City of Carson City
Agenda Report

Date Submitted: December 27,2011 Agenda Date Requested: January 5, 2012
Time Requested: 30 Minutes

To: Mayor and Supervisors
From: Parks and Recreation Department - Open Space Division

Subject Title: For possible action to accept the recommendation of the Open Space Advisory
Committee to approve the fee title acquisition of the Bently Property in the Carson River Canyon
containing approximately 497.7 acres and to authorize staff and the Mayor to execute documents
required to complete the acquisition. (Juan F. Guzman / Dwight Millard, NCRV&T)

Staff Summary: This action calls for the Board of Supervisors to authorize the purchase of the Bently
497.7 acre property located in the Carson River Canyon from the Nevada Commission for the
Reconstruction of the V&T Railway (NCRV&T). The sale is for $1.6 million which is $200,000 under
the estimated value of $1.8 million. The NCRV&T has agreed to buy from Mr. Bently and to sell the
entire property to Carson City, and then Carson will provide the NCRV&T with exclusive easements for
the continuation of the historic V&T Railway project from Virginia City to Carson City. Grant funding
has been obtained by staff for up to $650,000 from the Southern Nevada Public Land Management Act -
Parks, Trails and Natural Area (SNPLMA-PTNA) program to assist with this acquisition.

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 accept the recommendation of the Open Space Advisory
Committee to approve the fee title acquisition of the Bently Property in the Carson River Canyon
containing approximately 497.7 acres and to authorize staff and the Mayor to execute documents
required to complete the acquisition.

Explanation for Recommended Board Action:

Purchase Agreement - Transaction Description

This acquisition will require three distinct and consecutive steps as follows:

1) The NCRV&T will acquire APN’s 10-011-24 and 10-011-285, located in the Carson River Canyon,
for $1.6 million. There are three requirements: 1) Mr. Bently will sell to the V&T, 2) The V&T
will provide Mr. Bently with documentation demonstrating a $200,000 donation derived from the
difference from estimated value of $1.8 million to the purchase price of $1.6 million, and 3) The
transaction must be completed by January 31, 2012.

2) Carson City will acquire the entire property, approximately 497.7 acres, from the V&T for
approximately $1,390,696.

3) Carson City will grant and record easements to the V&T as described in the purchase agreement
approximating 28.3 acres and with a value of $209,304.




In summary, the purchase price allocations are as follows:

$1,600,000  Purchase Price
- 209,304 NCRV&T Easements
1,390,696 Sub-Total

- 513.900 SNPLMA-PTNA Grant
$876,796 Open Space Acquisition Account

Please refer to Attachment A - Purchase Agreement.

NCRV&T Chairman, Dwight Millard; Michael Smiley Rowe, Attorney; and Ken Dorr of Manhard
Consulting have been an integral part in the development of this agreement, as well as SNPLMA-PTNA
and City staff.

Property Value

The value of the property was estimated at $1.8 million by Mr. Lyn Norberg, MAI licensed in the State
of Nevada, and appointed by the Board of Supervisors for that purpose. Furthermore, the appraisal has
been updated by addendum as to preliminary title report, hypothetical value of property with no access
and review appraiser recommendations. Mr. Tony Wren has conducted an independent review of the
appraisal and addendums to ascertain compliance with the Uniform Standards of Professional Appraisal
Practice and the Uniform Appraisal Standards for Federal Land Acquisition. Please refer to
Attachments B, C and D.

Environmental Values

The scenic 497.7 acre parcels are located east of Deer Run Road contiguous to City property. The
property contains approximately 3.8 miles of river shore, flood zones, floodway, riparian corridors, and
ridges that form a canyon geomorphic formation. Both parcels have frontage along the Carson River.
The parcels are characterized by a narrow band of riparian vegetation and provide habitat for wildlife.
As the land backs away from the river the topography gets steeper and the vegetation quickly transforms
into sagebrush and bunch grass communities more characteristic of the Great Basin environment. Much
of the Carson River corridor provides excellent winter range for mule deer, as well as suitable habitat for
a variety of other species. The critical Carson River aquatic refuge provides habitat for native fish,
amphibians, aquatic invertebrates, and sensitive species.

Open Space Advisory Committee Recommendation

This property has been designated as a high priority in the Open Space Master Plan due to important
environmental, cultural, and recreation values. This acquisition advances the provisions of the Carson
River Master Plan, the Unified Pathways Master Plan, and the Carson River Aquatic Trail. The
committee voted unanimously to recommend this acquisition to the Board of Supervisors (please refer to
Attachment E, the draft minutes in November 21, 2011, meeting.

Cultural Resources

Acquisition of this property will preserve Nevada’s railroad heritage while the V&T Commission will
protect the historic Virginia & Truckee Railroad right-of-way through exclusive easements from Carson
City. The V&T Railroad was originally constructed between Virginia City and Carson City in 1869.

Along thus stretch of the Carson River, mine owners established their ore processing mills to take
advantage of the available water and proximity to the Comstock mines to the north. This property
encompasses the remains of the Nevada Historic Santiago and Vivian Mills and is adjacent to the site of



the Brunswick and Copper Canyon mills. Please refer to Attachment F, summary of Class 11 Cultural
Resource Inventory, conducted by Michael Drews, Archeologist.

Super Fund
Due to the mercury contamination from the historic mill activities, the river canyon has been designated

as a Superfund Site. This issue was explored by the Board of Supervisors through the acceptance of a
study prepared by Resource Concepts, [nc., as part of the former Serpa property. Furthermore, please
see the attached letter (Attachment G) from the Nevada Department of Environmental Protection stating
that the sampling studies conducted by Carson City determine that the land s suitable for general
recreation. The summary Phase I and II Environmental Site Assessment is included as Attachment H.

V&T Easements

Carson City has agreed to provide approximately 25.6 acres of permanent track easement, a permanent
slope easement, and approximately 2.7 acres of temporary construction easements. The fee title will
remain with Carson City; however, the easements to be in place at the close of escrow to allow for the
V&T Commission program to extend track and activities into the Carson River Canyon. The easements
are described in detail as a part of Attachment A.

SNPLMA-PTNA Grant

The SNPLMA-PTNA has awarded up to $650,000 to Carson City towards this acquisition. The
SNPLMA-PTNA grant does not seek an interest in the land; however, the use of a deed restriction is
required. The final amount of funding available for this transaction is dependent upon the value to be
arrived at under appraisal addendum and hypothetical condition of no motorized access. That value is
for $513,900. In addition, Carson City may be reimbursed for other costs related to this transaction up
to the $650,000 approved by the Secretary of the Interior.

Applicable Statue, Code, Policy, Rule or Regulation:
Chapter 13.06 of the Carson City Municipal Code
Nevada Revised Statutes Chapter 244.275
SNPLMA-PTNA grant program regulations

Fiscal Impact: Approximately $876,797 from the Open Space Acquisition Account. Approximately
$513,900 from the SNPLMA-PTNA grant. [n addition, there will be a loss ad valorem tax revenue. In
2011 the total taxes for the these two assessor parcel numbers was $927.22.

Explanation of Impact: The value of the property was determined by MAI, SRA, Nevada licensed
appraiser. The loss of taxes will occur since the property will pass from private hands into Carson City
ownership. There will be miscellaneous escrow-related costs plus the Phase 1 and 2 Environmental
Review, a cultural resources inventory, and appraisal review, additional cost.

Funding Source; A grant through the Southern Nevada Public Land Management Act for not more
than $650,000 and Open Space Acquisition Account approximately $876,796. The Open Space
acquisition account presently has a balance of $1.2 million. Plus approximately $209,304 from the
NCRV&T.

Alternatives:
Not approve this transaction.
To request that staff change the terms of the agreement.



Supporting Material:
Please Note: The symbol 3} indicates that only a summary of the document has been included without
attachments that are repeated throughout multiple documents. For the entire document, please contact
the Parks and Recreation Department at 887-2262
s Map of surrounding area and photograph of property prepared by GIS staff
o Attachment A; Draft purchase agreement and Exhibit of V&T easements
Exhibit A; Legal Description - aliquot parts
Exhibit B: Map of property and easements to be granted to the V&T
Exhibit C: Legal description - Metes and bounds of V&T easements
Exhibit D: Maps of V&T Railway reconstruction Phase 3A/3B
Attachment B: Appraisal conducted by Lyn Norberg, MAI %t
Attachment C; Review appraisal conducted by Tony Wren, MAI
Attachment D: Addendums to the appraisal report 3.t
Attachment E: Draft minutes of the Open Space Advisory Committee meeting of Nov 21, 2011
Attachment F; Cultural Resource Inventory Report
Attachment G: NDEP letter of concurrence

Attachment H: Summary Phase I and 1T Environmental Site Assessment prepared by Resource
Concepts, Inc.

Prepared By: \B—}% QAN Date:12/27 1\
J

ugn Ky Guzman, Oé;h Space Manager

Reviewed By (BC’C\“( Ho< KQ‘*;/O Date: (2 /X% |
erorf Parks & Rgefeation Director

Date: M 55/

Lawrence A. Werner, C1ty Manager

Z ;,_,/(.{// Dater /Z} / /

ljrsf'/tAtm sOf ce ,
72
M“/‘ Daté:

Fmance Department

Board Action Taken:

Motion: l: Aye/Nay

(Vote Recorded By)



B

e vy

i)
Al
Hitass

<

i '\ e Carson River Management Area de
S GRAND TOTAL: 6116 AC




g P

-t

L 4,-1"' i
m-_.]j.f,.: e L

; ? g
e M







o 1 e




Attachment A
PURCHASE AND SALE AGREEMENT

THIS AGREEMENT ("Agreement”) is made and entered into this _Fifth day of
January , 2012, by and between the Nevada Commission for the Reconstruction of the V&T
Railway” or nominee ("SELLER™), located at [insert address] and Carson City, a consolidated
municipality of the State of Nevada by and through its Board of Supervisors, located at 201 North
Carson Street, Suite 2, Carson City, Nevada 89701 (“BUYER”). SELLER and BUYER are
sometimes hereinafter referred to individually as a “Party” and collectively as the “Parties.”

RECITALS

A. WHEREAS SELLER is the fee simple owner of certain real property lying and
situate in Carson City, Nevada, comprised of 497.7 acres, more or less, and SELLER desires to
sell and BUYER desires to buy (the “Property”), which Property is made up of two (2) parcels of
real property designated as the following Assessor Parcel Numbers:

Assessor Parcel Number 10-011-24 +/-192.7 Acres Parcel 1
Assessor Parcel Number 10-011-25 +/- 305.0 Acres Parcel 2

more particularly described as:
See Exhibit A

B. WHEREAS BUYER acknowledges that the acreage determined by the survey and
used for this transaction is greater than the approximate 470 acres of the Property according to the
County of Carson City Assessor’s records.

C. WHEREAS BUYER will purchase the Property from SELLER after the SELLER first
acquires the Property from the Bently Family Limited Partnership.

D. WHEREAS BUYER has agreed to grant SELLER for its exclusive use approximately
25.6 acres of easement for track and permanent slope easement plus approximately 2.7 acres of
temporary construction easement within Assessor Parcel Number 10-011-24, as tllustrated in
Exhibit B. Carson City is purchasing the entire 192.7 acres of APN 10-011-24 and all the land
constituting APN 10-011-25 approximating 305 acres,

E. WHEREAS the transactions must take part in consecutive escrows in the order specified
below:

1. SELLER purchases the Property from the Bently Family Limited
Partnership.

2. BUYER purchases the Property from the SELLER.

3. Carson City will grant an exclusive easement and temporary construction
easements on the Property as illustrated in Exhibit B and described in
Exhibits C and D to the SELLER.

F. WHEREAS BUYER desires to acquire the Property to provide for passive recreation,

passive recreation improvements, preserve and further the goals and objectives of open space, and
other purposes as set forth in Carson City Municipal Code Chapter 13.06.
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G. WHEREAS the property is uniquely located in the Carson River Canyon and the
Carson City Aquatic Trail running within the Carson River and consisting of floodway wetlands,
river front and view scapes, and has other historic and cultural qualities  which make it very
desirable to preserve as in furtherance of the open space goals.

H. WHEREAS the Property possesses development potential which, if permitted, would
frustrate BUYER'’S desire to preserve the open space qualities of the Property and to provide for
passive recreation improvements to enhance the recreation experience of users of the property.

L. WHEREAS there are no water rights from the Carson River which are appurtenant to
the Property.

J. WHEREAS BUYER has obtained a $656,200 grant from the Southem Nevada Public
Land Management Act, under the Park, Trail and Natural Area category (hereinafter referred to as
“PTNA™) for assistance with the purchase of the Property.

K. WHEREAS the PTNA grant is for assisting in Carson City’s acquisition of this
property. The PTNA will not reserve or acquire any interest in the land ownership resulting from
this transaction; the ownership is to be vested solely in the name of Carson City. However, one of
the conditions of the grant is that a deed restriction be incorporated into the deed of the property to
be acquired. The deed restriction language to be incorporated into the property deed for Carson
City is included in Section 4g of this agreement.

L. WHEREAS the PTNA grant funding is contingent upon Carson City fulfilling all the
conditions and regulations of the SNPLMA Implementation Agreement and PTNA funding
agreement and may grant to Carson City all or only a portion of the $656,200 grant amount.

M. WHEREAS in the future, Carson City intends to provide for improvements on the
land to enhance passive recreation opportunities.

N. WHEREAS the Parties desire and intend by this Agreement to memorialize their
agreements by this writing.

NOW THEREFORE, in consideration of the mutual covenants, terms and conditions
herein contained, the Parties hereby agree as follows:

1. REPRESENTATIONS AND WARRANTIES: NO PERSON IS AUTHORIZED
TO MAKE, AND BY EXECUTION HEREOF BUYER ACKNOWLEDGES THAT NO PERSON
HAS MADE, ANY REPRESENTATION, WARRANTY, GUARANTY OR PROMISE EXCEPT
AS SET FORTH HEREIN; AND NO AGREEMENT, STATEMENT, REPRESENTATION OR
PROMISE 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 IMPLIED BY
LAW. THE PARTIES ACKNOWLEDGE THAT BUYER AND SELLER HAVE MADE THE
SUBJECT PROPERTY AVAILABLE FOR THE OTHER’S INDEPENDENT INSPECTION.

2. PURCHASE AND SALE OF PROPERTY: SELLER agrees 1o convey the Property,
together with all rights, excluding water rights, title, and interest in accordance with the terms of
this Agreement the following which shall comprise the sale contemplated in this Agreement:
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All of the real property lying and situate in Carson City, Nevada, consisting
of 497.7 acres, more or less, and described in “Exhibit A.,”

Any and all Jicenses, encroachment permits, ways, easements of whatever
type or kind, together with all mineral rights, oil rights, gas rights,
geothermal rights, sands and gravels which are appurtenant to or associated
in any way with the Property which are owned by SELLER.

3. FAIR MARKET VALUE AND PURCHASE PRICE: The purchase price for the

above described Property shall be One Million, Three Hundred and Ninety Thousand, Six Hundred
and Ninety-Six, and 00/100 dollars ($1,390,696), which shall be paid by BUYER to SELLER in
accordance with the terms of this Agreement.

4, ESCROW, CONVEYANCE, AND TITLE INSURANCE: Escrow shall be with

Northern Nevada Title Company (“Escrow Holder”), which is lIocated at 307 West Winnie Lane,
Carson City, Nevada, 89703.

a.

Escrow shall open as of the date upon which Escrow Holder has received a
fully signed original, or counterpart originals, of this Agreement
accompanied by the sums and documents required herein. The date all such
items have been delivered to Escrow Holder shall be referred to herein as the
“Opening of Escrow” and reported by letter to the Parties by Escrow Holder,
and the date escrow actually closes and the deed is recorded shall be referred
to as “Close of Escrow.” Escrow Holder is hereby authorized and instructed
to act in accordance with the provisions of this Agreement, which
Agreement, together with Escrow Holder’s standard escrow instructions,
shall constitute Escrow Holder’s escrow instructions. As between the
Parties, if there is a conflict between Escrow Holder’s standard instructions
and this Agreement, this Agreement will control.

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

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

SELLER, at BUYER'’S expense, shall furnish BUYER with a C.L.T.A.
owner’s policy of title insurance in the full amount of the purchase price issued
by NORTHERN NEVADA COMPANY OF CARSON CITY, subject only to
those exceptions disclosed herein or otherwise not objected to by BUYER in
the preliminary title report.

BUYER shall pay the escrow fee and any and all other fees, including
recording fees, document preparation fees, real property transfer taxes and
similar costs not specifically allocated in this Agreement.

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 Use Tax Funds and is subject to the
provisions of the Carson City Municipal Code Section 13.06.”
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The Grant, Bargain and Sale Deed MUST CONTAIN THE FOLLOWING
LANGUAGE as 2 condition of the PTNA grant: “It 1s expressly understood
and agreed that the conveyance of the property described herein to Carson
City is made for the benefit of the people of the State of Nevada for the
exclusive use as a public park, trail or natural area under Section
4(e)(3)(A)(1v) of the federal Southern Nevada Public Land Management Act
of 1998, Public Law 105-263, 112 Stat. 2343, as amended. If the property
described herein is not used or ceases to be used as a public park, trail, or
natural area within ninety-nine (99) years from the date of this conveyance,
any person or entity may enforce the terms of this use restriction in a court of
competent jurisdiction.”

5. PAYMENT OF PURCHASE PRICE: The Purchase Price for the Property 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 One Million, Three Hundred and Ninety Thousand, Six Hundred and
Ninety-Six, and 00/100 dollars ($1,390,696) shall be paid into Escrow on or before
the date set for the Close of Escrow, which is twenty-five (25) days from the
Opening of Escrow, utilizing federal funds from the PTNA grant, or other readily
available funds.

6. BUYER'S CONDITIONS ON CLOSE OF ESCROW: Close of Escrow shall be

subject to the following conditions: SELLER and BUYER shall diligently attempt to achieve the
satisfaction of these conditions without undue delay. If any of these conditions cannot be met,
then, unless waived by BUYER, 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 return the respective documents to SELLER and BUYER, and each party shall be
responsible for one-half (1/2) of the escrow costs incurred, and thereafter neither Party shall have
any further obligation, rights, or liability under this Agreement.

d.

Except as otherwise approved by BUYER, and subject to the provisions of
Paragraph 9 below, title to the Property shall be conveyed to BUYER free of
liens and encumbrances. SELLER shall furnish BUYER with a preliminary
title report at BUYER'S expense and, upon request, copies of all recorded
exceptions to title referred to therein within five (5) days after Opening of
Escrow. Within ten (10) days of receipt of: (1) the preliminary title report
and all documents referred to therein; or (ii) any supplemental or amendatory
report and the documents referred to as exceptions thereto, BUYER shall
give SELLER notice specifying those matters which are unacceptable
conditions of title. Said preliminary title report as supplemented and/or
amended is hereinafter referred to as the “Title Report.” All exceptions in
the Title Report not specifically disapproved by BUYER within ten (10) days
after receipt of the initial submittal and/or, as applicable, supplementary or
amendatory materials by BUYER, shall be deemed to have been approved.
SELLER shall remove such objectionable iterns within ten (10) days
thereafter, but in any event prior to the Close of Escrow and if SELLER fails
to remove such objectionable items within said period, and/or if the Title
Policy will not be issued in the exact form approved by BUYER, SELLER
shall notify BUYER in writing of such fact, and BUYER shall have the
election to be exercised in writing within five (5) days afier delivery to
BUYER of such notice of SELLER of either:

1) Terminating this Agreement, in which event Escrow Holder shall

return the documents deposited herein to the Party depositing same;
or
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2) Accepting the Property subject to the objectionable items.

b. To the extent that the same exists, SELLER shall furnish BUYER with any
and all land surveys, engineering information, environmental assessments,
planning or zoning information of the Property in SELLER’s possession,
within ten (10) days after Opening of Escrow. Should BUYER fail to
close escrow for whatever reason, BUYER shall promptly return all such
land surveys, engineering information, environmental assessments, planning
or zoning information or other evaluations of the Property to SELLER and
treat as confidential all information contained therein.

c. The BUYER has received a grant award from the PTNA for
approximately $656,200 to be used for the purchase of this property. All or
part of these funds are needed by the BUYER to close this transaction.

d. This acquisition shall be recommended by the Open Space Advisory
Committee and approved by the Carson City Board of Supervisors.

In the event that any of the conditions to close are not met within the time frames set forth herein
the SELLER or the BUYER may cancel and terminate this Agreement. In such event, 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 entitled to the return of all mornies paid by it into Escrow less one-half of the reasonable
charges incurred by the Escrow Agent.

7. SELLER'S REPRESENTATIONS. COVENANTS, WARRANTIES AND
OBLIGATIONS:

a. SELLER represents to BUYER that to the best knowledge of SELLER, the
title to be conveyed to BUYER will not be encumbered by any easements,
persons in possession, government patents or other rights, other than those
items disclosed on the Title Report and referred to in Paragraph “9” below
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. BUYER is aware that the property has been
designated by the National Environmental Protection Agency as the Carson
River Mercury Site due to the potential presence of mercury from the historic
location of ore processing activities from the Comstock period. SELLER
agrees BUYER and/or its agents may make all disclosures and file all reports
which, may be required by law with respect to discovery of any hazardous,
toxic or radioactive materials on the Property as a result of such
investigations and hereby releases and holds BUYER harmless with respect
to liability arising out of such disclosure.

b. SELLER warrants that there are no threatened or pending condemnation
proceedings against or affecting any part of the Property.

c. SELLER shall not knowingly or suffer to be committed any waste in
or upon the Property. Waste shall include, but is not limited to, any
injury to the Property which renders it in a condition materially different
from its condition at the date of this Agreement.
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d. To the best knowledge of SELLER, SELLER has complied, and the Property
is in compliance, with 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 consummation of this
Agreement pursuant to its terms will not result in a material breach of,
contravene any provisions of, violate, or constitute 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 Close 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 Property.

g. SELLER warrants that the property is free and clear of financial
encumbrances and all other liens and encumbrances other than as set forth in
the preliminary title report.

h. SELLER has requested that this transaction be completed as soon as possible,
but not later than January 31, 2012.

8. POSSESSION: Possession of the Property shall be given to the BUYER at Close of
Escrow, but during the term of this Agreement BUYER and its agents may enter upon the Property
for the purpose of performing environmental or engineering, surveying or soil testing. BUYER
agrees to pay, defend, indemnify and hold SELLER harmless from all liability, claims, costs and
expense, except such as might accrue from the mere discovery of hazardous or toxic material,
resulting from BUYER's activities on the Property during the escrow period. Should the BUYER
fail to acquire the Property, then it is agreed that SELLER shall receive copies of all studies, test
results and engineering generated by BUYER.

9. GRANTING OF EASEMENTS:

a. In a subsequent transaction, BUYER or its designee will grant a 2.7 acres for
temporary construction easements and a 25.6 acre exclusive easements for a
permanent raifroad track and permanent slope, drainage and access easements
as illustrated in Exhibits B, and described in Exhibits C and D solely for the
use of the operation and maintenance of the historic railroad restoration
project of the Nevada Commission for Reconstruction of the V&T Railway.

b. The easements will be available for the use of Carson City and the public at
large until the time of transfer to the Nevada Commission for the
Reconstruction of the V&T Railway.

c. This provision shall survive escrow for the purchase of the Property and shall
be binding upon the BUYER.

