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City of Carson City
Agenda Report

Date Submitted: March 11, 2008 Agenda Date Requested: March 20, 2008
Time Requested: 15 Minutes

To: Mayor and Supervisors
From: Parks and Recreation Department

Subject Title: Discussion and action to approve the purchase and sale agreement calling for the use of Open
Space funds to make an offer for the fee title acquisition of the River Ranch Holdings Ltd 21.59 acres,
Alpenglow Development LLC 22.32 acres, and Mexican Dam LLC 20.40 acres located at the northerly
terminus of Golden Eagle Lane, APN’s 10-121-42, 10-121-43, and 10-121-44 respectively.

Staff Summary: The purchase and sale agreement calls for the fee title acquisition of these three parcels
located at the northerly terminus of Golden Eagle Lane, adjacent to the Carson River. The offer for $1.65
million, which is also the appraised value, has been verbally accepted by the owners pending the Board of
Supervisors approval. The property has previously been prioritized by the Board of Supervisors for
acquisition after finding that it is located within the Carson River priority area, in accordance with the Open
Space Master Plan.

Type of Action Requested: (check one)
(_) Resolution (_) Ordinance
(X) Formal Action/Motion (__) Other (Specify)

Does This Action Require A Business Impact Statement: (_)Yes (X)No

Recommended Board Action: Move to approve the purchase and sale agreement calling for the use of
Open Space funds to make an offer for the fee title acquisition of the River Ranch Holdings Ltd 21.59 acres,
Alpenglow Development LLC 22.32 acres, and Mexican Dam LLC 20.40 acres located at the northerly
terminus of Golden Eagle Lane, APN’s 10-121-42, 10-121-43, and 10-121-44 respectively.

Explanation for Recommended Board Action: The owners have agreed to sell to Carson City for the
appraised value which is $1.65 million. Carson City Municipal Code, Section 21.07.040, grants the Board of
Supervisors authority to use funding from the Quality of Life special revenue fund to acquire open space. In
accordance with Section 13.06.060, on January 28, 2008, the Open Space Advisory Committee took action to
recommend to the Board of Supervisors the approval of this transaction. Additionally, the Carson River
Advisory Committee took action on February 6, 2008, to recommend to the Board of Supervisors the
approval of this transaction.

Applicable Statute, Code, Policy, Rule or Regulation:

Carson City Municipal Code, Chapter 21.07 - Quality of Life (Sale and Use Tax)
Carson City Municipal Code, Chapter 13.06, Open Space

Nevada Revised Statutes 244.275 Purchase for use of county; appraisal

Fiscal Impact: Approximately $1.65 million from the Open Space Acquisition Account, plus approximately
$2,500 for the close of escrow and title insurance, and $3,000 for a Phase I Environmental Site Assessment.
Approximately $1,160.77 will be lost from the ad valorem tax.



Explanation of Impact: The owners have verbally agreed to sell the three parcels to Carson City for $1.65
million. The escrow costs and title insurance are to be shared equally, %2 between buyer and seller. The total
cost of the transaction is estimated at $1.65 million for the purchase price, plus $2,500 for covering the City’s
one-half of the total escrow cost and title insurance, plus approximately $3,000 for a Phase I Environmental
Site Assessment.

Funding Source: Open Space Acquisition Account 254-5047-452-7401
Alternatives: Not to approve the purchase agreement.

Supporting Material:

Letter dated January 29, 2008, from Lyn C. Norberg, MAI, updating the appraisal
Staff report from February 6, 2008 Carson River Advisory Committee

Purchase and Sale Agreement

Preliminary Title Report
Appraisal
Prepared By: O\*@J g Date: ~ /<) OF

zllmger Open Sgac Coordinator
Reviewed By: /&W—\ Date:3 /1{ / &
rMoellend tf, P & Recréation/Director
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Larry Werner, City Manager
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Board Action Taken:

Motion: 1: Aye/Nay
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LYN C. NORBERG, MAI

APPRAISER/CONSULTANT

1761 EAST COLLEGE PARKWAY, SUITE 111

CARSON CITY, NEVADA 89706

January 29, 2008 TELEPHONE 775-883-6655
FAXCIMILE 775-883.8594

Mr. Juan Guzman, Open Space Manager
Carson City Parks & Recreation

3303 Butti Way, Bldg #9

Carson City, NV 89701

" Re: Mexican Dam, LLC Appraisal

Mr. Guzman,

I am writing in response to our conversation of yesterday, and your inquiry relative to
another appraisal or appraisal update on the above referenced property. Slightly less than
a year ago I completed an appraisal on the 64.31 acre Mexican Dam property for your
office. The results of my study were furnished in report dated March 23, 2007, that
incorporated an effective date of value of March 6, 2007. The value opinion at the time
was $1,650,000.

As you are aware I am currently working on three other appraisals for Carson City. In
conjunction with these assignments I have been researching local records for additional
land sales and listings, and in this regard my data base is up-to-date. Although the
housing market has softened over the course of the last year, I have yet to uncover any
market data that would support using value regression adjustments in the unimproved
land market. In turnitis my opinion that an appraisal update is unnecessary, at least at
present. As long as there has been no material change in the character of the subject
property, or its development approvals, it is unlikely that my value opinion would
change, (based on the data that is currently known to me).

Naturally if you need an update I will be glad to oblige, yet I believe this type of an
action would be premature. Please let me know what you decide.

Sincerely// ,

Lyn C. Norberg, MAI




CARSON RIVER ADVISORY COMMITTEE

STAFF REPORT
MEETING DATE: February 6, 2008
AGENDA ITEM NUMBER: 3F
STAFF: Juan F. Guzman
REQUEST: Action to recommend to the Board of Supervisors that the

Board of Supervisors make a formal offer to purchase
Mexican Dam LLC properties with Question 18 Open Space
acquisition funds not to exceed $1.7 million dollars located
south of Silver Saddle Ranch and north of Golden Eagle
Lane terminus.

GENERAL DISCUSSION:

1) Total Project Cost

Title Report $750
Environmental Phase 1 $4,000
Appraisals $8,000
Escrow $1,000
Appraisal Value $1,650,000

Total: $1,663,750

The Open Space Program and the Carson City Board of Supervisors will not pay any more than the

appraised value as determined by a self-contained appraisal evaluation prepared in accordance with the
Nevada Revised Statutes.

The loss of tax revenue for three parcels equals $1,160.77 per annum.

2) Project Description

These three separate legal parcels, approximately 64.31 acres, are owned by three different
corporations comprised of the same people. These lands are adjacent to the west shore of the Carson
River, south of the Mexican Dam and Silver Saddle Ranch, east of Prison Hill, and near to lands
recently acquired by the Bureau of Land Management as part of the Southern Nevada Public Land
Management Act. The three parcels contain riparian vegetation and one of the healthiest cottonwood
forests within the Carson City reach of the Carson River. The three parcels are required in order to
complete the network of trails connecting Silver Saddle Ranch to other areas in Carson City and south
towards Douglas County. Similarly, these acquisitions will facilitate the construction of a non-
motorized multi-purpose trail around Prison Hill in accordance with the Unified Pathways Master
Plan. The parcels enjoy magnificent views of the surrounding terrain and the flood plain of the Carson
River. Acquisition would advance the conservation of natural resources and increase opportunities for
recreation and public access along the Carson River. This fee acquisition is in keeping with the goals
and objectives of the Carson River Master Plan, the Bureau of Land Management Interface Plan, and




the Open Space component to the Carson City Master Plan. The Carson River is one of Carson City's

priority areas for land conservation, especially for the purpose of habitat protection and recreation
opportunities.

The Carson River serves as an important biological link between the lowlands and the surrounding
mountains, supporting a diverse wildlife corridor. Numerous river channels and sloughs create vital
wetland and riparian habitats throughout the Carson River corridor. Freshwater wetlands provide
nesting and migratory sites for redhead and cinnamon teal ducks, long-billed curlew, willet, bald and
golden eagles, sandhill cranes, and numerous other bird species which nest in the valley's wet
meadows, pastures, and patchwork of wetlands. The Carson River's riparian corridor is vital for
migratory songbirds. More than 200 bird species occur in the Carson Valley and adjoining areas,
representing one of the most diverse sites in the entire state of Nevada. Shy wildlife species, including

mountain lions, bears, and other mammals, also depend on the Carson River corridor for water, food,
and shelter.

The Nature Conservancy of Nevada has identified the Carson River and its surrounding flood plain as
a high priority area for conservation through its ecoregional planning process. Proper functioning of
this riparian system requires that, as much as possible, open flood-prone land should be protected from
development. It is of significance to note that the Bureau of Land Management, The Nature

Conservancy, and Carson City work hand-in-hand towards the conservation of properties within the
Carson River drainage.

3) Implementation Schedule

The acquisition of these properties requires a Phase 1 Environmental Analysis, a self-contained
appraisal conducted by a qualified appraiser (already completed), and probably a 35-day escrow in
order to verify there are no objections with title. This transaction must be completed prior to or on
March 31, 2008 as requested by the Seller. There is extreme urgency towards this acquisition. The
owners have obtained conditional approval for two parcel maps to divide the land into 10
parcels. If this acquisition in not completed, the land will be subdivided.

4) Summary of the Proposed Operation and Maintenance Plan

In accordance with the provisions of the Carson City Municipal Code, acquisition of land with Open
Space Program funding is primarily for passive recreation and is permanent in nature. As part of the
budget approval process for the Open Space Program, a budget line item was provided and funded in
order to satisfy the stewardship requirements provided by the Open Space Master Plan and the Carson
City Municipal Code. The Carson City Open Space Program will be responsible for the management
of the land and provide for its maintenance including noxious weed abatement in cooperation with the

weed abatement program, police and fire protection, and the future development of trails and
recreation-oriented facilities.

RECOMMENDED ACTION: . Move to recommend to the Board of Supervisors that the Board of
Supervisors make a formal offer to purchase Mexican Dam LLC
properties with Question 18 Open Space acquisition funds not to exceed

$1.7 million dollars located south of Silver Saddle Ranch and north of
Golden Eagle Lane terminus.




FROM :MIKE GILBERT

FAX NO. 7821202 Mar

A . 18 2008 1@:35AM P1
03/08/2008 THU 17:35 PAX 775 887 2045 Carson City Parks & Rec 14008/017
URCHASE AND SALE
THIS AGREEWNT ("Agreement”) is made and entered into this_______day of

, 2008, by and between the River Ranch Holdings Lid, Alpenglow
Development LLC, and Mexican Dam LLC, located at the northerly terminus of Golden Eagle
Lane, Carson City, Nevada, 89701 ("SELLER”), and Carson City, & consolidated municipality of
the State of Nevada by and thfough its Board of Supervisors, of 201 North Carson Street, Suitc 2,
Carson City, Nevada 89701 (“BUYER”). SELLER and BUYER are sometimes hereinafter
rcferred to individually as a "l;arty" and collectively as the “Parties.”

RECITALS

A, SELLER is m'e fee simple owner of all that land and real property lying and
gituated in Carson City, Ncvada, more particularly deseribed on Exhibit “A” attachcd hereto and
incorporated herein by this refcrcnce (herein sometimes referred to as “property”’) and SELLER
desires 1o sell sud BUYER desu‘cs to acquire the Property. It is understood that this purchase
agrecment includes three (3) speuﬁc parcels of real property comprising approximately 21.59
acres, 22.32 acres, and 20.4 agres, for a total of 64.31 acres, and specifically designated as APN
10-121-42, APN 10-121-43, and APN 10-121-44, respectively, and more specifically set forth in
the Preliminary Title Rq:ort: attached hereto as “Exhibit A” and incorporated herein by this
reference. There are no known water rights appurtmant to this property.

B. The Parties desire and intend by this Agreement to memorialize their agreements
by this writing,

NOW THEREFORE in consideration of the mutusl covepants, terms and
conditions herein contained, the Partics hereby agree as follows:

1. wmw NO PERSON IS AUTHORIZED
TO MAKR, AND BY EXECUTION HEREOF BUYER ACKNOWLEDGES THAT NO
PERSON HAS MADE, ANY REPRESENTATION, WARRANTY, GUARANTY OR
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FROM :MIKE GILBERT FAX NO. 7821202

03/06/2008 THU 17:35 FAX 775 887 %2145 Carson City Parks & Rec

PROMISE EXCEPT AS SET FORTH HEREIN; AND NO AGREEMENT, STATEMENT,
REPRESENTATION OR PI%OMISE MADE BY ANY SUCH PERSON WHICH IS NOT
CONTAINED HEREIN SHALL BE VALID OR BINDING ON SELLER. THE ONLY
REPRESENTATIONS OR WARRANTIES OUTSTANDING WITH RESPECT TO THE
SUBJECT MATTER OF THIS TRANSACTION, EITHER EXPRESS OR IMPLIED BY LAW,
ARE SET FORTH HEREIN, AND BUYER EXPRESSLY WAIVES THE RIGHT TO ANY
WARRANTY JMPLIED BY LAW, THE PARTIES ACKNOWLEDGES THAT BUYER AND
SELLER HAVE MADE THE SUBJECT PROPERTY AVAILABLE FOR THE OTHER’S
INDEPENDENT INSPECTIQN.

2. PURCHASE AND SALF OF PROPERTY: SELLER agrees to convey the
Property, together with all ;ights, title and intérest in accordance with the tenms of this
Agrooment the following which shall comprise the sale contemplated in this Agreement:

a All of :the real property lying and situated in Carson City, Nevada,
 consisting of 64.31 acras, more or less, and described in “Fxhibit A.”

b. Any and all licenses, encroachment permits, ways, casements of whatever
type or kind, together with all mineral rights, il rights, gas rights, geothermal rights, sands and
gravels which are appurtenant to or associated in anyway with the Property which are owned by
SELLER. |

The foregoing listed clements of the Property in this Paragraph 2 are hercinafter
collectively referred to as the “Property”.

3.  PURCHASE ﬁmgsz The purchase price for the above described Property shall
be One Million Six Hundred Fifty Thousand andl 00/100 dollars ($1,650,000), which shall be
paid by BUYER to SELLER in accordance with the terms of this Agreement.

