comparable . Upper Value Limit ||
[ b L S TL496 -
B B L 62331
18 RS $ 51,184 o :
T 820,590 E S
16 $19.883
G % 19,029

Range: $20,590/acre to $62,33 1/acre

As th& extremes (sa\f SEI 000/acre to $62 {Jﬂt}iacre) are well establushad ‘the b&lam:e of ihls

= anahfsm will concf:mrate on Sa!e 18,

- Carsen Uity
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B "Sﬁle 18 is hew a portion of the Summer Hawk residential project in Sﬁﬂth Carsdn City.

- This 201-lot dm elopment receﬁtfv received tentative map approv ais from the' 1ocal

':'pianmnp: commission. About +100 lots are planned for the +78-acre property that seld.
: :' '(Sale 18), w.rt_h the balance of the Jots slated for dev eIc}pment on adjac-ent lands that are

- held under a different ownership. On the surface Sale 18 suggests that the subjéct is‘_wtjﬁh

— -.ﬁbﬁﬁt -$5?3;Gﬂﬂ-=‘ia;:rle, But upon closer inspection it should be noted that of all the lots |

: 'ass'r::-t:iated'Wi.t’h'Su&nmef Hawk, about 160 were attributable 1o the zoninig on Sale 187s

' saventy—enght acres. Thus the development rights associated with the sale were afsr:a useﬁjl o

i expan{img the developmerit options avallah}e to adjacent lands, or when wewed in

_another fashmn Sale 18 offers a legal density of ahout 2 dufacre. When one Erants thus i

advantage. of the sale its due com;deratmn it is evident that Sale 18 warrants a downward A

o _':adeStmeﬁt'to price. To what extent is s@meﬁha‘t elusive, although a unit price well abave

“the iﬁ'ﬂ@ 000/acre floor provided by Sales 6, ? and 16 remains warranted. In this regard a

anit value SOmew here in the wmmty of $35,000 to $40,000, *‘acre appears to prov ide the =

[ _hest fit with'all of the sales data, With this thought in 'mind, and noting that develnpment -

landis hecommg scarce in Carsan City, the appraiser is inclined to value the subj gct _3 =

e mwards the upper end of this range and/or at $4ID D00/acre. ' o
86 Acres x $40,000/Acre:  $3,440,000 < |
REVE _ SRR .33,.50{}:,"1}{3{} -

Carsore City
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o With ﬁnlj,f one approach to value provided no reconciliation is needed. As of the effective o

date of value, the market value of the 86-acre subject property will be estimated at; .
~ Final Market Value Opinion: .

83,500,000

Carsiry City
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' FIN%L CDMMENTIOESERE ATIDN

Fumished in Addenda Fxhibit ‘G is a chart that reterences a number of -:ubdmsmn land

: .'-sales mth development approv als in place. ‘These sales commanded unit prices from L

: $62 Sﬂ(} to $82,500/raw lot, and as such pmwde support to a $71,429/raw lot price

- . -:'achse,ved by Sale 17 (which is located adjacent to the subject} To some degree this

e -refatwnsth is lmp{}rtant as Sale 17 involved a conveyance from one gm ernmﬁnt entm,r o

| _.a.nother (i.e., inthat the prwate party sales support the price). Sale 17 is located 'vll’tl.lall‘;’ '

- _-adjacent to the subject, upslope from the Mexican Ditch, and on thé west side of the

- ; Carson Rwer Road. At one time the property had final map apprmals for 33 bl!’lﬂle f&mﬂ} | |

o Iots and also included a remainder tract that i is adaptable to the creation of at least two lots, _

o ‘?'LS such, this sale is deemed to host 35 raw lots and reflect a price of $71,429/raw lot. -

: Dne of the majar advantages thzs salf: has over the subject reiates 1o 1ts appmvals whmh by

B their - very nature eliminate a substantial amount of the risk assomated with a suhdmsmn

B ':'project. n dev reloping an adjustment for this aspe{:-t of the property the appraiser has .

S .~ conducted a pairing between the prices on Sales 2 and 3. These two transactions are

o refefeﬁcing a sale/resale that occurred on the same day. The first sale di'scmée's' the pri{ie e
L pazd for land without apprmrafs the second the price for the same property with map _
- approvals virtually assured (ie., thav were formally apprmfed onﬂy a few days after clase

- Df escrow) The value enhancement attributable to appmvals as caiculated via thas pamna

S

L 7512500+ 854250000 = 138.5%

Corsnn ity | e
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| -Usiﬁg this factor to place Sale 17 on equal faotihg'w_ith the sibject {i.e., subdivision land

without approvals} is accomplished as follows:
ST71,428/l0t + 138.5% = - $51.573/raw lot -

To this:ﬁgure.'th'e appraiser also needs to acmuﬁt for the extraordinary devéfbpmam costs
the subject is confronting.  Acknowledging that this aspect of the analysis is i"‘raught with -

B sub;ec!,mty 2 +$1,000,000 allowance for extraordinary items would equate to a-$11,628/ g
- _'Eot adjustment Apphed to the $51,573 adjusted price on Sale 17 7 the -$11.628/lo0t. -

| adjustment I‘-BSU[IS in a final adjusted price of $39,845, say $40,000/o0t. With the sub}ect’s' ]

_'_"danszty fﬂrecast at 1 dusacre, this unit price could be applied to either hypothetical raw 1ots= "
er {firecthr to acreage (which was valued earlier at $40 ,000/acre). Wit this final _
- ﬂbsewatmn in place the appraiser is more confident in the marka!; value opmmn as

o : 'dwﬂloped

Carson City
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CE RTIFICATIO\I

T certify tha‘t,.:tq the best of my knowledge and belief |

1. The statements of fact contained in this report are true and correct,
o020 The repr::i’técf analyses, opinions, and conclusions are limited only by the reported
3 'assumptmns and’ hmmng conditions, and are my persnnai un!:nased pmfessmnal :

' r-_ana!yses opinions, and mnclmmns

N - 3. I have no present or pmbpectwe interest in the property that is the Sllbj ect ﬂf thlS '

o 4 1 h:ewe na !Jlas with respect to the pmperw that is the sub}ect of thas reporﬁ, or to the ol

- pames mvah red with this assignment, - ~

s M}r engagement in thls asssgnment was not mntmgent up{m developmg or rep{}mng S|

* predetermined msuits

6 : My a‘:b'mp?en'satibﬁ for completing this assignment is'not @bntingéht upcm the B
; “development or reporting ofa predetermined value or_diréc.tion' in value that favors
L the cause of the a:'ﬂent the amount of the falue‘ opinion; the attainment of a Stip’ﬂlﬁfﬁﬂ. -
- : | resu!t or the occurrence of a subsequent everit dH’BCﬂ} related to the mtenéed use of

e :t}ns appramal

7. -I‘»-fh"anal}-'ses opmib‘rﬁs and conclusions were developed, and this'répo-rt haq'héen '
o .'prep&red in r;:ontmzmt} with the requirements of the Uniform Standards’ omefes— B
L 'Smnal Prac*{lﬂe e ' ' :
e S I ha%.-'"e'made a perscﬁna! ihspection of the property that-is .the si}bjec’:t of ﬂiis report.

9 NCI orie prtmded s1gmﬁcant real estate appmmaf asssatance tothe ]I}Efbﬂﬂ s1gmng th1s.. .

'-'repmrt

Carsen City
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10

11

12

13

14.

Report Dated:. March 25, 2007

The analyses, opinions, and conclusions were developed, and this report has been
prepar&d in conformity with the requirements of the Code of Professional Eﬂ"ﬁlﬁb and
the Standards of Professtonal A;}prmsal Practice, w hwh mclude the Umf@rm

Standards of Professional Appratsal Pmcme

The use of thfs repm‘c 18 subgect to the reqmremems of the Appmiaal Institute relatmg

to review bw its duly authorized representatn es.

'I‘Eus report s subject to the requlmments nf the State af Nevada relatmg to rewew

bv their duly authorized f&pmsentam es.

As of the date Df thas rngmrt Lyn C. Norberg has completed the contmumg educatlan

program of the Appraz‘-‘.al Institute.