0. GOOD FAITH AND FAIR DEALING: During the term of this transaction the
parties hereto agree and covenant, one unto the other, to act in good faith and to fairly and openly
deal with each other to accomplish the goals and objectives of the respective parties in closing the
escrow envisioned herein.

11.  BINDING EFFECT: This Agreement shall bind and inure to the benefit of the
respective heus, representatives, successors and assigns of BUYER and SELLER.

12.  NOTICES: No notice, request, demand, instruction or other document to be given
hereunder to any Party shall be effective for any purpose unless personally delivered to the person
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at the appropriate address set forth below (in which event such notice shall be deemed effective
only upon such delivery) delivered by air courier next-day delivery (e.g., Federal Express), or
delivered by U.S. mail, sent by registered or certified mail, return receipt requested as follows:

If to SELLER, to:  Nevada Commission for the Reconstruction of the V&T Railway
C/0 Michael Smiley Rowe
Post Office Box 2080
Minden, NV 89423

If to BUYER, to: Carson City, a Consolidated Municipality
Juan F. Guzman, Open Space Manager
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 following deposit of same in any United States Post Office 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 state to which the notice 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 notice of such change in the manner herein provided for giving notice. Unless and
until such written notice 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 deemed
to continue in effect for all purposes hereunder.

13.  TIME: Time is of the essence for each provision of this Agreement of which time is
a factor, and if this transaction is not closed by January 31, 2012, BUYER shall have right to
terminate, and whereupon SELLER shall be relieved of any further obligation to convey the
Property to BUYER.

14.  ATTORNEYS' FEES: In the event of any action or proceeding, including an
arbitration brought by either Party against the other under this Agreement, the prevailing Party
shall be entitled to recover all costs and expenses including the actual fees of its attorneys incurred
for prosecution, defense, consultation or advice in such action or proceeding.

15. COMPUTATION OF PERIODS: All periods of time referred to in this Agreement
shall include all Saturdays, Sundays and state or national holiday, unless the period of time
specifies business days, provided that if the date to perform any act or give any notice with respect
to this Agreement, shall fall on a Saturday, Sunday or state or national holiday, such act or notice
may be timely performed or given on the next succeeding day which is not a Saturday, Sunday or
state or national holiday.

16. INTERPRETATION: The Parties hereto acknowledge and agree that each has been
given the opportunity to review this Agreement with legal counsel independently, and/or has the
requisite experience and sophistication to understand, interpret and agree to the particular language
of the provisions hereof. The Parties have equal bargaining power, and intend the plain meaning
of the provisions herein. In the event of an ambiguity in or dispute regarding the interpretation of
same, the interpretation of this Agreement shall not be resolved by any rule of interpretation
providing for interpretation against the Party who causes the uncertainty to exist or against the
drafisman. This Agreement contains the entire agreement between the parties relating to the
transactions contemplated hereby and all prior or contemporaneous agreements, understandings,
representations and statements, oral or written, are merged and integrated into this Agreement.

17. SURVIVABILITY: All covenants of BUYER or SELLER which are intended
hereunder to be performed in whole or in part after Close of Escrow and all representations,
warranties and indemnities by either Party to the other, shall survive Close of Escrow and delivery
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of the Grant, Bargain and Sale Deed, and be binding upon and inure to the benefit of the respective
Parties, for a period of two years.

18. MUTUAL INDEMNITY: SELLER and BUYER hereby agree to indemnify,
defend and hold the other Party harmless against any and all liability, claims, costs or expenses
arising directly or indirectly out of the covenants, representations and warranties given by the
indemnifying Party to the other in this Agreement.

9. AUTHORITY OF PARTIES: Any corporation signing this Agreement, and each
agent, officer, director, or employee sigrung 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 individual signing this Agreement on behalf of a partnership or business entity
other than a corporation represents that such other entity has power and authority to enter into this
Agreement, and by such person's act is bound hereby.

20. COUNTERPART: This Agreement and any other agreement (or document)
delivered pursuant hereto may be executed in one or more counterparts and by different Parties in
separate counterparts. All of such counterparts shall constitute one and the same agreement and
shall become effective when one 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
Agreement as of the date first above written.

“SEILLER” “BUYER”
CARSON CITY

DWIGHT MILLARD Robert Crowell, Mayor
Chairman - Nevada Commission for the
Reconstruction of the V&T Railway

Larry Werner, City Manager
DATE: , 2011

Juan F. Guzman, Open Space Manger
Approved as to form:

Approved as to form:

MICHAEL SMILEY ROWE
Attorney - Nevada Commission for the
Reconstruction of the V&T Railway

Neil Rombardo, District Attorney

DATE: , 2011
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EXHIBIT “A”

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

TOWNSHIP 15 NORTH, RANGE 21 EAST, M.D.B. & M,

Section 5: The Southwest 1/4
Section 6: The East % of the Southeast %
Section 7: The Northeast 1/4 and the Southeast 1/4 of the Northwast 1/4

Sectlon 8; The West % of the Northwest ¥

EXCEPTING THEREFROM &il that portion thereof, lying below the natural ordinary high water line of the Carson
River.

Note: Legal description previously contained Document recorded January 10, 1897 as Document No. 198014,
Official Records of Carson City, State of Nevada.

Northern Nevada Title Company

Prafiminary Titte Report Page 13 1085748-L|
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EXHIBIT C

PERMANENT RAILROAD EASEMENT

situate, lying and being in Carson City, State of Nevada, and more particularly described as
being portions of Section 6 and Section 7, T.15N., R.21E., M.D.M; being a strip of land 50 feet in
width “Right” and “Left” of the “VC" centerline between Station “VC" 347+87.80 POC and "VC*
431+02.55 POC. Said centerline more fully described by metes and bounds as follows, to wit;

Beginning at a point of intersection cn the permanent railroad easement centerline and the west
line of the east ¥ of the Northwest %, Section 7, said point of beginning further described as
Railroad Engineer’s Station “VC" 347+87.80 POC, bearing N 62° 16’ 03" E, 1514.77 Ft. from a
5/8" rebar and cap, the West 1/4 corner of Section 7, T.15N., R.21E., M.D.M; thence along said
railroad centerline the following (39) courses and distances:

1) thence along a curve to the Right having a radius of 410.28 Ft. and a central angte of 14° 01’
17" for an arc length of 100.40 Ft., said curve having a chord bearing of N 76° 45’ 07” E for
100.15F¢. to Sta. “VC” 348+88.21 PT;

2) thence N 83° 45’ 46” E for 432.86 Ft. to Sta. “VC" 353+21.07 PC,;

3) thence along a curve to the Right having a radius of 1146.28 Ft. and a central angle of 07° 13’
38" for an arc length of 144.58 Ft., said curve having a chord bearing of N 87° 22’ 35" & for
144 50Ft. to Sta. “VC" 354+65.66 PT;

4) thence S 89° 00’ 36" E for 254.88 Ft. to Sta. “VC" 357+20.54 PC,

5) thence along a curve to the Left having a radius of 955.27 Ft. and a central angle of 09° 31’
59" for an arc length of 158.94 Ft., said curve having a chord bearing of N 86° 13’ 24" E for
158.76Ft. to Sta. "VC" 358+79.48 PT;

B8) thence N 81° 27' 24” E for 353.40 Ft. tc Sta. “VC” 362+32.88 PC;

7) thence along a curve to the Left having a radius of 410.28 Ft. and a central angle of 105° 04’ 07"
for an arc length of 752.37 Ft., said curve having a chord bearing of N 28° 55' 21" E for 651.29 Ft.
to Sta. “VC" 369+85,25 PT,;

8) thence N 23° 36" 43" W for 67.48 Ft. to Sta. “VC” 370+52.73 PC;

9) thence along a curve to the Right having a radius of 955.37 Ft. and a central angle of 05° 11’
40" for an arc length of 86.61 Ft., said curve having a chord bearing of N 21° 00’ 53" W for 86.58 Ft.
to Sta. “VC” 371+39.34 PCC;

10) thence along a curve to the Right having a radius of 396.20 Ft. and a central angle of 42° 46’
53" for an arc length of 295.83 Ft., said curve having a chord bearing of N 02° 58’ 24" E for
289.01Ft. to Sta. “VC” 374+35.17 PCC;

11) thence along a curve to the Right having a radius of 408.85 Ft. and a central angle of 48° 10’
14" for an arc length of 350.87 Ft., said curve having a chord bearing of N 48° 56' 57" E for



340.20Ft. to Sta. “VC”* 377+86.04 PCC;

12) thence along a curve to the Right having a radius of 757.07 Ft. and a central angle of 04° 14’
39* for an arc length of 56.08 Ft., said curve having a chord bearing of N 75° 39’ 23” E for 56.07 Ft.
to Sta. “VC” 378+42.12 PCC;

13) thence along a curve to the Right having a radius of 396.20 Ft. and a central angle of 16° 39’
28" for an arc length of 115.19 Ft., said curve having a chord bearing of N 86° 06’ 27" E for
114.78 Ft. to Sta. *VC" 379+57.31 PCC;

14) thence along a curve to the Right having a radius of 1395.88 Ft. and a central angle of 06° 43’
31" for an arc length of 163.85 Ft., said curve having a chord bearing of S 82° 12’ 03” E for
163.76Ft. to Sta. “VC" 381+21.16 PCC;

15) thence along a curve to the Right having a radius of 570.56 Ft. and a central angle of 14° 09’
23" for an arc length of 140.97 Ft., said curve having a chord bearing of S 71° 45' 36" E for
140.61Ft. to Sta. “VC” 382+62.13 PT;

16) thence S 64° 40’ 55" E for 145.48 Ft. to a “VC" 384+07.61 PC;

17) thence along a curve to the Right having a radius of 955.37 Ft. and a central angle of 07° 50’
48" for an arc length of 130.84 Ft., said curve having a chord bearing of S 60° 45" 30" E for
130.74F1. to Sta. “VC” 385+38.45 PT,

18) thence S 56° 50’ 06" E for 279.34 Ft, to a “VC" 388+17.79 PC;

198) thence along a curve to the Left having a radius of 404.53 Ft. and a central angle of 149° 17
45" for an arc length of 1054.09 Ft., said curve having a chord bearing of N 48° 31° 02" E for
780.19Ft. to Sta. “VC” 398+71.88 PT,;

20) thence N 26° 07° 50" W for 121.24 Ft. to a "VC” 399+93.12 PC;

21) thence along a curve to the Right having a radius of 410.28 Ft. and a central angle of 19° 30"
45" for an arc length of 138.72 Ft., said curve having a chord bearing of N 16° 22’ 28" W for
139.05Ft. to Sta. "VC” 401+32.84 PT,;

22) thence N 06° 37' 06" W for 103.06 Ft. to a “VC" 402+35.80 PC;

23) thence along a curve to the Left having a radius of 955.37 Ft. and a central angle of 00° 02’
41” for an arc length of 0.75 Ft., said curve having a chord bearing of N 06° 38’ 26" W for

0.75 Ft. to Sta. “VC" 402+36.65 POC, being a point on the Section line common to Sections 6 & 7,
T.16N.,R. 21 E,;

said point bears S 88° 38’ 35” E, 2309.45 Ft. from a 5/8" rebar, the Section Corner common to
Sections 1,6,12& 7, T.15 N,, R.20 & 21 E. The sidelines of the above described parcel or strip of
land are to be shortened or lengthened to end on said section line;

24) thence along a curve to the Left having a radius of 855.37 Ft. and a central angle of 13° 59’
10” for an arc length of 233.21 Ft., said curve having a chord bearing of N 13° 39" 22" W for
232.63 Ft. to Sta. "VC” 404+69.86 PT,;



25) thence N 20° 38' 57" W for 125.82 Ft. to a “VC” 405+35.68 PC,;

26) thence along a curve to the Right having a radius of 478.34 Ft. and a centrai angle of 09° 58’
58" for an arc length of 83.34 Ft., said curve having a chord bearing of N 15° 39’ 28" W for
83.24 Fi. to Sta. “VC” 406+79.02 PT;

27) thence N 10° 39' 58" W for 297.73 Ft. to a “VC” 409+76.76 PC;

28) thence along a curve to the Left having a radius of 5729.65 Ft. and a central angle of 02° 36
03" for an arc length of 260.08 Ft., said curve having a chord bearing of N 11° 58' 01" W for
260.06Ft. to Sta. “VC” 412+36.84 PT;

29) thence N 13° 16" 02" W for 156.40 Ft. to a “VC” 413+93.24 PC;

30) thence along a curve to the Right having a radius of 396.20 Ft. and a central angle of 46° 53’
40” for an arc length of 324.28 Ft., said curve having a chord bearing of N 10° 10" 48" E for
315.30Ft. to Sta. “VC" 417+17.51 PT,;

31) thence N 33° 37' 38" E for 135.75 Ft. to a "VC" 418+53.26 PC;

32) thence along a curve to the Left having a radius of 478.34 Ft. and a central angle of 14° 27' 18"
for an arc length of 120.68 Ft., said curve having a chord bearing of N 26° 23’ 59" E for
120.36F1. to Sta. "VC" 419+73.94 PT;

33) thence N 19° 10’ 20” E for 155.35 Ft. to a "VC” 421+29.29 PC;

34) thence along a curve to the Right having a radius of 478.34 Ft. and a central angie of 06° 14’
32" for an arc length of 52.11 Ft., said curve having a chord bearing of N 22° 17* 36" E for
52.09 Ft. to Sta. “VC”" 421+81.41 PT,;

35) thence N 25° 24’ 52" E for 126.20 Ft. to a “VC" 423+07.60 PC;

36) thence along a curve to the Left having a radius of 396.20 Ft. and a central angle of 28° 10’ 46"
for an arc length of 194.86 Ft , said curve having a chord bearing of N 11° 19’ 28" E for
192.90Ft. to Sta. “VC” 425+02.47 PCC;

37) thence along a curve to the Left having a radius of 410.28 Ft. and a central angle of 42° 47’ 27"
for an arc length of 306.41 Ft., said curve having a chord bearing of N 24° 08’ 38" W for
299.34 Ft. to Sta. "VC” 428+08.88 PT,

38) thence N 45° 33’ 22" W for 164.80 Ft. to a “VC” 429+73.68 PC;

39) thence along a curve to the Right having a radius of 410.28 Ft. and a central angle of 17° 58
46" for an arc length of 128.87 Ft., said curve having a chord bearing of N 36° 33’ 29" W for
128.34 Ft. to Sta. “VC" 431+02.55 POC,;

said point bears N 88° 21' 35" W, 882.93 Ft from the 5/8" rebar and cap, the east corner of
Section 6, T.15N.,R. 2IE.; The sidelines of the above described parcel or strip of land are to be
shertened or lengthened to end on the property line as shown in that Right of Way document
prepared for the Nevada Department of Transportation titled; V&T Railway Reconstruction Right



of Way Project Phase 3A/3B, Lyon County & Carson City, dated March 2010, and labeled as
Exhibit C;

TOGETHER with (5) Permanent Slope and Drainage Easements adjacent to the limits of the
aforementioned permanent railroad easement of the “VC" centerline between stations “VC*
348+18.12, 100Q.00 feet “Left” and “VC" 362+00.00, 100.00 feet “Left, between “VC" 372+50.00,
100.00 feet “Left” and “VC” 395+00.00, 100.00 feet “Left", between “VC” 402+00.00 and “VC”
408+00.00, 100.00 feet “Left’, between “VC” 414+50.00, 125.00 feet “Left” and “VC” 416+50.00,
125.00 feet “Loft", between “VC" 423+00.00, 70.00 feet “Left” and “VC" 424+00.00, 70.00 feet
“Left".

TOGETHER with (4) Permanent Drainage Easements adjacent to the limits of the
aforementioned permanent railroad easement of the “VC” centerline between stations “VC”
353+50.00, 79.58 feet “Right” and “VC” 355+00.00, 88.83 feet “Right’, between “VC" 366+50.00,
150.00 feet “Right” and “VC” 368+00.00, 150.00 feet “Right”, between “VC" 394+50.00, 150.00
feet “Right” and “VC” 395+50.00, 150.00 feet “Right”, between “VC" 414+50.00, 150.00 feet
“‘Right" and “VC” 416+50.00, 150.00 feet “Right”.

TOGETHER with (3) Temporary Construction Easements adjacent to the limits of the
aforementioned permmanent railroad easement of the “VC” centerline between stations “VC”
390+00.00, 100.00 feet “Right” and “VC* 391+50.00, 100.00 feet “Right" together with stations
“VC" 391+50.00, 200.00 feet “Right” and “VC” 394+50.00, 200.00 feet “Right”, between “VC”
400+00.00, 100.00 feet “Right” and “VC” 408+00.00, 100.00 feet “Right”, between “VC"
412+50.00, 100.00 feet “Right” and “VC" 414+50.00, 100.00 feet "Right”.

It is the intent of this instrument to grant an easement for railroad purposes and the right to
construct and maintain all cut and fill slopes and any necessary hydrology or drainage
improvements lying cutside of the above described permanent railroad easement.

Prepared by: James A. McKew
3476 Executive Pointe Way, Suite 12
Carson City, Nevada 89706
PLS #198023, Expires 12-31-11
(775) 882-5630
December 08, 2011
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. Attachment B
A SELF-CONTAINED APPRAISAL REPORT ADDRESSING:

RECEIVED
SEP 2 8 201

470 ACRES OF UNIMPROVED LAND
LOCATED ALONG THE CARSON RIVER CARSON CITY PARKS DEPT.
SOUTH OF MOUNDHOUSE IN
CARSON CITY, NEVADA
(BENTLY FAMILY LIMITED PARTNERSHIP)

CURRENTLY OWNED BY:
THE BENTLY FAMILY LIMITED PARTNERSHIP

FOR THE PURPOSE OF PROVID%\LCVKN
OPINION OF MARKET VALUE

AS OF:
SEPTEMBER 22, 2011

Prepared By:

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

Prepared On:
OCTOBER 1, 2011

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
TELEPHONE 775-883-6655

FAXCIMILE 775-883-8594

October 1, 2011

Mr. Juan Guzman, Open Space Manager
Carson City Parks and Recreation Department
3303 Butti Way

Carson City, Nevada 89701

RE: A Self-Contained Appraisal Report Addressing the Market Value of
470 Acres, m/], of Unimproved Land, Located Along the Carson River
South of Moundhouse in Carson City, Nevada
(i.e., Bently Family Limited Partnership)

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.

The purpose of my study was to develop an opinion of market value for a fee estate in 470 acres
of unimproved land located along the Carson River on the east side of Carson City. The subject
property cwrrently consists of two adjacent legal tracts vested in the Bently Family Limited
Partnership. The present owners do not own any other land that abuts the appraised property, and
correspondingly the terms "subject property" and “larger parcel" are used somewhat
synonymously in this report.

This report has been prepared to comply with the appraisal standards and specifications outlined
in the Uniform Standards of Professional Appraisal Practice (USPAP), and the Uniform
Appraisal Standards for Federal Land Acquisitions (UASFLA).

Based on the examination and study made, and utilizing an effective date of value of September
22,2011, I have reached the following opinion as to the market value of the property interest
appraised in the subject property:

ONE MILLION EIGHT HUNDRED THOUSAND DOLLARS
($1,800,000)



Mr. Juan Guzman
October 1, 2011
Page 2

This opinion of value is based on an extraordinary assumption that presumes that there are no
environmental cleanup cost burdens associated with the property rights appraised. This
extraordinary assumption (see Page 12) notes various issues and items that were incorporated
into the 1995 EPA Superfund Record of Decision (ROD) that was published for the Carson River
Mercury Site. A copy of this decision is furnished in Addenda Exhibit D.

Your attention is now directed to the body of this report for 2 more detailed description of the
subject property (aka larger parcel), the property rights appraised, and the market data I relied

upon in developing the opinion of market value.

Sincerely,

s o™
e W
('—Ff s per— .

LYN(C. NORBE/K T MAI

LCN:vld

11-06/Bently
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SUBJECT PHOTOS

boundary of the subject. By LCN on 9/22/11.
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SUBJECT PHOTOS

Old V&T railroad bed provides the primary means of access. By LCN on 9/22/11.

Carson City
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SUBJECT PHOTOS

Looking south at central portion of the subject. By LCN on 9/22/11.

Carson City




LYN C. NORBERG, MAI

SUBJECT PHOTOS
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Mildly sloping lands at the north end of the subject. By LCN on 5/22/11.
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LYN C. NORBERG, MAI

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

PROPERTY APPRAISED
Bently Family Ltd. Partnership property in Brunswick Canyon, Carson City, NV..

LOCATION
1-1/2 miles south of US Highway #50 tn Moundhouse, Nevada.

LEGAL DESCRIPTION
Refer to Addenda Exhibit "A".

JURISDICTIONAL AUTHORITY
Carson City, Nevada.

CARSON CITY APNS
10-011-24 and 10-011-25.

GROSS LAND AREA

470 acres (according to the Carson City Assessor) .

ZONING

CR—~Conservation Reserve.

CURRENT USE
Vacant land.

Curson Cily
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LYN C. NORBERG, MAIL

HIGHEST AND BEST USE

Holding acreage (for future development).

EFFECTIVE DATE OF VALUE
September 22, 2011.

EFFECTIVE DATE OF REPORT
October 1, 2011.

MARKET VALUE INDICATIONS

Sales Comparison—Model A: $1,800,000
Sales Comparison—Model B: $1,800,000
Final Market Value Opinion: $1,800,000

Curson Cily
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LYN C. NORBERG, MAI

LARGER PARCEL

Appraisal reports prepared in accordance with the Uniform Appraisal Standards for Federal

Land Acquisitions are generally required to include an analysis of a larger parcel.

The Dictionary of Real Estate Appraisal describes the larger parcel as:

“In condemnation, the tract or tracts of land that are under the beneficial contro! of
a single individual or entity and have the same, or an integrated, highest and best
use. Elements for consideration by the appraiser in making a determination in this
regard are contiguity, or proximity, as it bears on the highest and best use of the

property, unity of ownership, and unity of highest and best use."
Additional information on larger parcel issues can be found in Section A-14 of UASFLA.

The three principal tests of a larger parcel relate to contiguity, unity of ownership, and
unity of use. The property appraised in this report consists of 470 acres of unimproved
land located along the Carson River east of Carson City. The Bently Family Limited
Partnership (BFLP) owns no other tracts of land that abut this property, yet the entity is a
major landowner in nearby Douglas County. The overall holdings of BFLP involve a
collection of residential tracts, industrial tracts, and agricultural lands. Due to an urban-
interface setting the highest and best use of the subject has transitioned from agricultural
use (grazing) to low-density subdivision and/or holding acreage for future development.
The subject is not an integral component of any BFLP agricultural operations to the
appraiser's knowledge. Correspondingly, there is no integration in highest and best use
between the subject and Bently grazing lands in nearby Douglas County. In tum the

subject as described can and will serve as its own larger parcel in this report.