4, ESCROW NVEY AND: INSURANCE: Escrow shall be with
NORTHERN NEVADA TITLE CO. (“Escrow Holder”), which is located at 307 W. Winnie
Lane, Suite 5, Carson City, Nevada, 89703. |

Page 2 of 10

Mar. 10 2008 10:35AM P2

[009/017



FROM MIKE GILBERT FAX NO. 7821202 Mar. 10 2088 12:35AM P3

03/06/9008 THU 17:35 FAX 775 887 2145 Carson City Parks & Rec B010/017

a. Escrow isslm]l open as of the dale upon which Escrow Holder has reccived
a fully signed original, or oounterpart originals, of this Agreement, accompanied by the sums and
documents required hersin. ﬁe date all such items have been delivered to Bserow Holder shall
be referred to herein as the “dpcning of Bscrow” and reported by letter to the Parties by Escrow
Holder, and the date escrow actually closes and thc deed is recorded shall be referred to as
“Close of Escrow.” If Close éf Escrow does not oécur prior to March 31, 2008, this transaction
shall terminate and SELLER simll be released from any further obligation to convey the Property
to Buyer, Bscrow Holder is. hereby anthorized and instructed to act in accordance with the
provisions of this Agreement, ‘,which Agteement, together with Escrow Holder's standard escrow
instructions, shall copstitute Escrow Holdet’s escrow instructions. As between the Parties, if
there ia a conflict between Escrow Holder’s standard instructions and this Agreement, this
Agreement will control. 4

b. Ad valorcm property taxes for the current fiscal year shall be prorated as
of the Close of Escrow. |

c. All asséssmenm, and/or special taxes, including the full principal amount
of all bonded indebtedness cﬁcumbqing the Property, if any, shall be prorated to the close of
escrow. To the extent such amounts can be idmﬁﬁed of reasonably estimated by Escrow Holder
they shall be accordingly paid (or reserved for payment) at Close of Eacrow.

d  BUYER and SELLER shall each pay onc half (1/2) of the cost for a
C.L.T.A. ownet's policy of title insurance ("Title Insurance™) in the full amount of the purchase
price issucd by NORTHERNE NEVADA TITLE COMPANY, subject only to those exceptions
disclosed herein or otherwisez not objecled to by BUYER or the preliminary title report, and
SELLER shall procure and fumish such Title Insurance to BUYER.

e Title to the Property shall be conveyed by Grant, Bargain and Sale Deed
AND MUST CONTAIN THE FOLLOWING LANGUAGE: “This land was purchased with
Quality of Life Sales and Usc Tax Funds and is subject to the provisions of the Carson City
Municipal Code Section 13.06.”
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FROM :MIKE GILBERT FAX NO. :7821202 Mar. 10 2008 18:36AM P4

03/06/2008 THU 17:35 FAX 775 8872145 Carson City Parks & Rec [@ot1/017
5. PAYMENT (_)E PURCHASE PRICE: The Purchase Price for the Property

desoribed in Paragraph 3 above and detailed on the Exbibits hereto shall upon satisfaction of the
conditions set forth in Paragraph 6 be paid by BUYER to Escrow Holder for SELLER as
follows: | ‘

The sum of Onc Million Six Hundred Fifty Thousand and 00/100 dollars
(§1,650,000) shall be paid into Escrow oh or before the date set for the Close of Escrow, as
described in Paragraph 4a abo:ve, in cash, fod finds or other readily available funds.

6.  BUYER'S CONDITIONS ON CLOS' E OF ESCROW: Closs of Bscrow shall be
subject to the following conditions: SELLER and ﬁUYER shall diligently attempt to achieve the
satisfaction of these conditions without undue delay. If any of theac conditions cannot be met,
then, unless waived by BUY'iE’.R, Escrow Holder, upon receipt of notification from BUYER or
from SELLER that it cannot or will not be able to satisfy a condition, shall immediately cancel
the escrow and if such cariccllaﬁon' occurs before March 31, 2008, return the respective
documents to SELLER and BUYER, and each pafty shall be responsible for one-half (}4) of the
cscrow costs incurred, and thmﬁer peither Party shall have any further obligation, rights, or
liability under this Agreement. '

a. Except as otherwise approved by BUYER, title to the Property shall be
comveyed to BUYER free of liens and encumbrances. SELLER shall, at its expense, furnish
BUYER with a preliminary ﬁtle report and, upon ~Teqm copies of all recorded exceptions to
title refarred to therein within fifteen (15) days after Opening of Bscrow. Within twenty (20)
days of receipt of: (i) the prchmmnry title report and all documents referred to 1o it; or (ii) any
supplemental or amendatory @on and the documents referred to as exceptiona thereto, BUYER
shall give SELLER notice s;;ecifying those matters which are unacceptable conditions of title.
Said preliminary title report as supplemented and/or amended is hercinafier referred to as the
“Title Report.” All excepti§n5 in the Title Repbrt not specifically disapproved by BUYER
within twenty (20) days after Ereceipt of the initial submittal and/or, as applicable, supplementary
or amendatory materials by BUYER, shall be deemed to have becn approved. SELLER shall
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FROM :MIKE GILBERT FRX NO. :7821202

03/06/2008 THU 17:36 FAX 775 887 2145 Carson City Parks & Rec

remove such objcctionable itefns within fifteen (155 days thereafter, but in any cvent prior to the
Close of Bscrow and if SELI;ER fails 10 Temove such objectionable items within said period,
and/or if the Title Policy wﬂl not be issued in the exact form approved by BUYER, SELLER
shall notify BUYER in wntmg of such fact, and BUYER shall have the election to be exercised
in writing within five (5) days laﬁcr delivery to BUYER of such notice of SELLER of either:

1) terminating this Agreement, in which event Escrow Holder shall
return the documents deposi ied herein to the Party depositing same; or

2) accepting the Propetty subject to the objectionable items.

b. To the Eextem that the same exists, SELLER shall furnish BUYER with
any and all land surveys, engineering infomatién, environmental assessments, planning or
zoning information or other evaluations of the Property in SELLER’s possession, within twenty
(20) days after Opening of Escmw, if any exist, Should BUYER feil to close escrow for
whatever reason, BUYER sha.ll promptly return all such land surveys, engineering information,
chvironmental assessments, pianning or zoning information or other evaluations of the Property
to SELLER and trcat as confidential all information containcd thergin.

c. BUYER shall perform and approve, at its sole cost and cxpense, a Phase I
Site Assessment. l

d. BUYER's signature on thig Agreement warrants that the Carson City
Board of Supervisors has appribved this Agrecmenﬂ

In the event thdt any of the conditiohe to close are not met within the time frames
set forth herein the SELLER or the BUYER may cancel and terminate this Agreement and the
Escrow attendant hereto or the transaction does nét close by March 31, 2008, then in either of
such events, this Agreement shall become null and void and the parties shall be returned to their
original pre-Agreement condition. The parties will be released from any further obligation to
each other and neither will be liable to the other for costs of partial performance or failure to
perform. BUYER will be enb:itled to the return of all monies paid by it to the Hscrow less one-
half of the reasonable charges incurred by the Escrow Agent.
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03/06/2008 THU 17:36 FAX 775 887 2145 Carson City Parks & Rec

FROM :MIKE GILBERT FAX NO. :7821202 Mar. 1@ 2088 1@:36AM P&

7 ER'S RI ATIONS, COVENANTS, WARRANTIES AND

OBLIGATIONS: : -
a,  SBLLER represents to BUYER that o the best knowledge of SELLER,

the titla to be conveyed to BUYER will not be- encumbered by any easements, persons in

possession, government patezits or other rights, other than those items disclosed on the Title
Report or which would be disclosed by a physical inspection of the Property. To the best
knowledge of SELLER, there is no hazardous, toxic or radioactive material on the Property.
SELLER sgrees BUYER and/or its agents may make all disclosures and file all reports which,
may be required by law with réspact to discovery of any hazardous, toxie or radioactive materials
on the Property a8 a result iof such investigations and hereby releases and holds BUYER
barmless with respect to liability arising out of such disclosure.

b. To best howledge of SELLER, SELLER warrants there are no threatened
or pending armexation or condempation proceedings against or affeoting any part of the Property.

c. SELLER shall not commit knowingly or suffer to be committed any waste
in or upon the Property. Waste shall include, but not be limited to, any injury to the Property
which renders it in a wndiﬁm materially different from its condition at the date of this
Agreement. | . :

d. To the bwt knowledge of SELLER, SELLER has complied, and the
Property is in compliance, w1th all laws relating to the storage, use and disposal of hazardous,
toxic or radioactive materials (collectively, “Toxic Materials™).

e. To the best knowledge of SELLER, the execution and cotisummation of
this Agreement pursuant to its terms will not result in a material breach of, contravcne any
provisions of, violate, or consﬁmtc a default under any articles of incorporation, charter, bylaw,
mortgage, contract agreement to which SELLER is subject.

f. From the date of this Agreement to the Closs of escrow, the SELLER will

continue to provide BUYER full access to all of the Property and information relating to the
historical use and operation of the Propetty.
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FROM :MIKE GILBERT FAX NO. :7821202 Mar. 10 2088 18:37AM P7?

04/06/2008 THU 17:38 FAL 775 887 2145 Cavson City Parks & Rec 4004/017

8. BQS&ES_SIQN Posscssion of the Property shall be given to the BUYER at Close
of Bscrow, but during the tetm of this Agrocxnenlt BUYER and its agents may entér upon the
Property for the purpose of pcrfomﬁng cnvimnmcintal or engineering, surveying or goil testing.
BUYER agcecs to pay, defend, indemnify and hold SELLER harmless from al liability, claims,
costs and expenss, except suqh as might accrue from the mere discovery of hazardous or toxic
material, resulting from BUYER'B activities on the Property during the escrow period. Should
the BUYER fail to acquite the Propexty, then it is agreed that SELLER shall receive copies of all
studies, test results and cngmecnng generated by BUYER

9. QmQ ﬂ AND FAIR. DEALINQ During the term of this transaction the
parties hereto agree and covenant, one unto the oth,pr, to act in good faith and to fairly and openly
deal with cach other to accomplish the goals and objectives of the respective parties in closing
the escraw envisioned herein. |

10. BINDING EFFECT: This Agreement shall bind and inure to the bemefit of the
respective heirs, represmtaﬁﬁw, succensors and assigns of BUYER and SELLER.

11. NOTICES: I';Ja notice, reques, demand, instruction or other decument to be
given hereunder to any Party shall be cffeetive for any purpose unless personally delivered to the
person at the appropriate adcircss get forth below (in which event such notice shall be deemed
effective only upon such dehvary) delivered by air courier next-day delivery (e.g., Federal
Express), or delivered by U. S mail, sent by registered or certified mail, retum receipt requesied

as follows:
1f to SELLER, to: Keith Ruben

P.0. Box 704
Minden, NV 89423
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FROM :MIKE GILBERT FAX NO. 17821202 Mar. 18 2068 10:37AM PB

03/06/2008 THD 17:37 FAX 775 887 2145 Carson City Parks & Rec @015/017

If to BUYER, to: Carson City, a Consolidated Municipality
' Attn: Juam F. Guzman
3303 Butti Way, Building #9
Carson City, Nevada 89701
Notices delivered by air courier shall be deemed to have been given the next
business day after deposit with the courier and notices mailed shall be deemed to have been
given on the second day folloyving deposit of same in any United States Post Officc mailbox in
the state to which the notice is addressed or on the third day following deposit in any such post
office box other than in the st;;te to which the noti¢e is addressed, postage prepaid, addressed as
set forth above. The addresses and addressees, for the purpose of this Paragraph, may be
changed by giving written noﬁcc of such change in the manner herein provided for giving notice.
Unless and until such written :noticc of change is received, the last address and addressee stated
by written notice, or provided herein if no such written notice of change has been received, shall
be deamcd to continue in eﬁ'eg;t for all purposes hereunder.

12. TIME: Time u; of the essence for each provision of this Agreement of which time
is a factor, and if this transaction is not completed prior to March 31, 2008, it shall terminate and
SELLER shall be relicved of any further obligatioﬁ to convey the Property to BUYER. SELLER
has requested that this transaction be completed prior to March 31, 2008,

13. ATTORNEYS' : In the event of any action or proceeding to cuforce or
interpret the terms of this Aéemmh including an arbitration by cither Party against the other
under this Agreement, the prévailing Party shall be entitled to recover its reasonable costs and
expenses, including its reasonable attorneys' fees, incurred in the prosecution or defense of such
a proceeding or action. In the event that both partics prevail in such an action or proceeding, by
varying degrees or in dift'crcn:t respects, then the Court or arbiter shall determine whether and to
what extent any costs, expensé:s, and fees will be awarded to the Parties.

14, COMPUTATION OF PERIODS: All periods of time referred to in this
Agreement shall inclnde all S!aturdays, Sundays and stats or national holiday, unless the period

of time specifies business days, provided that if the date to perform any act or give any notice
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FROM :MIKE GILBERT FAX NO. :7821202 Mar. 18 2008 18:37AM P9

03/06/2008 THU 17:37 FAX 775 887 2145 Carson City Parks & Rec d016/017

with respect to this Agreement, shall fall on a Saturday, Sunday or stale or national holiday, such
act or notice may be timely iperformed or given on the next succeeding day which is not a
Saturday, Sunday or smé or national holiday.

15. INTERPRETATION: The Parties i‘.\oreto acknowledge and agree that each has
been given the opportunity to review this AMmt with legal counsel independently, and/or
has the requisite experience and sophistication to understand, interpret and agree to the particular
language of the provisions hcrfeof. The Parties havc;: cqual bargaining power, and intend the plain
meaning of the provisions herein. In the event of an ambiguity in or dispute regarding the
intcrpretation of same, the int:expretaﬁon of this Agreemcnt shall not be resalved by any rule of
interpretation providing for interpretation against the Party who cauges the uncertainty to exist or
againgt thc draftsman. This Agreement contains the cntire agreement between the parties
relating to the transactions contemplated hereby aﬁd all prior or contemporaneous agreements,
understandings, representations and statements, oral or written, are merged and integrated into
this Agreement. ' |

16.  SURVIVABILITY: All covenants of BUYER or SELLER which arc intended
hercunder to be performed m whole or in part after Close of Escrow and all representations,
warrantics and indemnities Hy either Party to the other, shall survive Close of EBscrow and
delivery of the Grant, Bargaiq and Sale Deed, and bo binding upon and inure to the benefit of the
respective Partics. ‘ '

17.  MUTUAL INDEMNITY: To the extent permitted by law, including, but not
limited to, the provisions of NRS Chapter 41, cach party shall indemnify, hold harmless and
defend, not excluding the other’s right to participate, the other party from and against all liability,
claims, actions, demages, loss&s, and expenses, inciuding but not limited to reasonable attorney’s
fees and costs, arising oat lof any alleged negligent or willful acts or omissiong of the
indemnifying party, its officers, employces and agents, arising from or relating to the

indemnifying party's mvenanfs, representations, and warrantics, as contained in this Agreement.