The opmmn of market walue for the 86-acre Andersen Ranch as of March 6, 2007, 15

$3,3500,000

LYN € NORBERG, MAIT

Certified General Appraiser NV License Mo, {8268
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QUALIFICATIONS OF LYN C, NORBERG, MAT
1761 East College Parkway, Suite 111
Carson Cuty, NV 82706
{775} 883-6655

Am)ralsaI Experlcnce

L}Tn C Nr::r‘]::-erg MAT, Real Estate Apprmser IQQD fo Present

Lee B. Sm;th & Associates, Real Estate Appraisers & Con_suitants
Associate, 1983 to 1990

Fedeéral Land Bank Associations of Rerno and Venfura
Mortgage Banker/ Appraiser, 1978 to 1983

Formal Educahon
- Bachelor of Science Degree, Eankmg & Fmame
Unwcrmtx DI North Dakota, i‘%?b

ﬁtmrmsal Education
Appraisal Principles, Course TA-1
AIREA, 1981; Portland, Oregon

“ Basic Yaluation, Course 1A-2
MREA 1981, PortIand Oregon

Capltahzahonl 11, and IH Courses 18- 1, IE 2, 1B~ 3
-AIREA, 1981, Bo‘ulder Caloradcu
AIRE ﬁ;) 198% ancapohs Minnesota

Case Studies in Valuation, Course 11-1
AIREA, 1983, Minneapolis, Minnf:sota'

Standards of Professional Prachce Course 11~ 3
MREA 1983; Palo Alto, California

Report "-.?-errag, Cotrse Ii-
AIREA, 1984; Portland, Oregon

Comprehensive Examination
AIREA, 1989, Irvine, California

Various courses, seminars, ete,, 1989 L Présent

ATREA - American Instifule of Real Estate Apprajsers; noow known as the Appraisal Institute

Carson Cily
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Professional Designations

MAI, Member of the Appraisal Institute
Certified General Appraiser, State of Nevada

Lacensed Real Estate Salesman, 30X Realty, Carson City. Nevada

Court Experience

Provided Expert Witness Testimony In

Federal District Court ‘»’-.”ashoe Lﬂ‘unt‘y Das{:mct Cm:ri
Reno Wevada . Reno, Nevada

LS. Bankruptey Lourt Elko Couni} D;strmt Court
Rerm Mewvada . - Flko, Nevada

Nevada State Board of Equahzation Superior Court, Eldorado County
Reno Nevada . - .. South Lake Tahoe, California

Duugias Cnunw District C(}urt
Gardnenflﬂe Nevada

Pmnerhes Appmased (Parha Lmt}

Dang}:rerg Ranch = Berio Vista Ridge

Carson Commercial Center Mack Ranch

Q&D Constmchnrz  Jensen Frecast

Carsonite - : " Big Springs Ranch
R-Max Hi Desert RV Park
Winans/ Yoder - R Stodieck Ranch

Douglas Water Study - . Parks Ranch

Heritage Ranch Bruce Industries

Falline, Ine, . Hi Ho Mobile Home ParL
Sario Ranch . : Water Rights
Apartments - Farms

Mountam Lakes . - Right-of~Way Acquisitions

Carson Cilv
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. EXHIBIT “A” o

TITLE REPORT




Norrhern

Nevaba
 Tme
- CGMPANY

'Carsmn (311:} Parks & Rabreatacrn

- .Atm }uan Guzman

:_'_(h.aﬁd delivered} '

DATE:
ORDER NO.
TITLE NO.
YOUR NO.-

" REFERENCE

 February 9,2007.
CC-1070060-LS .~

" Wone Avaikable o

B The recent transactmn opened with TI"I]S Ofﬁuﬁ is greaﬂ‘, apprectated and is bemg given our a;rmmpt attantmn

N The number shuv. n abm-e ha:, beer answnﬁd and should be referred to when confacting us.

_r._'Enc'ithe'd 'ple'ase fi ﬂd"' ‘

-'Currected Exhlblt “A" to replace the Exhlhlt “ it” attached to vnur Prehmmaﬂ Title Report. 1 nee&ed
1o mrrect ﬂze grantee s name in the third paragraph of Parcel B of the legal description,

- Very Trzﬂ} ‘:’our‘;

' -_'NURTHERN NE”S*ADA TITLE COMPANY

Carey Rotoli - \)

CINSTALLMENT COLLECTHONG
407 WEST ROBINEIN STREET

GARSDN LITY, NEVADS 597R0-3958

TEEET-AN

| FEN(TTEB87-5056 -

- CORPORATE OFFICE
- 512 HORTH DIVISICN S TREET

S GARSON SITY, NEVADA 89?03—41[}3

UTTE BBRTE3
FAX 775) B37-5085

D LYON COUNTY OEFICE.
L 3D MORTH AN STREET
YERIMGTON, MEVALS 304472578

(7FE) 45EAEE .
Bl (TTApARRETES o




o {:t-?iﬁﬁ_méﬁmhs._
- 100060
EXHIBIT 54" ATTACHED TO PRELIMINARY TITLE REPORT DATED FEBRUARY 1,2007

B .‘._.Emrm”“m, o |

Allthat }.:erraih_.'reat }:ifv:jpm}-' s.iaua't'a iﬁ tﬁe Cuuﬂt}' of Carson City, Staté of Na#a&a, Sescﬁbed aé-.fhi.iﬁw.s:' B

R

" Parcel 1, as set forth on that certain Map of Division of Land into large parcels for the DONALD

i~ ANDERSEN TRUST and JIMMY P. JARRARDS CHILDREN'S TRUST located within the East s of . .
“+-Section 22, Township 15 North, Range 20 East, M.D.B. & M., filed for record in the Office ofthe Carson ~ ~ -
- City Recorder, State of Nevada, on December 21,-1999 in Book 8 of Maps at Page 2342 as Document No, -~ . -

243503, and that certain Certificate of Amendment recorded on Janiary 4, 2000 as Document No, 24349,
“- - Official Records. o D ' |

PARCELB:

o ._ T-oﬁeth_ef with a perpetual easément granted to Bob An dersen, Kae Jarrard and James A. Jareard for

- access, and for the purposes of gress and egress over that portion of said land as deseribed in Grant i

o of Edsement Deed recorded on December 21, 1999 as Document No, 243502, Official Records.

~ Also, togethier with an easement for Private Accéss over the Southerly 60 feet of Parcel 3 of Division
-of Land into Large Parcels Map No. 2342, reserved as an appurtenance to the Grantor’s remaining -

lands by Kae Jarrard, Robert “Bobbie” Andersen, and James Allen Jarrard, Trustee of the Jimmy Pete i

- Jarrard Children’s Trust dated June | 0, 1993, in Grant, Bargain and Sale Deed recorded Janvary 28,
* 2000 as Document No. 244722, Official Records. R TP

~ Also, fogether with a perpetual éasement granted to Robert L. Andersen, as Trustee 6f the Robert
. Lorin Andersen Trust dated March 15, 1992 for access, and for purposes of ingress and egress over -
- that portion of said fand as described in Grant of Easement Deed recorded on January 28, 2000as. -
- Document No. 244724, Official Records. . S '
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 PRELIMINARY REPORT_

Nurthern Nevada Title Cumpany
512 N, Division Street

_ ‘Carson City, NV 89703-4103 . .

{775)-883-7513 FAX (775)-BB7-5065

" Tor - Carson City. parks & Recre:mnn L R  Escrow No. CC-1070060-LS

'j-JuanGuzman R _ B | Title No. 1070060
CYouwrMNo,
Property Address

None Available .
Carson City, NV 89707

Asseskor's Pamelﬂumbea.‘.
o BI0-071-25

o En response to the ahove referew:sd app]scatmn for & polncy af mie insurance, hanhem Nevada Title Cnmpany hersby r&p@rts ‘that it is

- prepared to issue, or cause to be jssued, as of the date hereof, a Policy or Policies of Title Insurance describing the land and the estate or - S

© - inferest therein hereiniafter set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not shown

* or referred to ds an Excepuan below or not excloded from coverage pursuant to the prmted Schedutes, Conditions and’ Stspuiatmn of said '

© Policy i‘orms o

“The prmted Excepta{ms and Exchsmns from the coverage of sa:d Pn:ahcy or PDHCIES are ava:labie from the office which assuad thus rep{an -

S Copaes of the Pollcy frorms should be read.

.:Th!.s repn-rt {and zmy supplem&ms or amendmems h&ratoj 15 issued su&eﬁr for [he pnrpuse of far::matm-ﬁ 1!1:3 issuance of a pnhcy of title -
insurance abd 1o liability is-assumed hereby. Ifit is desired that Hability be assumed prior to the issuance of a pohcv of title insurance, a~ -
Binder or Cr}mm:tmant should be requested.

'Damd:'Fe"htuﬁfy”fl-,-zﬂﬂ’r at:-,r;m;m.- R o QQ N
[ L L ' Caray Rotoli, Ttﬁe}Oﬂmer
. The fom nf ptlht} nf ntie InSurancs- tontemp}ated by this report is: CLTA Owaers

The estate or interest in the land he remaﬁer descnbed or referred to covered by this repcﬁ is: A fee as to Parcel & and an_- -

- easement as to Parce] B

E Tlile t saad estate or mtereat at the date here:of is vested in:

| Rﬂb&rt L Anclersen, Trustee of the Rﬁbert L-::-rm ﬂmdersen Trust dated March 15, 1991

| ~ The Ea.r:d fererfed to m the report is ﬁtuate in t%ita State af Nevad& County of Carson City and is descnbed as foiiaws ' |

SEE EXHIBIT ”A” A’IT JLC}[ED HERETO AN"D \IADE A ?ART HEREOQOF




CC-1070060-LS
1070060

Eﬁ_ﬁmlf « 4" ATTACHED TO PRELIMINARY TITLE REPORT DATED FEBRUARY 1, 2007
e RN o EXHIBIT<A” | |

3]3 thé_x c-Enaj'n:ré:a[.pir‘up.«er't}-' sé'tuaae'ir.r the Cednty of Carson City, Sta.t.e' ﬁf Nevadﬁ;'descrjbed ﬁs 'folzl-nw&:'
f@&CELA:A |

Parcel 1, as set forth on that certain Map of Division of Land into large parcels for the DONALD .
ANDERSEN TRUST and JIMMY P. JARRARDS CHILDREN'S TRUST located within the East 4 of
Section 22, Township 15 North, Range 20 East, M:D 8, & M., filed for record in the Office of the Carson
City Recorder, State of Nevada, on December 21, 1999 in Book 8 of Maps at Page 2342 as Document No.
2435073, and that certain Certificate of Amendment recorded on January 4, 2000 as Document No: 243949,
Official Records..