Carson Cily
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LYN C. NORBERG, MAI

SUMMARY OF FACTS AND DISCLOSURES

REAL ESTATE APPRAISED
The readers are referred to Addenda Exhibit "A" for a lega! description of the subject

property. In brief the subject encompasses portions of Sections 5, 6, 7, and 8 of Township

15 North, Range 21 East, MDB&M.

REAL PROPERTY INTERXEST APPRAISED

The opinion of value provided in this report addresses a fee estate in the appraised property

subject to various matters of title as outlined in the preliminary title report fumished in
Addenda Exhibit "A". A summary of the outstanding rights for easements, past
reservations, and other matters of title, in addition to the appraiser's interpretation of each

are addressed 1n greater detail in the Property Description section.

REAL PROPERTY LOCATION
The subject is located on both sides of the Carson River near the Lyon County/Carson City

border (about 1.5 miles south of US #50 in Moundhouse).

LOCAL JURISDICTIONAL AUTHORITY

Carson City, Nevada, a consolidated municipality.

OWNER OF RECORD
Bently Family Limited Partnership.

Carson Cily
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LYN C. NORBERG, MA]l

CLIENT

Carson City, Parks and Recreation Department.

INTENDED USERS OF THE APPRAISAL

Carson City, the V & T Railroad Commission, and the Bureau of Land Management.

INTENDED USE OF THE APPRAISAL
Carson City and the V & T Railroad Commission intend to purchase the subject. The USA

(BLM) has agreed to participate in the purchase via the use of SNLPMA funds. This

appraisal is needed to provide documentation relative to value.

PURPOSE OF THE APPRAISAL

To develop an opinion of market value for the property rights appraised.

DEFINITION OF MARKET VALUE

The amount in cash, or on terms reasonably equivalent to cash, for which in all probability

the property would have sold on the effective date of the appraisal, after a reasonable
exposure time on the open competitive market, from a willing and reasonably knowledge-
able seller to a willing and reasonably knowledgeable buyer, with neither acting under any
compulsion to buy or sell, giving due consideration to all available economic uses of the

property at the time of the appraisal.l

TYPE OF APPRAISAL REPORT

Self-contained.

' Uniform Appraisol Standards for Federal Land Acquisitions, Sth ed.

Curson Cily
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LYN C. NORBERG, MAI

EFFECTIVE DATE OF VALUE
September 22, 2011,

DATE OF INSPECTION
The subject was most recently inspected by the appraiser on September 22, 2011, The

appraiser called Scott Brooke (an attomey who represents the Bently Family Limited
Partnership) on September 14, 2011, to obtain authorization to conduct an inspection.

Authorization was granted. A prior introductory letter is furnished in Exhibit G.

EFFECTIVE DATE OF REPORT

October 1, 2011, a date coinciding with the completion of the appraiser's investigation and

preparation of this report.

EXTRAORDINARY ASSUMPTIONS/HYPOTHETICAL CONDITIONS

The subject has been appraised utilizing an extraordinary assumption that presumes the

ownership is free of any environmental contamination cleanup cost burdens. The appraiser
was furnished a copy and has reviewed an EPA Superfund 1995 Record of Decision that
was published for the Carson River Mercury Site. A copy of the same is furnished in

Addenda Exhibit "D", a document that describes environmental matters in greater detail.

Carson Cily
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LYN C. NORBERG, MAI

LIMITING CONDITIONS

[n acceptance of this appraisal assignment and completion of the appraisal report submitted

herewith, it has been assumed by the appraiser:;

l. 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 cocrect.

5. That no survey was made, angd the sketches in this report are for illustration only.

6. That no right to expert testimony is included without prior arrangements and proper
compensation.

7. Disclosure of the contents of this report is governed by 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 advertising media, public relations, and/or news.

8. That information obtained for use in this appraisal is believed 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 which might otherwise

affect the value estimate.

Carson City
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LYN C. NORBERG, MAI

9. 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 in this report.

10.  That values in this appraisal are based upon the property having no environmental
contamination or having any sources of environmental contamination. If contami-

nation or contaminates are found the values in this appraisal are subject to change.

11.  That the land area used in this report (470 acres) is based on quantities currently
being used by the Carson City Assessor. This information is accepted as accurate.

12.  That the value opinion provided herein addresses the surface estate only. The status
of the mineral estate is unclear, but does not appear to be an issue relative to value

in the market under study regardless.

SALES/LISTING HISTORY

There have been no recent sales or offerings of the subject property to the appraiser's

knowledge. The appraiser has been informed that the current owner has verbally agreed to
sell the property to the V & T Railroad Commission for $1,600,000. This price is based on
an appraiszl that dates back to 2007. The appraisér was informed that after acquiring title
the V & T will keep the land needed to accommodate the rail corridor (25.65 acres) and

concurrent therewith the remainder of the land will be conveyed to Carson City.

APPRAISAL HISTORY

The subject (and/or portions thereof) has béen addressed in two prior appraisals I prepared

over the course of the last four years. The first appraisal was completed in 2007 for Carson
City. Thereafter, in 2009 another appraisal was completed for the V & T Railroad
Commission that addressed a proposed easement corridor, (for the reestablishment of a
historic railroad). This appraisal represents the third study, but varies from earlier reports

in that federal funding is now envisioned to aid Carson City in the purchase.

Curson City
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Correspondingly this appraisal had to be prepared to the standards and specifications

outlined in the Uniform Appraisal Standards for Federal Land Acquisitions (UASFLA).

SCOPE OF WORK
The appraiser was retained by Carson City in September of 2011 to conduct an appraisal of

the property described in this report. The appraiser's client is Carson City, and the request
was initially submitted through Mr. Juan Guzman, Open Space Manager. The subject was
inspected by the appraiser on September 22, 2011, with a search for comparable market
evidence initiated a couple weeks prior thereto. The Sales Comparison Approach was
deemed the only practical manner in which to address the appraisal problem with the Cost

and Income Approaches excluded for evident reasons (i.e., vacant land).

After inspecting the property, gathering comparable market evidence, and conducting
interviews this report was written to document the appraiser's findings and opinions. The
effective date of this report 1s October 1, 2011, a date corresponding with the completion of
the appraisal. The effective date of value is September 22, 2011, corresponding with the
date of the most recent inspection. The photographs of the subject provided in this report
were taken on September 22, 2011. Comparable sale photographs were taken on various

dates but adequately reflect the conditions of the properties as of their respective dates of

sale.

Cueson City
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Attachment C

A REVIEW

A SELF~-CONTAINED APPRAISAL REPORT
BY
LYN C. NORBERG, MAI

OF
470 ACRES OF UNIMPROVED LAND
LOCATED ALONG THE CARSON RIVER
SOUTH OF MOUND HOUSE
CARSON CITY, NEVADA

OWNED BY
THE BENTLY FAMILY LIMITED PARTNERSHIP

PREPARED FOR
Mr. Juan Guzman
Open Space Manager
Carson City Parks & Recreation Department
3303 Butti Way
Carson City, Nevada 89701

Date of Value Under Review
September 22, 2011

Date of Appraisal Report under Review
October 1,2011

Date of Review
November 14, 2011

Date of Review Report
November 17, 2011

SUBMITTED BY
ANTHONY J. WREN, MAI SRA
CERTIFIED GENERAL APPRAISER #A.0000090-CG
P.O. BOX 20867
RENO, NEVADA 89515

Anthony J. Wren, MAI, SRA #7451



ANTHONY J. WREN AND ASSOCIATES
P.0. BOX 20867
RENO, NEVADA 89515
(775) 3284221
FAX (7750 329-5382

TONY WREN, MA(, SRA SUSAN WREN
CERTIFIED GENERAL APPRAISER CERTIFIED RESIDENTIAL APPRAISER

November 17, 2011

Mr. Juan Guzman

Open Space Manager

Carson City Parks & Recreation Department
3303 Butti Way

Carson City, Nevada 89701

Re: Areview of self-contained appraisal report addressing the market value of
470+ acres of unimproved land located along the Carson River, south of
Mound House in Carson City, Nevada
Owner: Bently Family Limited Family Partnership

Dear Mr. Guzman:

At your request | have completed a full technical review and prepared a report
for the above-referred property. | have reviewed the above-mentioned appraisal and
other pertinent information submitted. | have visually inspected the subject property
and the properties listed in the appraisal report as being sales of a comparable
nature and have independently reached a determination without direction or
collaboration. | have no direct or indirect, present or contemplated future personal
interest in the subject property, nor will | in any way benefit from the property
appraised.

The appraisal under review was prepared by Lyn C. Norberg, MAI, Nevada
Certified General Appraiser, Lic. No. A.0000268.CG. The appraisal has an effective
date of September 22, 2011, and an appraisal report date of October 1, 2011. This
review will be prepared utilizing USPAP, effective date from January 1, 2010,
through December 31, 2011. These were the USPAP (Uniform Standards of
Professional Appraisal Practice) requirements in effect as of September 2011.

Real Estate Appraiser & Consultant



Further, this review will be prepared utilizing the Uniform Appraisal Standards for
Federal Land Acquisitions (Yellow Book) which has an effective date of 2000.

The accompanying review report completed by Anthony J. Wren MAI, SRA is
being prepared in conformance with my understanding of the appraisal requirements
of the current Uniform Standards of Professional Appraisal Practice dated January 1,
2010, through December 31, 2011, as well as the Supplemental Standards and
Ethics Rules of the Appraisal Institute and the Uniform Appraisal Standards for
Federal Land Acquisitions, dated 2000.

The purpose of this review is for the appraiser, acting as a reviewer, to
develop and report a credible opinion as to the quality of another appraiser’s work.
Based on my review, | have concluded the following.

The analysis and conclusions in the report are considered appropriate and
reasonable given the data and analysis presented. Further, it is this reviewer’s
opinian that the value opinions stated in the report under review were developed in
compliance with the Rules and Requirements of Standard Rules 1 and 2 of USPAP,
as well as the requirements of the Uniform Appraisal Standards for Federal Land
Acquisitions (Yellow Book). It is my opinion that the conclusions as reported in the

report are supported and do appear to be reasonable.

Sincerely,

o ki

Anthony J. Wren, MAI, SRA
Certified General Appraiser #A.0000090-CG

Real Estate Appraiser & Consultant
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SUMMARY OF IMPORTANT FACTS & CONCLUSIONS

SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS
OF INFORMATION CONTAINED IN APPRAISAL UNDER REVIEW

Property Appraised:

Location:

Legal Description:
Jurisdiction Authority:
Carson City APNs:

Gross Land Area:

Zoning:

Current Use:

Highest and Best Use:
Effective Date of Value:
Effective Date of Report:

Market Value Indicatlons:

FINAL MARKET VALUE OPINION:

Effective Date of Review:

Anthony J. Wren, MAI|, SRA
#7451

Bently Family Limited Partnership property in
Brunswick Canyon, Carson City, NV

1% miles south of U.S. Highway 50 in Mound
House, Nevada.

Referenced under Exhibit A in the Addendum
Carson City, Nevada
10-011-24 and 10-011-25

470+ acres according to the Carson City
Assessor

Sierra Conservation Reserve

Vacant Land

Holding acreage (for future development)
September 22, 2011

October 1, 2011

Sales Comparison, Model A: $1,800,000
Sales Comparison, Model B: $1,800,000
$1,800,000

November 14, 2011
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APPRAISAL REVIEW

In accordance with Standard Rule 3 of the Uniform Standards of Professional
Appraisal Practice (USPAP), effective date January 1, 2010, through December 31,
2011, I, Anthony J. Wren, MAI, Certified General Appraiser for the State of Nevada,
#A.0000090-CG, am performing an appraisal review assignment involving a real
property appraisal. In acting as a reviewer, | am developing and reporting a credible
opinion as to the quality of another appraiser's work. The other appraiser in this case
is Lyn C. Norberg, MAI. The appraisal completed by this appraiser has an effective
date of September 22, 2011, and a report date of October 1, 2011.

My review opinion about the quality will encompass the completeness,
adequacy, relevance, appropriateness, and reasonableness of the work under

review.

Reviewer’s Client and Intended Users:

The reviewer's client is Carson City Parks and Recreation Department. The
report was addressed to Mr. Juan Guzman, Open Spaces Manager. The intended
users of the appraisal are Carson City and the V&T Railroad Commission and the

Bureau of Land Management.

Intended Use:

The intended use of the appraisal is for the purchase of the subject. The USA
(BLM) has agreed to participate in the purchase via the use SNLPMA funds. It was
indicated that the appraisal was needed to provide documentation relative to value.
The buyers are Carson City and V&T Railroad Commission.

Purpose of the Appraisal:
The purpose of the appraisal was to develop an opinion of market value for

the property rights appraised.

Purpose of the Appralsal Review:
The purpose of this appraisal review is to determine if the results of the work

Anthony J. Wren, MAI, SRA
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under review are credible for the intended users’ intended use and to evaluate
compliance with relevant USPAP requirements, client requirements, applicable
regulations, and compliance with the Uniform Appraisal Standards for Federal Land
Acquisitions (Yellow Book). The assignment does not include the development of the

reviewer's own opinion of value.

Identification of the Work Under Review

It does not appear that the appraiser had any ownership interest in the
property that is the subject of the work under review. The effective date of the work
under review was September 22, 2011, and the date of report was October 1, 2011.
The appraiser who completed the report is Lyn C. Norberg, MAI, Nevada Certified
General Appraiser, Nevada Lic. No. A.0000268-CG. This review is a review of an
appraisal completed by the appraiser on 470+ acres of unimproved land located
along the Carson River, south of Mound House in Carson City, Nevada. The owner
is the Bently Family Limited Partnership. Carson City APNs are 10-011-24 and 10-
011-25. This is an unimproved parcel of land. Though there are two separate parcel
numbers, the property is appraised under one larger parcel concept.

Effective Date of Reviewer’s
Opinion and Conclusions: November 14, 2011

Date of Review Report: November 17, 2011

Extraordinary Assumptions:
The appraiser has included one extraordinary assumption that reads as

follows: “This opinion of value is based on an extraordinary assumption that
presumes there are no environmental clean-up costs, burdens, associated with the
property rights appraised. This extraordinary assumption (see page 12)notes various
issues and items that are incorporated into the 1995 EPA Superfund Record of
Decision (ROD) that was published for the Carson River Mercury Site. A copy of this
decision is fumished in the Addendum Exhibit D.”

This extraordinary assumptions meets USPAP Standards Rule 2a(X), since the

Anthony J. Wren, MAI, SRA
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assumption has been clearly and conspicuously reported. Further, this assumption
meets Uniform Appraisal Standards for Federal Land :Acquisitions, paragraph A-7,
since it is evidenced in the Scope of Work found in the Addendum that the appraiser
was instructed to make this assumption and this hypothetical condition does not
result in a valuation of other than the “as is® market value of the property appraised
as of the effective date of the appraisal.

Hypothetical Conditions:
No hypothetical conditions are considered necessary or are included in this

review assignment.

Scope of Work:

The scope of work undertaken in this review assignment is first an inspection
of the subject property, which | inspected on November 12, 2011. After inspecting
the subject site, | inspected the subject neighborhood and then physically inspected
the comparables included in the appraisal report. | performed the following review
predicated on the Uniform Standards of Professional Appraisal Practice effective
beginning January 1, 2010, through December 31, 2011.

Reviewer's Comments:

After reading the appraisal report, | developed general comments which will
be addressed here. | will then go through Standards Rule 1 and 2 and address those
specific areas.

The beginning of the appraisal indicated an effective date of September 22,
2011, and a report date of October 1, 2011. According to the cover page, this is a
self-contained appraisal report which addresses the valuation of 470+ acres of
unimproved land located along the Carson River south of Mound House in Carson
City, Nevada. It is reported that the owner is the Bently Family Limited Partnership
and the purpose of the report is to pravide an opinion of market value. The cover
page indicated that the report was prepared by Lyn C. Norberg, MAI of 1761 East
College Parkway, Suite 111, Carson City, NV 89706, for Mr. Juan Guzman, Carson

Anthony J. Wren, MAI, SRA
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City Open Space Manager.

The lefter of transmittal indicates the purpose and intended use of the
appraisal, an identification of the subject property, and the total number of acres
involved. The lefter of transmiftal indicates that the report was prepared for and at
the request of Mr. Guzman. The letter further indicates that the purpose was to
develop an opinion of market value for 470 acres of unimproved land located along
the Carson City on the east side of Carson City. It also indicates that the property
consists of two adjacent legal tracts vested in the Bently Family Limited Partnership.
The letter of transmittal indicates that the owners do not own any other land that
abuts the appraised property and that the terms “subject property” and “larger
parcel” are used synonymously in the report. The letter of transmittal indicates the
report has been prepared to comply with the appraisal standards specifically outlined
in the Uniform Standards of Professional Appraisal Practice (USPAP) and the
Uniform Appraisal Standards for the Federal Land Acquisition (UASFLA). The letter
of transmittal indicates that as of September 22, 2011, the appraiser’s opinion of
value is $1,800,000. The letter of transmittal includes the extraordinary assumption,
previously discussed. The lefter has been signed by the appraiser, Lyn C. Norberg,
MAL.

The report includes a Table of Contents which indicates 124 pages and an
Addendum that includes Exhibits A through G. The addendum includes a title report,
zoning information, soils information, ROD/CRMS, comp sales, legal description,
rail corridor, and an introductory letter.

Following the table of contents are five pages containing subject photographs,
which adequately depict the subject property. On pages 6 and 7 there is a summary
of salients facts and conclusions. Page 8 includes a definition and correlation of a
larger parcel. Pages 9, 10, and 11 contain additional summaries of facts and
conclusions. Pages 12 and 13 contain limiting conditions, a sales/listing history, and
an appraisal history, and page 14 contains a scope of work. -

Starting on page 15 through 44, there is an area description which was found
to be complete and up to date. Page 45 contains a neighborhood land status map.
Pages 46 through 49 include a neighborhood description, which is complete and
adequate. Pages 50 through 69 contain a property description which is thorough and

Anthony J. Wren, MAI, SRA
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adequate. Pages 70 through 73 include a highest and best use analysis which meets
both USPAP and Yellow Book requirements. Starting cn page 74 through 121 is a
valuation analysis. This valuation analysis contains two models and culminates to a
final correlation of value. Pages 122 and 123 contain the appraiser's signed
certification. Pages 124 and 125 include the appraiser’s qualifications. Starting on
what would be page 125 includes the addendum, which has previously been
described.

As a reviewer | have thoroughly read the entire report. As is typical of any
appraisal report, minor typographical errors were found and some inconsistency of
reporting of data. All of these inconsistencies were felt to be insignificant and did not
affect the overall analysis. In a section entitled Suggested Corrections to the Report,
| will indicate a page-by-page recommendation of corrections of typos and or

inconsistencies.

Anthony J. Wren, MAI, SRA
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USPAP COMPLIANCE

In developing an appraisal, an appraiser must be in compliance as follows:

Standard 1: Real Property Appraisal, Development.

Standard 1 states “In developing a real property appraisal, an appraiser
must identify the problem to be solved, determine the scope of work necessary
to solve the problem, and correctly complete research and analyses necessary
to produce a credible appralsal.”

As has been determined by the reviewer of the work, it is this reviewer's
opinion that the appraiser did adequately identify the problem to be solved, did
determine the scope of work necessary to solve the problem, and did correctly

complete research and analyses necessary to produce a credible appraisal.

Standards Rule 1-1: In developing a real property appraisal, an appraiser
must:

(a) be aware of, understand, and correctly employ those recognized

methods and technilques that are necessary to produce a credible

appraisal,

It appears that the appraiser understands and recognizes the methods and
techniques that are necessary to produce a credible appraisal. This is an appraisal of
470+ unimproved acres situated on two separate parcels. The appraiser has
appropriately combined both parcels into one larger parcel and appraised it as a
single unit. He correctly recognized that the methods and techniques were to analyze
the property utilizing a Direct Sales Comparison Approach, and that the Income
Approach and Cost Approach were neither necessary nor relevant.

(b) not commit a substantial error of omlssion or commission that

significantly affects an appraisal; and

It is this reviewer's opinion that there are no errors of omission or commissions
that significantly affected the appraisal. It has noted that there were minor
typographical errors, number transpositions, and some inconsistencies. However,
these are not found to have an effect on the overall analysis and/or valuation. As
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indicated previously, | have provided a Suggested Corrections to the Report section
in this review.

(c) not render appraisal services in a careless or negligent manner, such

as by making a series of errors that, although individually might not

significantly affect the results of an appraisal, in the aggregate affects
the credibility of those results.

For the reasons found under Section b, there are no omissions and
commissions that significantly affect the appraisal or are felt to necessarily affect the
results of the appraisal or affect the credibility of the results.

Standards Rule 1-2

In developing a real property appraisal, an appraiser must:

(a) identify the client and other intended users;

This reviewer found that the appraiser adequately identified the client and the
intended users.

(b) identify the intended use of the appraiser’s opinions and

conclusions;

This reviewer found that the appraiser adequately identified the intended use
of the appraiser’s opinions and conclusions.

(c) identify the type and definition of value and, if the value opinlon to be

developed is market value, ascertain whether the value is to be the most

probable price:

(1) in terms of cash; or

(ii) in terms of financial arrangements equivalent to cash; or

(iil) In other precisely defined terms; and

(iv) if the opinlon of value is to be based on non-market financing or

financing with unusual conditions or incentives, the terms of such

financing must be clearly identifled and the appraiser’s opinion of their
contributions to or negative influence on value must be developed by
analysis of relevant market data;

The reviewer has found that the appraiser adequately identified the type and
definition of value and that definition was market value as defined in the Uniform

Anthony J. Wren, MAI, SRA
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Appraisal Standards for Federal Land Acquisition.

(d) identify the effective date of the appraiser's opinions and

conclusions;

The reviewer found that the appraiser adequately identified the effective date
of the appraiser’s opinions and conclusions.

(e) identify the characteristics of the property that are relevant to the type

and definition of value and intended use of the appraisal, including:

() Its location and physical, legal, and economic aftributes;

It is this reviewer's opinion that the appraiser did adequately identify the
relevant characteristics. The location and legal characteristics are adequately
addressed. The appraiser adequately identified the unimproved vacant nature and
use of the land and adequately addressed market demand. In the Area Analysis, the
appraiser adequately addressed the current and anticipated economic conditions that
affected the valuation of the land as vacant.

(ii) the real property interest to be valued;

The appraiser has adequately indicated in several portions of the report that
the interest to be appraised is the “as is” fee simple market value.

(iii) any personal property, trade fixtures, or intangible items that
are not real property but are included in the appraisal,

The appraiser has not indicated that there were personal property or trade
fixtures or intangible items included in the appraisal analysis; however, since the
property being appraised is vacant land, being silent to this standard is both typical
and adequate.

(Ilv) any known easements, restrictions, encumbrances, leases,
reservations, covenants, contracts, declarations, special
assessments, ordinances, or other Iltems of a similar nature; and

The reviewer has found that the appraiser adequaftely addressed easements
and encumbrances by referencing a title commitment prepared by Stewart Title of
Nevada dated February 4, 2008

(v) whether the subject property is a fractional interest, physical

segment, or partlal holding;

Anthony J. Wren, MAI, SRA
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The appraiser did not indicate whether the subject was a fractional interest,
physical segment, or partial holding. It is assumed they were not.

(f) Identify any extraordinary assumptions necessary In the assignment;
The appraiser has included one extraordinary assumption that reads as follows: “This
opinion of value is based on an extraordinary assumption that presumes there are no
environmental clean-up costs, burdens, associated with the property rights appraised.
This extraordinary assumption (see page 12)notes various issues and items that are
incorporated into the 1995 EPA Superfund Record of Decision (ROD) that was
published far the Carson River Mercury Site. A copy of this decision is fumished in
the Addendum Exhibit D.”