Page 9 of 10




FROM :MIKE GILBERT FAX NO. 7821202 Mar. 10 2008 19:38AM P10

03/06/2008 THU 17:37 FAX 775 887 2145 Carson City Parks & Rec /o
18. AL[[HQ_IU_TY_M,I’]ES Any corporation signing this Agreement, and each

agent, officer, director, or omployee signing on behalf of such corporation, but in his individual
capacity, represents and warrants that said Agreement is duly authorized by and binding upon
said corporation. Any individ:ual signing this Agréement on behalf of a partnership or business
entity other than a corporaﬁot{ represents that such other entity has power and authority to enter
into this Agreement, and by such person's act is bound hereby.

19, COUNTERPAi(j;:: This Agrecment and any other agresment (or documnent)
delivered pursuant hereto mayébe executed in onc or more counterparts and by dilTerent Parties
in scparate counterparts, All <;f such counterparts shall constitute one and the same agreement
and shall beeome effective whﬁn oue or more counterparts of this Agreement have been signed
by each Party and delivered to the other Parties.

IN WITNESS WHEREOF, SELLER and BUYER have fully executed this
Apgrecment as of the date first above writien.
"SELLER" : *BUYER"

Keith Rubén, Manager Juan F. Guzman, Open Spacc
; CARSON CITY
D-16-064 : |
DATE ; , DATE
Page 10 of 10




PAGE 1

PRELIMINARY REPORT

Northern Nevada Title Company
307 W Winnie Lane #5
Carson City, NV 89703-4103
(775)-883-7513 FAX (775)-887-5065

To: Carson City Escrow No. CC-1080070-LS
Attn: Juan Guzman Title No. 1080070
Your No.
Property Address

2980 Snyder Avenue, as to Parcel 3
None Available, as to Parcels 1 and 2
Carson City, NV 89701

Assessor’s Parcel Number
010-121-43, as to Parcel 1
010-121-42, as to Parcel 2
010-121-44, as to Parcel 3

In response to the above referenced application for a policy of title insurance, Old Republic National Title Insurance Company hereby
reports that it is prepared to issue, or cause to be issued, as of the date hereof, a Policy or Policies of Title Insurance describing the land
and the estate or interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or

encumbrance not shown or referred to as an Exception below or not excluded from coverage pursuant to the printed Schedules,
Conditions and Stipulation of said Policy forms.

The printed Exceptions and Exclusions from the coverage of said Policy or Policies are available from the office which issued this report.
Copies of the Policy forms should be read.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a policy of title

insurance and no liability is assumed hereby. If it is desired that liability be assumed prior to the issuance of a policy of title insurance, a
Binder or Commitment should be requested.

Dated: February 1, 2008 at 7:30 AM. QQ\A M;\m

Carey Rotoli, Titl} Officer

The form of policy of title insurance contemplated by this report is: CLTA Owners

The estate or interest in the land hereinafter described or referred to covered by this report is: A fee, as to Parcels 1,2 and 3
and an easement as to Parcels 1A and 2A

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

Alpenglow Development, LLC, A Nevada Limited Liability Company, as to Parcel 1 and River Ranch
Holdings, LTD, A Nevada Limited Liability Company, as to Parcel 2 and Mexican Dam LLC, A Nevada
Limited Liability Company, as to Parcel 3

The land referred to in the report is situate in the State of Nevada, County of Carson City and is described as follows:

SEE EXHIBIT "A'" ATTACHED HERETO AND MADE A PART HEREOF




CC-1080070-LS
1080070

EXHIBIT “A” ATTACHED TO PRELIMINARY TITLE REPORT DATED FEBRUARY 1, 2008
EXHIBIT “A”

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

PARCEL 1:

A tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson City, Nevada,
being more particularly described as follows:

Commencing at the South % corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M, Carson
City, NV, Thence North 89°59°47” West for a distance of 770.65 feet to a No. 5 rebar capped by PLS 5286,
being the true point of beginning;

Thence North 89°59°47” West for a distance of 551.47 feet to a No. 5 rebar capped by PLS 2280; Thence
North 00°06°00” East for a distance of 1315.77 feet to a No. 5 rebar without a cap; Thence North 89°56°33”
East for a distance of 549.56 feet to a No. 5 rebar.capped by PLS 5286; Thence South 00°01°00” West for a
distance of 1316.35 feet to a No. 5 rebar capped by PLS 5286, being the true point of beginning.

Along with a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, being more particularly described as follows:

Commencing at the South Y corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North 89°59°47” West for a distance of 509.02 feet to a No. 5 rebar capped by PLS 7880,
being the true point of beginning; Thence North 89°59'47” West for a distance of 261.63 feet to a No. 5 rebar
capped by PLS 5286; Thence North 00°01°00” East for a distance of 628.38 feet to a point; Thence South
38°25°29” East for a distance of 255.15 feet to a No. 5 rebar capped by PLS 7880, being the beginning point
of a curve to the right; Thence along a curve to the right, an arc distance of 318.55 feet, with a radius of
475.00 feet, a delta angle of 38°25°27”, on a chord of South 19°12°46” East for a distance of 312.61 feet, to a
No. 5 rebar capped by PLS 7880; Thence South 00°00°02” East for a distance of 133.31 feet to a No. 5 rebar
capped by PLS 7880, being the true point of beginning,.

Along with a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, being more particularly described as follows:

Commencing at the South ¥ corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North §9°59°47” West for a distance of 770.65 feet to a No. 5 rebar capped by PLS 5286;
Thence North 00°01°00” East for a distance of 1068.42 feet to a point, being the true point of beginning;
Thence North 00°01°00” East for a distance of 247.93 feet to a No. 5 rebar capped by PLS 5286; Thence
North 89°56°33” East for a distance of 262.67 feet (previously recorded as 6.60 feet in File #170840),to a
point on the Westerly Mean High Water line of the Carson River, as verified by State Lands; Thence South
27°07°14” East for a distance of 31.77 feet to a No. 5 rebar capped by PLS 7880, being a course along the
Westerly Mean High Water line of the Carson River; Thence South 51°34°31” West for a distance of 353.86
feet to a point, being the true point of beginning.

Continued...




EXHIBIT “A” CONTINUED

Along with a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, being more particularly described as follows:

Commencing at the South Y corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, Thence North 89°59°47” West for a distance of 1322.12 feet to a No. 5 rebar capped by PLS
2280; Thence North 00°06°00” East for a distance of 1315.77 feet to a No. 5 rebar with no cap, being the true
point of beginning; Thence North 00°09°29" East for a distance of 62.82 feet to a No. 5 rebar capped by PLS
7880: Thence South 89°50°31” East for a distance of 49.95 feet to a No. 5 rebar capped by PLS 7880, being '
the beginning point of a curve to the right, where the tangent bears North 00°09°29” East; Thence along a
curve to the right, an arc distance of 30.45 feet, with a radius of 60.00 feet, a delta angle of 29°04'32", on a
chord of North 14°41°45” East for a distance of 30.12 feet, to a No. 5 rebar capped by PLS 7880; Thence
South 60°45°59” East for a distance of 112.72 feet to a No. 5 rebar capped by PLS 7880; Thence North
51°34°31” East for a distance of 533.74 feet to a No. 5 rebar capped by PLS 7880, being a point on the
Westerly Mean High Water line of the Carson River, verified by State Lands; Thence South 28°59°47" East
for a distance of 156.88 feet to a point on the Mean High Water line; Thence South 38°28’59” East for a
distance of 221.62 feet to a point on the Mean High Water line; Thence South 22°50°4 1” East for a distance
of 61.81 feet to a point, being the last point on the Westerly Mean High Water line of the Carson River;
Thence South 89°56°33” West for a distance of 262.67 feet (previously recorded as 6.60 feet in File
#170840), to a No. 5 rebar capped by PLS 5286; Thence South 89°56°33” West for a distance of 549.56 feet
to a No. 5 rebar with no cap, being the true point of beginning.

Excepting therefrom a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M.,
Carson City, Nevada, being more particularly described as follows:

Commencing at the South % corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North 89°59°47” West for a distance of 770.65 feet to a No. 5 rebar capped by PLS 5286;
Thence North 00°01°00” East for a distance of 628.38 feet to a point, being the true point of beginning;
Thence North 38°25°29” West for a distance of 262.51 feet to a No. 5 rebar capped by PLS 7880, being the
beginning point of a curve to the right; Thence along a curve to the right, an arc distance of 85.50 feet, with a
radius of 175.00 feet, a delta angle of 27°59°40”, on a chord of North 24°25°39” West for a distance of 84.66
feet, to a No. 5 rebar capped by PLS 7880; Thence North 51°34°31” East for a distance of 253.10 feettoa
point; Thence South 00°01°00” West for a distance of 440.03 feet to a point, being the true point of
beginning;

Said land is further depicted as Lot 1 of that certain Record of Survey Map No. 2596 to Support a Boundary
Line Adjustment for Alpenglow Development LLC, River Ranch Holdings, LTD and Mexican Dam LLC,
recorded in the office of the Carson City Recorder, State of Nevada, on March 10, 2006 in Book 9 of Maps at
Page 2596 as Document No. 350810, Official Records.

Note: Legal Description previously contained in Document No. 350809 recorded on March 10, 2006.
PARCEL 1A:

Roadway and utility rights of way as described in Grant of Easement recorded in the office of the
County Recorder of Carson City, State of Nevada, on October 1, 1984 in Book 377 at Page 233
through 244 and Page 249 through 252 as Document No.’s 30615, 30616, 30617 and 30619 and Grant
of Easements recorded on May 1, 2000 as Document No’s 247956 and 247957, Official Records.

Continued...




EXHIBIT “A” CONTINUED...

PARCEL 2:

A tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson City, Nevada,
being more particularly described as follows:

Beginning at the South Y corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North 89°59°47” West for a distance of 770.65 feet to a No. S rebar capped by PLS 5286;
Thence North 00°01°00” East for a distance of 1316.35 feet to a No. 5 rebar capped by PLS 5286; Thence
North 89°56°33" East for a distance of 262.67 feet (previously recorded as 6.60 feet in File

# 170840), to a point on the Westerly Mean High Water Line of the Carson River, as verified by State
Lands; Thence South 27°07°14” East for a distance of 31.77 feet to a No. 5 rebar capped by PLS 7880, being
a point on the Westerly Mean High Water Line of the Carson River; Thence South 27°07°14” East for a
distance of 76.83 feet to a point on the Mean High Water line; Thence South 31°14’15” East for a distance of
134.18 feet to a point on the Mean High Water line; Thence South 36°21°37" East for a distance of 193.78
feet to a point on the Mean High Water line; Thence South 46°09°46” East for a distance of 131.59 feetto a
point on the Mean High Water line; Thence South 47°50°17” East for a distance of 231.88 feet to a point on
the Mean High Water line; Thence South 39°29°12” East for a distance of 156.84 feet'to a point on the Mean
High Water line; Thence South 30°14°41” East for a distance of 93.22 feet to a point on the Mean High
Water line; Thence South 43°56°54” East for a distance of 108.95 feet to a point on the Mean High Water
line; Thence South 43°55°48” East for a distance of 121.85 feet to a point on the Mean High Water line;
Thence South 52°37°17” East for a distance of 158.56 feet to a point on the Mean High Water line; Thence
South 57°49°34” East for a distance of 66.37 feet to a point on the Mean High Water line; Thence South
43°38°09” East for a distance of 154.80 feet to a point on the Mean High Water line; Thence South
24°11°05” East for a distance of 101.44 feet to a point on the Mean High Water line; Thence North

89°51°48” West for a distance of 630.57 feet (previously recorded as 437.72 feet in File #170840), to the true
point of beginning.

Along with a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, being more particularly described as follows:

Commencing at the South Y4 corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North 89°59°47” West for a distance of 770.65 feet to a No. 5 rebar capped by PLS 5286;
Thence North 00°01°00” East for a distance of 628.38 feet to a point, being the true point of beginning;
Thence North 38°25’29” West for a distance 0f 262.51 feet to a No. S rebar capped by PLS 7880, being the
beginning point of a curve to the right; Thence along a curve to the right, an arc distance of 85.50 feet, with a
radius of 175.00 feet, a delta angle 0£27°59°40”, on a chord of North 24°25'39” West for a distance of 84.66
feet, to a No. 5 rebar capped by PLS 7880; Thence North 51°34’31” East for a distance of 253.10 feetto a

point; Thence South 00°01°00” West for a distance of 440.03 feet to a point, being the true point of
beginning;

Excepting therefrom a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M,,
Carson City, Nevada, being more particularly described as follows:

Commencing at the South Y corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North 89°59°47” West for a distance of 509.02 feet to a No. 5 rebar capped by PLS 7880,
being the true point of beginning; Thence North 89°59’47" West for a distance of 261.63 feet to a No. 5 rebar
capped by PLS 5286; Thence North 00°01°00” East for a distance of 628.38 feet to a point; Thence South
38°25°29” East for a distance of 255.15 feet to a No. S rebar capped by PLS 7880, being the beginning point

Continued. ..




EXHIBIT “A” CONTINUED...

of a curve to the right; Thence along a curve to the right, an arc distance of 318.55 feet, with a radius of
475.00 feet, a delta angle of 38°25°27”, on a chord of South 19°12'46" East for a distance of 312.61 feet, to a
No. 5 rebar capped by PLS 7880; Thence South 00°00°02” East for a distance of 133.31 feet to a No. 5 rebar
capped by PLS 7880, being the true point of beginning.

Excepting therefrom a tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M,,
Carson City, Nevada, being more particularly described as follows:

Commencing at the South Y corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, NV, Thence North 89°59°47” West for a distance of 770.65 feet to a No. 5 rebar capped by PLS 5286;
Thence North 00°01°00” East for a distance of 1068.42 feet to a point, being the true point of beginning;
Thence North 00°01°00” East for a distance of 247.93 feet to a No. 5 rebar capped by PLS 5286; Thence
North 89°56°33” East for a distance of 262.67 feet (previously recorded as 6.60 feet in File #170840), to a
point on the Westerly Mean High Water fine of the Carson River, as verified by State Lands; Thence South
27°07° 14" East for a distance of 31.77 feet to a No. 5 rebar capped by PLS 7880, being a course along the
Westerly Mean High Water line of the Carson River; Thence South 51°34°31” West for a distance of 353.86
feet to a point, being the true point of beginning. o

Said land is further depicted as Lot 2 of that certain Record of Survey Map No. 2596 to Support a Boundary
Line Adjustment for Alpenglow Development LLC, River Ranch Holdings, LTD and Mexican Dam LLC,
recorded in the office of the Carson City Recorder, State of Nevada, on March 10, 2006 in Book 9 of Maps at
Page 2596 as Document No. 350810, Official Records.

Note: Legal Description previously contained in Document No. 350809 recorded on March 10, 2006.