To gefh.f_:r"wiih a perpetual essement granted 1o Bob Andersen, Kae Jarrard and James A. Jarrard for
access, and for the purposes of ingress and egress over that portion of said land as described in Grant -
of Easement Deed recorded ol December 21, 1999 as Document No, 243502, Official Records.

Also; together with an easement for Private Access over the Southerly 60 feet of Parcel 3 of Division
of Land into Large Parcels Map No. 2342, reserved as an appurtenance to the Grantor’s remaining
lands by Kae Jarrard, Robert “Bobbie” Andersen, and James Allen Jarrard, Trustee of the Jimmy Pete
Jarrard Children’s Trust dated June 10, [993, in Grant, Bargain and Sale Deed recorded January 28,
2000 as Document No. 244722, Official Records. : SRR

Also, topether with a perpetual easement granted to Robert L. Andersen, as Trustee of the Robert -
Lorin And&r's&n Trust dated March 15, 1992 for access, and for purposes of ingress and egress over
that portion of said land as described in CGirant of Fasement Deed recorded on January 28, 2000 as
Diocument No. 244724, Official Records. I _ o s




" PAGE2

Lo U NORTHERN NEVADA TITLE COMPANY
Eserow No. CC-1070060-LS .. PRELIMINARY REPORT

- Atthe datahe_:hé:ﬁf exceptions to coverage, in addition to the exclusions contained in said pt}ﬁf:}-: form, would be ds follows:
- EXCEPTIONS FROM COVERAGE

 The policy, with the exception of any ALTA Lenders policy, contemplated to be issved hereunder will niot
nsure agamst 10:.5 or dama {and the Company wiil not pay costs, attorneys' fees or expenses) which arise by
- reason of: : o : , . ==
PART 1

Lo "Ta;-.es Dl‘ assessments whmh are no shtmn as existing liens by the records of any taxmg authority ihat lev:es taxes Dr'- '
- assessiments on real property or by the public records. e
: Pmceedmgs by a public agency which may result in taxes or assessments, or notices of such prﬂﬂ&ed;nvs whﬂthar or nm shm-m o .
vahe recur{is Gt such agency or by the public records.

i )

- An} Tacts, nbhts interests or claims which are not shuwn by the public records but which cou’d ke ascertamad by an mspect:m o
: .of the ]and or which may be asserted by persens in possession thereof.

[P

. Ea;.-emf:nrs lmns o encumbrances or cJaJms thereof, which are net shown by the pubnc remrds

CA DISL‘I’&}JHRCLE:E cnnﬂacts in buundaw lmes, shortage in aréa, encroachments; or any other facas which a mmact SHTVEY wnu]d .
o dlscfose amd wh:ch are not shown by the public records.

a] Unpatented mining claims; {h) reservations or exc&phﬂns in patents or in Auis authorszmﬂ the issuance thereof {c} water '

Lo

r[bhts cla:ms or m]a to water, whether or not the matters excepted under (a}, (b}, or {c) are shown by public records.
PART I
[jl' . Taxe:, for the year ’J'EI{IIﬁ ’?t]{}f mcludmg any svcureti personal pmpﬁrtg, taxes and any sp&cfal taxes a hsn now due -
Cand pavable o
. TOTALAMOUNT: -~ = $i8234
- FIRSTINSTALLMENT: -~ 7~ $47.34 - Paid
SECOND INSTALLMENT: - S $45.00 - Paid
THIRD INSTALLMENT: - S $45.00 - Paid |
- FOURTHINSTALLMENT: . .- 34500-Open
. 'ASSES-SOR’S PARCELNO.: o 0007Es
R The Egen nf an:,a for taxe:y for improy ements cc-mpleteci or in pmgrass but which were not shown on the ta*-: b|l1 ﬁ:\r IR
- the current year:.
: 3}, . L;eng fev ged ﬂ:v the CELE‘SDH Cltv Watar and Sewer District for water, ‘sewer and storm waitér ut[Emes by réason that B

o Suhjﬂct property 18 lacated within said distriet. To verify payments, delinguencies or liens, contact Carson Cm Utahtles at

k {"‘T:u‘r 83’7-2335 exiemmn 14}Eﬂ

- 34} Lo Ay _'defer_r_ad tax‘es‘:, interest and penalties, which may become due upon the conversion of said land from -
- Agricultural or Open Space to any higher use. ' : R

. Continued...




S NORTHERN NEVADA TITLE COMPANY
. Eserow No. CC-1070060-LS -~ -~ . PRELIMINARY REPORT

Al the date hereof exceptions 1o coverage, in addition to the exclusions contained ia said policy form, would be as follows:

'5). " Easemient; together with the rights incidental thereto,

GRANTEDT() . o e Bell Telaphone Coriipany of Nevada, a

- corporation and Sierra Pacific Powar
TP S el . Company, a corporation : -
PR POSES PO C e Acright of way with the right to corfstrdc*
e I a - operate and maintain electrical and
compurication facilities with appurtenances

T S thereto
RECORDED: -~ . ..~ . . - March 12, 1571 _
CBOOK: . - 107, Official Records
PAGE: . T a5
CDOCUMENTNG: -0 7 86935
- ﬁFF’ECTS" L o -Northerh 40t feet of said land -

_' ) I Notes ea.sements and remtah. as zet forth on Parcel Map No’s. E{JIE’ and i3ﬂl4 and Dw:s:on of Land Map Nr:r 234'? o
B herem referred. “Said nmes, easements and recitals will affect the use of the herein described propertv and a review of sald
L map is adw:,ed ' : .

- "f’j Easement shcmn or dedacated o Dm.:.mn of Land ‘Viap Na 731112 together wﬁh the nghts im:::demta[ thereto
PURPQSE: B SR L '. Existing power line easement
AFFECTS: o . Portion of said Jand
PURPOSE- . L o . Private access easement
CAFFECTS: S © . Portion of said land
PURPOSE: = | . R0 foot wide ditch and access easement for
e .o . o0 Mexican Ditch Trail
 AFFECTS: = o S Pﬁmﬂﬂﬁf:}atd ]a.nd
' 3} Easemem togeiher mih tha rnghts mcadema] thEJ‘Et{}
 GRANTEDTO: - - Siorra Pacific Fower Co.
PURPOSE: - L © . Aperpetual easement for cnnstmc&]on accass
ST : .. maintenance and operation of an overhead -
RS TSP ..o power line with appurtenances thereto
CRECORDED: -~ -0 R December 31, 1905 _
- DOCUMENT NO.: S 197691, Official Records -
- AFFECTS: -0 A portion of said land

Coatinued. ..
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NORTHERN NEVADA TITLE COMPANY
Escmwhn. CC»-IEF?'DE]GB—LS o . PRELIMINARY REPDRT

. Atthe d?[“ hereot Excen :nr‘s m coverage, in addition o the exclusions contained in smd policy ﬁz\rm, would be as Tr::-l;mm:'

3 9) Easemnnl togerher mth the E‘ID'I']I:: incidental thereto,

GRN\ITED m Lo Carson City, a politicat subdivision of flie Stite
- e ol Nevada R .
PURPOSE o - An B0 foot wide easement for nop-exclusive -

access, and for operation and maintenance of |
L DI - e the Mexican Ditch
b RECDRDED _ PR - . December2l, 1999

 DOCUMENTNO: " 243501, Official Records
'-AFFECTS o ~ o A portion of said land

»D} Deterred tax ]lfm:.x for Acrmulturai or- Open Space, the last of which was

L RECORDED: e July 3, 2006 :
- DOCLWIENTNO.. .7 355858, Official Rncerd:. '

] E} The mcguuremant that an exeautud Cemf" cation of Tmst plrsuant to "*JRS 164 49{} et. seq ba submntteci pnortothe
1ssuanca of a Tat e Insurame Pohey, - _ : _ . . _

606




" Korthern Hevﬁda Title -Compény._ L
< B2 N Division Street o
 Carson City, NV 89703

' Privacy Pﬂzl'i::,}.- Motice =
as of September 20, 2005

 PURPOSE OF THIS NOTICE

. Northers Nevada Tile Company {NNTC) and its Underariters share y\ﬁur,'ﬁéncems about privacy. Each Company is conimited to S

- .. respecting the privacy of our policyholders. Therefore, in accordance with Federal and State laws and requlaions, we are providing

< you-with this natice of how we might use the information about you which we gather in the pracess of issuing a policy of tide
instranes. TR o _ o B

Tifle V of the Gramm-Leach-Billey Act (GLBA) and the laws of the State in which you reside aenerally prohibit us from sharing nor

. public personal information about you with a third party unless we provide you with this nofice of our privacy policies and practices, .-

- such as the type of infarmation that we collect about vou and the categories of persons or entities to whom that information may ba

. disclosed. In compliance with the GLBA and the laws of this State, we are providing you with this document, which natifies you of o -

- the privacy policles and practices of NNTC and it's Undenwriters.
- GURPRIVACY POLICIES AND PRACTICES
L o Ehfﬁrﬁéﬁon_‘uﬁré collect and sources from which we collect it: '7 .
e do nat collect any nonpuhak:. personal information about you ofher then the following: |
i - 'Jnfdﬁﬂaﬁnh_vm .r?e?ceéva fmmig.rﬁu. or from your atiomey or other representatives-on appﬁcétéﬁﬁs or other forms; ..
L | . ;r{fgﬁnaﬂmabﬁult your transactions with us, our affiiates or our Undenwriters. - R