This extraordinary assumptions meets USPAP Standards Rule 2a(X), since
the assumption has been clearly and conspicuously reported. Further, this
assumption meets Uniform Appraisal Standards for Federal Land Acquisitions,
paragraph A-7, since it is evidenced in the Scope of Work found in the Addendum
that the appraiser was instructed to make this assumption and this hypothetical
condition does not result in a valuation of other than the “as is” market value of the
property appraised as of the effective date of the appraisal.

(g) identify any hypothetical conditions necessary in the assignment;
and

The appraiser did not identify any hypothetical conditions.

(h) determine the scope of work necessary to produce credible

assignment results in accordance with the SCOPE OF WORK RULE.

It is this reviewer's opinion that the appraiser has determined the appropriate
scope of work necessary to produce credible assignment resuits. The appraiser has
analyzed the appropriate sales within the market that were comparable to the subject
property. The appraiser has adequately addressed the highest and best use of the
property, zoning, and market demand for the subject property. The appraiser has
adequately addressed and analyzed the prior sales and/or prior listings on the subject
property (however, it needs to be made clear as to how many prior years the
appraiser reviewed). The appraiser’s conclusions are considered to be credible, given

the adequate analysis.

Anthony J. Wren, MAI, SRA
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Standards Rule 1-3

When necessary for credible assignment results in developing a market
value opinion, an appraiser must:

a) identify and analyze the effect on use and value of existing land use

regulations, reasonably probable modifications of such land use

regulations, economic supply and demand, the physical adaptability of

the real estate, and market area trends; and

The appraiser has adequately identified existing land use regulations,
identified and analyzed the effect on use and value of existing land use regulations.
The appraiser has identified the fact that the subject property is zoned CR,
Conservation Reserve, and explains the effects of flooding, flood zones, and
floodways. The appraiser has discussed and analyzed the current economic supply
and demand. The appraiser adequately identified the physical adaptability of the real
estate and the market area trends.

(b) develop an opinion of the highest and best use of the real estate.

The appraiser has developed an opinion of highest and best use, and he has
adequately analyzed the relevant legal, physical, and economic factors to the extent
necessary to support his highest and best use conclusions. In other words, the
appraiser correlated to a highest and best use. It was indicated that as of the effective
date of value, the highest and best use is as holding acreage (for future residential

development).

Standards Rule 1-4
In developing a real property appraisal, an appraiser must collect, verify,
and analyze all information necessary for credible assignment results.
(a) When a sales comparison approach is necessary for credible
assignment results, an appraiser must analyze such comparable sales
data as are available to indicate a value conclusion.
The appraiser has included a Sales Comparison Approach. It is felt by this
reviewer that his Sales Comparison Approach has produced a credible assignment

result. In the Direct Sales Comparison Approach, he utilized 47 market indicators

Anthony J. Wren, MAI, SRA
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which were further narrowed down to 14 sales that were felt to be most similar. On
page 86 of his report, Mr. Norberg indicates in the last paragraph that “Since the
subject is comprised of two types of land, the appraiser intends to apply two
applications in the Sales Comparison Approach. Model A will be presented first, an
approach that uses a standard format and a cross-section of the market data the
appraiser deems most significant relative to the value of the subject as a whole. The
Model B analysis segregates the subject into two components with each valued
separately. The portion of the property that has the best potential over time is the
+193 acres on the north side of the river. This portion of the property warrants a
substantially higher unit value in relationship to the 277 acres on the south side
which suffers from steep terrain and an economic incurable access problem.” Both
Model A and Model B were adequately developed and competently concluded.

The use of the sales, the analyses, and conclusions are felt to be well
supported and credible.

(b) When a cost approach is necessary for credible assignment resulits,

an appraiser must:

A Cost Approach is not necessary for credible assignment results and
therefore is appropriately omitted by the appraiser.

(c) When an income approach is necessary for credlble assignment

results, an appraiser must:

An Income Approach is not necessary for credible assignment results, since
the subject property is vacant unimproved land and therefore is appropriately omitted
by the appraiser.

(d) When developing an opinion of the value of a leased fee estate or a

leasehold estate, an appraiser must analyze the effect on value, if any, of

the terms and conditlons of the lease(s).

The appraiser is not developing a value for a leased fee estate. Therefore, no
analysis is incorporated, which is both typical and adequate.

(e) When analyzing the assemblage of the varlous estates or component

parts of a property, an appralser must analyze the effect on value, if any,

of the assemblage. An appraiser must refrain from valuing the whole
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#7451 |2




Review Bently Praperty USPAP COMPLIANCE

solely by adding together the individual values of the various estates or

component parts.

The appraiser is not analyzing an assemblage. Appropriately, no analysis is
made.

(f) When analyzing anticipated public or private improvements, located

on or off the site, an appraiser must analyze the effect on value, if any, of

such anticipated improvements to the extent they are reflected in market

actions.

The appraiser adequately analyzed public improvements.

(9) When personal property, trade fixtures, or intangible items are

included in the appraisal, the appraiser must analyze the effect on value

of such non-real property items.

There are no personal property, trade fixtures, or intangible items. Therefore,

the appraiser correctly made no such analysis.

Standards Rule 1-5

When the value opinion to be developed is market value, an appraiser
must, if such information is available to the appraiser in the normal course of
business: .

{(a) analyze all agreements of sale, options, and listings of the subject

property current as of the effective date of the appraisal;

On page 13 of the appraisal report there is a section titled Sales/Listing
History. The appraiser adequately identifies the current owner and sales history of the
property, but the appraisers need to be specific about the number of years he
reviewed. This section appears to be credible, necessary, and supports the
appraiser's analyses and conclusions.

(b) analyze all sales of the subject proparty that occurred within the three

(3) years prior to the effactive date of the appraisal.

On page 13, the appraiser says “There have been no recent sales or offerings
on the subject property to the appraiser’s knowledge.” This sentence is not in
compliance with USPAP requirements. USPAP requires an analysis of all sales of the
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subject property that occurred within three years prior to the effective date of the
appraisal. The appraisefr needs to be specific as to whether or not there have been
sales or offerings on the property within a three-year period.

Furthermore, to meet Yellow Book requirements, a ten-year history is required

here.

Standards Rule 1-6

In developing a real property appraisal, an appraiser must:

(a) reconcile the quality and quantity of data available and analyzed

within the approaches used; and

Concluding on page 113 of the report, the appraiser has adequately reconciled
the quality and quantity of the data available in his Model A. He includes sales that
were located in the same area of the subject property and that are relevant and
available as of the date of valuation. It is felt that the sales utilized are comparable
and relevant.

On page 121 of the repont, it is this reviewer’s opinion that the appraiser has
adeguately reconciled the quality and quantity of the data available. In his Model B he
has included sales that are located in the same area as the subject property that
were relevant and available as of the date of valuation. It is felt the sales utilized are
comparables that are relevant. In both Model A and Model B, the Income Approach
and Cost Approach are not considered relevant, nor are they included. The overall
reconciliation of the Direct Sales Comparison Approach is considered to be credible.
Therefore, it is this reviewer's opinion that the appraiser has adequately reconciled
his information.

(b) reconcile the applicability and relevance of the approaches, methods

and techniques used to arrive at the value conclusion(s).

It is this reviewer's opinion that since the appraiser has made no major errors,
omissions, and commissions, and since he has adequately addressed the highest
and best use and has addressed the appropriate value indicator, which is the Direct
Sales Comparison Approach, and has credibly reconciled to a value opinion, the

reconciliation is meaningful and credible.
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STANDARD 2: REAL PROPERTY APPRAISAL, REPORTING
In reporting the results of a real property appralsai, an appraiser must
communicate each analysis, opinion, and conclusion in a manner that is not

misleading.

Standards Rule 2-1

Each written or oral real property appraisal report must:

(a) clearly and accurately set forth the appraisal in a manner that is not

be misleading;

Given the lack of any major problems that were addressed under Standard 1,
the credibility and adequacy of the Highest and Best Use Analysis, the adequacy and
credibility of the utilization of the Direct Sales Comparison Approach, and the
omission of both the Cost and iIncome Approaches, and an appropriate reconciliation
of those approaches, it is felt that the report is considered credible and not
misleading.

(b) contain sufficient information to enable the intended users of the

appraisal to understand the report properly; and

On page 10 of Mr. Norberg’s report, it was indicated the intendéd users of the
appraisal are Carson City, the V&T Railroad Commission, and the Bureau of Land
Management. Also on page 10 it was indicated that the purpose of the appraisal is to
develop an opinion of market value for the property rights appraised and the intended
use of the appraisal is for Carson City and the V&T Railroad Commission to purchase
the subject. The USA (BLM) has agreed to participate in the purchase via the use of
SNLPMA funds and it is further indicated that the appraisal is needed to provide
documentation relative to the value.

The fact that the appraisal is credible and is not misleading indicates that it
contains sufficient information to enable the intended users of the appraisal to
understand the report.

(c) clearly and accurately disclose all assumptions, extraordinary

assumptions, hypothetical conditlons, and limiting conditions used in

the assignment.
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The appraiser has included one extraordinary assumption that reads as
follows: “This opinion of value is based on an extraordinary assumption that
presumes there are no environmental clean-up costs, burdens, associated with the
property rights appraised. This extraordinary assumption (see page 12)notes various
issues and items that are incorporated into the 1995 EPA Superfund Record of
Decision (ROD) that was published for the Carson River Mercury Site. A copy of this
decision is furnished in the Addendum Exhibit D.”

This extraordinary assumptions meets USPAP Standards Rule 2a(X), since
the assumption has been clearly and conspicuously reported. Further, this
assumption meets Uniform Appraisal Standards for Federal Land Acquisitions,
paragraph A-7, since it is evidenced in the Scope of Work found in the Addendum
that the appraiser was instructed to make this assumption and this hypothetical
condition does not result in a valuation of other than the “as is” market value of the
property appraised as of the effective date of the appraisal.

There are no hypothetical conditions, and limiting conditions are typical for the

assignment.

Standards Rule 2-2

Each written real property appraisal report must be prepared under one
of the following three options and prominently state which option is used:
Self-Contained Appraisal Report, Summary Appraisal Report, or Restricted Use
Appraisal Report.

This standard provides that the appraiser prominently state which option is
used. On the cover letter, the very top line indicates that the report is a Self-
Contained Appraisal Report and on page 10 of the report, the appraiser further
identifies the fype of appraisal report as self-contained, It is indicated in his Scope of
Work and original contract letter that the report will be self-contained. It is this
reviewer's opinion that the appraiser has adequately and prominently stated the
report option used.

(a) The content of a Self-Contained Appraisal Report must be consistent
with the intended use of the appraisal and, at a minimum:

(1) state the identity of the client and any intended users, by name or
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type;

The appraiser has adequately identified the client and intended users.

(ii) state the intended use of the appraisal;

The appraiser has adequately identified the intended use of the report.

(iii) describe information sufficient to identify the real estate involved in
the appraisal, including the physical and economic property characteristics
relevant to the assignment;

The property has been adequately described. The information is sufficient to
identify the real estate involved, including the physical and economic property
characteristics relevant to the assignment.

(iv) state the real property interest appraised;

The appraiser has adequately stated the interest appraised as being the fee
simple market value.

(v) state the type and definition of value and cite the source of the
definition;

Market value and the source of its definition have been adequately identified
on page 10 of the appraisal report.

(vi) state the effective date of the appraisal and the date of the report;

The appraiser has adequately stated that the effective date is as of September
22, 2011, and that the date of the report is October 1, 2011.

(vii) describe the scope of work used to develop the appralsal;

In the Comments section it states “Because intended users’ reliance on an
appraisal may be affected by the scope of work, the report must enable them to be
properly informed and not misled. Sufficient information includes disclosure of
research and analyses performed and might also include disclosure of research and
analyses not performed.” [t is felt that the appraiser is not in violation of this Standard
because no misleading information is outlined within Standard 1. The user of this
report has not been misled by the final value analysis, the Highest and Best Use of
the Subject Property, type and condition of improvements, nor the scope of analysis
as performed by the appraiser.

Also in the Comments section it is indicated that when a partion of the work

involves sufficient real property appraisal assistance, the appraiser must summarize
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the extent of that assistance. The signing appraiser must also state the name(s) of
those providing significant real property appraisal assistance in the certification in
accordance with Standards Rule 2-3. The appraiser did not indicate that he relied on
any other professional assistance other than himself.

(viii) describe the information analyzed, the appraisal methods and
techniques employed, and the reasoning that supports the analyses, opinions,
and conclusions; exclusion of the sales comparison approach, cost approach,
or income approach must be explained.

The appraiser has adequately indicated that he excluded both the Cost
Approach and Income Approach and those exclusions are felt to be appropriate. The
appraiser has included and sufficiently described the information analyzed, the
appraisal methods and techniques employed, and the reasoning that supports the
analyses, opinions, and conclusions of the Direct Sales Comparison Approach.

In the Comments section of this standard, it states “A Self-Contained Appraisal
Report must include sufficient information to indicate that the appraiser complied with
the requirements of STANDARD 1.” As was outlined under Standard 1, the
approach, analyses, conclusions, and reasoning behind the appraisal analysis is
considered to be credible and is not considered to be misleading. Therefore, the
reporting of that information is considered to be credible and is not considered to be
misleading.

(ix) state the use of the real estate existing as of the date of value and the
use of the real estate reflected in the appraisal; and, when an opinion of
highest and best use was developed by the appralser, describe the support and
ratlonale for that opinion;

The appraiser has adequately addressed the existing use of the property and
has adequately described and correlated to a highest and best use. The appraiser
has indicated that the property is zoned CR, a Conservation Reserve zoning
classification. The appraiser has adequately correlated to a highest and best use of
land as vacant.

(x) clearly and conspicuously:

e state all extraordinary assumptions and hypothetical conditions; and

Anthony J. Wren, MAI, SRA
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e state that their use might have affected the assignment results; and

The appraiser did indicate in the Extraordinary Assumption as follows: “This
opinion of value is based on an extraordinary assumption that presumes there are no
environmental clean-up costs, burdens, associated with the property rights appraised.
This extraordinary assumption (see page 12)notes various issues and items that are
incorporated into the 1995 EPA Superfund Record of Decision (ROD) that was
published for the Carson River Mercury Site. A copy of this decision is furnished in
the Addendum Exhibit D."

This extraordinary assumptions meets USPAP Standards Rule 2a(X), since
the assumption has been clearly and conspicuously reported. Further, this
assumption meets Uniform Appraisal Standards for Federal Land Acquisitions,
paragraph A-7, since it is evidenced in the Scope of Work found in the Addendum
that the appraiser was instructed to make this assumption and this hypothetical
condition does not result in a valuation of other than the “as is” market value of the
property appraised as of the effective date of the appraisal.

The appraiser did not include any hypothetical conditions.

(xi) include a signed certification in accordance with Standards Rule 2-3.

The appraiser has included a certification that appears to be in conformance
with Standards Rule 2-3. The certification is signed in the report being reviewed.

Standards Rule 24

To the extent that it is both possible and appropriate, an oral real
property appraisal report must address the substantive matters set forth in
Standards Rule 2-2(b).

The appraiser has produced a written self-contained report. Therefore,

Standards Rule 24 is not relevant.

This appraiser has reviewed the appraisal report in accordance with the
Uniform Standards of Professional Appraisal Practice in effect as of February 2010.
These USPAP requirements are effective January 1, 2010, through December 31,
2011.

Anthony J. Wren, MAI, SRA
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Ethics Rule

The review appraiser, up to this point, has addressed whether or not the
appraiser has been in compliance with Standard Rules #1 and #2 and has formulated
an opinion as to the quality of the appraiser's work. USPAP (Uniform Standards of
Professional Appraisal Practice) also has ethical requirements which have to be
adhered to by the appraiser. Ethics Rule states “To promote and preserve the public
trust inherent in professional appraisal practice, an appraiser must observe the
highest standards of professional ethics. This Ethics Rule is divided into four
sections: conduct, management, confidentiality, and record-keeping. The first three
sections apply to all appraisal practice, and all four sections apply to appraisal
practice performed under Standards 1 through 10. | will address each of the four

sections individually.

Conduct; “An appraiser must perform assignments ethically and competently, in
accordance with USPAP and any supplemental standards agreed fo by the appraiser
in accepting the assignment. An appraiser must not engage in criminal conduct. An
appraiser must perform assignments with impartiality, objectivity, and independence,
and without accommodation of personal interests.”

After a full review of the appraisal report and considering the comments the
reviewer has made under Standard Rules 1 and 2, the reviewer has concluded that
the appraiser has competently completed the assignment results, which makes him in
compliance with the Conduct section of the Ethics Rule.

This reviewer has concluded that the appraiser has performed the appraisal
assignment in conformance with Standard 1 and that his appraisal and conclusions
were credible and therefore, reporting those credible results is not considered to be
misleading and there are no violations of the Conduct Ethics Rule.

Management: The management section deals with payment of fees, compensation
arrangements, and advertising. The reviewer has no evidence that the appraiser was

in violation of the Management Ethical Rule.

Confidentiallty: The Confidentiality Ethics Rule deals with the confidential nature of
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the appraiser/client relationship. The reviewer found no indication that the appraiser

was in violation of the Confidentiality Ethical Rule.

Record Keeping: The Record Keeping Rule states “An appraiser must prepare a
work file for each appraisal, appraisal review, or appraisal consulting assignment.”
The rule goes on to further identify what must be in the work file. This reviewer has
not been provided with a copy of the appraiser's work file. Therefore, it is not known
whether or not the appraiser is in conformance with the Record Keeping Ethics Rule.

Competency Rule: The Competency Rule states “Prior to accepting an assignment
or entering into an agreement to perform any assignment, an appraiser must properly
identify the problem to be addressed and have the knowledge and experience to
complete the assignment competently; or . . . * the rule goes on to give alternative
uses.

As was discussed within the body of the review under Standard Rule 1 and
Standard Rule 2, it is this reviewer's opinion, after reading the resume Lyn C.
Norberg, MAI, that he is competent to have adequately completed the assignment,
signed the report, and taken full responsibility.

Scope of Work Rule: “For each appraisal, appraisal review, and appraisal consulting

assignment, an appraiser must:

1. identify the problem to be solved;

2, determine and perform the scope of work necessary to develop credible
assignment results, and

3 disclose the scope of work in the report.”

Under this ethical rule, it was found the appraiser did identify the problem to be
solved carrectly, he did determine the scope of work necessary to develop credible
assignment results, and it was found he performed the scope of work necessary to
develop credible assignment results and therefore is not in violation of the Scope of
Work Rule.

Further, under the Scope of Work Rule, it says "An appraiser must properly
identify the problem to be solved in order to determine the appropriate scope of work.

Anthony J. Wren, MAI, SRA
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The appraiser must be prepared to demonstrate that the scope of work is sufficient to
produce credible assignment results.”

In the Comments section it says: “Scope of work includes, but is not limited to:

e the extent to which the property is identified;

e the extent to which tangible property is inspected;

e the type and extent of data researched; and

e the type and extent of analyses applied to arrive at opinions or conclusions.”

Under this section of the Ethics Rule, the property was correctly identified. The
type and extent of data researched was appropriate, credible, and therefore not
misleading nor was it in violation of the Scope of Work Rule.

Further, under the Scope of Work Rule, there is the Scope of Work
Acceptability: “The scope of work must include the research and analyses that are
necessary to develop credible assignment results.” Under the Comments section it
states" The scope of work is acceptable when it meets or exceeds

¢ the expectations of parties who are regularly intended users for similar

assignments, and

e what an appraiser’s peers’ actions would be in performing the same or a

similar assignment.”

As was addressed in Standard 1 and Standard 2, the appraiser did adequately
develop a credible appraisal analysis. This type of analysis and work is what the
appraiser's peers’ actions would be in performing the same or similar assignments.
Therefore, the appraiser is not in violation of the Scope of Work Ethics Rule.

Jurisdiction Exception Rule: The Jurisdiction Exception Rule states “If any part of
USPAP is contrary to the law or public policy of any jurisdiction, only that part shall be
void and of no force or effect in that jurisdiction.”

The reviewer did not find that the appraiser was in violation of the Jurisdiction

Exception Rule.

Supplemental Standards Rule: The Supplemental Standards Rule states “USPAP
provides the common basis for all appraisal practice. Supplemental standards
applicable to assignments prepared for specific purposes or property types may be
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issued (i.e., published by government agencies, government sponsored enterprises,
or other entities that establish public policy. An appraiser and client must ascertain
whether any such published supplemental standards in addition to USPAP apply to
the assignment being considered.”

The reviewer did not find that the appraiser was in violation of any of the
Supplemental Standards Rules.

Therefore, in the final analysis since it was determined that the appraiser’s
work is considered to be credible under Standard Rule 1 and was not considered to
be misleading under Standard 2. It is further stated that the appraiser was not in

violation of any of the aforementioned Ethical Rules.

Compliance with the Uniform Appraisal Standards for Federal Land Acquisition
(Yellow Book) Washington DC 2000.

In the Addendum of this report, the reviewer has included an appraisal report
documentation checklist found within the Uniform Appraisal Standards for Federal
Land Acquisition. This review will address each of the topics found on the appraisal
report documentation checklist.

Title Page: The appraiser has included the agency name, the appraiser’s
address, the appraiser's name, and the effective date of valuation. The appraiser has
not included an agency tracking number or the property address. However, the
property does not have a specific address and has been adequately depicted.

Letter of Transmilttal: n the |efter of transmittal, the appraiser has included
the date of letter, property rights appraised, appraiser's signature, identification of
property, and the effective date of value. No special assumptions were indicated, but
the appraiser has included an extraordinary assumption which states as follows:
“This opinion of value is based on an extraordinary assumption that presumes there
are no environmental clean-up costs, burdens, associated with the property rights
appraised. This extraordinary assumption (see page 12)notes various issues and
items that are incorporated into the 1995 EPA Superfund Record of Decision (ROD)
that was published for the Carson River Mercury Site. A copy of this decision is
fumnished in the Addendum Exhibit D."

There appears to be no special instructions.
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Table of Contents: The table of contents was found to be adequate.

Appraiser's Certification: The appraiser's certification appears to be true and
correct. However, there are some inconsistencies with the requirements of the
certification that need to be addressed. First, the appraiser needs to include a
sentence similar to the following: “The appraiser has made an appraisal report
prepared in conformity with the Uniform Appraisal Standards for Federal Land
Acquisitions.”

Also a statement should be made similar to the following: “The appraisal was
made and the appraisal report prepared in conformity with the Appraisal Foundation’s
Uniform Standards of Professional Appraisal Practice except to the extent that the
Uniform Appraisal Standards for Federal Land Acquisitions require invocation of
USPAP's jurisdictional exception rule as described in Section D-1 of the Uniform
Appraisal Standards for Federal Land Acquisitions.’

There should also be a statement in the certification that the appraiser has
made a personal inspection of the property appraised and that the property owner, or
his/her designated representative, was given the opportunity to accompany the
appraiser on the property inspection.

The certification also needs to be corrected to the extent that it includes the
appraiser’s opinion of market value of the property appraised and the effective date of
the appraisal.