PARCEL 2A:

Roadway and utility rights of way as described in Grant of Easement recorded in the office of the
County Recorder of Carson City,.State of Nevada, on October 1, 1984 in Book 377 at Page 233
through 244 and Page 249 through 252 as Document No.’s 30615, 30616, 30617 and 30619 and Grant
of Easements recorded on May 1, 2000 as Document No’s 247956 and 247957, Official Records.

PARCEL 3:

A tract of land located in Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson City, Nevada,
being more particularly described as follows:

Commencing at the South Y corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, Thence North 89°59°47” West for a distance of 1322.13 feet to a No. 5 rebar capped by PLS
2280; Thence North 00°06°00" East for a distance of 1315.77 feet to a No. 5 rebar with no cap, being the true
point of beginning; Thence North 89°56’33” East for a distance of 549.56 feet to a No. 5 rebar capped by
PLS 5286: Thence North 89°56’33” East for a distance of 262.67 feet (previously recorded as 6.60 feet in file
#170840), to a point on the Westerly Mean High Water line of the Carson River, as verified by State Lands;
Thence North 22°50°41” West for a distance of 61.81 feet to a point on the Mean High Water line; Thence
North 38°28°59” West for a distance of 221.62 feet to a point on the Mean High Water line; Thence North

Continued. ..




EXHIBIT “A” CONTINUED....

28°59'47" West for a distance of 156.88 feet to a point on the Mean High Water line; Thence North
28°59'47” West for a distance of 80.88 feet to a point on the Mean High Water line; Thence North 23°56°30”
West for a distance of 68.88 feet to a point on the Mean High Water line; Thence North 07°20°32” West for a
distance of 114.80 feet to a point on the Mean High Water line; Thence North 12°50°28” East for a distance
of 88.00 feet to a point on the Mean High Water line; Thence North 34°29°28” East for a distance of 110.28
feet to a point on the Mean High Water line; Thence North 44°40°48” East for a distance of 85.11 feetto a
point on the Mean High Water line; Thence North 40°11°27” East for a distance of 58.77 feet to a point on
the Mean High Water line; Thence North 59°12'53” East for a distance of 85.66 feet to a point on the Mean
High Water line; Thence South 35°05°12” East for a distance of 17.19 feet to a point on the Mean High
Water line; Thence North 79°36°20” East for a distance of 6.04 feet to a point on the Mean High Water line;
Thence continuing North-Easterly along the Westerly Mean High Water line of the Carson River to a point
on the Northerly line of Parcel “C” of the Record of Survey Map Document No. 4398; Thence South
89°57°17” West along the Northerly line of said Parcel “C™ for a distance of 1,282.20 feet more or less to the

Northwesterly corner of said Parcel “C”, being a No. 5 rebar capped by PLS 2280; Thence South 00°09°29”
West for a distance of 1316.04 feet to the true point of beginning.

EXCEPTING THEREFROM a tract of land located in Section 35, Township 15 Noith, Range 20 East,
M.D.B.&M., Carson City, Nevada, being more particularly described as follows:

Commencing at the South V4 corner of Section 35, Township 15 North, Range 20 East, M.D.B.&M., Carson
City, Nevada, Thence North 89°59°47" West for a distance of 1322.12 feet to a No. 5 rebar capped by PLS
2280; Thence North 00°06°00” East for a distance of 1315.77 feet to a No. 5 rebar with no cap, being the true
point of beginning; Thence North 00°09°29” East for a distance of 62.82 feet to a No. 5 rebar capped by PLS
7880; Thence South 89°50°31” East for a distance of 49.95 feet to a No. 5 rebar capped by PLS 7880, being
the beginning point of a curve to the right, where the tangent bears North 00°09°29” East; Thence along a
curve to the right, an arc distance of 30.45 feet, with a radius of 60.00 feet, a delta angle of 29°04'32”, on a
chord of North 14°41°45” East for a distance of 30.12 feet, to a No. 5 rebar capped by PLS 7880; Thence
South 60°45°59” East for a distance of 112.72 feet to a No. 5 rebar capped by PLS 7880; Thence North
51°34’°31” East for a distance of 533.74 feet to a No. 5 rebar capped by PLS 7880, being a point on the
Westerly Mean High Water line of the Carson River, verified by State Lands; Thence South 28°59°47” East
for a distance of 156.88 feet to a point on the Mean High Water line; Thence South 38°28’59” East for a
distance of 221.62 feet to a point on the Mean High Water line; Thence South 22°50°41” East for a distance
of 61.81 feet to a point, being the last point on the Westerly Mean High Water line of the Carson River;
Thence South 89°56°33"” West for a distance of 262.67 feet (previously recorded as 6.60 feet in File
#170840), to a No. 5 rebar capped by PLS 5286; Thence South 89°56’33" West for a distance of 549.56 feet
to a No. 5 rebar with no cap, being the true point of beginning. :

Said land is further depicted as Lot 3 of that certain Record of Survey Map No. 2596 to Support a Boundary
Line Adjustment for Alpenglow Development LLC, River Ranch Holdings, LTD and Mexican Dam LLC,
recorded in the office of the Carson City Recorder, State of Nevada, on March 10, 2006 in Book 9 of Maps at
Page 2596 as Document No. 350810, Official Records.

Note: Legal Description previously contained in Document No. 350809 recorded on March 10, 2006.




Escrow No. CC-1080070-LS

PAGE 2

NORTHERN NEVADA TITLE COMPANY
PRELIMINARY REPORT

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

EXCEPTIONS FROM COVERAGE

The policy, with the exception of any ALTA Lenders policy, contemplated to be issued hereunder will not
insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by

reason of’

PART I

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

2, Any facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an inspection
of the land or which may be asserted by persons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, which are not shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would
disclose, and which are not shown by the public records.

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

PART I
1) Taxes for the year 2007-2008, including any secured personal property taxes and any special taxes, a lien, now due
and payable.
TOTAL AMOUNT: $371.35
FIRST INSTALLMENT: $95.35 Paid
SECOND INSTALLMENT: $92.00 Delinquent plus penalties and costs
THIRD INSTALLMENT: $92.00 Delinquent plus penalties and costs
FOURTH INSTALLMENT: $92.00 Open
ASSESSORS PARCEL NO.: 010-121-43
SAID MATTER AFFECTS: Parcel 1
TOTAL AMOUNT: $446.54
FIRST INSTALLMENT: $113.54 Paid
SECOND INSTALLMENT: $111.00 Delinquent plus penaities and costs
THIRD INSTALLMENT: $111.00 Delinquent plus penalties and costs
FOURTH INSTALLMENT: $111.00 Open
ASSESSORS PARCEL NO.: 010-121-42
SAID MATTER AFFECTS: Parcel 2

Continued...
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NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1080070-LS PRELIMINARY REPORT

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

TOTAL AMOUNT: $342.88

FIRST INSTALLMENT: $87.88 Paid

SECOND INSTALLMENT: $85.00 Delinquent plus penalties and costs

THIRD INSTALLMENT: $85.00 Delinquent plus penalties and costs

FOURTH INSTALLMENT: $85.00 Open

ASSESSORS PARCEL NO.: 010-121-44

SAID MATTER AFFECTS: Parcel 3

2) The lien, if any, for taxes for improvements completed or in progress, but which were not shown on the tax bill for
the current year.

3) Liens levied by the Carson City Water and Sewer District for water, sewer and storm water utilities, by reason that

subject property is located within said district. To verify payments, delinquencies or liens, contact Carson City Ultilities at
(775) 887-2355 extension 1020. '

4) Lack of ingress and/or egress to said land, access may be provided by the United States Department of the Interior,

Bureau of Land Management over that portion of the West % of Lot 2 within the Northwest Y4 of Section 2, Township 14
North, Range 20 East.

S) Any easement or claims of easement or rights of access based on prescription or by implied dedication to the public
over said land or any part thereof, for access (or recreational purposes) to or upon the Carson River.

6) Any adverse claim based upon the assertion that:

a) "Said land or any part thereof is now, or at any time has been, below the ordinary high water mark of the Carson
River."

b)"Some portion of said land has been created by artificial means or has accreted to such portions so created.”

c) "Some portion of said land has been brought with the boundary thereof by an avulsive movement of the Carson
River or has been formed by accretion to any such portion."

7 Such rights and easements for navigation and fishery which may exist over that portion of said land lying beneath
the waters of Carson River.

8) Lack of record access to a public roadway.

SAID MATTER AFFECTS: Parcel 3

9) Rights of the public, county and/or city in that portion of the herein described property lying within any street or
road. :

10) Notes, easements and recitals as set forth on Parcel Map No.’s 704 and 1035, and Record of Survey Map No.’s 894,
1306, 1307, 2085, 2596 and 2633, and Lot Line Adjustment Document Nos. 170839 and 350809.

Continued...
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NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1080070-LS PRELIMINARY REPORT

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

1) Easement, together with the rights incidental thereto,

RESERVED BY: H.F. Dangberg Land and Live Stock Company,
a Nevada Corporation
PURPOSE: Rights of other users of common ditches,

canals, streams in accordance with, but not
limited to historical custom and usage

RECORDED: March 30, 1978
BOOK: 227, Official Records
PAGE: 612

DOCUMENT NO.: 78173

AFFECTS: A portion of said land, exact location is not
defined of record .

12) Rights of way, easement and conditions as set forth in those certain Grants of Easements,

RECORDED: October 1, 1984

BOOK: 371, Official Records

PAGE: 233 thru 244 and 249 thru 252
DOCUMENT NO.’S: 30615, 30616, 30617 and 30619
SAID MATTER AFFECTS: Parcels 1 and 2 and other property

13) Terms, conditions and fees as set forth in Decision for Right-of-Way Grant, over that portion of the West %2 of Lot 2
within the Northwest % of Section 2, Township 14 North, Range 20 East.

FILE CASE NO.: N-39520
RECORDED: October 3, 1984
BOOK: 3717, Official Records
PAGE: 368

DOCUMENT NO.: 30685

Assignment of Right-of-Way Grant,

RECORDED: February 4, 1985

BOOK: 386, Official Records

PAGE: 276

DOCUMENT NO.: . 33372

SAID MATTER AFFECTS: Parcels 1 and 2 and other property
Continued. ..
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PAGE 5

NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1080070-LS PRELIMINARY REPORT

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

14) Agreement, on the terms and conditions contained therein.

PURPOSE: Road Maintenance Agreement

EXECUTED BY: William L. Desormier, Eli H. Keeran, Jack
: Foerschler and John J. Stein

RECORDED: March 16, 1989

DOCUMENT NO.: 82797, Official Records

SAID MATTER AFFECTS: Parcels 1 and 2 and other property

15) Covenants, and agreements, as contained in Grants of Easements,

EXECUTED BY: William Desormier and Patricia L. Desormier
RECORDED: May 1, 2000 .
DOCUMENT NO.’S: 247956 and 247957

(deleting therefrom any restrictions indicating any preference, limitation or discrimination based on race, color, religion, sex,
handicap, familial status or national origin)

SAID MATTER AFFECTS: Parcels 1 and 2

16) Deed of Trust, to secure an indebtedness of the amount stated therein.

ORIGINAL AMOUNT: $285,468.00

DATED: June 20, 2005

RECORDED: June 20, 2005

DOCUMENT NO.: - 338323, Official Records

TRUSTOR: Alpenglow Development, LLC, a Nevada
Limited Liability Company

TRUSTEE: Western Title Company, Inc.

BENEFICIARY: Dieter Bulin and Cherisse Hollingsworth,
husband and wife as joint tenants

SAID MATTER AFFECTS: A portion of Parcels 1 and 2

Continued...
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NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1080070-LS PRELIMINARY REPORT

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

17) Deed of Trust, to secure an indebtedness of the amount stated therein.

ORIGINAL AMOUNT: $343,282.00

DATED: June 20, 2005

RECORDED: June 20, 2005

DOCUMENT NO.: 338325, Official Records

TRUSTOR: River Ranch Holdings, Ltd., a Nevada limited
liability company

TRUSTEE: Western Title Company, Inc.

BENEFICIARY: Dieter Bulin and Cherisse Hollingsworth,
husband and wife as joint tenants

SAID MATTER AFFECTS: A portion of Parcels 1 and 2

18) Easement, shown or dedicated on Record of Survey Map 2633, together with the rights incidental thereto.

PURPOSE: ' Proposed 25 foot wide easement for fire access

AFFECTS: Westerly 25 feet of Parcel |

PURPOSE: Rights of ways and easement

AFFECTS: Southerly portions of Parcels 1 and 2

PURPOSE: Existing irrigation ditch

AFFECTS: - Portion of Parcel 3

19) The requirement that the following be submitted prior to the issuance of a title policy.
a) Resolutions authorizing this transaction.
b) Copies of Atticles of Organizations showing who can execute on behalf of the limited liability companies.

20) Prior to the issuance of a Title Policy, the allocation of liability as to each parcel shall be set forth in writing by all
parties to this transaction.

NOTE: Said property was last insured in June of 2005.

000




Northern Nevada Title Company A

512 N. Division Street
Carson City, NV 89703

Privacy Policy Notice
as of September 20, 2005

PURPOSE OF THIS NOTICE

Northem Nevada Title Company (NNTC) and it's Underwriters share your concems about privacy. Each Company is committed to
respecting the privacy of our policyholders. Therefore, in accordance with Federal and State laws and regulations, we are providing
you with this notice of how we might use the information about you which we gather in the process of issuing a policy of title
insurance.

Title V of the Gramm-Leach-Bliley Act (GLBA) and the laws of the State in which you reside generally prohibit us from sharing non
public personal information about you with a third party unless we provide you with this notice of our privacy policies and practices,
such as the type of information that we collect about you and the categories of persons or entities to whom that information may be
disclosed. In compliance with the GLBA and the laws of this State, we are providing you with this document, which notifies you of
the privacy policies and practices of NNTC and it's Underwriters.

OUR PRIVACY POLICIES AND PRACTICES
L Information we collect and sources from which we collect it:

We do not collect any nonpublic personal information about you other than the following:
Information we receive from you or from your attomey or other representatives on applications or other forms;
Information about your transactions with us, our affiliates or our Underwriters.