I addition, we may collect cther non public personal information about you from individuals and companies otherthan - -
those proposed for coverage. _ ' o DU

" Unless itis specifically stated othervise in an amended Privacy Policy Notice, 1o additiorial information willbe
-cilected about you. - ' L
o Ihft-fmaiic-n-v}eldéisﬁiosetu third parties: _ _ . | . B S

" Inthe coufse of our general business practices, we may disclosa the information that we collect (as described abave) about you or.
- othigrs without your permission fo the _foflamﬁng types of institutions for the reasons described: : L C

S T éﬂwi_rd part}f_'sﬁr;h as & surveying, real estate tax research or municipét data firm if the disclosure will enable .~
- that party to perform a business, professional or insurance function for us; e

- To aninsurancs institution, agent, or credit rporting agency in order to defect or prevent criminal activty, fraud
~ar misraprasentation in connection with an insurance transaction; P

_ Tﬂ an insiirance institution, agent, or credit reporting agency for sither this Company or the enfity to whom we .~
- disclose the information to periorm a function i connection with an insurance transaction involving you; L

. ZTZQI an insurance ;*eg ulatory authority, law enforcement, or ather govemmental authority in ordef to protect our
-~ inferests in preventing or prosecuiting fraud, or if we befieve that you have conducted illegat activities; :

To'an actuarial or research organization for the pursose of conducting actuarial or research studies,
. Tee disclosures described shove are permitied by law.

o Privacy Molica




 WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH AFFILIATES OR NOR:
AFFILIATED THIRD PARTIES FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW. .
i B ‘four right 'tu':'a'ccéss' and amend your personal information: e |

You have the right o request actess to the personal information that we recond about vou. Your rght inciudes the nghtfo
- knew-the source of the information and the identity of the persons, institutions or typas of institutions to whom wé have
- disclosed such information within 2 years: prior to your request, Your right includes the right ko view such indormation. ard
-~ copy-itin person, orrequest that a copy of it be sentto you by mal (for which we may charge Yyour & reasanatile fee to cover -
- our costs). Your fight alse includes the right fo request correcfions, amendments or delefians of any information in our -
. possassion. The proceduraes that you must follow o request access i or an amendrient of your information are as follows:

-+ To obtain access fo your information from Norharm Meveda Tige Company: Yol should submit 3 jequestinwritng
- Northem Nevada Title Company, 512 N, Division Street, Carsen City, Nevada 89703, The request should include .
- your name, address, policy number, telephone number, and the information to which you would like access. The. -
- ‘retjuest should state whether you would ke access in persen dr a copy of the information sent o yau by mail.
.- Upon receipt of your request, we wilt contact you within 20 business days o arrange providing you with access in
" person or the copies that you have requested. : o . -

o To cbtain access to vour information from the Underwiiter: You should submit your wiitten fequest
-~ including the specified informaticn to the-address stated above. The request should include the same:
- information mentioned above for requests to NNTC, The request will be forwarded o the Underwriter
©which insured your transaction _ S

. To cotrect, amend, or delete any of vour informiation; You should submit a request in writing to the - -
- address referenced directly above. The request should includs your name, address, policy number,:
-~ telephone number, the specific information in dispute, and the identity of the documient or record that
- contains the disputed information. Uipon receipt of your request, we will contact you within 30 business
- days to notify you either that we have made the comrection, amendment or delefion, or that we refuse to
- dao so and the reasons for the refusal which you will have an opportunity to challenge, L

L2 _' Our p'réct_ji.c{es regarding information confidentiality and security:

- We restrict access to nonpublic personal information about you to those employees who need to know that information in order to
o provide products: or services 1o you, We maintain physical, electronic, and procedural safequards that comiply with federal -
regulations to guard your nonpublic persanal information. R R

'R Our. p-nli{_:'yf regarding dispute resolution: - |
Ay controversy or claim arising out of c«r relating to our privacy policy, or the breach thereo, shall be setfled by arbitation in
 atcordance with the rules of the American Arbitration Association, and judgment upon the award rendered by the arbitrator(sy may -
- be entersd in-any court having juidsdiction thereof. : _ o ; _ S

Y& Reservation of the rightto disclose information in unforeseen clrcumstances: -

- Iﬁ'ﬂﬂﬁnécﬁ_ofn-_mﬁm the potential sale or transfer of fis interests, Norlhem Nevada Title Company, its Underwriters-and their .
- respechive affifiates reserve the right to self or transfer your information {including but not limited to your address, name, age, sex,

- 7ip codé; state and couritry of residency and cther information that you provide through other communications) to a third party eniity

- that { 1) concenfrates its business in a similar practice or service; (2) agrees to be a successor i interest of Northerm Nevada Tile -

- Company or the Undenwriter with regard to the maintenance and protection of the infarmation collected; and (3) agrees td the
- obligatioris of this privacy statement. - o T

" Privacy Mokics
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FkonTHERN'

f:GMPANY~  

'Fehruarv’?' ZGG'-’ -

 CARSON CITY PARKS AND RECREAHO\J

“ATTN; JUAN GUZMAN

_DELn EREE)

- -ESCR{_)W .Nok. . CC-1670037-LS.
ESCROW OFFICER  Liz Svenningsen

S {'PRDPERT&"_;_ - - 3662 Emerson Prive
S U | Carson Clty,W 89706

.Enciosed h&]‘t’:\‘s 1th please find the following decuments
PRELET»iINﬂRY TITLE REPORT AND COPIES OF THE EXCEPTIONS L
o Z[f ycru have -any.qu-estmns regardmg these documams please do not hesitate to ébﬁtact us.
: 'Smceref}’s , B | |

5 'Nur&}emNevada Tﬁle Company o
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‘FB 04 160 Agnculfure {ﬂa}

L The purpusa nf the A dlstﬂt:t is tc: tdenttfy those Iands that are used for uattla rajs;ng or agrlcuﬂuraf pur‘puses
. 1. The primary permitted uses in the A district are; ) .
- heccessory farm structure;
Agricultural use; :
Barm orstable;. -
_Animals and fcw[

7 Crop production {comrﬁ-erciaé}; :

Flood- co’ntmi'factltty

S Livestock ralsmg, S
. Park; '

- Restdentaai {Ismated to '] dwei[mg per 20 acres of Iarger}
. Winery. - . o .

2. The accessnw permﬁted uses mcsdental to primary permrﬁeﬁ and cnnmﬁonai uses in the A a:hstrmt are:
Accessory structure, ,
‘Demestic and agricuftural. weIE
- Guest building;’

Watchman's quarters. '
3. The conditional uses in the A dlstnct whlch reqmre appmval ofa specual use permit are:

- -Agricultral senvices;

Anirnal boarding facility; -

- Child care facility,

Church;.

Munzclpai well famht},r T

Oill; gas or geothermal dralﬁmg nperahon

- Outdoor. recreational facility (public or. prwate} o :
Ranch and farm hand fiving quaﬁersﬁbunkhnuses m::[udmg seasunal hnusmg, '

! Recreational vehicle parlc:

“Utility $ubstation.

Lo 20[}6—4§1{}{part} 2006 Ord, 2{}{}1 23§2 (part), 20@1}
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o o EXHIBIT“C” o
CONCEPTUAL DEVELOPMENT DESIGNS




 DEVELOPMENT
- CONSTRAINTS
- ANALYSIS -

;AN'ERSLN TRUST}:

COAPNI007125 l

 Prepared for:

, . Robert Lorin Andersen Trust- T LR
* Michael & Elaine Andersen Trustees -~
-¢/o Wayne Chimarusti, Attorney-at-Law.
300 West Second Street .-
. Carsen City, Nevada 89703

- Prepared by: i

" Palmer Enginéering Group, Ltd. -

£11-North Nevada Street .

- Carson City, Nevada 89703
{7751 8240479 -

o May 2006
 Job No. 060206
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. Tile 12 WATER, SEWERAGE AND DRAINAGE

Ghapter 1 2 DB FLOGD DAMAGE F‘REVEMTION

12 UQ E}1D Shmf tlﬂa

12 {]9 02{} Deﬁnmuns

' .'-12 09 025 Statutnw authanzahan

| "12;09.:0'353 Findings of fact. -

_f:1'2lﬁé-_ﬂdn"neclafaﬂoﬁ af oS,

o S 12 139 05{) Methods m‘ reduunu flood losses,

12 09, 063 General provisions.

§ 12_.09;5?D-A6m5nistration.

1209080 Provisions for flood hazard reduction,

' 1.2.{}"91.-'('3'90' Varian-c-e s}.'r'-:}cedur'es' '

12, []9 1=DE} Letter of map amendment
12.09. D'IB Short tttie

' Thas chapter nf the Garsnn C:ty Mummpai Code shall be shown and mted as the Carson 4t:|t3.r Flncd Damaga
Prevention Ordmance (Ord 1986-7 § 2, 1986)

7'12 DB 020 Deflmtlons

o As used in thls chapter ' ' - ' ' ' _
1. "Alluvial fan” means an area suhject to ﬂoﬂdmg when the ﬂoudp ain is cumpnsed nf low flov n:.hannels where "
sedment acc:umpames the shallow flooding and the unstable soils scour and erode during a flooding svent.