Summary of Salient Facts and Conclusions: The summary of salient facts
and conclusions appears to be adequately included. The analysis is of a total
acquisition; therefore, there is no before and after analysis.

Photographs of the Subject: Photographs of the subject are adequate.

Assumptions and Limiting Conditions: Assumptions and limiting conditions
are appropriate.

Scope of Appraisal: The scope of appraisal is considered to be adequate.

Purpose of the Appraisal: The purpose is adequately identified.

Summation of the Appralsal Problem: The summation of the appraisal
problem is considered to be adequate.

Regional Description: The regional description is adequately included.
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Site Data (Before): All site data is adequate.

Improvement Data (Before): N/A

Pictures (Before): Adequately described.

History (Befare): In the appraisal report on page 13, the appraiser indicated
there have been no recent sales or offerings on the subject property to the
appraiser's knowledge. This sentence is not adequate. It needs to be ascertained
whether or not there have been sales or offerings on the property (Yellow Book
compliance) for the |ast ten (10) years.

Assessed Value and Tax Load (Before): Adequately described.

Zoning and Land Use Regulations (Before): All adequately described.

Highest and Best Use (Before): Adequately described.

Land Value (Before): Appropriate and adequate analysis.

Cost Approach (Before): Justifiably omitted.

Sales Comparison Approach (Before): Adequate.

Income Capltalization Approach (Before): Justifiably omitted.

Final Value Estimate (Before): Adequate and reasonable.

Legal Description (After): Not applicable.

Neighborhood Factors (After): Not applicable.

Site Data (After): Not applicable.

Improvements (After): Not applicable.

Fixtures (After): Not applicable.

History (After): Not applicable.

Assessed Value and Load Factor (After): Not applicable.

Zoning and Land Use Regulations (After): Not applicable.

Highest and Best Use (After): Not applicable.

Land Valuation (After). Not applicable.

Cost Approach (After): Not applicable.

Sales Comparison Approach (After): Not applicable.

Income Approach (After): Not applicable.

Final Value (After): Not applicable.

Acquisition Analysis: Appears to be adequate.
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Allocation and Explanation of Damages: Not applicable.

Special Benefits: Not applicable.

Location Map: Adequate.

Comparable Sales Data Maps: All considered adequate.

Comparable Data Sheets: The comparable data sheets appear to be
basically adequate. However, according to the checklist, certain information has not
been included on these data sheets. Information that needs to be included on the
data sheets includes a photograph of each comparable. [n the addendum, an
indication of who the sale was confirmed through and when, and an indication of the
highest and best use of the sale.

Plot Plan: Plot plans appear to be adequate given the age, condition, and
location of the improvements.

Floor Plan: Adequate.

Title Report: Adequate.

Other Exhibits: Adequate.

Qualifications: Adequate.

It is this reviewer’s opinion that the report is both in conformance with USPAP
(Uniform Standards of Professional Appraisal Practice) as well as the Uniform
Appraisal Standards for Federal Land Acquisition, Washington DC 20000 (Yellow
Book) with the exception of the previously noted information.
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USPAP COMPLIANCE

RECOMMENDED CORRECTIONS TO THE REPORT

Letter of Transmittal:

Certification:

Comparable Data

Sheets in Addendum:

Sales History:

Anthony J. Wren, MAI, SRA
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On the second page it should be noted that the
Extraordinary Assumption can also be found on page 11,
not page 12.

Include a statement that the appraisal report conforms to
USPAP. Include a statement that the appraisal report
conforms to the Uniform Appraisal Standards for Federal
Land Acquisitions (Yellow Book). State in the certification
that the property owner or his representative was given the
right to inspect the property with the appraiser. Include the
appraiser’s value and include the effective date of value
within the certification.

On the comparable data sheets show the confirmation
information, show the highest and best use of each sale,
and include a photograph of each sale found in the
Addendum of the report.

In the sales history be explicit as to the sales and listings
history for USPAP purposes over a three-year period and
the sales and listings of the property for the Yellow Book

requirements over a ten-year period.

27




Review Bently Property USPAP COMPLIANCE

CERTIFICATION

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

the staterments of fact contained in this report are true and correct.

the reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions and are my personal, impartial,
and unbiased professional analyses, opinions, and conclusions.

[ have no present or prospeclive interest in the property that is the subject of
the work under review and no personal interest with respect to the parties
involved.

| have no bias with respect to the property that is the subject of the work under
review or to the parties involved with this assignment.

my engagement in this assignment was not contingent upon developing or
reporting predetermined results.

my compensation is not contingent cn an action or event resulting from the
analyses, opinions, or conclusions in this review or from its use.

my compensation for completing this assignment is not contingent upon the
development or reporting of predetermined assignment resulits or assignment
results that favors the cause of the client, the attainment of a stipulated resuilt,
or the occuirence of a subsequent event directly related to the intended use of
this appraisal review.

my analyses, opinions, and conclusions were developed and this review
report was prepared in conformity with the Uniform Standards of
Professional Appraisal Practice.

| have made a personal inspection of the subject of the work under review.

no one provided significant appraisal, appraisal review, or appraisal
consulting assistance to the person signing this certification.

| certify that the use of this report is subject to the requirements of the
Appraisal Institute relating to the review by its duly authorized
representatives;
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. as of the date of this report, |, Anthony J. Wren MAI, SRA have completed the
requirements of the continuing education program of the Appraisal Institute.

i

Anthony J. Wren, MAI, SRA
Certified General Appraiser #A.0000080-CG
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QUALIFICATIONS OF
ANTHONY J. WREN, MAI, SRA
REAL ESTATE APPRAISER
PROFESSIONAL DESIGNATIONS: MAI - Member Appraisal Institute 1991
SRPA - Senior Real Property Appraiser 1987
SRA - Senior Residential Appraiser 1984

PROFESSIONAL INVOLVEMENT:

Appointed by the Governor of Nevada to serve on the Nevada

Board of Equalization, Current Chairman as of January 2009 3/08 to 3/12
° Appointed by the Governor of Nevada ta serve on the Nevada
Commission of Appraisers 9/94 to 6/97 and 7/97 to 6/00
e President, Commission of Appraisers of Real Estate,
State of Nevada (1996, 1998)
° Expert Witness for Nevada District Court, Washoe, Storey and Elko Counties
° Member of the Appraisal Institute, National Board of Realtors, and Reno/Carson/
Tahoe Board of Realtors
e Over 34 years of Appraisal Experience
APPRAISAL LICENSE: Nevada Certified General Appraiser

#A.0000090-CG

REAL ESTATE BROKERAGE: Nevada Real Estate Brokerage Licensed

Broker—-Anthony J. Wren #B.0023456.INDV.

OFFICES HELD: Member Young Advisory Council SREA,

San Diego & San Francisco, CA 1989 & 1991

Education Chairman, Reno/Tahoe/Carson Chapter
Appraisal nstitute 1993

Board of Directors, Reno/Carson/Tahoe Chapter
Appraisal Institute 1993-2007

President, Reno/Carson/Tahos
Chapter 189 - 1988-1989

First Vice President, Reno/Carson/Tahoe
Chapter 189 1987-1988

Secretary, Reno/Carson/Tahoe
Chapter 189 1986-1987

Prosident, Reno/Carson/Tahoe
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Chapter 189 2000
Appraisal Instruction
Business Practices and Ethics 11/14/08
Several USPAP Updates taught in 2008 and 2010
15-Hour National USPAP Course 03/23/07
15-Hour Standards of Professional Practice (Seattle, WA) 03/22/07
7-Hour National USPAP Update (Las Vegas, NV) 03/02/07
7-Hour National USPAP Update (Chicago, IL) 04/15/05
7-Hour National USPAP Update (Reno, NV) 02/24/05
USPAP Update 2003 - Standards & Ethics for Professionals 09/05/03
Business Practices and Ethics 07/25/03
7-Hour National USPAP Update Course 05/02/03
15-Hour National USPAP 03/22/03
Appraisal Procedures 05/19/01
Sales Comparison Valuation of Small, Mixed-Use Properties 03/31/01
Standards of Professional Practice, Part B (USPAP) 02/10/01
Income Valuation of Small, Mixed-Use Properties 02/19/00
Standards of Professional Practice, A, B, & C, USPAP 19922003

Reno, NV, Casper, WY, Eugene, OR, Sacramento, CA, Las Vegas, NV
Income Valuation of Small Mixed Use Properties

(Reno, NV) 1908

(Casper, WY) 19989

(Sacramento, CA) 1999

Residential Case Study, Course 210 (Las Vegas, NV) 10/97

Alternative Residential Reporting Forms (Buffalo, WY) 09/97

(Polson, MT) 09/97

Data Confirmation and Verification (Richland, WA) 11/96

(Riodoso, NM) 09/96

(Reno, NV) 03/96

(Savannah, GA) 12/95

Understanding the Limited Appraisal (Savannah, GA) 12/95

(Tucson, AZ) 09/94

110 “Real Estate Appraiser Principles” (Minneapolis, MN) Q7/99

(Sacramento, CA) 05/95

(Wenatchee, WA) 09/94

(St. Louis, MO) 02/94

(Las Vegas, NV) 05/94

URAR Update (Casper, WY) 01/94

(Reno, NV) 12/93

1A2 Basic Valuation Procedures (Las Vegas, NV) 05/92

Course 207B, Income Valuation Appraising (Reno, NV) Fall 1989

Truckee Meadows Community College (Reno, NV) Spring 1989
APPRAISAL COURSES AUDITED:

Case Studies in Real Estate Valuation 1991

Cost Valuation of Small, Mixed-Use Properties 1988

Income Valuation of Small Mixed-Use Properties
Sales Comparison Valuation of Small, Mixed-Use Properties
APPRAISAL COURSES SATISFACTORILY CHALLENGED:
A1: Course (210 Residential Case Studies (1993)
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A1: Course 410 Standards of Professional Appraisal Practice (1991)
A1: Course 420 Ethics of the Professional Appraisal Practice (1891)
A1: Course 420 Ethics of the Professional Appraisal Practice (1991)
SREA: Course 301 Special Applications of Real Estate Analysis (1989)
SREA: Course 202 Applied Income Property Valuation : (1985)
SREA: Course 201 Principles of Income Property Appraising (1984)
SREA: Course 101 An Introduction to Appraising Real Property (1983)
SREA: Course 102 Applied Residential Property Valuation (1983)

Classes Attended

Uniform Appraisal Standards for Federal Land Acquisitions (Phoenix, AZ) 12/17 & 18/09
Valuation of Easements and Other Partial Interests (Reno, NV) 12/04/09
General Market Analysis and Highest & Best Use (Las Vegas, NV) 08/31/09 — 09/03/09
Introduction to International Valuation Standards (Online) 08/01/31 - 08/31/09
Valuation of Green Residential Properties (Phoenix, AZ) 02/18/09
REQ Appraisal: Appraisal of Residential Property Foreclasures (Las Vegas, NV) 10/11/08
Forecasting Review 10/10/08
AQB Awareness Training for Appraisal Institute Instructors (Online) 08/15/07
Committee CE Credit (Chapter Leval) 12/31/09
AQB USPAP Instructor Recertification Course (Dedham, MA) 02/24/07
AQB USPAP Instructor Recertification Course (Tucson, AZ) 12/04/04
Water Rights in Nevada 12/01/03
Training & Development Conference 08/26/03
AQB USPAP Instructor Recertification (San Francisco, CA) 10/30/02
Appraisal Continuing Education 12/10/02
Property Flipping and Predatory Lending Seminar 10/17/01
2001 USPAP Update for Instructors & Regulators-CA (San Diego, CA) 12/09/00
Lake Tahoe Case Studies in Commercial Highest

& Best Use (Sacramento, CA) 10/20/00
Supporting Sales Comparison Grid Adjustments for

Residential Properties (Reno, NV) 09/29/00
Case Studies in Commercial Highest and Best Use (Reno, NV) 07/28/00
Tools For Teaching Excellence, Day 1 07/09/00
USPAP Update for Instructors and Regulators (l.as Vegas, NV) 07/08/00
Tools For Teaching Excellence, Day 2 07/10/00
Reslidential Consulting 03/31/00
Residential Consufting 2000
FHA’s Home buyer Protection Plan & the Appraisal Process Seminar 1991
Affordable Housing Valuation Seminar 1997
Alternative Residential Reporting Forms 1588
Business Valuation Part 1 1996
Understanding Limited Appraisals — General 1995
Data Confirmation & Verification Methods 1995
Mandatory Faculty Workshop 1995
Appraising 1- to 4-Family Income Properties 1995
Investment Techniques with the HP-17/19Il Calculator 1994
Fair Lending and the Appraiser 1994
Mock Trial 1994
Electronic Spreadsheet Workshop 1994
Basic Argus Training (Spreadsheets) 1994
Investment Techniques with the HP-17/1911 Calculator 1994
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FNMA URAR Update

Maximizing the Value of an Appraisal Practice
Litigation Valuation

101 "Instructors Clinic

Comprehensive Appraisal Review

Meetings Attanded
Committiee Credit — National

FORMAL EDUCATION:
University of Texas at Arlington (No Degree)
Casper College (No Degree)
Peacock Military Academy

Anthony J. Wren, MAI, SRA
#7451

1893
1893
1992
1890
1890

12/31/00

1974
1873
1872




Review Bently Property

ADDENDUM

PARTIAL LIST OF RECENT APPRAISAL CLIENTS

255 North Sierra Street, LLC
Abnet

Accubank Mortgage

Advanta Finance

Advantage Financial

Affinity Mortgage

Affirmative Mortgage

Airport Authority of Washoe County
All Western Mortgage

Allied Mortgage Capital Corp.
AMC Finangcial, Inc.

Amera Mortgage Corporation
America's Wholesale Lender
American Benefit

American Fidelity

American Realty Advisors
American Residential

American Trust Mortgage
Americorp Relocation Management
Amwest Mortgage

Appraisal institute

Appraisal Management Company
Armada West Campus, [nc.
Associates Relocation Management
ATM Corp Of America

Bank of America

Bank of Blue Valley

Bank of Clark County

Bankers Mutual

Barrick Gold Corporation

Battle Mountain Flood Plain Pro
Baywest Investment, LLC
Beneficlal Foreclosure

Boatmans Relocation

BSB Bank & Trust

Builder's Association of Northern Nevada

Business Bank of Nevada

Cal Pacific Mortgage
Calaveras

California Federal Bank
Cendant Mobility Services
Cendant Mortgage Service
Cendant Relocation

Central Pacific Morigage

CFS Mortgage Corporation
Chase Manhattan Mortgage
Chase Mortgage
Chesapeake Appraisal & Settlement
Circuit City Relocation
Citizens faor Affordable Homes

Anthony J. Wren, MAI, SRA
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City of Reno

City of Sparks

Cfaims Adjusting Groups, Inc.
CLT Appraisals

Coast to Coast

Coastal Pacific Financial Services
Coldwell Banker Relocation
Colonial Bank

Commercial Mortgage Services
Commonwealth Relocation
Commanwealth United Mortgage
Countrywide Funding Mortgage
Countrywide Valuations

County of Lander

Crawford Technical Services
CTX Mortgage

Custom Home Loans

Datacomp Appraisal Service
Dauenhauer Manufacturing Co.
Deere & Company

Dept. Of Water Resources
Dickson Reaity

Discount Mortgage

Diversified Marketing

E-Trade Financial

Easton Mortgage

EBMC

Empire Home Loan

Enckson, Thorpe & Swainston Ltd.
Eugene Burger Management Corp.
Excellerate HRO

Executive Relocation

Fannie Mae

Farmers Home Administration
Federal Deposit Insurance Corp.
Fidelity Valuation Services
Fieldstone Mortgage

Financial Mortgage Product Inc.
First Bank of Nevada

First Federal Lincoln

First Financial Funding Group
First Horizon

First Independent Bank of Nevada
First Interstate Bank

First Mortgage Corporation

First National Bank of Nevada
First Nationwide Mortgage

First Plus Bank

First Priority Financial

First Republic Bank
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First Union National Bank of DE
Fleet Mortgage

FMEA

G.F. Hansen Loan Quality Service
GE Capital

John Gezelin, Aftorney At Law
GMAC Commercial Mortgage
GMAC Mortgage Company
Golden Appraisal

Golden Pacific Mortgage
Greal Basin College

Great Bay Funding

GreenLink LLC

H & R Block

Glade Hall

Hammond Securities

Harbor View Mortgage

Bitbo Helms

Heritage Bank

HFS Asset Services

HFS Mobility Services
Hoffman, Test, Guinan & Collier
Home Equity Mortgage

Home Equity Relocation
Home Finance of America
Homebuyers Mortgage
HomeFocus Valuation Services
Homesteps by Freddie
Huntington Mortgage

INDY MAC

Integrated Asset Services, Inc.
(nterbank Funding Group
interbay Funding

Interwest Bank

(nterwest Mortgage

James Nutter & Co.

Jenkins & Fry, Attorneys At Law
Kennedy Mortgage

Key Bank of Wyoming
Keystone Realty

Keystone Relocation Services
KRETS

Lakeshore Mortgage
LandAmerica One Stop
Landsafe Appraisal Service
Lane, Duncan & Lambertson
LDS Church

Legend Mortgage

Lender Life Mortgage

Lenders Financial Services
Lifeline Estate Sewvices, Inc.
Lighthouse Funding
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Lincoln Services Mortgage

LMSC Federal

LoanWork

Lockheed Federal Credit Union

M&! Mortgage Corporation

Margaretten & Company

Metropolitan Mortgage & Securities

Michelin North American

Mortgage Lenders

MRI Relocation Management

National Equity Relocation

National Handicap Housing inst.

National Residential

Nationwide Appraisal Services

Navy Federal Credit Union

NE| Global Relocation Company

Nevada Community Reinvestment

Nevada Department of Business

Nevada Department of Transportation

Nevada Federal Credit Union

Nevada Federal Fipancial

Nevada Financial

Nevada Land Conservancy

Nevada National Bank

Nevada Rural Housing Authority

Nevada State Bank

Northern California Chapter of the
Appraisal Institute

North American Funding

North American Mortgage Company

Northern Nevada Bank

Norwest Mortgage

Nova Mortgage Credit

Novastar Mortgage

NRI Relocation

NW LLC

Oakmont Mortgage

One Source Relocation

Operating Engineers

Option One Mortgage Corporation

Overlake Mortgage

Pacific Mortgage

Pacific Relocation

Parallel Commercial Capital

PHH Homequity Relocation

PHH US Mortgage Company

Pinnacle Group Associates

Pope & Talbot Inc.

Carol Pope, Esq.

PPH Asset

PPH Homequity

Preferred Financial
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Primacy Relocation LLC

Primis Net

Primis Inc.

Procter & Gamble Real Estate

Property Specialists Inc.

Prudential Relocation

Quality Mortgage USA Inc.

Rainbow Bend Subdivision

RE/MAX Relocation

Real Estate Recovery

Recovery & Compliance Tax Service

Reliance Field Services

Relo Action

Relocation

Relocation Today, Inc.

Richardson-Miller

RKS Mortgage Services Inc.

Roussel Firnancing

Running Bear Mortgage

Rural Community Assistance Corp.

S&L Home Loans

Sahara Mortgage Corporation

SC Funding

Scarpello, Huss & Oashinski Ltd.Schering-

Plough Corporation

Seacoast Equities

Second Generation Mortgage

Secured Funding

Security First Mortgage of Nevada

Security Pacific Financial

Security Service FCU

Shared Services Relocation

SIBCY CLINE Relocation Services

Sierra Assisted Living

Sierra Nevada Funding

Sierra Pacific Power Company
Land & Right-of-Way Agent
Land Service

Sierra West Bank

Silver Lake Mortigage

Silver Sierra Mortgage

Sointec

Source D Realty & Mortgage

Source One

Richard Spitzer, Esq.

St. Mary’s Hospital

Standard Motor Products

Stanwell Mortgage

Stars Relocation

State of Nevada

Sterling Capital Morntgage
Storey County Building Dept.
Summit Engineering

Support Historic Genoa Inc.
Surrogate Mortgage

The 7-Eleven Inc.

The Mortgage Company

The Refocation Center

Trans Equity Relocation
Transcoastal Mortgage
Transequity Inc.

Transfer Services

Tri-Corp

Truckee Meadows Water Authority
TruePoint Mortgage Inc.
TRW-Countrywide

USG Annuity & Life Company
United Lending Group

United States Marshall Service
UNR Property Manager

US BanCorporation

US Bank

US Bank Mortgage Services
US Dept. Of Housing & Urban Dev.
US Mortgage

US Relocation

USA Federa! Credit Union
USDA FMHA

Vectra Bank Colorado
Verner Construction

Viking Freight

Wade Development Company
Warren & Schiffmacher LLC
Washington Mutual

Washoe Credit Union
Washoe Tribe of Nevada
Weichert Relocation

Wells Fargo

West Coast Mortgage
Western Federal Morigage
Western Financial Bank
Western Relocation
Westgate Mortgage Company
Westwood Funding

WHR Group

Winsor Valley Mortgage
World Business Credit
Wright Mortgage

Zions First National Bank

Also numerous individuals, corporations, law firms, and real estate brokerage firms.

Anthony J. Wren, MAI, SRA
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Attachment D
e LYN C. NORBERG, MAI

APPRAISER/CONSULTANT

1761 EAST COLLEGE PARKWAY, SUITE 111
CARSON CITY, NEVADA 89706
TELEPHONE 775-883-6655

FAXCIMILE 775-883-8594

December 20, 2011

Mr. Juan Guzman, Open Space Manager
Carson City Parks and Recreation Department
3303 Buttt Way

Carson City, Nevada 89701

RE:  Second Addendum to the Bently Family Limited Appraisal on 470 Acres of
Unimproved Land Located Along the Carson River, in East Carson City, as
addressed in a Report prepared by Lyn C. Norberg, MAI, dated October 10, 2011.
“V & T Issues, Value of the Remainders”.

Dear Mr. Guzman:

In response to your letter dated December 2, 2011, this addendum is being furnished to
address the valuation impacts of the proposed construction of V & T Railroad tracks across
and thru the above-referenced property, (following Carson City’s purchase of the Bently
property). As of the effective date of value the V & T railroad had not yet been
constructed, and in turn the valuation scenario presented in this letter is based on a
hypothetical condition that presumes the easement is in place and that the railroad tracks
have been installed. The construction of the V & T will disrupt and severely diminish the
availability of vehicle access to the subject, from both the perspective of existing access,
and the economics associated with developing alternative access. The economics
associated with developing the subject to residential lots will therefore be diminished as
well, and correspondingly a reduction in value is anticipated. Estimating the diminished

value of the property in the after condition is the focus of this addendum.