In addition, we may collect other non public personal information about you from individuals and companies other than
those proposed for coverage. -

Unless it is specifically stated otherwise in an amended Privacy Policy Notice, no additional information will be
collected about you. '

il. Information we disclose to third parties:

In the course of our general business practices, we may disclose the information that we collect (as described above) about you or
others without your permission to the following types of institutions for the reasons described:

To a third party such as a surveying, real estate tax research or municipal data firm if the disclosure will enable
that party to perform a business, professional or insurance function for us;

To an insurance institution, agent, or credit reporting agency in order to detect or prevent criminal activity, fraud
or misrepresentation in connection with an insurance transaction;

To an insurance institution, agent, or credit reporting agency for either this Company or the entity to whom we
disclose the information to perform a function in connection with an insurance transaction involving you;

To an insurance regulatory authority, law enforcement, or other governmental authority in order to protect our
interests in preventing or prosecuting fraud, or if we believe that you have conducted illegal activities;

To an actuarial or research organization for the purpose of conducting actuarial or research studies.

The disclosures described above are permitted by law.

Privacy Notice
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WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH AFFILIATES OR NON-
AFFILIATED THIRD PARTIES FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW.

Your right to access and amend your personal information:

You have the right to request access to the personal information that we record about you. Your right includes the right to
know the source of the information and the identity of the persons, institutions or types of institutions to whom we have
disclosed such information within 2 years prior to your request. Your right includes the right to view such information and
copy itin person, or request that a copy of it be sent to you by mail (for which we may charge you a reasonable fee to cover
our costs). Your right also includes the right to request corrections, amendments or deletions of any information in our
possession. The procedures that you must follow to request access to or an amendment of your information are as follows:

To obtain access to your information from Northern Nevada Title Company: You should submit a request in writing
Northem Nevada Title Company, 512 N. Division Street, Carson City, Nevada 89703. The request should include
your name, address, policy number, telephone number, and the information to which you would like access. The
request should state whether you would like access in person or a copy of the information sent to you by mail.
Upon receipt of your request, we will contact you within 30 business days to arrange providing you with access in
person or the copies that you have requested.

To obtain access to your information from the Underwriter: You should submit your written request
including the specified information to the address stated above. The request should include the same
information mentioned above for requests to NNTC. The request will be forwarded to the Underwriter
which insured your transaction

To correct, amend, or delete any of your information: You should submit a request in writing to the
address referenced directly above. The request should include your name, address, policy number,
telephone number, the specific information in dispute, and the identity of the document or record that
contains the disputed information. Upon receipt of your request, we will contact you within 30 business
days to notify you either that we have made the correction, amendment or deletion, or that we refuse to
do so and the reasons for the refusal which you will have an opportunity to challenge.

Our practices 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
provide products or services to you. We maintain physical, electronic, and procedural safeguards that comply with federal
regulations to guard your nonpublic personal information.

Our policy regarding dispute resolution:

Any controversy or claim arising out of or relating to our privacy policy, or the breach thereof, shall be settled by arbitration in
accordance with the rules of the American Arbitration Association, and judgment upon the award rendered by the arbitrator(s) may
be entered in any court having jurisdiction thereof.

Reservation of the right to disclose information in unforeseen circumstances:

In connection with the potential sale or transfer of its interests, Northem Nevada Title Company, its Underwriters and their
respective affiliates reserve the right to sell or transfer your information (including but not fimited to your address, name, age, sex,
zip code, state and country of residency and other information that you provide through other communications) to a third party entity
that ( 1) concentrates its business in a similar practice or service; (2) agrees to be a successor in interest of Northem Nevada Title
Company or the Underwriter with regard to the maintenance and protection of the information collected; and (3) agrees to the
obligations of this privacy statement. '
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A SUMMARY APPRAISAL REPORT ADDRESSING:

64.31 ACRES OF UNIMPROVED
RESIDENTIAL SUBDIVISION LAND
LOCATED AT THE NORTHERLY
TERMINUS OF GOLDEN EAGLE LANE
IN CARSON CITY, NEVADA

CC-CONTRACT #0607-047 -

CURRENTLY VESTED IN:
_ MEXICAN DAM, LLC
RIVER RANCH HOLDINGS, LTD.
ALPENGLOW DEVELOPMENT, LLC

FOR THE PURPOSE OF PROVIDING
AN OPINION OF MARKET VALUE

AS OF
MARCH 6, 2007
Prepared By:

o LYN C. NORBERG, MAI
1761 EAST COLLEGE PARKWAY, SUITE 111
- CARSON CITY, NEVADA 89706

Prepared On:
MARCH 23, 2007

Prepared For:
- MR JUAN GUZMAN
CARSON CITY OPEN SPACE MANAGER




'LYN C. NORBERG, MAI

APPRAISER/CONSULTANT

1761 EAST COLLEGE PARKWAY, SUITE 111

CARSON CITY, NEVADA 89706
March 23, 2007 TELEPHONE 775-883-6655
FAXCIMILE 775-883-8594

Mr. Juan Guzman, Open Space Manager
Carson City Parks & Recreation Department
3303 Butti Way, Building #9

Carson City, NV 89701

RE: A Summary Appraisal Report Addressing the Market Value of 64.31 Acres of
Unimproved Residential Subdivision Land, Located at the Northerly Terminus of
Golden Eagle Lane in Carson City, Nevada (i.e., Mexican Dam, LLC, et al.)

Dear Mr. Guzman:

As per your request and authorization I have completed an inspection and analysis of the above-
referenced property, which is more specifically identified in the following report.

My purpose was to develop an opinion of market value for a fee estate in 64.31 acres of
unimproved land located along the Carson River in southeast Carson City. The property currently
consists of three adjacent legal tracts that are vested in Mexican Dam, LLC; River Ranch
Holdings, Ltd.; and Alpenglow Development, LLC. Two of the parcels host tentative parcel map
approvals for eight lots. Combined with the third parcel, the subject encompasses nine approved
but unbuilt lots at present. Given the ownership’s zoning one or two more lots might be possible,
yet physical constraints would factor into this equation.

The following report presents a review of all pertinent data analyzed, and supporting descriptive
material utilized in developing my opinions of market value. Although currently vested in three
different ownerships the property has been appraised as a single ownership, as the appraiser was
informed that the owners intend to develop the properties in a collaboration fashion.

Based on the examination and study made, and an effective date of value of March 6, 2007 (i.e.,
the date of the inspection), I have reached the following opinion as to the market value of the
subject property:

ONE MILLION SIX HUNDRED FIFTY THOUSAND DOLLARS
($1,650,000)




Mr. Juan Guzman
March 23, 2007
Page 2

Your attention is now directed to the body of the report for a more detailed description of the
property, and the market data I relied upon in developing in the opinion of value.

Sincerely,
/
YNC. N G, MAI
LCN:vld
07-04/Mexican Dam Parcel
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SUBJECT PROPERTY PHOTOGRAPHS

Looking westerly along the subject’s south boundary from Golden Eagle Lane.

View of the Mexican Dam and Mexican Ditch near the north end of the subject.

Carson City




LYN C. NORBER

G, MAI
SUBJECT PROPERTY PHOTOGRAPHS

Looking northeasterly at the subject from the current terminus of Golden Eagle Lane.

ol ‘

Looking easterly at the subject’s south boundary from Golden Eagle Lane.

Carson City
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SUBJECT PROPERTY PHOTOGRAPHS

Looking easterly across the subject towards 5 acre lots in the Sierra Vista neighborhood.

Rlver nontage along the subject’s east/central boundary.

Carson City
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SUMMARY OF FACTS, FINDINGS AND OPINIONS

REAL ESTATE APPRAISED S .
Refer to the legal descriptions provided in Addenda Exhibit ‘:‘A"".

REAL PROPERTY INTEREST APPRAISED

Fee estate, subject to easements and other matters of title as outlined in the title reports
furnished in Addenda Exhibit “A”.

- PROPERTY LOCATION

At the northerly terminus of Golden Eagle Lane, in souiheasf- Carson City.

~ JURISDICTIONAL AUTHORITIES

Carson-City, Nevada (a consolidated municipality).

GROSS LAND AREA
64.31 Acres.

HIGHEST AND BEST USE -
: Subdivision Into 9 or 10 Residential Lots.

MARKET VALUE OPINION
$1,650,000.

Carson City

1




LYN C. NORBERG, MAI

SUMMARY OF FACTS AND DISCLOSURES

- REAL ESTATE APPRAISED

Refer to Addenda Exhibit “A” for formal legal descriptions of the appraised property. |

CLIENT
Carson City.

PURPOSE OF THE APPRAISAL

To develop a current opinion of market value.

INTENDED USE OF THE APPRAISAL
- Asanaid relative to the potential acquisition of the subject by the Carson City Open Space

Commiittee.

INTENDED USERS OF THE APPRAISAL

Carson City (various departments).

EXTRAORDINARY ASSUMPTION AND HYPOTHETICAL CONDITIONS

‘ None,

TYPE OF APPRAISAL REPORT

Summary.

- EFFECTIVE DATE OF VALUE

March 6, 2007 (corresponding with the date of the most recent inspection).

Carson City




LYN C. NORBERG, MAI

EFFECTIVE DATE OF REPORT

March 23, 2007, a date coinciding with the completioh of the appraiser’s investigation and

the preparation of this report.

DATE OF INSPECTIONS o |
January 24, 2007, by Lyn C. Norberg in the company of Mr. Mike Gilbert and Mr. Matt

Bernard (owners and entity representatives), and on March 6, 2007, by Lyn C. Norberg.

DEFINITION OF VALUE

~ “Value means the most probable price which a property would hring in a competitive and

- open market under the condition of a fair sale, without the pfice being affected by undue

stimulus, whereby the sale is consummated on a specified date and the t1t1e to the property

is passed from the seller to the buyer under the followmg conditions:’

a) The buyer and seller are acting prudently and knowledgeably;
b) The buyer and seller are typically motivated'

c) The buyer and seller are well 1nformed or well advnsed and acting in what they
~ consider are their own best interests;

d) A reasonable time is allowed to expose the property for sale on the open market; -

e) Payment is made with United States dollars in cash or pursuant to another
' financial arrangement comparable thereto; and

) The sale price represents the normal con51derat10n for the property and is
unaffected by special or creative financing or sales concessions granted by any
person associated with the sale. :

! NRS 37.009(6). Please note that as used in this report, the terms “value” and “market value” can be deemed synonymous.

Carson City




LYN C. NORBERG, MAI

DEFINITION OF FEE SIMPLE ESTATE

Absolute ownership unencumbered by any other interest or éstafe; subject only to the

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

and escheat 2

" DEFINITION OF WATER RIGHT

| A right to a definite or conditional flow or quantity of water, usually for use at stated times and
in étated quantities, e.g., for im'gatjon or for hydroelectric powér development; may be a right
acquired by prescription, e.g,, arising from the open, noton'ous,:and. undisputed use of water for
the statutory term of years; a right acquired by appfopriation, e.g., a grant from an agency of
government with the right to distribute the unapprdpn'ated surpius waters of the state; ora’

riparian right under the common law doctrine of riparian ownership of waters that wash land.

LIMITING CONDITIONS

In acceptance of this appraisal ass1gnment and completlon of the appraisal report subrmtted

herew1th it has been assumed by the appraiser:

1. That the title to the property is marketable.

2. That no responsibility is assumed for matters which are legal in nature, and for the

purpose of this appraisal report, it is assumed that the title is clear, merchantable, and
unencumbered. '

3. That the legal description, as given, is correct.

4, That those opinions, estimates, data, and statistics furnished by others in the course of

investigation are correct.

* The Appraisal Institute, The Dictionary of Real Estate Appraisal, 4" ed., Chicago: The Appraisal Institute 2002, p. 113,

Carson City-




- LYN C. NORBERG, MAI

10.

11.

12.

- That no survey was made,' and the sketches in this rep'ort:are for illustration only.

That no right to expert testlmony is mcluded w1thout pnor arrangements and proper

compensatlon

Disclosure of the contents of this report is governed hy the Bylaws and Regulations of
the Appraisal Institute and those of the State of Nevada. ‘Neither all nor any part of the
contents of this report (especially any conclusions as to value, the identity of the
appraiser, or the firm with which he is connected, or any reference to the Appraisal |
Institute or the MAI designation) shall be disseminated to the public through advertlsmg
media, public relations, and/or news.

That information obtamed for use in this appralsal is beheved to be true and correct to
the best of the appraiser's ability; however, no responsibility is assumed for errors or
omissions nor for other information not disclosed whl_ch might otherwise affect the
value estimate. | L

That the estimates of value presented in this report are based on the market evidence, .

economic conditions, and trends existing at the date of appraisal and are valid only on

the effective date stated i in this report.

That values in this appraisal are based upon the property having no environmental
contamination or having any sources of environmental contamination. If contamination
or contaminates are found, the values in this appraisal are subject to change.

That this appraisal addresses a surface estate in the subject only. The status of the
subsurface estate is not known, nor does it appear to be an issue relative to value in the
market under study.

That it is assumed the subject has legal access via one means or another, sufficient in
quality to accommodate further divisions in conjunctlon with tentative parcel map
approvals.

Carson City
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SALES/LISTING HISTORY
The subject property was bought via three separate (but intérrel'ated) deeds that were -

recorded on or about June 20, 2005. A summary of these acquisitions:

-Document Grantee - Indicated Price
338324 River Ranch Holdings $ 343282
338326  MexicanDam, LLC ~  § 595,000 »,
338322  Alpenglow Develbpment $ 285468 - (Recorded Doc. 346908)

Total: L $1,223,750

At the time Carson City Assessof records were disclosing a groés land area of 65.89 acres
for the three parcels collectively. A subsequent survey and boundary line adjustment
produced a revised land area quantity of 64.31 acres. On this basis the cdmbihcd sales
~produce a unit price of $19,029/acre. In the appraiser’s opinion the pﬁrchase is best viewed
in the context of a single sale. The three purchasing entities wefe evidently formed for |
accountmg, tax purposes, or other reasons that are not germane relative to prlce Itisthe
appraiser’s understanding that the property was not actively llsted for sale with a real estate

broker at the time of sale, although it was evidently offered “for.sale” by the prior owners.