2. "Appeal” means a request for a review of the local ﬂaodplam admlmstraiors mterpretatmn of f-my,.r pmwsmn of'__ S

thls chapter or-a request for a variance,

3, "Area of shaélow flvoding” means a designated AO Zoné on the Flood Insurance Rate Map The base. ﬁoad
{iepths range from one foot (1) to three feet (3% a clearly defined map channe indeterminate; and veiouty
flow may be evident. AD is characterized as sheet flow and AH indicates ponding. :
4. “Base flood™ means the flood having a one percent (1%) chance of being equalled or exces{ieﬁ in any gwen -
- year, giso referred to as the "100-year flood.” :

. 5. “Breakaway walls™ means any type of walls, whether wood, metai piasﬁc or any other smtable bu:ldmg
- material which is nr:ri pait of the structural support of the building and which is so designed as to break away
under abnormally high tides or wave action W|thout damage to the structural bwidmgs to which they maght be -

o carrted by flaodwaters.

A breakaway wall shall have a demgn safe toading resistance of not less than ten {107 and nat Fiote than Lo

twenty (20) pounds per square foot. Use of breakaway walls must be certified by a registered engineesr or

. architect and shalf meet the following conditions: RRREE
a, Breakaway wall collapse shall result from a water load less than that wha{:h wouid aceur during the base '

flood; :

b. The eieﬁated porhtm ofthe building shall mt incur any structural damage due to the effects of wmrj an water SRR



loads actmg smultaneausw during a one hundfed {1 {}0} year event. - - L
6. “Development” meéans any man-made change to improved or unimproved real estate ﬁEElng gradmg, pawng,;i'_.. RPN
excavatmn or drilling opérations located within the areas of special flood hazard, _ '
7. *Existinig manufacturad home park or manufactured home subdivision” means & parcel (ar mﬂhgunus . B
- .parcels} of land divided inte two (2) or more manufactured home lots for rent or sale for which the construction -
- of facilities: for servicing the lots on which the manufactured home is to be affixed (including, at a minimum, the =

o installation of utilifies, either final site grading or the pouring of toncrete pads, and the wns‘tmctsun of. st{eets} is

completed before the effective date of the ordinance codified in this chapter, : _ : _
- 8, "Expansion to an existing manufactured home park or manufactured home subdmsmn" means the R
~preparation of additional sites by the construction of facilities for serving the lots on which the manufactired -
" homes are to be affixed (including the installation of utilities, either final site grading or puunng of cuncrete
pads, or the construction of streets). '
8. "Flood™ oF. “ﬂoodang means a gen&rat and te'mpofary condition of pamal ar t:umplete cwenng of nt:rmfenllz.r dnr' L
land areas from: - T _ :
-a. The overfiow. nf snfand bt tidal waters ‘andfor a
b. The unistal and rapid ascumulation of runoff of surface waters fmrn any source, T IERRPRE
10. *Flood Boundary Floadway Map” means the official map on which the Federa! Insurance Administration has Sl
- . delineated both the areas of flood hazard and the floodway. o
14, "Flood Insurance Rate Map FIRMY” means the official map on vahich ‘i’he Federal insurance hdmmlstra’unn o
‘has delxnaate«d both the areas of special flood hazards and the risk premium zones applicable to the '
community. - ' o
12. *Flood Insurance Stud«_.r means the official repurt provided by the Federal Eme;gency Management Agency =
that includes flood profiles, the Flood Insurance Rate Map (FIRM), the Flood Bnun{iaw Floodway Map, and the e
water surface elevation of the base flood.
13, *Floodpraofing” rearis any cnmhmatmn of structural and nonstructural additions, r;hanges or ad;ustments
- to nonresidential structures which reduce or eliminate flood damage to real estate or improved property.
--14; *Flood-related erosion™ means a condition that exists in conjunction with a flooding event that altersthe. -~~~
' mmp—osmun of the shoreline or bank of a watercourse. It is a condition that increases the possmllat'_.r of loss r;iue e T

- to'the erosion nf the land area adjacent to the shareline or watercourse,

D “Fiaodway means the channel or a river or other watercourse and the adjacent land area that must. be _
reserved in order to discharge the base flood without cumulatively increasing the water suiface eievatmn more S
“than one foot (17). The floodway is delineated on the Flood Boundary Floodway Map.
16, "Local floddplain administrator” means the city engineer or his designee.
17, "Lowest floor™ means the lowest floor of the lowest enclosed area {including basement} An unﬁmshed ar’ :
~ flood-resistant snclosure, usable solely for parking of vehicles, building access or storage, in an area other thara' T
a basement area, [s not considered a building's lowest floor, provided that such enclosure is not built soaste
- render-the structure in violation of the applicable nonelevation design requirements of this chapter, :
.. 18. *Hazard mitigation plan™ means a plan that incorporates a process whereby the potential of future loss due o
to flooding can be mmimtzed by planning and implementing alternatives’ m ﬂoddpialn ‘m’anagemen‘t mmmunlty- '
owide, o
18 “Htghestgrade ineans the h1ghest natura! efevation of the grnund surface pnnr to cansiructmn nexi tu the R
- proposed walls-of a structure. SR
C 20, “Manufactured hﬂma meansa struntum transportable | in one {1} of more seclions, whsch bs buiit ona _
- permanent chassis and is designed for use with or without permanent foundation when connected to the .
* required utiiies. For floodplain management purposes the term “manufactured home" also includes park -
traflers, fravel trailers, and other similar vehicles placed on a site for greater than one hundred sighty {130}
- consecutive days, For insurance purposes the term “manufactured home® does not include park trailers, 1ra~.rel -
- trailers, and other similar vehicles placed on a site for less than one hundred eighty (180) days.. :
21, "prea of special fload hazard” means the land in the floodplain within Carson City subject to a one pement o
(1%} or greater chance of ﬂoadmg in any given year, Designation on maps ahvays mc!udes the fetters AO or
AH.

22 “‘New construr::tmn means simctures for whmh the “start of construction” commenced on or 3ﬂer the
_ effective date of the ordinance codified in this chapter, I
23, "Mew manufactured home park or manufactured home subdivision” means a parce] (er cenhgunus parceis} s
of land. dwadeﬁ into twe (2) or more manufactured home lots for rent or sale for which the construction of
. facllittes or servicing the lot {including, at the minimum, the instaliation of utilities, either final site grading of the
. pourinig. of concrete pads, and the construction of streets) is completed on or after the eﬁeciwe date ofthe
‘ordinance codified in this chapter, B
24 "Start of construction” means the first piacement of permanent construction of a structure (uther than a
manufactured home) on a site, such as the pouring of slabs or footings or any work beyond the state of '_
. excavahan Permanent consiriction daes rm't ‘nciude land preparatmn such as ciaaﬁng gradmg. and ﬁﬂimg




-~ Tiar, does it mclude the msta!iahon of streets andfor wa!kwan_.rs nor dues it include excavatlon for a basement
footings, piers,; or foundation or the erection of temporary forms; nor does it include the instaltation on the

pmpertz.r of accessory buildings, such as garages or sheds not occupled as dwelling units or not as part-ofthe _ SR

“malf structure. For a structure {other than a manufactured home) without a basement or poured footirigs, the
“start of construction” includes the first permanent framing or assembly of the structure or any part thereof on:

s piling or foundation. For manufactured homes not within a manufactured home park or manufactured home .

- subdivision, “start of construction” means the affixing of the manufactured home to its permanent site. For
_ manufactu‘red ‘homes within manufactured home parks or manufactured home subdivisions "start of
--construction” means the date on which the construction of facilities for servicing the site onwhich the S
- manufactured home is affixed (including, at a minimum the construction of streets, either ﬁnaE site grading, or
~ the peuring of conicrete pads, and instaliation of utilities) is completed. L

25, "Structure” means a walled and roofed building or manufactured home that is principally abwe gmund
26, “Substantial nprovement” means any repair, reconstryction, or improvement to a structure, the cmst of
which equals or exceeds fifty percent {50%) of the market value of the structure efther: :

' a. Before the improvement or repair is started; or

b Ifthe structure has been damaged and is being restored, before the damage accurreci For the purpﬁses of g
this definition, “substantial improvement” is considered to occur when the first alteration of any wall, ceiling, . -
floor, or ather. stmcturaﬁ part of the building commences, whether or net that alteration affects the e:-:ternal

- dimensions of the structure. This term does not, however, include either:

- {1 Any project for improvement of a structure to comply with existing state or focal health sanltaryr, ar safetw,r
code specifications which are solely necessary to assure safe living conditions; or . -
{2} Any alteration of a structure listed on !he National Register of Historic Places-or State. irwenmry nf H;smnc- -
Places. . .

- 2¥. "arances” rreans a grant of relief from the requirements of this chapter which permats construction ina -

. maniner that wotlld otherwise be prohibited by this chapter. {Ord. 2005-26 § Z, ”20{}5 Ord. 199546 § 1, 1985
Ord 1988—4 § 1 1988 Drd 1985-7 § 3, 1986)

o 12. ns 025 SEatutory authonzatlon

. The %egis'.aiure of the State of Nevada in Nevada Rewsed Statutes 278,020, 244& GE? and 543 020 cnnfers

upon local government units authority to adopt regulations designed to promate the public health, safety, and

general welfare of its citizenry. Therefore, the board of supervisors of Carson Cmr does hereby adapt. the
_ foliuwmg ﬁuudplam management regulahuns {Crd, 2005-26 § 3, 2005). , .