LYN C. NORBERG, MAI

ACCESS STATUS, BEFORE & AFTER CONSTRUCTION

The status of existing access to the subject property was described on Pages 59 and 60 of

the original appraisal report. For decades the track-bed of the old V & T has been used by
vehicles to reach the subject and other lands in the Carson River canyon. Although an
option may exist relative to developing alternative access to the subject from the north,
(with the cooperation of neighboring landowners), once the V & T is completed all the
way thru the subject access from the south wil) become impossible. From the south there
are no other suitable locations for a road other than the old V & T alignment given the
nature of the terrain. The construction of the V & T will therefore change the highest and
best use of the subject and its future development potential. In actuality, in the after
condition the subject will host virtually no development potential once certain economic
considerations are given their due consideration. In brief, with only one potential manner
of reaching the subject in the after condition, (from an as of yet undeveloped route from
the north) local authorities would significantly restrict the number of residential lots that
could be platted on the property. The hmited number of lots considered in concert with the
anticipated road construction costs would render all residentjal subdivision proposals non-
economic. Establishing secondary access from the south appears to be impossible. To the
south (below the more developable portions of the subject) one encounters numerous
choke-points due to the nature of the terrain combined with the location of the river. On
the southerly portion of the subject it would be impossible to install both a railroad corridor
and a vehicle route. The physical obstacles to road construction are evident on the
topographic maps and aerial photos that were furnished in the original report, and are even

more evident when the property is personally inspected.

The appraiser has been requested to provide an additional opinion of value for the subject’s
remnants following the construction of the V & T in light of the restrictions referenced
above. This value opinion is needed to comply with a request on the part of the BLM who
have agreed to provide some funding to Carson City for one the municipalities projects.
The specific request and instructions furnished to the appraiser in this regard are provided

as Attachment “A” to this letter.
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DESCRIPTION OF THE V & T CORRIDOR
A legal description of the proposed V & T railway corridor 1s furnished as Attachment

“B”. As referenced in the original appraisal the proposed corridor extends the entire
distance thru the subject and will permanently occupy 25.65 acres of the subject’s land
area. In the original appraisal the appraiser was informed that this was to be a deeded
corridor, and/or one which would be held in fee by the V & T Commission. Relative to
this additional request the appraiser has now been informed that the corridor has been
converted to an easement that will be granted by to the V & T by Carson City. Under
normal circumstance a change such as this would influence the value of the lands devoted
to the corridor, but in this specific instance the appraiser is comfortable disregarding the
matter, (since the property rights remaining under the easement corridor possess no
marketable value). In the original appraisal the value of the railway corridor was estimated
at $205,200. This figure was provided to aid Carson City and the V & T in allocating
acquisition costs. After extracting the land within the rail corridor Carson City will be left
with unencumbered remnants totaling about 444 acres, (470 acres less 25.6 acres). The
combined impacts of the V & T and the river actually produces three remnant parcels

which are described in greater detail in the next section,

DESCRIPTION OF THE REMAINDERS
After the construction and completion of the V & T the subject will consist of three

remnants which are generally severed from each other by either the river or the railroad
tracks. No railroad or river crossings on the subject are planned in conjunction with the V
& T project. The appraiser will refer to the three remnants as the North Remainder, the
Central Remainder, and the South Remainder. A map identifying the remainders is

furnished on the next page with individual descriptions of each following the map:

3
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North Remainder—As its name implies this remainder s found to the north (and west) of
the reconstructed V & T Railroad tracks. Based on the current designs and location of the
V & T corridor this remnant encompasses £80.8 acres. The parcel consists of very steep
and rocky acreage uphill from the V & T. On its own this land offers no inherent utility,
and after the construction of the V & T its utility will be further diminished since its
entitlements under zoning will no longer provide a benefit to any of the other remnants.
Quite simply, the rights that could have been used via clustering no longer have any place

to go. In the after condition this remainder warrants only a2 nominal value,

Central Remainder—This remnant is sandwiched between the V & T railway and the
Carson River encompassing about 85.4 acres based on information provided. Even though
this property lacks vehicle access in the after condition it continues to offer desirable land
as it is comprised of user friendly terrain with good aesthetics and the additional attraction
of the river. The sizable amount of level to mildly sloping land associated with this
remainder could be used for a variety of low-intensity uses such as a boat-in camping or
hunting retreat, a private riverfront retreat with modest improvements, etc. None of the
potential uses for the remnant in the after condition are intensive in character, but the
remnant continues to offer reasonably good recreational attributes, (in both the public or
private sector). Naturally the lack of vehicle access (and the inability to develop
alternative access economically) results in a damaged parcel of diminished utility and
value. A nominal value is also warranted for this remainder, but given its character and

features it 1s worth something more than the North Remainder.

South Remainder— The portion of the subject referred to as the South Remainder was
not created by the V & T, more so by the Carson River. These steep and rugged lands are
located on the south side of the Carson River and-for the most part lacked vehicle access in
the before condition. In light of the lack of access this portion of the subject was valued
separately at $1,000/acre in one of the approaches presented in the original appraisal, (see
Pages 114-115). In the original report the land area associated with this parcel was

estimated at 277 acres. More recent information suggests that the land area may be closer

5

Carson City




LYN C. NORBERG, MAI

to 305 acres. The more recent acreage estimate was developed by Manhard Consulting,
the engineering firm that is in charge of the V & T project. For consistency the appraiser
will continue to use the 277-acres in this supplemental study, but the acreage difference is

revisited shortly.

VALUATION OF THE REMAINDERS

The construction of the V & T will diminish the value of the remnants due to their

restricted accessibility in the after condition. To value the remnants the appraiser searched
for sales in the local region that involved tracts that were confronting incurable physical or
legal constraints. Six sales of this character were referenced in the original report, (on
Page 115), and to this smal] sample the appraiser has added a recent offer and acceptance
on an aesthetic mountain parcel with no vehicle access, (Sale 50). The information on Szle
50 was provided on a confidential basis, and it is.sufficient to note that the parcel is 160

acres in size and is situated in a rural setting within 30 miles of Carson City.,

The comparables that are useful in offering insight into the value of the remnants are:

e CompiNos & s Sale D At e e e AT
4 6/04 .
7 3/05 330.26 $1,696/ac.
15 8/05 169.29 $2,008/ac.
45 8/10 7,073.00 $1,000/ac,
48 12/04 160.00 $1,094/ac.
49 11/06 120.00 $ 833/ac.
50 10/11 160.00 $1,000/ac.

Comp sheets on six of these transactions were furnished the original appraisal.

As referenced in the original report there is no reason to attempt to analyze this type of
data in any detail, as what one is viewing is the nominal value of land in the subject’s
region. A unit value in the vicinity of $1,000/acre provides the best fit with most of these

sales. In the original report the South Remainder was valued on this basis. A unit value of

6
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a $1,000/acre is also appropriate for the North Remainder recognizing that it offers a
similar level of utility to the South Remainder, (or more specifically relative to the lack of
utility). The Central Remainder with its mild terrain and river frontage warrants a
somewhat higher unit value and $1,500/acre has been selected. Based on these
observations the value of the remnants after the construction and completion of the V & T

Railroad thru the subject is estimated at:

Remnant Acres Unijt Value Value
North Remnant 80.8 $1,000/acre $ 80,800
Central] Remnant 854 $1,500/acre $128,100
South Remnant 277.0 $1,000/acre $277.000

TOTAL $485,200

The appraiser will conclude with an opinion of market value for the remainders in

aggregate (n the after condition at:

Market Value of the Combined Reminders:

$485,200

As was touched upon earlier the land area quantities being used by Manhard Consultants
suggests that there are actually 305 acres on the south side of the river, (as opposed to 277
acres). Correspondingly there may be £28 more acres than the quantity just valued. Ifthis
is indeed the case the value of the South Remainder would increase by $28,000 and the
value of the three remainders in aggregate would increase by a like amount. In summary if
the Manhard acreage figures are deemed to offer the best reflection of land area the final
market value opinion should be increased to $513,900 ($485,900 + $28,000). Determining
the actual land area of the subject and remainders is beyond the scope of the appraiser’s

assignment.
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Finally, the appraiser needs to acknowledge that the limiting conditions and amended

certification used in the original appraisal are incorporated into this addendum by

reference.
Sincerely,
L
LCN:vld

11-06/Bently Addendum #2
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ATTACHMENT “A”




CARSON CITY, NEVADA

CONSOLIDATED MUNICIPALITY AND STATE CAPITAL

December 2, 2011

Mr. Lyn Norberg, MAI
1761 E College Pkwy #111
Carson City, NV 89706

Re: Request for Addendum to the Bently Property Appraisal you prepared on October 1, 2011

Dear Lyn,

This is a request to provide Carson City and the BLM staff, (Southem Nevada Public Land Management Act -
Parks, Trails and Natural Areas) with an addendum to your self-contained appraisal report on 470 acres unimproved
land owned by thc Bently Family Limited Parmership in Brunswick Canyon on the east side of Carson City,
Nevada, consisting of Assessor Parcel Numbers 10-011-24 and 10-011-25, This js a request for a second addendum
following the first addendum requested by me to address an updated title report on the property.

This request is for an addendum addressing whether or not there would be any change in the opinion of the market
value for the property based on assuming an exclusive easement for and completed construction of the V&T rail
line across the property (as currently designed). This addendum can, therefore, employ a hypothetical condition that
presumes the easement is in place and the railway has been constructed and that the existing motortzed vehicle
access has been disrupted. Enclosed please find a copy of the survey for the V&T rail line identifying the iocation
and extent of the planned exclusive easement. For your information there will be equestrian, pedestrian, bicycle,
and boat access to the remainders. The intended use of this addendum is to satisfy the requirements of the
SNPLMA-PTNA program to ensure all applicable facts relative to the property condition and encumbrances are
considered in determining the market value of the property.

For you information the schedule of actions associated with the purchase of both the property and an easement for
the railway will be conducted as follows.

1) The V&T will purchase the entire property from Mr. Donald Bently.

2) Carson City will purchase the entire property from the V&T.

3) Carson City will then convey to the V&T an exclusive easement for the V&T rail line,

All the parties fully understand that once the V&T tracks are installed vehicle access to the Bently property via the
current track bed will no longer be possible and that there are no plans at this time to dedicate a roadway for
alternate vehicular access.

[f possible please provide the requested addendums by December 22, 2011, so they can be presented to the Board of
Supervisors on January §, 2012. The addendum needs to be prepared to the specifications referenced in the
Uniform Standards of Professmnal Appraisal Practice and the Uniform Appraisal Standards for Federal Land
Acquisitions. Your addendums will be reviewed by Tony Wren, MAI.

Please do not hesitate to call if you have any questions.

ARKS & RECREATION DEPARTMENT - 3303 Butti Way, Building #9 - 89701 + (775) 887-2262

Parks e Recreation © Open Space o Facilities ® Lone Mountain Cemetery
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ATTACHMENT “B”

Note: This attachment consists of the

property description and maps found
in the Staff Report, Attachment

10
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LYN C. NORBERG, MAI

APPRAISER/CONSULTANT

1761 EAST COLLEGE PARKWAY, SUITE 111
CARSON CITY, NEVADA 89706
TELEPHONE 775-883-6655

FAXCIMILE 775-883-8594

December 20, 2011

Mr. Juan Guzman, Open Space Manager
Carson City Parks and Recreation Department
3303 Butti Way

Carson City, Nevada 85701

RE:  First Addendum to the Bently Family Limited Partnership Appraisal on 470 acres
of Unimproved Land Located Along the Carson River in East Carson City, as
addressed in a Report dated October 1, 2011 Prepared by Lyn C. Norberg, MA], .
“Updated Title Report Issues”

Dear Mr. Guzman:

This letter is being written in response to your request for an addendum to my appraisal
report on the above referenced property. This study was necessitated by an updated and
amended title report on the Bently Property as compared to that which was available when
my appraisal was being prepared. A copy of the most recent title report is provided as
Attachment “A” to this letter. This recent title report is dated May 20, 2011, and was
prepared by Northern Nevada Title Company. The updated title report should be
substituted and inserted into Addenda Exhibit "A" of the appraisal report. Likewise, the
following comments and observations should be substituted for Pages 67 and 68 of the

original appraisal:
Revised Pages 67 & 68:
The most recent title report (dated May 20, 2011) lists eleven exceptions. Exceptions 1-4

relate fo property taxes and the potential for liens that can be levied by the City's Utility

District. These are standard items that impact all properties inside the jurisdiction of



LYN C. NORBERG, MA]

Carson City. Property taxes and the potential for utility liens are of no concern fo this

appraisal,

Exception 5 suggests that the subject lacks ingress/egress (o a public road. This statement
on the part of the title company does not actually mean that there is no legal access to the
appraised property, only that the title company is not willing to insure access. The
somewhat primitive nature of access and lack of formally perfected right of ways has been
recognized in the appraisal of the property and the ownership is appraised accordingly,

(see Pages 59 & 60 of the original report).

Exceptions 6 and 7 relate to the Carson River, specifically the potential for avulsion and
also relative to the public’s right of access Exceprions such as this impact all waterfront
properties in western Nevada that are situated along a navigable river. The same are not

deemed an issue relative to either the utility of the property or its value.

Exceptions §-10 relate to various agreements and/or reservations between prior owners of
the subject. For background information the Dangberg Ranch (of which the subject was
once a portion) was purchased by Anderson and Nevis at some point in the 1970's. For a
Sfew years following their purchase title remained vested in the "H. F. Dangberg Land &
Livestock Company”, yet Anderson and Nevis were the primary principals in the
corporation, (as individuals or via other entities). During this era the ranch encompassed
tens of thousands of acres in a number of different jurisdictions in both Nevada and
California. In the late 70°s the principals (Nevis and Anderson) sold portions of the ranch
and divided other portions amongst themselves. The title exceptions, reservations, or
clauses that are referenced in Exceptions 8-10 were incorporated into documents to
preserve and protect historical irrigation practices on the ranch, and the use of irrigation
walters and iyrigation waler rights af various locations about the ranch. These
reservations are not actually germane to the subject since it was not irrigated, nor does it
host irrigation ditches that are still used by others. In furn these exceptions or

reservations are deemed {0 have no impact on either the utility or value of the subject.

Carson City
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Exception 11 is simply a request on the part of the title company for additional information

relative to ownership. Ownership is likewise of no concern to this appraisal.

As referenced the above comments and observations are to be inserted as replacements for

the comments previously tendered on Pages 67 and 68 of the original appraisal report.

[f you have any additional questions please feel free {o contact me at your convenience.

Sincerely,
7
3

LYNC.N \

LCN:vld
11-06/Bently Addendum #)LCN

Curson Cily
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Exhibit D
NORTHERN
307 W Winnie Lane, Suite 1
EVADA Carson Clty, NV 89703
TITLE Phone (775)883-7513
C OMPANY Fax (775)887-5085
PRELIMINARY REPORT

Our Order No.; 1085748-LI
18t UPDATE Titte No.: 1095748-L |

Your No.: CC-1085748-L|

When Replying Please Contact
Buyer: Lanette Inman, Escrow Officer
Caraon Clty, A Consolidated Municlpality of the State
af Nevada
Propeny Address:
Carson City, NV ’

Assessor's Parcal No.:

10-011-24 and 10-011-25

In response to the above refarenced application for a policy of tille Insurance. Narther Navada Title Company
hereby reports that it I8 prepared to Issue, or cause to be issued, as of the date hereof, a Policy or Policles of Titls
Insurance describing the land and the estate or interast therain hereinafter set forth, Insuring agalnst loss which
may be sustalned by reason of any defect, lien or encumbrancs not shown or seferred to as an Exceplion below or
not excluded from coverage pursuant to the printed Schedules, conditions and Stipulations ot said pallcy forms.

The printed Exceptions and Exclusions from the coverage and Limitetions on Covered Risks of =aid Policy or
Palicies are set forth in Exhibit A attached. The policy to be Issued may contaln en arbltratiop clause. When the
Amount of Insuranca !s less than that set forth in the arbitration clause, all arbitrable matters shall be arbltrated at
the option of alther the Company or the Insured as the exclusive remedy of the parties. Limitations on Covered
Risks applicable to the Homeowner's Policy of Title Insurance which establish a Deductible Amount and a
Maximum Doliar Limit of Liablitty for certain coverages are also set forth in Exhiblt A. Coples of the Policy forms
should be reed. They are avellable from the office which issued this report.

Pleasa read the exceptions shown or referred to helow and the excaptions and excluslons set forth in
Exhlhit A of this raport carefully. The axceptions and exclusions 2re meant to provide you with notice of
mattars which are not covered under the tarms of the titla Insurance policy and should be carefully
considered.

It ls important to note that this prellminary raport is not a writtan reprasentation as to the condition of title
and may not list all llans, defects, and sncumbrancea affecting titls to the land.

This repost (and any supplements or amendments hereto) is issusd 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 liabllity be assumed
prior to the |ssuance of a palicy of title Insurance, a Binder or Commitment should be requested.

Dated as of May 20, 2011 at 07:30AM Title Officer: Tammy May

For Exceptions Shown or Referred to, See Attached

Northern Nevada Title Company

Pratiminary Thle Repont Page 1 1095748-1)
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CLTA Owners.. A spacific request shogld be made il another form or addllional cover Is desired.

The form of poli

The estate or interest in the land herejneiter described or refarred or coverad by this Repont Is:
A Fee

__Title to.said eslate-or.interast al the date hereof is vested in:
Bentley Famlly Limitsd Patnership
.sltuemmﬂy of Carson Clty, Slate of Nevada, describad as follows:

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

All that certain rea! pro

At the date hereof exceptions to coverage In addition to the Exceptions and Excluslons In said policy form would
be as follows:

1. Proparty Taxes for the fiscal yaar 2010-2011 shown below are pald. For Pro-retion purposes the
amounts are:

Asdessors Parce! No.: 010-011-24
Total: $384.54

First Instaliment: $100.54, paid
Second Instaliment: $98.00, paid
Third Instaliment: $98.00, pafd
Founth Instaltment $98.00, paid

2. Praparty Taxes for the fiscal year shown below ase paid. For Pro-ratlon purposes the amounts are:

Assessor's Parcel No.: 010-011-25
Totel: $532.68

First (nstaliment: $133.68, pakd
Second Installment: $133.00, paid
Third Installment: $133.00, paid
Fourlh Instafiment: $133.00, palg

3. The lien, if any, for texes for Improvements compleled or In prograss, but which were not shown on the tax
bill for the current year.

4, Liens leviad by [he Carson City Water and Sewer Distact for water, sewar and storm water utilities, by
reason that subject property is located within said district. To verlfy payments, delinquencies or (iens,
contact Carson City Utilies at (775) 8B7-2356 extension 1020.

5. Lack of Ingress and/or egress to salg land.

6, Any eassment or claims of easement or sights of access based on prescription or by implied dedication to
the publle over said land or any part theceof, for access (or recreationat purposss) to or upon the Carson
River.

Northern Nevada Titte Company

Preliminesy Tile Report Page 2 1085748-L(
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10.

11.

Prellminary Thle Raport

Any adversa claim basad upon the assertion that:

3) "Said land or any pan thereof is now, or at any time has been, below the ordinary bigh water mark of
the Carson River.”

b)'Some postion of said fand has been created by aificial means or has accreted to such portions so
cresated.”

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

Reservation(s) contained in Deed.

Reserved by: H.F. Dangbsrg land & Live Stock Company, @ Nevada Corporation
Recorded: March 30, 1978

Book: 227

Page: 612

Document No, 78173, Official Records

Reservation(s) contained tn Deed,

Raserved by: Nevls Industries. Inc., & Nevada Corporation
Recordsd: May 12, 1878

Book: 230

Page: 697

Document No. 78288, Official Records

Agreement, on the 1erms ang conditions conteined therein,

Purpose: Resevolr rights, imgatlon and read eessments

Dated: May 10, 1978
Executed By: John B. Angerson, Edith Anderson and Nevis Industries, Inc.

Recorded: May 12, 1978

Book: 578

Paga: 949

Documant No. 20648, Official Records of Douglas County

The requirement that a copy of tha Pertnership Agreemsnt logether with any supplsments or amendmants
thereto be submitled for examinalian prior to the issuance of 2 Policy of Title insurance.

NOTE: The last recordaa transfer or agreement to transfer the land described herain fs as foltows:

INSTRUMENT ENTITLED: Corporation Quitclaim Deed
BY/FROM: Bantly Nevada Corporation

TO: Bently Farnily Limited Partnership

RECORDEOD:; January 10, 1987

DOCUMENT NO. 198014, Official Records

Nots: Sai¢ property was last insured jn October of 1881,

Northaern Nevada Title Company
Page 3 1095748-L1
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Northern Nevada Title Company
Privacy Polley Nctlce

PURPOSE OF THIS NOTICE

Title V of the Gramm-Leach-Bliley Act (GLBA) generally prohibits any financlal institution, diractly or
through its affiliates, from sharing nonpublic personal information about you with & nonaffiliated third
party unless the inslitution provides you with a notice of its privacy policiles and practices, such as the
type of Information that it collects about you and the categories of persons or entlties to whom it may
be disclosed. [n compliance with the GLBA, we are providing you with this document, which notifies
you of the privacy policles and practices of Northarn Nevada Title Company.

We may collact nongublic personal infermation about you from the following sources:

Information we recelve from you such as on appiications or other forms.
'nformation about your transactions we secure from our files, or from [our affillates or] others.

Informatlon we recsive from a consumer reporting agsncy.
Information that we recelve from others involved in your transaction, such as the real estate

agent or lender,

Unless it Is specifically stated otherwise in an amended Privacy Policy Notice, no addiional nonpublic
personal Information will be collected about you.

We may disclose any of the above information that we collect sbout our customers or former
customers to our affillates or to nonaffiliated third parties as permitted by law.

We also may disclose this informaticn about our customers or former customers to tha following types
of nonaffillated companies that perform marketing services on our behalf or with whom we have joint

marketing agreaments:

Financial service providers such as companies engaged In banking, consumer finance,

securities and Insurance.
Non-financial companies such as envelope stuffers and other fulfillment service providers.

WE DO NOT DISCLOSE ANY NONPUBLIC PERSCNAL INFORMATION ABOUT YOU WITH
ANYONE FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW.

We restrict access to nonpublic personal information about you to those emplcyees who need ta 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 nonpubllc persanai

information.

Northern Nevada Title Company

Prediminacy Tille Repart Page 4 1095748-L)
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Exhiotf A
CALIFORNIA LAND T|TLE ABSQCIATION
STANDARD COVERAGE POLICY - 1880
EXCLUSIONS FROM COVERAGE

Tho following matters are axpressly excluded from the coverags of Inis poficy and the Company will not pay loas or damage, costs, stiorneye’
feas or axpenses which eriss by resson of:

f. (a) Any faw, otdinance ot gova { latlan {} g but not imited 1o bulldlog or zoning lava, ordipances, or regulationa)
tealriciing, ragulaling, prohlblllng or mlallng @) (he ouupnnw‘ uss, or onjoymenl of the land; (1)) the charscier, dimanaiona or
locatlon of 2ny Improvament now o hereaher aracted on the land; () s separation (0 ownarhip or & chaage I the Jimenslona or
area of tho land or #ny parcs) of which the land Is or wes & part. or (Iv) environmanial protedion, or the effect of any vinlation of
those taws, ordinances or govemmen(at regulaliona, axcapl to (he extent that a notlce of the snlarcamant tharaof or & nalcs of 8
defact, llen, or encumbrancs resutting fram & vislallon o/ allegad violation affeciing the fand has been recorded in Lthe public recorda

a( Date of Policy.

(1) Any govemmental police powsr nol sxcluded by (a) above, axcapl 1o he extent lhat @ nolice of the exercise Ihereol or nollce
of & gefect, llen or encumbrance resuitiag from & violatlon or alleged-violation affecling the fand had dean recorded (n the pobllc
records al Date of Polley.