Prior to the June 2005 sale the subject had been assembled by the seller (Dieter Bulin, et al.) f

via the two purchases that follow:

Document  Recording Date Indicated Price - Size Unit Price

257297 1/27/01 $ 44,000 ~ 22.00acres  $2,000/acre

316008 3/26/04 $330,000  43.89.acres  $7.519/acre
Carson City




- LYN C. NORBERG, MAI

Relative to the above purchases iit' should be noted that the first Sale in 2001 involved a
landlocked property (a constraint that was subsequently cured by merging the two parcels).
The significant difference in price between these sales and the most recent sale can also be

explained, at least in part, by the dramatic increases in subd1v1sron land values that occurred

between 2001 and 2005 in the market under study

SCOPE OF WORK

The appraiser was retamed on November 2, 2006, to conduct an appraisal of the property
described in this report. The appraiser’s client is Carson Crty, and the request was
submitted through Juan Guzman, Open Space Manager. The subject was inspected by the
appraiser on January 24,2007, in tﬁe company of Mike Gilbert and Matt Bernard, two
individuals who own partial interests in the subject. At the time;it was reported that there
are actually six investors in the three entities that own this property. The appraiser’s search
for comparable market evidence was initiated over the winter of 2006/2007. The Sales
~ Comparison Approach was deemed the most practical manner in which to address this
appraisal problem, although an abbreviated Income Caprtahzatlon Approaches is provided

as a crosscheck to the value opinions developed

The subject property was most recently reinspected on March 6, 2007. Following the -
inspection of the property and an investigation into the market, this report was written to
document the appraiser’s findings and opinions. The photographs of the subject provided in

this report were taken on January 24, 2007,

Carson City
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REGIONAL DESCRIPTION

LOCATION

Carson City, the capital of Nevada, is located on the east slope of the Sierra Nevada
Mountains. This community is found thirty miles south of the largest Westem'Nevada _
community, (Reno/ Sparks), and ten miles to the east of Lake Tahoe. Carson is a relatively
small metropolitan area, having only passed the 50,000 resident threshold in 1997, Major |

urban centers and their proximity to Carson are:

Reno = 30 miles north (via U.S. #395)

Sacramento » 134 miles west (via 1-80)

San Francisco 219 miles west (via 1-80)

Los Angeles } 445 miles south (via U.S. #395)

Salt Lake City 540 miles east (via I-80)
POPULATION

Population changes from 1970 are illustrated as follows.

CARSON CITYPOPULATION

1970 - 1975 1980 1985 1990 1995 2000

Carson City




Carson City

Year Population
1970 15,468
1971 17.158
1972 18,862
1973 20,547
1974 - 22,944
1975 25,000
- 1976 26,500
1977 29,500
1978 30,800
1979 31,959
1980 32,022
1981 33,200
1982 33,930
1983 34,430
1984 34,750
1985 35,400
1986 36,040
1987 36,650
1988 37,715
1989 38,780
1990 40,443
1991 41,520
1992 42,240
1993 42,910
1994 44,620
1995 46,770
1996 49,320
1997 50,410
1998 51,860
1999 52,620
2000 52,457
2001 54,171
2002 54,844
2003 55,220
2004 56,146

2005 57,104

LYN C. NORBERG, MAI

Carson City

Absolute
- Change

+1,690
+1,704
+1,685
+2,397
42,056
+1,500
+2,000
+2,300
+1,159
+ 63
+1,178
730

320
650
640
610
+1,065
+1,065
+1,663
+1,077
+ 720
+ 670

+ o+ + + + +

- +1,160

+2,150
+2.550
+1,090
+1,450
+ 760
- 163
+1,714
+ 673
+ 376
+ 926

+ 958

500

Percentage |
Change -

+11%
+10%
+ 9%
+12%
9%
6%
7%
7%
4%
.02%
4%
2%
1%
1%
2%
2%
2%
3%
3%
4%
3%
2%
2%
3%
5%
5%
2%
3%
1%
0%
3%
1%
+ 1%
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The 1970, 1980, 1990, and 2000 figures are based orx the censue, with intervening years
based on state estimates. The local population increased 107% during the 1970's, offering a
compounded growth rate of 7.5% per year. The rate of grouvth- slowed in the 80's, offering :
a decade change of only 26%, or a compounded growth rate of 2.4%lyear. Qver the | ‘
1990’s the change equated to 29 7%, or a compounded grthh rate of 2.6% per year. In

| absolutes the change has been more stable, with the consohdated municipality increasing by
1,655 people per year (on average) over the 70's 842 per year in the 80's, 1,201 per yearin
the 90’s, and 929 per year thus far in the 2000’s.

City growth can be attributed primarily to an immigration of_both in-state and out-of-state -
~ individuals, stimulated by expanding job opportunities in the goVemmental service sector
and an immigration of retirees. The limited growth of the early to mid 80’s can be |
attributed to local water and sewer capacity problems. Carson City resolved its sewer
problems with an expansion of the municipal treatment facility in the mid 80's, and acquired -

sufficient water resources in the early 90’s to support urban growth nearly through build-

- out.

CLIMATE | ‘ |

Carson City is situated at an elevation of 4,675' on the east side bof the Sierras.  The area
offers a semi-desert climate, with warm/dry summers and fairly cold winters. A moderate .
amount of snow falls over the course of the winter. The variation in temperature between _‘
the daytime high and the nighttim'e low is substantial (30° to 40°) a common occurrence in
‘northern Nevada where cold mountam air settles to the valley floors at night. The coldest
month is January with a mean minimum temperature of 19° and 2 mean maximum of 45°.
The hottest month is July with a mean maximum temperature of 89° and a mean minimum

temperature of 50°. The average annual temperature is 50°. Precipitation averages 11.8"

Carson City
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v annually, with 31.6" of snow fallmg during the wmter months Sunshine days are abundant,

averaging 266 days per year. Moderate winds are common in all seasons.

HOUSING STOCK
With an expanding population Carson City's housing stock increased by 165% between
1970 and 1980, and +24% between 1980 and 1990. The 2000 Census offered a total of

- 21,221 housing units equating to a +28% gain over 1990. The three most recent Censuses

classified the local housing stock as follows:

1980 1990 2000

Single Family Homes 6,917 8,927 12,872
Multi-Family Homes _ L
2-4 Units a 803 1,132 1,522
5-9 Units 487 - 837 830
10 or More - 2.810 2,681 . 3.012
Total Multi-Family 4,100 - 4,650 5,364
- Mobile Homes , 2351 3,051 2,985
Total Housing Units: 13,368 - 16,628 21,221

- Favorable mortgage rates in the latter half of the 1990’s and _éarly 2000’s stimulated an
- expansion in home ownership and generally sl'ow_edbrnul_ti-faniily construction. Presently the -
housing market is offering a reasonable balance, although thé pace of sales slowed in 2006
and price declines have been noted in some neighborhoods. Prior thereto the demand for

housing was strong between 2000 and 2005, a period over which local housing prices
approximately doubled. Carson was not alone in this regard as similar increases occurred

in most other western Nevada markets.

Carson City
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The fact that the local housing stock grew slowly over the 1980's can be attributed to
resource issues (specifically water service), an issue that plagued Carson for nearly a
decade. Even though job opportunities in governmental, manufacturing, and professional
service sectors were expanding at healthy rates, housing starts paled in comparison. During |
this era the demand for additional.housing units was being met by adjacent valleys (different )
water basins) that are within a short commuting distance of Car_Son. These other areas -

include:

Washoe Valley (Washoe Cc')un'ty)

Dayton Valley (Lybn County)

Carson Valley (Douglas County).

All these areas are located less than fifieen milés from downtown Carson’City,- and even
though Carson maintains prominence relative to being‘ a trade and e'mr)loyment'center,
housing growth shifts between these regions is fairly common. Carson City encompassés a
relatively small area geographically, and the supply of land available to accommodate future
development is limited. In turn some of Carson’s major builderS/developers have shifted
their focus to the Dayton/Mark Twain area, a region found across the Lyon County line
about 10 miles to the east of Carson. Residential growth has also been fairly robust in"

| nearby Douglas County, and is likely to intensify'in the future unless growth caps are
adopted in this jurisdiction. With only a couple of exceptions future residential growth in
Carson will relate principally to in- ﬂll prolects as only a few large tracts of developable

terrain remain.

Carson City




LABOR FORCE

Year

1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006

- LYN C. NORBERG, MAI

The employment situation in Carson City is defined pn'mérily by state government positibns, '
although the community supports manufacturing and tourism industries as well. State

statistics disclose the followiﬁg number of jobs within the city, based on an annual average:

County Employment (i.e., jobs)

20,987
21,573
21,483
22,403
24,170
25,649
27,017
127,700
28,900 -
30,300
31,100
31,400
31,000
31,000
31,900
32,600
132,800

The above figures reference jobs in Carson City, not the resident workforce. In actuality-
there are more jobs in Carson City than there are workers. As such, many of the positions

referenced above are held by Lyori, Douglas, or Washoe Couhty;fesidents.

The size of the resident workforce is identified on the"following chart:

Carson City
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(i.e., Washoe and Douglas County).

LYN C. NORBERG, MAI

- Carson ‘Local
Year Labor Force Unemployment Rate
1992 23,010 ~8.0%
1993 : - 21,590 10.2%
1994 21,340 - 7.6%
1995 . 21,320 . 7.9%
1996 21,680 8.2%
1997 21,950 "6.0%
1998 : 22,680 - 5.7%
1999 21,970 4.1%
2000 22,740 " 3.4%
2001 - 24,350 1 6.1%
2002 24,170 5.0%
2003 24,600 - 6.0%
2004 24,800 5.1%
2005 27301

4.6%

| It is somewhat interesting to compare these charts in that the first (county employment)
indicates that about 12,000 jobs have been added since 1990, ‘with the latter disclosing only
a#4,500 increase in the size of the local labor force. This is lrkely a truism, in turn
- suggestmg that more and more of Carson’s jobs are being taken by residents of neighboring
counties. The relationship also suggests that the demand for more housing created by job

growth in Carson is being met by projects in nelghbormg jurisdictions.

The current unemployment rate is reasonably favorable. Historically, Carson City has -

suffered from somewhat higher unemployment rates than that of 1ts nearby neighborhoods

Carson City -
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Government

Service

Wholesale & Retail Trade

Manufacturing

Construction »

Financing, Insurance, & Real Estate
Transportation, Communications & Utilities
Mining ' '

Total

The major employer in this area is governmental services. By industry (excluding the

agricultural sector), Carson City jobs were distributed as folIows in the 2000 Census:

Positions

9,756
7,046
5,933
4,184
1,561
1,610
639
18

30,746

EMPLOYMENT DISTRIBUTION
CARSON CITY - 2000

T,.CU
F,LRE 2%
Const. 5%
5%

Mfg
14%

¥
v /’{’;%%; .
<

W &R
19%

Service
23%

Carson City -
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Further growth in governmental service is reasonably assure’d since Carson is Nevada’s
capital. Growth in the hospitality and tourism sectors is also anticipated, noting that Carson

is located at the junction of two major highways (U.S. #3 95 and U.S. #50).

TRANSPORTATION

Two major highways intersect in Carson City. US. Highway 50 runs from San Francisco
via Lake Tahoe through Carson City to points east. U.S. Highway 395 is an inland route
from the Canadian border to Mexico following along the east side of the Sierra in western

Nevada.

Interstate 80, which is found 30 miles to the north, extends from San Francisco to points
east through Reno. Reno also has rail service and an mternatlonal alrport with about fifteen
major carriers. Carson City residents rely on Reno for commercial air and rail -

transportation.

Carson is served by bus lines and hosts a general aviation alrport with a 5 900' runway

equipped for nighttime landings.

Major truck lines serve the area with overnight delivery avallable to San Francxsco Los .

Angeles, Portland, Las Vegas, Salt Lake City, etc.

Carson City
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CITY CHARACTERISTICS

The government of Carson City administers all the affairs of the c1ty with a mty/county

manager set-up. The mty/county offices were consolidated in 1969 for more efficient
administration. Prior to that point in time Carson City was located in Ormsby County.
Zoning ordinances cover municlpal suburban, and rural location's Development plans must
be approved by the Planning Comrmssxon Cxty Council, Chlef Engineer, Fire Marshall,
Building Department etc.

* The consolidated municipality of Carson City-has one school district which is separate from

the city/ county'govemment. The school district is governed by a separate board of elected
trustees. The Carson City Public School District includes a hjgh:school, two middle schools, |
and seven elementary schools. Three private parochiatl schools also serve the city and there
is one school for the mentally retarded. The Western Nevada Community College is located -
on the west side of town, with the University of Nevada—Reno campus +30 miles to the

north.

ECONOMY _ ‘

The economic base for this area includes Carson "City, Reno, 'and Douglas County, as loc‘al
citizens commonly commute between the areas. The major employers in Carson City, in
approximate order of magnitude, are government employment, tourist and general services,
wholesale/ retail trade, and manufacturing. Governmental employment opportunities on
state, federal and county levels provide a stable economic base, ._Tourist commercial
enterprises, although viable and stable, have always been ovetshadowed by the larger
hotel/casinos of Reno and Lake Tahoe. Carson's lesser reliance on tounsm as compared to
the other counties in Western Nevada is quite ev1dent in service industry employment

figures. As gleaned from the 2000 Census the differences are:

Carson City
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Service Industry as

Community %o of Employment (2000)
Carson City | - 23%

Washoe County - 39%

Douglas County _ : L 57%

Each of the major private sectors addressed separately:

INDUSTRY (MANUFACTURING)

Adequate land for industry is available in Carson City, but it is forced to compete with the -

| Reno/Sparks industrial districts. This places Carson Cityata dlsadvantage due to the lack
of rail and air transportation, The Reno/Sparks industrial areas have access to rail service,
major air carriers, and are located close to Interstate 80, a route that is used extensively by

truck carriers when delivering goods to California or those of California origins.

With some vacant industrial land temaining in Reno/Sparks, 'andeith new industrial parks
being developed further to the east of Reno along_’I—SO (TRIC and Fernley), the transpor-
tation disadvantage of Carson will continue to impact industrial a_bsorption foryears to
come, at least in the storage and distribution sector. To oﬁ'set Reno's advantage Carson has
been focusing its promotion programs more towards R&D ﬁrms light manufacturmg and
fabricating, etc. (i.e. , enterprises that are somewhat less reliant on shipping). The
community actively recruits smaller non- -polluting industries. The city-owned Industnal Air
Park encompasses 176 acres that was divided mto seventy—ﬁve 1-acre to 4- -acre lots decades
ago. All of these lots have now been transferred into the private sector Paved streets and
full utilities are available in this park. Numerous smaller parks have been developed by
private concerns, both surrounding the Air Park, and also in South Carson (along Fairview

Drive), and in the Moundhouse/New Empire and Deer Run Road areas. Industrial grthh

Carson City
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has been slow in Carson for the last 5 to 6 years suggesting that there may now be some
pent-up demand. Major industrial employers in the area include .AMF Reinforced Plastics,
Astromec, American Steel Buildings, Mallory Electric, Impact International, Thomas-

- Barben Instruments, Industrial Micro Systems, Inc., Redco, Dura-bond, California Gear,

Duro Manufacturing, New Life Bakery, Chromalloy Nevada; LPS Industries, etc. .