- 12.ﬂs.nan-r:inﬂings of fa'ct.“ ,

1. Tha’t ihe ﬂuod hazard areas of Carsor City are snubject to penad:c inundation wh!ch resu]ts in |=DSS of Iffe and S

property, health and safety hazards, disruption of commerce and governmental services, extraordinary pubhc
- expenditures for flood protection and relief, and impairment of the tax base, ali of which adversely affect the
public health, safety and general welfars.

2. That these flood losses are caused by the cumulative effect of obstructions in areas of special flood hazards L
" which in¢rease flood heights and velocities, and when inadequately anchored, damage uses in other areas. o
. Uses that are inadequately flood proofed, elevated or otherwise prntected fmm flood damage a!so cantnbute to -

. the flood foss. (om 1935-?§4 1986).

;- 12 ﬂa U#Eﬁ Declaraflon of pumnse

C ki is f;he pua’pose m‘ thss chapter to pmmote the pubﬁic health, safety, and genera! welfare am:f to mlmmtze '
- public and- private losses due to flood conditions in specific areas bﬂ_.r provisions demgned '
- 1. To protect human iife and heatlth;
2. To minimize expenditure of public money fnr costly ﬁuc}d»contmi projects;

3. To minimize the need for rescue and reref efforts assuma&ed wath flooding and generaily un{ier!aken at the RERES NS 5

- expense of the general public; _

4. To minimize prolonged business mterruptauns -
5. To mihimize damage to public facilities and utilites such as water and gas mams electric, ie!ephnna and

. sewer lines; streets and bridges located in areas of special flood harard;

6. To help mamt,am a stable tax base by providing for the second use’ and development of areas of spemal
flood hazarﬁ sn as to minimize future blight areas; -




7. Tra msure ihat pntenha! buyers are nohﬁed that propemr is in an area of spemal flood hazard and FE
8. Toinsure that those who occupy the areas of special flood hazard assume respansibility for thesr actmns
_ ._-{Ord 1986~?§5 1986}

| '12 09, 05[} Methods of reducmg filood Iusses o

In nrderto accnmplzsh its purpnses this chapter inclhudes methuds and pmwsmns far :
1. Restricting or prohibiting uses which are daﬂgemus to health, safety, and property due to water or amsmn '
hazards, or which result in damaging increases in erosion or in ﬂcod fieights or velocifies;

o Requmng that uses vulnerable to fioods, including facwmes which serve such uses, be prciecteti agamst
flood damage at the time of Initial construction;

L Contmiimg the alteration of natural floodplains, stream channeis and natural prutectwe harners Which heEp

'~ actommodate or channel floodwaters;

- -4, Controlling; filling, grading, dredgmg, and other develnpment whmh maymarease flood damage and

R Prevenhng or regulating the construction of fiood barrers which will unnaturally divert ﬂo-::-muaters or wh;ch
-may mcrease ﬂu-:-d hazards in other areas. {Ord. 1986-7 § 6, 1986).

| 12.99.{15?& General pmvisions, '

o ‘The generai prowsmns of this chap‘ier are as follows: . ' B
1. Lands fo Which this Chapter Applies, This chapter shall apply fo alf areas of spamal flood hazards wﬂhm the o
jurisdiction 'of Carson City.

2. Basis for Establishing the Areas of Spemai Flood Hazard, The areas of specual flood hazard identified by the

- Federal insurance Administration, through the Federal Emeigency Management Agency in the Flood Insurance '

. Study {FI8), with the accompanying Flood Insurance Rate Maps (FIRM), dated Cctober 16, 1996 and all
-subsequent amendments and/or revisions, are hereby adopted by reference and declared to be a part of thts

- chapter; The Flood Insurance Study is on file at the ﬂevelopment sevices - engineering. dlv;smn far Carson

Gty in ifs offices of record for public reference and review.

-3, Compliance. No structire or land shall hereafter be constructed, Iacated extended converted or a!tered
without full compliance with the terms of this chapter and other applacable regulations. Violations of the

- provisions of this chapter by failure to comply with any of its requirements {including violations of conditions - -
and safeguands established in connection with conditions) shall constitute a misdemeanor. Any person who

. violates this chapter or fails to comply with any of its requirements shall upon conviction be guilty ofa

misdemeanor.of each viclation, and in addition shall pay all costs and expenses involved in the case. Nnthmg

herein contained shall prevent Carson City from taking such other fawful ar:tauns as i necessary to preuent or.

remedy any vialation.

4. Abrogation and Greater Restrictions. This chapter is not intended to repeal, abrogate or Impa;r any exsstmg

E easements, covenants or deed restrictions. However, where the ordinance codified in this chapter and another .

- chapter, easement, covenant or deed restriction conflict or overlap, whichever i imposes the more s’mngent e

_restrictions shall prevail. .

5. Interpretatmn Inh the mterpretahm and apphcatmn of this chapter, all provisions s;ha!! be:
- a. Considered as minimum requirements; -

" b. Liberally construed in favor of the geverning body; and '

¢. Deermed neither to limit nor repeal any other powers granted under state stalutes

6. Warning and Disclaimer of Liability. The degree of flood pmtectmn reqwmd by this chapter is consldered RS

. reasonable for regulatory purposes and is based on scientific and engineering considerations. Larger floods
. can gnd will-occur on rare occasions. Flood heights may be increased by man-made or natural causes. This
_chapter does not. imply that land outside the areas of special flood hazards or uses permitted within such area .
will be free from flooding or flood damages. This chapter shall not create hability on the part of Carson City, any
- officer or employee thereot, or the Federal insurance Administration, for any flood damages that result refiant - -
* on this chapter or any administrative decision lawfully made thereunder. (Ord. 2005-26 § .4, 2005; Ord: 199546 o
B2, "1995 Ord 1992—2{} §1,1992: Ord. 1988-4 § 2, 1988: Ord. 1956—? ] ? 1886). PR

' '12..'-09 ﬂ?ﬁAdministraﬁun’ o

Th:s chaptea‘ shalf be admlmsiered as fni!nws ' '
" 1. Establishment of Development Approval. A development apprmrai shall be obtained before constnuctmn of
developmient begins within any area of special flood hazard estabiished pursuant to this chapter. The app;oj.fafl R




. shall be for all structures including mianufactured homes, and for all development including filland other -+, =
-activities: Application for a development approval shall be made on forms furnished by the local floadplain - .
administrator and may include, but not be limited to: plans in duplicate scale showing the nature, location,
- dimeansions, and elevation of the area in question; existing or proposed structures, fill, storage of matenais
drainage facmtses and the location of the foregoing. Specifically, the following information is required: -
-a. Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all structures in
- Zone AD elevation of existm»g grade and proposed elevation of lowest fioor of all structures:;
. 3 Pmpased slevation in relation to mean sea level to which any structure will be floodproofed: -
G Gerhﬁf:atlon by a registered professional engineer or architect that the ﬂomdpmuﬁng methods for arw
~nonresidential structure meet the floodproofing criteria; and : K
. d. Description: of the extent to which ang.r watemnurse wsil be altered or reEucated as a resuit of pmpnsed B

o development.

" 2-Designation’ of the Lm:al Floodmam Admlms’zrata; The city engineer or- hJs desighee-is hereby appcmied tr::=
- administer and tmpiement this chapter by granting or denying deveﬁopment applications in accurdan{:e with nts
. provisions, '
3. Duties and, Respunsrblhtaes of the Administrator. The duties and respuns:bll’;nes of the admmjstratnr shall

-include, but not be limited to: :

oa Pearmit Review:

{1y Review of develupment appltcatanns o determma that the requ:rements ‘of this chapter ha'ure been sahsﬁed.- e
_ {2) Review of all applications to determine that the site is reasonably safe from flooding. - =
{3} Review of all development applications to determine if the proposed development adversely affects the AR
- food-carying €apacity of the area of special flood hazard. For purposes of this chapter, "adversely affected”. =
means that the cumulative effect of the proposed development, when combined with all other existing and . .
an’ncapate-:i develnpmeni will notincrease the water surface elevation of the base flood mnre than one foot {‘1'] '
- atany point. '
. (#) Review of all pmposais for the devempment of five (5) parcels or more to assure ihat the ﬂnod d1scharga
- exiting the develcpment after construction is equal to or less than the flood dascharge at the location prmr to
deverﬂpment

o (5) Review all develupment appflcauans to determine that all nec»essary perm;ts have been obtained from those o

federal, staté, or local governmental agencies from which pnor approval is required.
b: Use of Oiher Base Flood Data.
(1) When base flood elevation data has not been provided, the lotal ﬂnndpEaln admmastratur shal! ubtam

review, and reasonably utilize the best base flood data available from any source: federal, state, or other such . ..

as high water marks{s), floods of record, or pnvate engineering repors, in nrder o admlmster this chapter and
 provide the' develuper with &n esﬁmated base flood elevation.