2. Righla of eminant domain unless nolice of the axprclse Lherool has baen secosded In the pubile records 8 Dala of Poiley, bul nol
swcivding from covarage any taking which has occurred pdor lo Oate of Policy which would be binding on (he fights of & purchessr
{or valus withoul knowledpe.

3. Defacts, {fBns, ancurbrances, edvarse clalms or othor matters:

(2) whethar of not recordsd in the public racords st Dale ol Palicy, but crealad, nuifered, assumed or agresd 1o by the nsured
claimant,

(b) not known fo he Company, not recordad In (ha public records at Date of Poficy, bul known to the insured dlaimanl and nol
dlscloaad In wling Lo the Company by the Insured clatmen( prior (o (he date 1hs Insured ctalmant became an Insured under this

polioy;.
{¢) rosuftiag I no (oas of demage to the M3ured claimsnt;
{d) aHaching or crested subsequant ta Dale of Pollcy; or

{8) resuling In loss or demags which would nol have been suslained If ths insured claimaci had pald velue for the Insured
mortgags of fo! the estate of Intaresi (nadred dy (s policy.

4 Uneotorcasblity of 1he (lan of Ihe (naured morigage because of (e Inabllity of falture of tha Insured st Dale of Policy, or the (nabllily
or lelfure of any aybseguant owner of he Indabtednaas, la comply with the applicabln dolng buslneas laws of (he staia In which Ihe
Jand la Mtvaied.

5 (nvalidity or unanforceabliity of the [lea of Lhe Insured mofpage, or clalm therao!, which arlses out of (he transaciion evidenced by
1h¢ Ineured mortgage and (a based upan usury of any consurmer credit prolaction or trulh In lending law.
8. Any claim, which arises cud ol the \rapsaction vesiing In the Insured the estale of Inlerast Inaured by thia poltcy or tha yransaction
g the | ( of the } d lander, by reason ol the operation of federal bankmuptoy, siste insovency or slmllar cradfory’
righta (aws.
EXCEPTIONSB FROM COVERAGE - SCHEDULE B, PART |
This pollcy doas no! Insure againsi toss or demege (and the C y WHI not pay coats, aitorneys’ tees or pxpansea) which prles by reason
1. Taxes or Bssearnents which are not shown as existing liens by (ha racords of any laxing dulhority lhat lavies texes or aarassmenis

on real property ar by the public recards.

Proceadings by B public agancy which may fesult in laxas of aasessmenia, of nolices of auch praceadings, whaiher or not ahown
by lha rocorde of such agancy or by (he publio records.

r3 Any facls, (ights, Intarasie, of clalms which are not shown by the public records but whith could be ascensines by an Inspection of
the land which may be asseried by persgns in possassion thareof,

3 € 13, llenn or brancas, or clalms thareof, which are nol shown by tha public racords.

4. Discrepancios, coallcts in doundary linee, shorege In ares, encroachments, or Bny olner lacts which s comect suivey wanld
dizcioda, and which are nol shown by the public recards.

s, (2) Ungatanted mining claims; (b) reservatlons or exceptions In paisnts or in Acts authorixing the (asvance (hereof; (c) waler nghis,

claims or (hle to waler, whelhar or Rol the matiars axcepiad unaer (8), (b) of (¢} are shown by the putiic records.

Northern Nevada Title Company
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Exhiblt A

AMERICAN LAND TITLE ASSOCIATION { OAN POLICY (10-17-92)
AMERICAN LAND TITLE ASSOCIATION LEASEKOLD LOAN POLICY (10-17-92)
EXCLUSIONS FROM COVERAGE

The following matters are sxprosaly excludsg from the coverags of thi policy and the Company will nof pay loss of damage, costs, attomeys’
foes or sxpensas which arize by tesson of:

Preliminary Trle Report feage 6

(8) Any (sw, ordinance or govsrnmental cegulation (Includlag but not imited (o bullding and zoning lews, ordinances, of
regulations) restricting, reguleting, prohilting or ralaling to {) the cctupancy, vaa, or anjoymmant of the lend; (If) the character,
dimanatons or lacalion of any Improvemeant now or harsalter eretied on the (and, (M) a saparation n owrershlp or B changs i4 the
dimeaxlona or area of the land of any parcel of which the (and (a or was a part; or {Iv) snvironmants) protacion, or lha aftact of any
vilallon of theea Jawa, ordinances or govermmanial regulations, axcept Lo 1he exienl that B notcs of (he enforcement (heseol or a
nolice of @ defect, (lon or encumbrance rasuling from a violalion or alleged vidtation effacting (he land has been recorded In the
pubilc racorda al Dala of Pollcy.

(b) Any governmenlal polics powar nol axciuded by (a) above, sxcepl to the extenl that a notice of the exarclse theresf or a nolice
of a defect, 2n or sacumbrancs resukting from a violation or allaged viotaton affecling the land has baen recordsd (n ihe public
records at Osls of Pallcy.

Rights of emlnent domaln unfess nolics af tha pxercise tharool hias tesdn racorded in the public records al Date of Policy, bul nal
axduding from covarage any laking which has scoumred prior to Dale of Poflcy which iould be binding on the rights of & purchaser
for vglue withou knowledge.

Oelocts. llans, oncumbrances, advene clalma or olher mattears.

(a) crealed, suffored, assumed or apreed to by Ilhe | d clef

(b) not known lo the Company, nol recorded n the public racords at Dale of Policy, but known lo the Insused clalmant ang not

disciased In wrillng (o the Coropeny by the inzured claiman! prior o the dote the (naured cielmanl becamo ga Inayred under this

polley;

() resullng in no loes or damage Lo (he insured clalmant:

(d) anaching or crasled subsaquenl to Dato of Policy (axcept to the extant (hel this pallcy (nsures e prlority of the lles of the

insured morlgage over any Elatulory len for servioss, labor or matedal or o the Bxtent Insurence s affordad herein aa 0
Ha for atreel (mp ts undar consizucilon or campletad at Dale of Polley); br

(e) resuting in foxs or damsge which would nat have been susiained (f the insured clalmant had pald valua for tha Mnsured

rmortgape.

Unealorceabliity ol he llen of the ) d martgage & of the Inebllity of faflure of the Insured al Date of Pollcy, or the [nsdility

or fallure of any subssquent owner of the Indebtadneu lo comply with appficable dolng business lawa of the stale In which Lhe land

Is slluslad,

invalldity or unerforceabillly of the llan of the Insured mortgage, or claim theresl, which arises out of (he transaction evidenced by

Lhe Insured mongage and & based Lpon LaLTy of Bny cansumer cradit protection or truth in lending law.

Any slatutory (len Tor garvices, (abor or matartals (o the clalm of priority of any statutory llan (of sarvices, 1ohor or matertals over the
Ifen of the inaured mongage) arlsing from an (mprovamen or wark related to the Tand which (s canlracied for and commenced
subspquent 10 Dala of Policy and (s not financsd in whale or In part by proceeds of the (adebledness securad by the inaured
mortgage which st Dale of Pollcy the insured has advanced of s abiigated lo advencs,

Any clalm, which arzas oot of the transaclion creating tha Interert of tha morigagee Insured by (his policy, by reason of Ihe
apsration of federa) haakruptcy, stale Ingolvency, or simllar cradlitors’ rights (aws, Ihat is bansed on:

() he lransacllon creating the Interosl of Ihe insured madgagee telng deemad v frauduient conveyance or fraudulent teanefer; or

() the subordinalion of the Iateresl of the insured mongagee as & cesult of the epplication of the dadinne of equiiable
subordinalion; ar

() the vansadion cresling the Intaresl of ths | d morigsgea being desmed a prefarential bransfar excepl whera the
prefarential transfer rasulis from he fallure:

(2) to timely record (he natrument of transter, or
(9) of such recordaion (o Impart notice to a purchaser for value o & judgmeni or (len creditor.

The adove policy forms may be (ysuad lo afford shher Standard Coversga or Exiended Coveraga, In addition to tha above
Exclusiona from Coveraga, the Exceptions from Covergge (n 8 Standerd Coverage policy wilf alsa includa the following Genars

Excaplions:

Narthern Nevada Titla Company
1085748-L(
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EXCEPTIONS FROM COVERAQE

Thla policy aosa not Insuie againal loss or demege (and the Company will not pey cosls, attomseys’ faes o expanaas) which arise by remson

o

1. Taxes or ansessmants which are not shown as existing llsna by e records of any (axing avthorily (ha( favies taxes or assassments
on real groparty of by the public records,
Proceedings by a public agency which may resuft in taxea or assesamaants, or nollces of auch procaedings, whethar or not shown
by the racords of such agency of by ths public records.

2. Any facls, rights, Interesis or clalms which are nol shown by the public recarda bul which could be ascartalned by an inapection of
ihe land or by making inqulry of p lap fon 1h, f.

3 Easemants, llena or ar brances, or ¢alms theraof, which ere not shown by the public records.

4. Discrepancies, confilets In boundary lines, ahotage In atea, encroachments, or any other facls which a correct survey would
disclone, and which are nol shown by the gublic records.

5. (a) Unpelenied minlng claims; (b) reeervations or axcephons in palants or (n Acts authorizing the issuance thareol, (¢) walss rights,

clalms or Liie 1o water, whather or not the matlars excapted under (a), (b) or (¢) ara stiown by ihe public records.

Northern Nevada Title Company
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Exhibit A

AMERICAN {AND TITLE ASSOCIATION
LOAN POLICY OF T(TLE INSURANCE - 2608
EXCLUSIONS FROM COVERAGE

The following matlers ara expresaly axcluded from the coverage of Ihis policy, and the Gompany will nol pay (oss or damaga, cosls,
agomays’ fapg, or expendaa ihet ariss by esson of;

§

1.

Praliminary Thie Report

{8) Any law, o:dinance, permll, ar govemmenls) ragulzilon (Including those relalag lo bulidiog sed zoning) resirding. regulating,
prohiblling, or refalng to
{) (he occupency, ues, or enjoyment of the Land;
() the characier, dimensions, or localion of any Improvement ereciad on the Land;
() the subdivision of land; or
(W) environmenial protection: or the effect of any violalion of these laws, ardinances, or governmerital régulations. This Exclusipn
1{a) doas not modfy of (Imil tha coverage provided undar Covered Risk 6.
(b) Any governmeonts) poflcs power. This Exclusion 1({b) doea not modify or limil the covarags provided undar Coverod Risk 8.

Rights of eminant domain. This Exclurion dooa nol mediy or limit the coverage provided under Covered Rlsk 7 or 8,

Defads, llena, encumbrancas, adverss claima, of other matiers

(38) cresied, sulfored, marumed, oF agreed to by the lnsured Claimani;

(0) not known (o the Coampany, nal racorded In Ihe Public Records el Date of Pallcy, but knowa to Lthe Insured Claimant and naot
disclosed In writing 15 the Company by the Insured Claimani prior to the date the Jnaured Clalmant bacame en insured under this

policy;
(¢) remulting [ no lose of damagé to the Insured Claimant,
(d) aRaching or creplsd subsequent to Date of Policy (however, this does not modify or llmil the coverage provided undar Covered Rlsk

11, 13, or t4): or
(&) resuling In (0as or damsge thal would Aot have been sustainad it \he (nayred Cleimant had pald valua for the lnsured Manigage.

Unenforceabiity of the len of the Insured Morigage because of the Inablity or falturs of an lnsured to comgly with applicabia
doing-businpaz aws of the state whars the Land ls shusled.

(avalidlly or unenlorceability In whole or (n pant of (he (len of the Inaured Mongage that arisas oul of (e lransacllon svidenced by the
insurad porigage and is basad upon usury or any consumes credk protecion or trut-in-lending law.

Any claim, by reaaon of tha operstion ol fedaral bankruptcy, siale Insolvency, or simllar credilors' rights laws, that the iransaclion
craaling [he tlen of the insured Morigage, ls

(2) a fraudulont conveyance or fraudulent tranafer, or

(b) a prelarenlial iransfar for any reeson not slated In Covered RIgk 13(b) of (hs policy,

Any llen on tha Tite for real estate laxes or Bssessments Imposad by governmental aulhanty and treatad of mttaching between Dats of
Polley and the dala of recording of the Insured Morigags (n The Public Records. This Excluslon does not modify or (mlit \he caverage

provided ynder Covared Risk 11(b).
EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART 4, 8ECTION ONE

This policy doos not insure agalnst losa or damage (and ths Compaay will nol pay cosls, aitorneys’ fees or oxp 8) (hat ariss by reason of:

(2) Taxed of asaessmenta that 306 not shown s exisling llans by he records of any laxing suthority thal fevies faxes or aasassments on
rol proparty or by the Public Recards; (b) proczodings by a public sgancy that mey cesult (n taxes or aasesaments, af nolicas of such
proczadings, whelhier ar not shown by iho rocords of such agency or by tha Public Rocords.

Any facts, rights, intersabs, or cialms lhat ars ol shawn by the Publlc Reoords bul that could ba gacertainad by an inspaction of tha
Lang or thel may be 2ssanad by persons In poasesslon of the Land,

Easements, lona or encumbrances, o clalms (hereol, not shown by (he Public Records.

Any ancroachmanl, encumbrence, violation, variatton, or advarse clrcumstancs affecting tha Title (hal would be disclosed by an accurate
ond complate land survey of the Land and nol ahawn by the Public Racords.

(2) Unpatanled minlng deims; (b) reservatlons or sxceptions In palanis or In Acts authorizing he (ssuanca thereof, (c) waler dghts,
claims or tila to waler, whather or not the maliers excepied uader (a)j, (b}, or (¢) are shown by the Pubiic Recorda.

Northern Nevada Title Company
Page § 1D06746-L}

Page 8 |
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AMERICAN LAND TITLE ASSOGIATION OWNER'S POLICY (10-17-82)
and
AMER!CAN LAND TITLE ASSOCIATION LEASEHOLD OVWNERS POLICY (10-17-82§
EXCLUBIONS FROM COVERAQGE

Exhidil A

The loliowlng mittars are expresaly oxcluded trom tha coverage of ifta policy end the Company wi not pay (oss or dsmage, costa, alorasys’
feas of expensss whlch arisa by reaa0n of:

1. () Any law, ordinznco & govarnmontal regulation (ncluding bul nol Hmiled 1o bullding and roning laww, ordinences, or
regulnllans) tesiricting, regulaing, prohibhing or relating lo (I) Lo cccupnncy. uge, ar enfoymant of the isnd; (If) the chamdcar,
dimenaions or location of any Improvement naw o harasller arectod on Iha (and; (I 8 separation (n owraship or a change (n the
dimanslans of aren of tho land or any parcsl of which the (and Is or was a parl; or (V) pavironmants) protecilon, or the slfect of apy
violzllan of thess lavrs, ordinances or governmonlal regulalicns, axcopt 16 the exton! thal 2 aodes of tha anforcament therec! or a
notica of a defect, llan or encumbrance reswhing from e viclalon or alfeged violallon siecting the land has been recorded (n the :
pubike tecords ml Dale of Policy.

(o) Any govarnmantal police powsr not exciuded by (a) above, excapt to the oxieat that a nobice of the axerclse ihereof or a noltce
aof & defect, llen or encumbrance resulting from & violation of alleged violrilon sffacling the (2ad has basn recorded ln (he public

racords 8t Oatg of Policy,

2. Rlghta of eminant demaln unless notica of the exarclze thereof has been recordad In the publlc records at Dala of Pojtcy, hul not
sxciuding from coverage Bny taking which has occurred prior 1o Dale of Policy which would be blnding an the righla of u purchesar
for value wihowt knowledpe.

3. Defacin, liens, encumbrances, sdverss clalma or other malters:

{n) craatad, suffered, assurmod or agresd 10 by the Insured clalmany

(b} not known 10 the Company, nol recorded In the public records et Date of Palicy, bul known 1o \he Insured claimanl and
not disclosed In weitinp (o the Company by (ha laxured cleimani pilor to the dals the Insured clalmant bacame mn nsured
under Lhla pollcy;

© eBuUiting (n no lors or damage Lo the Insurad clalman(;

(d) sttechlng or craated subsequent to Date of Policy, at

() (esuiting 1n loas or damage which would not have been Bustalned if the insured claimant had peld velug for the eslata or
lalerast Insured by \his policy.

4, Any clalm, which arlaes cut of Ifio trangaction vesting In the Insured the eslate or inlerest Insured by this policy, by resscn of the
operstion of {ederal bankrupicy, atale insclvency, or almiler credftore’ rights laws. thet s beaed on:

) tha lransection creating the estate or in(erest Insured by (s poficy bolng daemad a fraudulant conveyance or fraudulent
transfer; or

(0] the transaction crealing the estale or interast insured by this pollcy being deemed a prafarenilal iranafar sxcepl where tha
gretsrenlal renster resuiis fram he fallure:

(2) to timely record tha (nslrumant of kransfer, or

(by of such recardation Lo Impert nolica to B purchaser for valus or & Judgmenl or llen creditor.

The above pollcy forms may be (ssved lo afford elther Standard Coverage of Extended Coversge. in addition to the ebove
Exclusiona from Covorage, tha Excaglions from Coverage In a Slandard Coverage Pallcy wi mise include the foflawing Genara)

Excaptions.
EXCEPTIONS FROM COVERAGE
This policy doss nol Insure agalngl toss or damaga (and the Comprny wi¥ nol pay costs, altarnsys’ feas of axpsennas) which arlse by reason
of:
1. Taxan of asssaaments which ars not shown as existing flens by the records of any laxing suthority that lavies taxes or asssssmanls

on real proparty or by the public meords.
Preroodings by & pudlic sgency which may result In taxes ar rsesssmanis, or folicas of auch procaadings, whelher or nol shown
by tha recorda of auch agency or by the public records.

2. Any facts, rights, Interesla or calme which are nat shown by the public recorde dut which could te ascedained by an (nspection of
| tho (Bnd or by making lnguiry of paraons In poseossion (heraof.
| 3. Easgmanty, ltens or ancumbrapces, or claims (haraof, which era not 1hown by the public records.
4. Digcrapancioa, conflicts  bBoundary (ines, shondge in area, ancroachmonts, or any olher factas which a correct survey would
I disclosa, Bnd which are not shown by the public records.
{ 5. (a) unpalepled mining claims; (b) raservations or axeaptiona In palenis or [n Aclz authonzing the lssuence thereof, (c) water rights, |

talms or title to waler, whethar or nol the matisrs mxceplad under (a), (b) of () are ahown by the public records.

Northern Navada Title Company

Pralminary Titlo Report Page 9 1085748-L1
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Exhibit A
AMERICAN LAND TITLE ASBOGIATION

OWNER'S POLICY OF TITLE INSURANCE - 2008
EXCLUS{ONS FROM COVERAQE

The lollowlrlg maltars afe sxpresaly excluded from (he coveraga of thia pollcy, end Ihe Company will not pay lass or damage, costs,
ye' feoa, or expendes that area by reason of.

Any few, ordinance, parmil, or governmenlal regulation (Inciuding thasa relaling W duliding end 20ning) restrichng, regutating,
probibiting, or relating to

(I} \hm occupancy, use, or enjoymenl of Ihe Land;

(+) the characier, dimenalons, or lacailon ol any Improvement ereclad on the Land;

(W) )ha sobdivislon of fand; of

(Vi) environmenisl protecion;

of \ha effect of any viaialon of these laws, ordinances, or governmental ragulall This Excloslon 1(a) doesa nol modlly or fimil
Lhe coveraga provided undes Coveres Rlsk 5.

(0) Any govemmenial poflce power. This Excluslon 1({b) does nol modify of imit the coverage provided undes Covered Risx §,

1. (&

2. Rignts of aminent damaln. Thia Exciusion does nol modiy or imh the coverage provided uader Coverad Risk 7 or 8.

3. Defacis, llons, oncurnbrnnw advarso dalm: of olhas matiers

(a) ted, d. or og lo by Ihe ( d Clalman;

{b) not kpown to a Compeny not rocordad Jn the Public Records vt Dsla of Policy, bt ¥nawn lo the Insuced Clalmanl end rol
dlxclosad In writing to tha Company by [ho | ¢ Clalmant prior 1o \he dala the [nsured Clalmanl became 2n lasurad under this
polley

{c) resuiling in no (oss or damage Lo iha Insurad Clalmank,

(9) attachlng or crealad subseguent to Dale of Policy (however, Ihis dors aol madify or limit (he coverape provided under Coversd Risk
9 ard 10); or

(&) reaulling In Josr or damage that would nol have bean austalnad if the | ¢ Clalmeant had pald value for Lhe Title.

4, Aay clmim, by reason of tha operation of federal bankruplcy, stals (naolvoncy. or slmftar creditors’ rights lBws, thal he lransaction vesting

(he Til'e a8 shown In Schedule A, (2
(8) & {raudulen) conveyance or fraudulen) iransfer; or
(b) & preferantial tranafer for any reason nol slalad (n Cavered Rlzk 5 of thia pollcy.

5. Any llen on lhe Tite for resl asiate laxes or assesamenta Imposed by governmenlal authority and croatad ar miteching between Dele of
Palizy and the dete of recording of Lhe deed of other Instrument of wanaler In Public Records {hat vesls Tifle as ahown in Schedulo A.

' EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART ONE

This pollcy daes aot Insure soainst loas ar demaga (and Lhe Company will nol pay coats, attorneys’ feas or expansas) that arisa by reason of

1. {a) Taxes or assessmoents that are nol shown a6 exlating Rens by the racords of any laxing authody \hel levlan taxes Or aszesamenis on
raal praperty ar by the Publlc Racords; (b} procsadinga by a public egency that may resuil in taxes or assassmants, or notices of such
procaadings, whelher or not shown by the records of auch agancy or by he Public Records,

Any tacts, righis, inlerests, o cialma lhat are nol shown by (he Fublic Records bul thal could be ascerained by aa ingpaction of the
Land or that mey bs asserted by parsons In posseasion of tha Land,

3. Easgmenis, llang or encumbrances, or claime thereof, nal shown by the Public Records.

4, Any encsoachment, encumbranca, violation, variation, or sdvaras clrcumastance effecting the Titta thal would be disclosed by an accurate
and compiste iand survey of tha Land and nol shown by the Publlc Records,

6. (8) Unpatented mining claims; (b) reservations or exceplions In petents or in Acts authorlzing the Issuance thereof, (c) water rghis,
clalms or litke to waler, whether or not the matters excepted onder (@), (b), or (¢} are ahown by Ihe public records.

Northern Nevada Title Company

Preliminary Title Report Page 10 1095748-L(




(M 11/72011) Juan Guzman - Updated Prefim.pdf

Exhiblt A

~ Page 11|

AMERICAN LAND TITLE ASSOCIATICN
RESIDENT!AL TITLE INSURANCE POLICY (e-1-87)
EXCLUSIONS

In eddtion (o the Exosplions In Schedule B, you ars nolnsured egainsi (osa, cosls, sitomeys’ fess, and expenses resulting from:

1

Prolirinary Titfe Report Pags 14

Governmental polico pawar, and Ihe exlstance or violation of any law or government regulation. This Inchsdes bullding and zoning
otdinances end also laws and regulations concaming:

<~ lang use
- Improvements on ihe Jand
- lsnd divisioa

- savironmantal prateciion

This excluslon does not apply to violations of the enforcament of thesa matters which appesr In the public records at Pollcy Data.
This excluslon doas not fimit the zoning coverage describad In ltems 12 and 13 of Covered Tille Riska,

The night to take the lend by condamalng I, unless;

-~ e noHce of exarclsing the rght appeirs In the publlc records or tha Policy Dete
- the laking happsaned prior to the Polley Date Bad (s binding on you {f you bought the (and whhoul knowing of the taking

Title Risks:
-~ thal are created, allowed, of BQropd 10 by you
- (haf Bra knowr (0 You, but not 1o s, on (he Policy Date - unlass they appearsd in the public recoms

=~ that rasuit In no (aBs fo you
thal firsi affect your lile afer the Poilcy Oste - this doea aol imt (he {sbor end malarlat (len coverage In ltem B of Covored Tille

Rizks

Failure to pay value for your Htle.