The last 10 to 15 years has seen a shift in the type of compariy occupying many of the
buildings in the industrial neighborhoods. Historically, most i)f the tenants (or owners) -
- involved small firms with local ongms and clients. These ﬁrms usually occupied buildings
0f 20,000 sq.ft. or less. The relocatmg manufacturers of the 1990°s (mostly from
California) involved larger firms with more emplo_yees, and a moderate level of new
construction in the 40,000 sq.ft. plus size range became comttiortplace. The new companies ,
also disclosed a preference for build-to- -suit/owner-occupied facilities Industrial leases are
less common in Carson than they are in Reno, and whereas Reno's industrial neighborhoods f‘
are largely occupied by storage and distnbutlon ﬁrms Carson tends to cater to the
manufacturer. Carson/Dayton/Carson Valley will never be able to compete with Reno in v
the storage and distribution arena due to transportation issues, but the satellitedistricts have -

been fairly successful in attracting relocating manufacturing firms.

The economic balance of this sector of the market is reasonably good at present. New
construction has been soft, but exposure periods on buildings offered for sale are

reasonable, and industrial vacancy levels are acceptable.

Carson City
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- TOURISM/GAMING v _

Carson City hosts a small but stable tourism industry, centered around the city's gambling
halls (casinos). The area benefits from the city’s capital étattis and its proximity to Lake
Tahoe. Carson casinos have always been overshadowed by the larger name recogmtlon
clubs of Reno and Lake Tahoe but they do offer visitors gamblmg opportumtles in addition
to inexpensive food and lodging. The five larger clubs are the Carson Nugget, Carson
Station, Ormsby House, Pifion Plaza, and Casino Fandango. Another club that caters
principally to the local trade also opened a few years ago (Slot World), and at ieast one new
casino is in the planning stages (at the previous location of Bodine’s). Due to financial
difficulties the Ormsby House was closed in 1993, which was_ followed thereafter by a sale
‘out of bankruptcy. The hotel/casino reopened in early 1995, _éxperienced'ﬁnancial problems :
‘once again, and was managed by a trustee for a cnuple-of years before it was sold once
again. The hotel has now been closed for renovation fof quité some time, but as of late -

substantial progress has been made on the exterior of the building.

The economic health of the gaming industry is most easily measured by monitoring changes

-in gross gaming revenues. The trend in this measure over the last +30 years:

Carson City
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Source:
*

Year

1970
1975
1980
1981
1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005

Total Gaming Revenues

(Calendar Year)

$ 3,710,000 -
$ 13,685,000
$ 32,194,000
$ 32,449,000
$ 33,011,000
$ 34,736,000 °
39,301,000
39,206,000
38,534,000
35,664,000
37,004,534 -
38,585,000
39,995,000 -
41,728,000
$ 43,399,000 -
$ 60,624,000*
$ 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
$102,961,022
$112,587,881
$124,600,000

PP PO L

Nevada Gaming Control Board
Large increase attributable to change in the manner of computann mcludes Carson Valley
casinos (Douglas County) from 1993 forward

4+ A+ + o+ o+

% Change

NA

NA

NA
+ 7.92%
+ 1.73%
+ 5.23%
+15.70%
- 0.24%
- 1.71%
- 7.54%
+ 3.76%
+ 427%
+ 3.65%
+ 4.43%
+ 4.01%
N/A
1.55%
7.66%
7.59%
3.42%
9.83%
8.66%
2.19%%
3.65%
4.22%
5.94%
9.35%
+10.67%

Carson City.
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Gaming revenues in Carson were stagnant in the mid 80’s, but have shown steady increases

from 1988 forward. Much of the recent growth _would be attributable to the success of

Casino Fandango. There would appear to be little impetus for new construction in this

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 the expense of

older facilities (which falter and fail).

Another indication of the economic health of the tourism ind_ust_ry is available from room tax -

collections, which have been:

Year

89/90
90/91
91/92
92/93
93/94
94/95
95/96
96/97
97/98
98/99
99/00
00/01
01/02
02/03
03/04
04/05

Collections

676,367
680,676
656,345
669,121
629,768
661,728
721,044
698,936
674,562
772,239
807,345
891,305
910,054
$1,011,098
$1,231,004
$1,369 446

LR I R N R R YWY ST RN

% Change
+.6%
- 3.6%
+ 2.0%
-'5.9%
+ 5.1%
+ 9.0%
- 3.1% .
-'3.5%,
+14.4%
+ 4.5%
+10.4%
+ 2.1%
+11.1%
+21.7%
+11.2%

- In viewing this data it appears that visitor nights continue to increase. These figures are

~ impacted by the biennial nature of Nevada legislature however, which convenes every other

year (accounting for the up/down pattern in collections).
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WHOLESALE/RETAIL TRADE

The trend:

Year

1977
1978
1979
1980
1981
1982
1983
1984
1985
1986
1987
1988
1989
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005

Taxable Sales

(Thousands)

$122,257
$175.643
$220,645
$203,840
$206.661
$199.072
$192,277
$241,426
$267.846
$286,119
$323.848
$346,092 -
$380,440
$411.952
$416,732
$440,396
$462.391
$495.937
$547.906
$610,819
$638.138
$670,182
$740,960 °
$754.678
$822,598
$888.249
$861,278
$925.500
$979,049

Source: Nevada State Department of Taxétion

e I o e o S U T I N AR,

One of the more positive indicators of local ecohomic health relates to taxable retail sales
which experienced fairly consistent upward movements since the eariy 1980’s. This
indicator measures not only tourism growth, but local growth and disposable income as

- well. The growth in the retail trade sector is pertinent to Carson as the city has become an

established trade center for growing bedroom communities in Dayton and Carson Valley.

% Change

T+ 0+ +

N/A
43.7%
25.6%

7.6%
1.4%:
3.7%-
3.4%
25.6%
10.9%
6.8%
13.2%
6.9%
9.9%
8.3%
1.2%
5.7%
5.0%
7.3%
10.4%
11.5%.
4.4%
5.0%
10.5%
1.2%
9.0% -
7.9%
3.1%
7.4%
5.7%

Carson City
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In 1999 Target and Home Depot purchased_sites on the Douglas side of the
Carson/Douglas border. Thereafter Carson successfully attrécted mega-retailér “Costco”,
only to lose WalMart who moved out of Carson Citytoa Douglas County location. A new
WalMart opened in north Carson i in 2006. The competition between Douglas and Carson
for sales tax dollars has reached unusua] proportions, and no spirit of cooperatlon appears
to be on the horizon. Carson protested a proposed federal land sale in Douglas County a
few years back since much of thé acreage was slated for commefcial development. The
federal tract was located close to the city/county border, and the sale was eventually
allowed to move forward. The +140-acre tract was purchased by two of Carson City’s
automobile dealers which has 1ntens1ﬁed Carson’s concerns relatwe to the potential loss of
‘even more sales tax dollars. The loss of the two auto dealers to a dlﬁ’erent jurisdiction
would render a severe financial blow to Carsbn, but to date no such plans have been

announced.

SUMMARY _

Overall, Carson's tourism industry appears to be stable, and as of late some growth in this

sector has been occurring. The appraiser cannot help but express his concern over the

future of Nevada's gaming industry. Starting with Atlantic City m about 1980,._”6ne state

after another has legalized some form of gambling or ano’ther; and ﬁxll-ﬂédged casinos are

now found in dozené of states. Even states that afe relatively garﬁbling free in the private
~ sector have seen a proliferation of. enterprisés on Indian lands. This trend (towards
nationwide gambling) is not likely‘to slow, as nearly every state seems to be starved for _
additional tax revenues, and the public does not generally view gaming losses in the context
of a tax. In this regard Carson is likely to weather the storm in better fashion than its more
metropolitan counterparts (such‘as Reno), as it is not extremely gaming dependent to begin
with. Further, Carson's proximity to Lake Tahoe will remain a benefit due to the

destination aspects of Tahoe. Indirect impacts are possible however. As a state capital this
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community is highly dependent on tax revenues, and taxes imposed on casinos provide a

significant portion of state revenues.

TAXES ‘

Historically western Nevada, and Nevada as a whole, has oﬁ_'éred a uniqlie tax structure

* which favors businesses as well as individuals. Nevada'_s Freeport Law exempts personal
property of interstate origin and destination from taxes while located within the state. This
tax policy was expanded to include all types of business inventories, and in 1982 the state
expanded the exemption to include all inventories in the state regardless of origin. In addi-
tion, Nevada presently has no personal income tax, corporate inbome tax, inheritance tax, or

- franchise tax.

The state sales tax was raised from 3.5% t0 5.75% in 1'9‘81 in a "tax shift" designed to »
reduce real and personal property .taxes‘ Counties and municipalities have the '(')ption of
raising the levy another £2%. The property tax limitat_ion was dropped from $5.00 per
$100 of assessed valuation to a constitutional limit of $3.64 per $100 of assessed value,
statewide back in the early 80’ as well. Subsequent to this tax Shiﬁ property tax levies
remained stable around $2.00 to $2.50/$100 throughout the early to mid-eighties. Starting
in 1987 most Western Nevada counties found it necessary to raise the rates, and in-city
levies of about $3.00 to $3.50/$100 are now the norm in mQSt jurisdictions (equivalent to
+1% of full cash value).

' CONSTRUCTION ACTIVITY

Building permits and utility connections are the primary indications of new construction.
Carson's relatively lackluster performance from 1980 through 1984 was not totally attribut-
able to the national economy, as resources were an issue during this time frame. Water for

additional service was an issue throughout most of the 80's, and the city did not solve its

Carson City
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sewer capacity problem until late in 1984. From about 1987 forward residential

construction was fairly stable in the vicinity of 300 new homes per year. As such the

increases and decreases noted on the forthcoming chart are more coincidental than economy -
motivated. Over the last couple of years single-family construction has slowed due to the

lack of unimproved lots and/or approved subdivision projects in Carson. A chart disclosing

local building permit activity for the last +25 yeafs:

MF Units
39
32
34
29
16
71
72
68
34
86

48 Units

68
57
106
94 .
115
82
119
377

2
50

107 Units

Year SFR Permits
1980 100
1981 ' 106
1982 o 60.
1983 » 215
1984 v _ : 189
1985 - 248
1986 424
1987 _ 343 ..
1988 321 .
1989 378
Decade Averages 238 Homes
1990 ' 423
1991 : : 331
1992 o 374
1993 401 -
1994 : 379
1995 : : 334
1996 : 324
1997 329
1998 264
1999 293
Decade Averages » 345 Homes
Carson City »
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Year SFR Permits o MF Units
2001 243 o 0
2002 306 : 31
2003 195 6
2004 , 130 . 117
2005 | 110 - | 80
Averages _ ' 215Homes = 52 Units

Until just recently growth in the single-fanﬁly sector was fairly ét_ablevfrom one year to the
nekt, with multi-family construciiém disclosing a more volatile pattern. Single-family
construction was stimulated over the latter half of 1990’s and eafly 2000’s by historically
low mortgage interest rates, and the drop-off in housing starts frbm 2003 forward is simply
disclosing that Carson is running ‘out of land to develop. Thi§ trend is likely to continue,
although it should also be noted that at least two major housing projects are on the drawing f

boards (i.e., Silver Hawk and the Schulz Ranch).

In the past the issuance of building permits Was inﬂuencéd to some degree by the City’s
Growth Management Ordinance.  In effect, Carson limits the_’nurﬁber of building -
entitlements that are issued each year. Past subdivision moratori_ums (due to water and
sewer problems) limited construction in certain years, and wére the primary reason the

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

The purpose of the ordinance was to plan and coordinate future -gromh in Car:‘s>on, taking
into account historical uses and trends, available water and sewer resources, anvd future
needs. The effect of the ordinance resulted in a planned grthh fate of 3% per year.

- Given the fact that there was most often a céfryover in entitlements, the 3% cap was
virtually never achieved. The allowable entitlements are distributed between large

developers, owner/builders, and small contractors. The ordinance was put into effect in -

Carson City '

27




LYN C. NORBERG, MAl

December of 1984 when the city/county once again began reviewing subdivision requests.
It should be noted that the State's Division of Water Resourées did not approve a subdivi-
sion map in Carson City between 1978 and -1989 due to inadéquate water resources. It
appears that the city is now developing at a fairly stable pace, in accordance with its
resources. It is also evident however, that unimproved land suitable to residential
development is soon to be all but exhausted. The Lompa Ranch in the center of town is the
only large tract 6f land left in the city that is suitable to develOpmen_t. In-fill development
and a few somewhat smé.ller tracts at the south and west ends of town will continue to
support.some résidential growth over the next decade, but single-family construction in

“Carson has now most likely passed its peak.

WATER ISSUES

Water to serve new development’were of critical concern to Carson City over most of the
80's. The city imposed a moratorium on building permits (uﬁder" pressure from the Division
of Water Resources) in 1987. This moratorium was later lifted after the city (and state )
commissioned a study to again define and quantify available resources. The Nevada

- Division of Water Resources is delegated the reéponsibility of administering waters
everywhere within the state, an agency that did not appfove é single 5ubdivisio'_n in the Eagle -
Valley Basin (Carson) between 1978 and 1989. ' Suf)divisions created during this period R
used parcel map procedures (where only four new parcels are created with a single map, a
procedure exempt from Division of Water Resources review). Natufally, the intent of state
water laws was being circumvented over this era: -Carson Cif-y resolved most of its water -
resource problems in the early 1990°s via a number of large volume écquisitions, and water
for new services should not be an issue for quite some time to come. The day will
eventually come when there is no water available to support con‘struction given the finite |
nature of the resource. The amount of remaining unimproved land in this ’city/coﬁnty is also

very limited however, -and hopefully the utilization of the two resources (land and water)

Carson City
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can be coordmated through bulld—out Citywide buxld out is forecasted to occur in less than

20 years.

FUTURE TRENDS

In the appraiser's opinion the economic outlook for Carson is fairly good in nearly all

sectors. Gaming, the economic mainstay of most metropolitan areas in Nevada, could
experience problems in the future as more states continue to legalize casino gambling,
Carson's dependency on gaming is limited in comparison with other Nevada communities,
suggesting that it could weather a downturn better than most (disregarding the potential for

indirect impacts, i.e., tax revenues).