- (2) Multiple parcels (five (5) or more)} will be required fo have all proposals- establish the one hundred {‘1 00)- -
year base fleod elevation-before consideration of the tentative plan for development. The local lcodplain
admiinistrator | may, at histher discretion, require standards exceeding those identified in this chapter. - S
€. Information to be Obtained and Maintained. The local ﬂuodpialn administrator shall obtain and mamtam fur :

~ pubiic inspection and make available as needed for ﬂaod insurance poﬂ:c:es '

(1) The certification required in this chapter; and ' ' :
{2} Certification of the elevation of the lowest floor, floodproofed elevation, or the slevation of the structure B
- lowest horzontal member is required at that point where the footings are sét and slab poured, Failure to submit

o ‘elevation certification shall be cause to issue a stop-work order for the project. As-bullt plans cerhf*,rmg the . -

: elevatmn of the lowest adjacent grade are also required.

(3) IFill is used to elevate a structure above the base flood elevation, the permit holder maz.r wish 1o apply for a R

letter of map amendment (LOMAY), as set forth in this chapter.
d. Alteration of Watercourse. It s the responsibility of the local floodplain admsmsiram,r to: Lo
(1) Notify adjacent communities, when applicable, and the state of Nevada Water Resources Dwismn pflm ta
any alteration or relocation of a watercourse; and submit evidence of such notxﬁcatlon to the Federat o
.. Emergency Management Agency. '

(2} Itis-required that the fload-canying capacity of the altered or reioc:ated portlon of saud watercourse ba -
maintained by the commuinity. .
~ . Interpretation of Flood Insurance Rate Map (FIRM) Boundaries. The JocaE ﬂoodpiam admm:strator or hls o
designee will provide interpretations, where needed, as to the exact location of the boundaries of the areas of

. speicial lood hazards (for example, where there appears to be a conflict between a mapped boundary and

- actual field -::nndrtmns) The person contesting the location of the boundary shall be given a reasonable -
opporiunity 1o appeal the interpretation as provided in this chapter.
f. Maintenance of Flood Protection Measures. The maintenance of any and all flood protection measures -

' (levees, dikes, dams, of reservoirs) will be required of the jurisdiction where such measures provide pmtectmh 13 L i
- Ifthese measures are prwatefy :}wned an operation or maintenance plan will be required of the ownertu he on o ESERR R




ﬁEe WIth develupment services - engmeermg division. Carsan City i is requrred to acknuwledge aII mamtenance
.plans by the adaption of such plans by ordinance. =
. g Hazard. Mahgatmn Plan. The planning commission and board ofsupewssms shall be respanstbie for

. ‘reviewing all proposals for new development and shalf weigh all requests for future floodplain deveinpment .
- against the city’'s master plan. Consideration of the following elements are required before approval: - -
(1) Determination of whether or not a proposed development is in or affects a known ﬂoadplaan

(2} Inform the public of the: proposed activity.
{3} Detefrnine if there is a practicable alternative or site for the prupnsed actn.rlt‘y
“ {4 [dentify impact of the activity on the floodplain. '

S (B) Provide a plan to mitigate the impact of the activity. (Ord. 2005-26 § 5, 2{3%}5 Ord. 1995 45 § 3, 1995: ord.
Bt -1983-4§3 19&8 Or-:i 1935-?§B 1986) _

_ 12 &9 ﬂﬁﬂ meswns for ﬂuod hazard reduct:on

'% Standards for’ Gnnstructmn In all areas of special flood hazard, the ﬁniiowmg standards are requ:red
a. Anchoring. n
{1} All new construction and substantzai lmprmremants shall be anchored m prevent flotation, cn[lapse or Iateral o

. movement of the structure; and -

{2y All manufactured home_units shall be anchored to prevent flotation, cntﬁapcse of lateral. mwement and shaEE
be installed using methods and practices that minimize flood damage. _ .

b. Censtruction Materials and Methods. ' '

1) All new construction and substantial improvements shalf be constructed with materials and u’nﬂty equmem

resistant to flood damage. :
2 Bl new cmnsimctmn anid substan‘nai ‘impmvements shall use methods and practuces that mm:mrze ﬂnod L

damage. "
{3 Al alements that fumtmn as a part of the structure, such as furnace, hot watef heater air cnnditmner etc
shall be elevated tn or above the base flood elevation or depth number specified on the Flood Ensurance Rata
Map (FIRM}. .

¢ Elevation and Flmdpmuﬂng

- i1 New constriuction and substantial ampmvement of any structure shall have the buttum of the Iowest floor -

| :_ _bearn or basement floor elevated to or above the base flood elevation. Nonresidential structures will meet the

standards in this chapter. New construction or substantial improvements for residential and nonresidential -

construction shall be approved by the local floodplain administrator. Upon completion of the structure, the

elevation of the lowest floor, including the basement, shall be certified by a registered professional surveyor
that the elevation reqwrements have been met. Notification of compliance shall be reguired as setforthi in this'

_ chapter.

() Mew construchon and substantlai improvement to any residential structure in an area of shaEiaw ﬁondmg
including a Zone AQ shall have the bottom of the lowest floor beam or basement floor elevated to or above the- '
depth number specified on the Flood Insurance Rate Map (FIRM). If there is no depth number on the Floor
[nsurance Rate Map (FIRM), the bottomn of the lowest floor beam or basement floor shall be elevated to a depth

of one foot {19 above the highest adjacent grade. Nonresidential structures wilt meet standards in this chapter o
Upon completion of the structure, compliance to the elevation requirement shall be certified by a registered

- sunreyor. Notification of compliance shall be recorded as set forth in this chapter. .

{3y Nonresidential construction shall either be elevated in conformance with this chapter urtngether wzth

. attendant utility and sanitary facilities, be floodproofed to the base flood eievatmn T

- {a) Where a structure is floodproofed:

{1} Eithera regast&red professional engineer ar architect shall certify that the clessgn and meth{}ds ef
construction: are in accordance with accepted standards of practice for floodproofing; . '
(2) A record of such cerlificates which includes the specific elevation in relation to mean sea levelfo which

" such structures are ﬂcam:ipmnfed shall be maintained as set forth in Section 12.09.070(2)(c). .
{b} Where a structure is elevated, compliance to the elevation requwement shall be certified as set forth m o

. subsection (1}{c)(2) of this section.

Examples of floodproofing include, but are riot fimited to:

e {a) Installation of watertight doors, bulkheads, and shutters;

{b) Reinforcement. of walls to resist water pressure; '
) Use of paints; membranes, or mortars to reduce seepage thmugh wai]s
{d) Addifion of miass or weight to structure to resist flotation;
{e) Armiolr protection of all fill matarials from scour andior erosion: S n ' =
{fy Certification by a registered professional engineer or architect that the standards of this subsectmn are S
. sahsﬁed Such cemﬁcahcn shall be pmwded to the official set forth in this chap’ter o :




{4} Manufacmred homes shait meét the above standards. and aiso the standards in this sedion e
2. Standards for Alluvial Fans. Areas subject to alluvial-fan floading have irregular flow paths that resuitin

. erosion of exlstmg channels and the undermining of fill material. Thnse areas are :denttf' ed oh the Flnad .

insurance Rate Map (FIRM) as AO Zores with velocities.
a. All structures must be securely anchored to minimize the impact of the flood and sediment damage

b, All iew construction and substantial improvements must be elevated on pilings, columns, or armnured ﬁ!! 30 :- L

- that the bottom lowest floor beam is elevated at or above the depth number,

5 - & Use of all fill materials must be armoured to protect the material from the velocity uf the flood ﬂow

d. All proposals for subdivision development must provide a mitigation plan that idenfifies the engmeenng
-miethods used tor ' .
(1) Protect structures from erosion and scour caused by the veiacn’q.r of the ﬁood flow;

- {2} Baptura ortranspont fiood and sediment flow through the subdivision to a safe point of c!tspnsﬁmn

e. All manufactured homes shall be prohibited within the identified hazard area except within exsstmg
manufactured homs parks or subdivisions. .
f. Approval by the local floodplain admlnastrator is required.
.3, Standards for Utifities, ' :
a. All new and replacement water supp y and wanitary sewage systsms shall ke r:iemgned to minimize. or
elirninate infiltration of floodwaters Into the system and discharge from systems Into floodwaters. - ' -
. b. On-site waste dsspu:sai system shall be Incaied to avoid impairment to them or contamination fmm them
during floading. . . :
4, Standards for Subdivisions.

& All preliminary subdivision pmpbsals shall |dent|f:.r the ﬂ{md hazard area and the elevanun ofthe basg ﬂoud e -:_ -
b Al final subdivision plans will provide the elevation of proposed structure(s), pads, and adjacent grade: Ifthe s

- site is filled above the base flood, the final pad elevation shall be cerified b'g a reg;stered pmfessmnal of

~ surveyor arid provided to the official as set forth in this chapter.

¢, All subdivision proposals shalt be consistent with the need to minimize flood damage : :
d. All subdivision proposals shall have publm utilities and facifities such as sewer gas, sEectrmal and water

| - systeims lgcated and constiucted to minirize flood damage. -
e. All subdivision proposals shall have adequate drainage provided fo reduce exposure to ﬂsod damage as set o

forth ir this: chapter Certification of compliance shall be required of the developer and the project's engmeer

5. Standards for Manufactured Homes and Manufactured Home Parks and SBubdivisions. - : X

. a. All new manufactured homes and additions to manufactured homes shall be set on pefmanent foundaimn by -
-anchering the unitto resist flotation, collapse, or lateral movement by one of the following methods: L

" (1) By providing an anchoring system designed to Carson City standards, which may include the use of over--

the-top or frame ties to ground anchors; or .