The immigration of relocating nianufacturers has declined sorheWhat, which is likely
attributable to the recent increases in housing priees To date the city/county, in
conjunction with the Northern Nevada Development Authonty have been reasonably

. effective in attracting new firms, and thus Carson has diversified its economic base to some
degree. In the appraiser’s opinion the substantial run-up in housmg prices between 2000
and 2005 may be responsible for slowmg mdustnal growth as aﬁ’ordable housing is

basxcally disappearing in western Nevada,

A potential problem for the prlvate sector also exists in the profess1onal ofﬁce market.. The -
state has announced intentions to centrahze most all of their operatlons on state-owned
property over time, and the state owns large undeveloped sites to accommodate this
.purpose. At present, Nevada (through various agencies) is the largest single tenant in the
Carson office market, occupying tens of thousands of square feef. If tax revenues are
sufficient to fund the centralization projects, and the state prdceeds as planned, excessive
vacancies in the office market could occur. It would take years, if not decades, for private

industry to absorb all the office space occupied by state tenants. Although a concern to the

Carson City
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~ appraiser given a mid- to long-term forecast tvhis issue has not impacfed the local office
market to any significant degree.'l Investors continue to buy Carson office buildings at rates |
of return consistent with other Western Nevada corhmunities, and developers and builders
continue to construct new offices (often for state tenants). The_fe is apparently a perception
in the marketplace that the state will not be able to fund all of the projects it has proposed,

- although construction was recently finished on a £125,000 sq.fi. state office bulldlng in the
southerly portion of the city.

Following decades of reasohably stable and ecdnorﬁically so.und’incr'eases in local housing
values (say 3% to 5%/year), the era between 2001 and 2005 saw a dramatic rise in the
average selling price of a Carson City home. As reported by the locél assessor residential
values increased by +11% between 2001/2002, +14% between 2'002/2003 +24% between
2003/2004, and +20% between 2004/2005. The stark increases in residential appreciation

durmg this era can be attributed to four forces, specifically:
1) Low moﬁgage interest rates;
2) A market perceptiop of imp¢nding séarcity;
3) Slow growfh initiatives and ‘vmovements (primarily in ungi'as Coun‘ty);> and

4) Something of a nationwide fever for real estate investments given a lack of attractive

alternatives.
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Starting at some point in 2005 investor-oriented buyers began to abandon the housing
market, the pace of sales slowed, and price corrections are now occurring (or are on the

horizon). Average housing prices in Carson according to the local assessor have been::

Year #of Sales - Average Price

1988 806 - $101,612
1989 787 $107,052
1990 901 $114,035
1992 798 - $118,070
1993 | 951 $127,528
1994 - 911 . $130,291
1995 751 $145,814
1996 786 ~ $150,596
1997 742 $152,585
1998 830 - $159,462
1999 . 952 $161,901
2000 945  $167,553
2001 1,058 $178,541
2002 1,185 $198,703
2003 1,153 $227,410
2004 1,083 $282,995
2005 933 $339,866

With only moderate changes in home construction costs, muéh of the increase in residential -
_prices accrued to the value contribution of the residential lot and/or the land. Residential
lots basically tripled in price over the last 5 to 6 years, with subd1v1310n land dlsclosmg an
even greater rate of appreciation. Locally, reglonally, and natxonally the housmg market
overheated as fundamental economic principles were abandoned by various mortgage
lenders. ' As of the date of this report, a painful correction is in full swing nationally.
Locally housing prices were flat to slightly déclining in 2006, and the outlook for 2007 is
flat at best. The scarcity of land in Carson is likely to buoy the local housing market to

some degree however.
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MASTER PLAN

Carson River

Carson City

COMMERCIAL/EMPLOYMENT MIXED-USE
- Community/Regional Commercial - Downtown Mixed-Use
5,7 Neighborhood Commercial 2 Mixed-Use Commercial
Industrial ////,2/ Mixed-Use Residential
RESIDENTIAL Mixed-Use Employment

Rural Residential (5-20 ac/du)

Low Density Residential (0.2-3 du/ac
or 5-.33 ac/du) Public Conservation

: Medium Density Residential (3-8 du/ac) JIl Open Space
SR High Density Residential (8-36 dwiac)  JIJ Parks and Recreation

OPEN LANDS

OTHER - \

. 1 Mixed-Use

283 Public/Quasi-Public * A Activity Center
Y/ "
D Washoe Trve Adopted: April 6, 2006

’ - _Jl Specific Plan Area

Conservation Reserve (Private)

— —~_  Planned Roadway Connection
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AERIAL PHOTO
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"TOPOGRAPHIC MAP
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SOILS MAP
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PROPERTY DESCRIPTION

'LEGAL DESCRIPTION
Refer to Addenda Exhibit “A”.

CURRENT OWNERS

The vestings associated with the three legal parcels that constitute the subject are:

APN Current Owner
10-121-42 River Ranch Holdings, Ltd.
10-121-43 . Alpenglow Development, LLC
10-121-44  Mexican Dam, LLC -

In response to the appréiser’s letter of introduction (see Addéndzi Exhibit “B”);all of the
above owners designated Michael Gilbert as their representatli_ve.i Mr. Gilbert indicated to
the appraiser that the three parcels that constitute the subject are actually owned by six
investors that have equal (or varying) interests in one or each of the entities. Thus,
regardless of the recorded nature of title, the subject is actually owned by an investment
group that was formed for the purpose of developing the préperty in a collaborative
fashion. With the concurrence of Mr. Gilbert (owner’s represéntative)- and Mr. Juan
‘Guzman (client’s representative), the appraiser w1ll be valuing the prOperty as a single

ownership.

PROPERTY LOCATION

The subject involves a collection of three adjacent tracts that are '_located in a neighborhood
that is known locally as the Mexican Dam region. This neighborhood is found in southeast -

- Carson City on both sides of the Carson River. Snyder Avenue provides the principal
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means of access to the portion of the neighborhood west of the river, with the Mexican
Dam Road serving the east side. Prison Hill serves as a buffer and/or barrier, setting this

neighborhood apart from the balance of Carson City.

The subject is located on the west side of the river, virtually adjacent to the Mexican Dam
itself. Maps provided at the beginning of this section are useful in visualizing the location of

the property.

STREET ADDRESS

The subject consists of three Assessor’s parcels. APN 10-121-44 has been assigned a street
address of 2980 Snyder Avenue. Street addresses have not been assigned to the other two
tracts. As opposed to Snyder Avenue this property is located at'the northerly terminus of
Golden Eagle Lane. | |

- DIMENSIONS, AREA, AND SHAPE

~ As documented by the maps presented at the beginning.of th_is section the subject has an
irregular shape since the Carson River serves as the property’s east boundary. As can be
seen each individual parcel has a somewhat unusual shape as well. This is the result of a
boundary line adjustment map that was filed with the intention of preparing thé property for :
additional divisions. The curvical boundary between the southerly two tracts will become
the extension of Golden Eagle Lane the street that will serve eight proposed res1dent1al

lots.
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The approximate dimensions of the combined ownership are:

North Boundary: 1,282.20’ m/l

West Boundary: 2,631.85° m/1

South Boundary: - 1,952.69’ n/l _
East Boundary: Not determined—Carson River

The gross land area of the properfy is 64.31 acres, distributed between the three parcels as

| follows:

APN 10-121-42: | 21.59 acres
APN 10-121-43: 22.32 acres
APN 10-121-44: 20.40 acres
Total: 64.31 acres

A gross land area estimate of 64.31 acres will be used throughout the remainder of this’

 report.

ACCESS
The subject is located in a neighborhood where there still 'may be some unintentional gapsin
* legal rights-of-way. From a 'physieal perspective however, the Subject is readily accessible,
and since city authorities recently gfanted tentative parcel map approvals to a portion of the

subject it appears that Golden Eagle Lane is recognized in the context of a public street. -
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Golden Eagle Lane is a :l:SO"Wide easement that can be viev&_ed és an extension of Snyder
Avenue. Snyder Avenue (a pave'd'street) begins in the heart of Carson City and extends
southeasterly from the core around the south end of Prison Hill. ' Once reaching the Carson
River the road veers back to the north, its name changes to Golden Eagle Lane, and the

road extends thereafter northerly to the Mexican Dam where it ends. Right next to the

- Mexican Dam itself a steep and récky slope is encountered, r_haking the extension of the

road difficult and economically unfeasible. The Subject, although fronting on Golden Eagle -

Lane, has an assigned street address of 2980 Snyder Avenue.

In summary the subject is readily accessible in all seasons. The subject’s immediate
neighborhood exhibits a rural atmosphere, even though it is located only +5 minutes from

- the heart of a medium-sized city.

CURRENT USE v
The subject is vacant land that does not disclose any indications of any past uses. It appears
that these lands have never been used for anything other than livestock grazing, and/or

passive recreation on the part of prior owners or the general public. -

ZONING

The subject is currently zoned SF5A, a single-family district that imposes a mirﬁmum site
size of 5 acres for the construction of a residence. Excerpts from the city’s Zoning Code
relative to this district can be found in Addenda Exhibit “C”. The maximum allowable

building height in this zone is 40’, and building setbacks are 'gis follows:

Front Yard: ' 100°

Side Yard: ' 50"
Rear Yard: 507
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A 5-acre residential zoning is common in only two portions of Carsoh City, specifically in |
the subject’s immediate neighborhood, and also the Old Clear Creek neighborhood on the
‘west side of town straddling the Douglas County border. This circumstance in and of itself

will limit the appraiser’s ability to find comparable sales of a local origin.

UTILITIES
Public water and sewer is not available in this neighborhood._' All of the improved properties
in this area rely on individual wells and septic systems. Underground electrical and

| telephone service is readily available to the 'subjecf along the ownership’s south boundary.

FLOOD ZONES _ _ _
. Located on the west side of the C'arson River about 20% to 3.0%_ of the subject falls within

the boundaries of the 100-year flood plain. The flood zone extends into the southerly
portion of the subject about 100 to 200 yards, and near the ndrth‘ boundary where the
terrain is steeper the zone is only.20 to 30 yards wide. This property appéars on FEMA
flood insurance rate map Panels 320001-0130D (dated 10/96) an.d 320001-0175C (dated
9/93). Given the minimum lot size imposed by zonmg (5 acres), the ﬂood zone assocnated‘

with the subject exerts no material influence on lot yield.

SEISMIC HAZARD

Virtually all of western Nevada is located within a seismic hazard region. Earthquakes
occur with periodic frequency, and properties are often surveyed for faults iﬁ conjunction
with subdivision or parcel map approvals. To the appraiser’s knbwledge the hazard
associated with the subject is on par with other pdrtions of Carson City, and as such

warrants no special consideration in the appraisal process.
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THREATENED AND ENDANGERED SPECIES

The appraiser has no knowledge of any threatened or endangered species on the subject,

and will assume that the property is non-impacted.

SOILS

The subject is located on a bend of the Carson River, and past ﬂ¢ods combined with

alluvium deposits from nearby Prison Hill result in surface soils of a sandy loam
composition. Towards the north end of the property where the terrain is steep rock
outcroppings are common. In deference to the nature of n’earby"improved properties, one
can assume that the subject’s soils are suitable tov typical residen_ﬁal construction, and also
the installation of septic systems. Some over-excavation may_ be required in conjunction
with installing building foundations to reach load-bearing soils. The subject was identified
on the USDA’s Soil Survey of the Carson River Region. The bottomland soils along the
river consist of Incy fine sand with the alluvial uplands being prmmpally GIenbrook-Rock

outcrop complex. The potential for wind erosion (blowmg sand) is a detrimental aspect of

the Incy soil.

HAZARDOUS MATERIALS/ENVIRONMENTAL CONTAMINATION

The appraiser has no knowledge of any environmental contamination and/or hazardous

- materials on or around the subject. As has been referenced it appears that the subject has
never been used for anything other than livestock grazing and passive recreation on the part '
of prior owners and/or the general public. The appraiser is not empowered to ,.oﬂ‘er any

formal observations relative to environmental issues however, and the readers are referred

back to Limiting Condition #10. -
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ASSESSMENTS AND TAXES

This property is identified in the records of the Carson City Assessor’s Office via three
assessor parcels (APN’s). The assessed value of each and property tax load in the
2006/2007 tax year are: |

APN Acres  Assessed Value—Land " Taxes

10-121-42  21.59 $19,647 ~ $ 41656
10-121-43 2232 $20311 $ 346.42
10-121-44 20,40 $18564 - § 32253

Total: =~ 64.31  $58,522 . $1,085.51

In Nevada assessed values are calculated on the basis of 35% of'the local assessor’s opinion
of market value. Properties are reappraised on a 5-year cycle and indexed for changing
market conditions over the intervening years. Given rapidly Changing land values over the

last several years assessed values are now favorable in relation to actual market value.

WATER RIGHTS

There are no water rights appurtenant to the subject.

~ TOPOGRAPHY

Referring the readers back to the topographic map presented at the béginning of this section
most of the subject is comprised of mildly sloping lands. The appraiser would estimate that
about 70% of the ownership involves mild slopes, with the remaining 30% (to the north)
encompassing steep terrain. The steep slopes are not Well su_i‘ted to any form of intensive
development, and would therefore be incorporated into one.or two oversized residential |

sites (i.e., either two 10-acre sites or one £20-acre site). The subject’s steep terrain
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influences its achievable lot yield. As opposéd to the 12 lots allowed via zoning, the

appraiser is inclined to forecast a total project siz‘e,vof‘ no more than 9 to 10 lots at buildout.

VYEGETATION

The principal form of vegetatioh found on the subject is 'big sagebrush. Close to the river
the sagebrush is 6° to 8’ tall, indicating that the subject’s soils are very productiye from an
;agricultural perspective. vAlo‘ng the river one encounters willow thatches and a few
cottonwood trees (one which appears to be +150 years old). The vegetative nﬁx associéted
with the subject is common to the Carson River corridor. The rii)arian corridor is quite
narrow, often extending no more than £50 yards off the river (before desert vegetation is

encountered).

TITLE MATTERS

Three preliminary title reports are furnished in Addenda Exhibit “A”, one for each of the
three vestings. Combined the title reports referenvce_over 40 exceptions, but nafurally
contain numerous instances of duplications. For the most paft the exceptions can be

- grouped into the five categories that follow:

e Taxes, Assessments, etc.

These are matters of equity as opposed to vall_ie that impact all properties.

e Secured Loans _ v
These are loans secured by trust deeds that are once again a matter of equity

as opposed to value.
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e Carson River
Exceptions relative to the river fall into two silbécategoﬁes. First the public
has a right to use the river for navigation, ﬂsh‘ing;etc., within the average
high water marks. Secondly, if the course of the river is altered by a natural
event, the east boundary of the subject would be realigned as well
(accretion). These matters impacf all riverfront lands and warrant no special

consideration in the valuation process.

 Easements and Rights-of-Way _
These are exceptions that relate to roadways, rights-of-way, and public
utility corridors, that have been established by grant and/or recitals on

Division of Land Maps or survey maps.
None of the encumbrances are detrimental or cause for concern relative to value. The-
covenant referenced in Exception 12 of the River Ranch preliminary title report prohibits

commercial enterprises, and is of likewise no concern.

Overall the subject offers a clear and marketable title with no specific issue warranting

 direct consideration in valuation. -
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