{2) By the anchoring of the unit’s system, designed to be in compliance to the Dapaﬂrnent of Huusmg and :

Urban Development Manufactured Home Construction and Safety Standards; or

. (3) By bolting the frame or undercarriage to a reinforced, permanent fuundatlnn such as a retammg waii or
-stormwall used to set the unit,

"4} This requrremeﬂt is m addmun to appiacabte state and local anchonng requ;remen!s for res1stmg w;n{f

forces,

As set farih i thls chapter aemﬁcatmn meeting the standards above is requared of the installer of state agencu_.r . f' :
responsible for régulating the placement installation, and anchoring of individual manufactured home units. ...

b Manufactured hormes not placed in manufactured home parks or subdivisions, new manufactured home -
parks or subdivisions, expansions to existing manufactured home parks or subdmsmns and repair, '
_reconstruction or improvements to existing manufactured home parks of subdivisions that equals or exceeds

- fifty percent {5&%} of the value of the streets, ufiliies and pads before the repair, reconstruction or

© . improvement commenced, must have the Iuwest floor elevated to or above the base flood eievatmn 'The o
following standards are requtred for {a) manufactured homes not placed in manufactured home parks or

subdivisions, (b} new manufactured home parks or subdivisions, (¢} expansions te existing manufactured hore L

" parks or subdivisions, and (d} repair, reconstruction, or improvements to existing manufactured home parks or - .
- stibdivisichs that equals oF exceeds fifty percent (5{}%} of the-value of the streets, utilities, and pads hemre the L
repair, reconstruction, or improvement commenced. _ . .

(1} Adequate surface draihage and access for a hauler shall be pmwded

{2} Al manofactured homes shall be placed on pads or Iots elevated on compacted EII ar on pllmgs so that the _ . o

lowest flaor of the manufactured hime is at or above the base flood level. If aievated on p;imgs
“{a} The lots: shall be large ehough o permit the structure and piltars; .
{b) The pilings shali be placed in stable soil no more than ten feet (107 apart, and
{c) Reinforcement shall be provided for pilings' maore than six feet (6" above ground Ievel
C {dy Al zening requirements shall be complied with. '
Y 8 3\50 manufactu;ed home shall be placed in a floodway, e:-:ce;}t inan e:-:rstmg manufacturad hume park or




ex;shng manufactured home subdw;smn

d. Certification of compliance is required of the developer and enganeer respnnsmie f@r the plan andfor
manufactured home placement. .

B. Floodways Located within areas of special flood hazard established in this chapter are areas desngnaied as
floodways. Since the flocdway is an extremely hazardous area due to the velocity of floodwaters which carw
debris, potential projectiles and erosion potential, the following provisions apply:

A. Frohmll encroachments, including fll, new construction, substantial improvements and other deve!opment
unless certification by a reglstered professional engineer or architect is provided demonstrating that
encmachments shaii not result in any increase in flood levels during the occurrence of the base flood
discharge

h.lfno ﬂundway is ldentlﬁed the permit hoider shall provide -an engmeenng study for the pmje{;t area that
estabhshes a setback whiere no encroachment of any new development will be allowed that would increase the -
water strface elevation of the base flood plus one foot (17); or establish a setback from the stream bank equal
to five (5) imes the width of the stream at the tnp of the bank or twenty feet {20'} on each side fr-nm the lnp of -
tha: bank, whichever is greater;

c.No manufactured himes shall be placecf in a floodway except in ex:s}ung manufactured hume parks or’
existing manufactured home subdivisions. (Drd 2005-26 § 6, 2005 Ord., 199546 § 4, 18985; Orsd 1988 4 § 4,
1988: Ord. 1986-? § g, 1966)

12-@9 ngn-Vanance procedures

The variance pmcedures are as follows:
1. Appeal Board.
a, The board of supemsors as es’tabhshed by Tetle 18 of thES cods, shall hear and dec;de appeals and

requests for variances from the requirements of this chapter.
b. The board of supervisors shall hear and decide appeals, if filed within thirty (30) days from any n:iemsmn 414
determination, whien it is alleged there is an error in any mqutrement deciston or determmatmn mada bw_.r the
administrator of this chapter.
c. Those aggrieved by the decision of the board of supervisors may appeal such dec:smn to lhe appmpnate
court as pruwded in the Nevada Revised Statutes,
d. In passing upon such applications, the board of supervisors shall consider all technical eualuat}ons all
relevant factors, standards, and other perfinent data, specified in other sections of this chapter, and:
(1) The danger that materials may be swept onto other lands to the injury of others;

. {2} The danger to life and-properly due to flooding or erosion damage;
{3) The susceptibility of the proposed facility and its contents to flood damage and the effect ﬂfsuch damage
on the individual owner;
{4) The importance of the services pmwded by the proposed facility to the cnmmunlw
(5) The necessity to the facility of a riverfront location, where applicable;
{68) The avallability of alternative locations for the pmposed uses that are not subjeci to ﬂamfmg or erosion’
damage;
{71 The campaitbsltty of the proposed use with existing and anticipated development
{8) T?ne relannnshap cf the prapased use fo the city's master plan and ﬂoadplam management program fm' that
ared;
{9) The safety of access to the propeﬁy in imes of lood for ordinary and emergency vehrcles
{10y The expected heights, velocity, duration, rate of rise and sediment trartspnrt of the ﬂnadwaters and the
effects of wave attion, if applicable, expected at the site; -
(11 The costs of prowdmg governmental senvices during and after flood condmoras lnciudlng mamtenaﬂce and
repair of public uhistses and facilities such as sewer, gas, electrical and water system, and streets and bndges
e. Generally, variances may be issued for new construction and substantial improvements to be erected on a:
lot of one-half (1/2) acre or less in size configuous to and surrounded by fots with existing structures
constructed below the base flood level, providing items (111} in subsection (1)(d) of this section have been
fully: considered. As the lot size increases beyond the one-half {1/2) acre, the technical ;ust}ﬁcaﬁun reqmred fcrr
jssuing the variance increases.
f. Upon consideration of the factors of subsection {13(d) of this sectmn and the purpose of this chapter the
board: c-fsupemsors may aftach such-conditions ta tha grantmg of variances as it deems necessaw tc further
the purpose of this chapler.
g. The local fioodplain administrator shall malntam the records of all appeal actmns and report am.r vanances 19
the Fedéral Emengency Management-Agency upor a request
2. Conditions for Wariances,
a. Vanances may be issued for the recmstructmn rehabilitation or restoratmn nf structures Iasted o the




' Natmnai Regrster of Histonc Places or ihe State Inventory of Histunc Places wﬁhout regard to the pmcedur&s
set forth in the remaindsr of this section.
‘b, Variances shall not be issued within any designated floodway if any increase in flood levels during. the base

" " Bood discharge would result. Documentation in support of the variance shail he submitted to the local ﬂoadpiam-- :

adrministratorto substantiate the above request.

. Mariances shall only be issued upon a determination that the variance is the N necessaw, o
. cenmdsrmg the floed hazard, to afford relief. S .

d. Variances shall only be issued upon: R

(YA shamng of good and sufficient cause sunh as renovation, rehabilitahan or recnnstruchnn Vanances

- lssued for economic considerations, aesthetics, or because variances have been used in the past, are notgood R

‘and sufficient causes; -

(2) A detérmination that failure to grant the variance would resultin- exceptional harcishsp to the applicant; .
{3y A determination that the granting of a variance will not result in increased flood heights, additional threats’ o
- public safety, extraordinary public expense, create nussarmes cause fraud on or victimization to the public, or.

- conflict with existing local laws or ordinances, :
- a.-Any applicant to whom a varlance is granted shall be given wiitten notice that the structure will be pem'utted .

to be built with the lowest flood elevation below the base flood elevation and that the cost of flood insurance wilk

be commensurate with the increased risk resulting from the Inwered floor elevation. (Ord. 2005-26 § ? 2005: '
Drd 1995»46§5 1995 Drd 1986-7 10, 19&6} . _ .

12,09, 16!} Letter of map amendmeﬁt

1. Leﬂer ef Map Amendment There are two {2} methods of appeatihat exempt a structure from the purchase
of flood insurance; both must be supported by the items listed below: _ . T
L a. Appeai uf Efeuahnn Requlremems _______
mtatmn or 3 photocopy of propery’s legal descnpnon {e g [at bfock and p!ot number, etc} SR

. {2) A copy of the Flood Hazard Boundary Map (FHBM) and/or Flood Insurance Rate Map {FIRM} Bnth must :

" identify the'location of the property; . '
L3V A certification of a registered pmfessmnai lard suweyor stating:
{2y The type of structure, '
{b} The elevation of the Iowest finished grade adjacent to the stmcmre and
(€} The elevation of the bottom of tha Iowest floor beam.

"+ b. Appeal of Location.

(1) An actual ‘stamped copy of the recorded plat map of the pmpertg.r showing nﬁ" ciai recmdatmn anci pmper o
citation, or a photocopy of property's legal description (e.g., lot, block, and plot number, ete.); -

1 {2) A copy of the Flood Hazard Boundary Map (FHBAM) andor Flood Insurance Rate Map {FIRM] Both must;-”

identify the location of the property as not within Zone A; : :
{3) Verification by local fioodplain administrator as to the pmpeﬂy s location. (On:l 200526 g 8 2005: (}rd e
1995—46§6 1995 Or::f 19-36-?§“E1 1986} o

ke DrevEnus _| nex’t >>