Lack of a right:

- to any land outside the area apacificslly described ans relored to In llem 3 ol Schedule A
OR
- In stroots, alloys, or Walerways thal louch your land

Tois excluslon doss nol Imil the 2ccors covarage in ftem 5 of Coversd Tite Riska.

Northemn Nevada Title Company
1095748-L(
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Exhibit A
AMERICAN LAND TITLE ASSOCIATION
SHORT FORM RESIDENTIAL LOAN POLICY - 2008
ONE-TO-FOUR FAMILY

ANY ADDENDUM ATTAGHED RERETO, OLO REPUBLIC NATIONAL T(TLE INSURANCE COMPANY, A MINNESOTA CORPORATION,
REREIN CALLED THE "COMPANY", HEREBY INSURES THE INSURED IN ACCORDANCE WITH AND SUBJECT TO THE TERMS,
EXCLUSIONS AND CONDITIONS SET FORTH IN THE AMERICAN LAND T\TLE ASSOCIATION LOAN POLICY (8-17-08), ALL. OF WHICH
ARE INCORPORATED HEREIN. ALL REFERENCES TO SCHEDULES A AND 8 SHALL REFER TO SCHEDULES A AND B OF THIS
POLICY.

SGHEDULE B
EXCEPTIONS FROM COVERAGE AND AFFIRMATIVE ASSURANCES

Excspl [0 the extent of Ihe affitmalive Inkurancs eel fonh balow, this policy does not [nsure againat loas or damage (and the Company will not
pay coals, altornay’s tees, or expenaas) which arisa by reason of:

. Covenanis, condifions and restricilona, f any, appearing In the Public Racords; howeaver, Lhis policy Insuren agalnat losa or damage

arislng from:
(s) The violallon of thase coveneats, conditions, or reatricilona an or prior (o Date of Pollcy;
(b) a forfellure or revarsion of Title from a future violatlon of thase covenants, canditlons. ar restricilons, Including thosa relating to

anvironmenta( protaction; and
(¢) provisions i those 1ts, conditions, or reslriclions, ncluding thoae relating lo envirenmanlal protaction, undar which the
(ian of the [nsured Mortgage can be exiinguished, subordinated, or (mpaired.

As uzed In paragraph 2(p), the words "covanania, conditions, or restrictions® do not refer lo of Includé any covenant, condition, o
restriclion (a) relating to oblligations of any type 1o perform maintenancs, tepalr of remedistion on Lhe Land, of (b) penlalag lo
anvironmenlal proteclian of any kind or nalure, Incduding hazacdous or toxic matiers, condilions, or substancen, oxcapt to (ke oxtent
{hot @ notice of a vilalon or ellaged violslton alfecting Iha Lend hes buen recordad or flod In Uva Public Racords at Dato of Polley
and Is nat refaranced In an addendum aflached to this palicy.

2. Any easernanis or serviiudes appsaring In Lhe Publlc Records: hawever, this policy Insures againal fosa or damage srising from (e)

the encroachmenl, at Dale of Policy, of the Imp nls on any |, and (b) any Intarfsrenca with ar demage (o oxisting
improvemants, ineluting fawns, shrubbary, and treds, cuavlling from Iho uso of tho easementa for (he pumposas grantad or
resarved.

3. Any loasa, granl, excepllon, or ressrvation of minarals or minsra) dghte appearing in Lo Public Recerda; howavar, this policy
insures agoinel foss or demaga srislng feam () bny affacl on of impoirmani of tho use of tha Land for teskdentlal ane-to-four family
dwelling purposes by resson of such loasa, grani, oxsaplion of seseivalion of mincrals o7 sinorsl rights. and (b) say damago 10
exisling Improvemaonts, including (zwns, shaubbery, and Irees, resulling from Lhe future oxerclss of any right to uso the surfaca of
\he Land for The oxtreclion o dovelopment of the minerals or minaral fights so (ossed, grantod, excapled. of reservad. Nalhing

hereln ahall Insure agalnst loss or darnaga resufting from subsidanca.

Northern Nevada Title Company

Pretiminacy Tile Report Pege 12 108574811
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EXHIBIT "A"

All that centain real property situated in the County of Carson Cily, Stats of Nevada, described as follows:

TOWNSRHIP 156 NORTH, RANGE 21 EAST, M.D.B. & M.

Section 5: The Southwest 1/4
Seclion 6; The East % of the Southeast Y%
Section 7: The Northeast 1/4 and the Southeast /4 of the Northwest 1/4

Seciion 8: The West % of the Northwest %

EXCEPTING THEREFROM ali that portion thersof, lying below the natural ordinary high water iine of the Carsoq
River.

Note; Legal description previously contained Document recorded Jenuary 10, 1887 as Documant No. 168014,
Official Records of Carson Clty, State of Nevada.

Northern Nevada Title Company
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LYN C. NORBERG, MAI

APPRAISER/CONSULTANT

1761 EAST COLLEGE PARKWAY, SUITE 111
CARSON CITY, NEVADA 89706
TELEPHONE 775-883-6655

FAXCIMILE 775-883-8594

December 20, 2011

Mr. Juan Guzman, Open Space Manager
Carson City Parks and Recreation Department
3303 Butti Way

Carson City, Nevada 89701

RE: Third Addendum to the Bently Family Limited Partnership Appraisal on 470 acres
of Unimproved Land along the Carson River in East Carson City, as addressed in a
Report dated October 1, 2011, prepared Lyn C. Norberg MAIL
Appraiser's Response to the Appraisal Review Prepared by Tony Wren, MAI
dated November 17, 2011.

Dear Mr. Guzman:

This letter is being written in response to your request for an addendum to my appraisal
report on the above referenced property. In a report dated October 1, 2011 I prepared an
appraisal for Carson City on 470 acres of unimproved land located along the Carson River
that is owned by the Bently Family Limited Partnership. The effective date of value used
in the appraisal was September 22, 2011, Thereafter Anthony J. Wren, MAI conducted a
review of my appraisal and delivered the results of his study to Carson City in a Review

Report dated November 17, 2011. This Jetter provides my response to Mr. Wren's review.

On Page 27 of the review Mr. Wren recommended that certain items be corrected and/or
added to my appraisal report to bring it into compliance with the Uniform Appraisal
Standards for Federal Land Acquisitions. In response to the items brought forth by Mr.
Wren:



LYN C. NORBERG, MAI

Letter of Transmittal:
In the appraisal I referenced that an extraordinary assumption was referenced on Page 12
of the report. This was an error. The sentence js hereby modified to read: "The

extraordinary assumption is furnished on Page 11"

Certification:
The reviewer noted that I inadvertently left a few required items out of my Certification.
Provided as Attachment “A” submitted herewith is an amended Certification that is to be

substituted for Pages 122 and 123 of my report.

Comparable Data Sheets in Addendum:

The review indicated that the sales sheets | provided in the appraisal were deficient, in that
they did not reference to the highest and best use of each of the sales, provide confirmation
information, and in some instances lacked photographs. Provided herewith as Attachment
“B" is a sheet which summarizes the highest and best use of each comparable in addition to
confirmation information, Sales photographs were fumished on a majority of the comps,
specifically on 12 of the sales. Sale photos were not furnished on seven sales. In most
instances the extra sales data was included to support my opinion as to the nominal value
of highly constrained lands in Western Nevada. I felt that providing sale photographs on
this lype of data was unnecessary. Regardless, provided as Attachment “C” are the

photographs requested by the reviewer.

Sales History

The reviewer states that my description the sales history of the subject property is
deficient. The first sentence in the second paragraph on Page 13 of my appraisal report
reads as follows: "There have been no recent sales or offerings of the subject property to

the appraiser's knowledge." This sentence should be modified to read as follows:

Carson Cily




LYN C. NORBERG, MAI

“There have been no sales or offerings of the subject property within the last 10 years”.

The reference to the pending agreement with the V & T remains in place.

If you have any questions or any other issues arise please feel free to contact me at your

convenience.

Sincerely,

LYN C. NORBERG, MAI

LCN:vld
1(-06/Beotly Addendum #3

Attachments (3)

Carson City




LYN C. NORBERG, MAI

ATTACHMENT "A"
AMENDED CERTIFICATION

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

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased

professional analyses, opinions, and conclusions.

3. Ihave no present or prospective interest in the property that is the subject of this report and

no personal interest with respect to the parties involved.

4. Thave no bias with respect to the property that is the subject of this report or to the parties

involved with this assignment.

5. My engagement in this assigriment was not contingent upon developing or reporting

predetermined results.

6. My compensation for completing this assignment is not contingent upon the development
or reporting of a predetermined value or direction in value that favors the cause of the
client, the amount of the value opinion, the attainment of a stipulated result, or the

occurrence of a subsequent event directly related to the intended use of this appraisal.

7.  Thereported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and

Standards of Professional Appraisal Practice of the Appraisal Institute,

8. The use of this report is subject to the requirements of the Appraisal Institute relating to

review by its duly authorized representatives.

Carssa Cily




LYN C. NORBERG, MAI

9. T have made a personal inspection of the property that is the subject of this report.

10. No one provided significant real property appraisal assistance to the person signing this

certification.

11.  Asof the date of this report, Lyn C. Norberg has completed the continuing education

program of the Appraisal Institute.

12.  That the appraiser certifies that he has conducted other appraisals involving the subject
property and/or portions thereof over the course of the three years immediately preceding
the date of this appraisal. One of these appraisals was prepared for Carson City and is
furnished in a report dated December 31, 2007, The other was prepared for the Nevada
Commission for the Reconstruction of the Virginia and Truckee Ratlway and is furnished

in a report dated April 15, 2009.

13. That the appraisal was made and the appraisal report prepared in conformity with the

Uniform Appraisal Standards for Federal Land Acquisitions.

14. That the appraisal was made and the appraisal report prepared in conformity with the
Appraisal Foundation's Uniform Standards for Professional Appraisal Practice, except to
the extent that the Uniform Appraisal Standards for Federal Land Acquisitions required
invocation of USPAP's Jurisdictional Exception Rule, as described in Section D-1 of the

Uniform Standards for Federal Land Acquisitions.

15. That as of September 22, 2011, I have reached the following opinion as to the market value
of the fee estate in the property, subject to the extraordinary assumptions referenced on
Page 11 of this report.

Market Value Opinion:

] $1,800,000
O? (‘/7 /272011
LYN C. NORBERG, MAI Date

Centificd General Appraiser NV License No. 00268

Caryon Cily




LYN C. NORBERG, MAI

Sale No.

1
14
5
16
23
25
35
37
38
39
40
4
44
46
47
48
49
50

Attachment '""'B"

Comp Data

Highest & Best Use
Holding Acreage
Low-Density Subdivision
Assemblage
Medium-Density Subdivision
Holding Acreage
Low-Density Subdivision
Homesites
Holding Acreage
Recreation Homesite
Homesite/Development
Medium-Density Subdiviston
Holding Acreage
Holding Acreage
Holding Acreage
Recreation Homesites
Holding Acreage
Holding Acreage
Holding Acreage
Holding Acreage
Recreation/Holding

Confirmation
D. Pattalock at NLRC
J. Usher at BFT
D. Hussman, seller
Lori Jenkins, buyer
Nevada County Records
V. Sellers, agent
Records
Storey County Records
J. Guzman
N. Azavedo (by LBS)
MLS & Records
S. Murphy, USA
Seller by LBS
J. Guzman
Broker
J. Guzman
C. Zager, broker
J. Usher at BFT
D. Leck, seller
Withheld

Curson Cily
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Minutes of the November 21, 2011 Meeting
Page 1 DRAFT

A regular meeting of the Carson City Open Space Advisory Committee was scheduled for 6:00 p.m. on
Monday, November 21, 2011 in the Community Center Bonanza Room, 851 East William Street, Carson

City, Nevada.

PRESENT: Chairperson Daniel Jacquet
Vice Chairperson Bruce Scott
Member Terr1 Green-Preston
Member Howard Riedl

STAKF: Roger Moellendorf, Parks and Recreation Department Director
Juan Guzman, Open Space Property Manager
Moreen Scully, Senior Deputy District Attorney
Kathleen King, Deputy Clerk / Recording Secretary

NOTE: A recording of these proceedings, the committee’s agenda materials, and any written
comments or documentation provided to the recording secretary during the meeting are part of the public
record. These materials are available for review, in the Clerk’s Office, during regular business hours.

CALL TO ORDER AND DETERMINATION OF A QUORUM (6:00:00) - Chairperson Jacquet called
the meeting to order at 6:00 p.m. A quorum was present; Member Lincoln was absent.

CITIZEN COMMENTS (6:00:24) - Chairperson Jacquet entertained public comment; however, none was
forthcoming.

1. ACTION ON APPROVAL OF MINUTES - September 26, 2011 and October 17, 2011
(6:00:48) - Vice Chairperson Scott moved approval of the September 26, 201 1 meeting minutes. Member
Riedl seconded the motion. Motion carried 4-0. Vice Chairperson Scott moved approval of the October
17,2011 minutes. Member Riedl seconded the motion. Motion carried 4-0.

2. MODIFICATIONS TO THE AGENDA (6:01:59) - Chairperson Jacquet entertained modifications
to the agenda; however, none were forthcoming.

3. MEETING ITEMS:
3-A. PRESENTATION AND DISCUSSION OF A RESOLUTION HONORING MR.

STEPHEN D. HARTMAN FOR HIS SERVICE AND CONTRIBUTION TO THE QUALITY OF
LIFE OPEN SPACE PROGRAM (6:02:09) - Chairperson Jacquet introduced and provided background
information on this item. He declared former Chairperson Hartman “Mr. Open Space in this town,” and
read into the record the language of the Resolution, copies of which were included in the agenda materials.
The committee members, City staff, and citizens present applauded. Chairperson Jacquet presented former
Chairperson Hartman with a signed original Resolution, and expressed sincere appreciation for his
leadership. Mr. Guzman presented Mr. Hartman with a framed photograph of Horse Creek Ranch, and
expressed appreciation for his assistance in acquiring the property.

(6:08:26) Mr. Hartman commended the group effort which marks every Open Space Program acquisition.
He discussed the challenges represented by the current economy, and the balance between the public and
private sectors. He expressed sincere gratitude for the kind words in the Resolution, and commended the
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presentation to the Parks and Recreation and the Regional Transportation Commissions. City staff will then
draft a formal request to NDOT for the few accommodations referenced by Mr. Bennett in his presentation.

(6:50:09) Mike Torvinen advised of having previously met with one of the Congressional delegations and
“one of the comments we got from them was there didn’t appear to be any support from the City fathers
or the Board of Supervisors.” He expressed the hope that the highway funding will come through. He
advised of “lots of resistance at NDOT also in the past,” and expressed the understanding that “that project
manager is retired.” He expressed appreciation that they’re “at least talking ...” He noted the importance
of support for the project from the Board of Supervisors and their advisory boards, commissions, and

comunittees.

(6:51:42) Trudy Arkell concurred with Mr. Torvinen’s comments relative to the difficulties associated with
presenting the project to NDOT. “... there were several people involved that just kept keeping our vision
in front of everyone.” Ms. Arkell thanked everyone, “including Lumos and the other people who realized
that this community has really tumed around and has become a wonderful community to offer new
residents moving in a lot of recreational choices. And that southeast area has always been a high equestrian
area and, through a lot of meetings and everything else, we have been able to stave off it being subdivided
into amore dense community.” Ms. Arkell thanked the Parks and Recreation Commission, the Open Space
Advisory Committee “and the other people that have really stepped up to help provide this community with
this kind of access for open space.” Chairperson Jacquet thanked Ms. Arkell and noted the committee’s
shared interest that open spaces remain available to the community. He provided background information
on the project, and expressed support for “taking the next steps.”

3-D. POSSIBLE ACTION TO RECOMMEND TO THE BOARD OF SUPERVISORS THE
PURCHASE OF THE BENTLY PROPERTY, LOCATED IN THE CARSON RIVER CANYON,
IN PARTNERSHIP WITH THE VIRGINIA & TRUCKEE RAILWAY RECONSTRUCTION
COMMISSION, APNs 010-011-24 and 010-011-25 (6:54:17) - Chairperson Jacquet introduced this item,
and Mr. Guzman reviewed the agenda materials. At Mr. Guzman’s request, Gnomon, Inc. Cultural
Resources Project Manager Michael Drews narrated a SlideShow presentation of the Bently property
cultural resources inventory. He responded to questions of clarification and discussion took place at
various points thronghout the presentation.

In response to a question, Mr. Drews advised that the area has been evaluated for National Register of
Historic Places eligibility. “Essentially, the mill sites are eligible ... for their relationship with the
Comstock and the development of that. William Stewart and William Sharon were partners in the mills
so there is some eligibility under criterion B, which is important people. The rock walls are eligible under
[criterion] C and there’s sections of that where there may be some archaeology ... Since we don’t know
how this is going to be managed, we can’t do a determination of effect ...” Mr. Drews suggested
transferring the responsibility to the Carson City Historic Resources Commission which has authority, by
ordinance, over any National Register eligible or listed property. The HRC would then review anything
the Parks and Recreation Department may propose relative to development as passive recreation “and make
sure we don’t affect the cultural resources.”

(7:28:12) BLM Sierra Front Field Office Archaeologist James Carter advised that a programmatic
agreement is in the process of being prepared for transfer of the Silver Saddle Ranch recreation and public
purpose lease. He provided clarification relative to the Southem Nevada Public Lands Management Act
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Program funding. “There is some development in the future to be able to obtain those SNPLMA funds for
the City. Therefore, there is some segmentation ... in the future of development by the City involving
federal funds. Therefore, it is fairly similar to the Silver Saddle R&PP lands involved in the actual land
transfer of federal lands to have this transferred ... to City land with a federal nexus. And so it really is a
similar case to where the same programmatic agreement could cover any future ... development,
improvements, other things done by Carson City. And so, some of the language that still needs to be
produced between BLM and the State Historic Preservation Office is in the works.” Mr. Carter anticipates
that “this should be rolled into that to make one document instead of a separate programmatic agreement
for the Bently property. This would be a couple ‘whereas’ clauses ... as opposed to any substantive change
in what the City would do going down the road.” Mr. Drews advised of the preference of State Historic
Preservation Office representatives “to see it bundled into one.” Mr. Carter acknowledged the parties to
the agreement would be the BLM, the SHPO, and the City.

Mr. Guzman acknowledged an impact on the purchase transaction. “It’s one of the items that needs to be
clarified prior to closing escrow or at least by closure of escrow. So far, Southern Nevada [Public Lands
Management Act Program representatives] have indicated they are satisfied, pending Jim’s final review,
with [Mr. Drews’] cultural resources study. ... all that work ... will have to finish in order to get the final
clearance from [the] Southern Nevada [Public Lands Management Act Program]. Mr. Guzman further
acknowledged that the lands will be managed according to the provisions of the Open Space Ordinance.
In response to a comment, he suggested that “most of the improvements can be described as ... closing some
ofthe ... numerous existing social trails and trying to figure out which are the ones that we will keep open.”
Discussion followed with regard to access and management. Mr. Drews acknowledged there was nothing
in the cultural resources inventory to completely prohibit motorized access into the canyon.

Member Green-Preston expressed a preference for a first right of refusal provision to be included in the
Purchase and Sale Agreement “in the event that any part of V&T does a default.” She explained the intent
to “contro} ...where that would revert to and that it would revert back to Carson City as the first priority of
the first partner on that so then that way we do have the control and it doesn’t go out to a private entity
when all this work has already been done.” Discussion followed.

(7:39:40) NDEP Mercury Program Administrator Jeff Collins provided historic information on the
Superfund site. Following a brief discussion, Chairperson Jacquet advised that the work done by Resource
Concepts, Inc., which was reviewed by the Nevada Division of Environmental Protection, has satisfied the
BLM and the Southem Nevada Public Lands Management Act Program.

In response to 2 question, Mr. Guzman explained the issue of access relative to the appraisal. “Part of the
Parks, Trails, and Natural Areas purpose is to provide for recreation and they want people to enjoy the
property. ... because the V&T is going to close ... the main access, most of the access is going to take place
through trails ... to the River. So, the Southern Nevada [Public Lands Management Act Program] is
considering ... do you have ... the potential to provide enough recreation that it still meets the goal of the
program. ... now we are to the point where we are dotting all the i’s and marking all the t’s and these
questions, in relation to the appraisal and to the value of the property, are coming up.” Member Green-
Preston discussed concerns over completely eliminating access to the canyon. Mr. Collins assured the
committee that NDEP has done everything possible to maintain access. “Just because it’s a Superfund site
shouldn’t be a deterrent to recreation access ...” Discussion followed, and Mr. Moellendorf acknowledged
the intent to maintain motorized access “into where we can. But we have to understand that just because
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of the nature of the development of the V&T, it’s not going to be the same access” that people enjoyed in
years past. “We’re still looking for opportunities where we can provide some motorized transportation into
some areas. It may not be continuous through the canyon, ...” Additional discussion followed.

Vice Chairperson Scott thanked Mr. Collins for his attendance and presentation at this meeting, as well as
his “quick tumaround in helping us with the paperwork side of what we need to try to get through
SNPLMA.” Mr. Guzman emphasized “there is no written book on this. We went to Jeff and we said, ‘This
is our problem. What do we do?’ And Jeff wasn’t able to open a recipe and say, ‘This is what you’re going
to do.” So we had to negotiate. We had to talk and he ... and his staff were very aware of trying to keep
our feet to the fire. You need to do enough for us to demonstrate that this is the use. And that’s what
Southern Nevada wanted too.” Mr. Guzman thanked Mr. Collins.

Vice Chairperson Scott suggested the possibility of a sufficient amount of gold to pay for an overpass. He
recalled a proposal, years ago, “to rework the bottom of the Carson River. And that became the basis upon
which the Supreme Court in Nevada determined that it was a navigable stream and, therefore, the State
owned the bed of the River.” Member Riedl discussed the importance of a management plan. Chairperson
Jacquet advised of nothing in the Open Space Ordinance which states “if we buy this property, there won’t
be motorized access. That’s just not true. We do accommodate motorized access, but we’re going to
manage this property in accordance with our Open Space Ordinance. And, therefore, the predominant style
of use is going to be for passive recreation.” Chairperson Jacquet expressed the opinion that this message
has been conveyed by the committee for the last three to four years. “One of the predominant values is
open space and open space is stepping forward to acquire this with the Question #18 funds and we are
going to work to get you there, but when you get there, the focus is going to be on those uses that are
outlined in our ordinance. ... It is somewhat more limited than saying, ‘This is owned by the City and is
subject to ... unlimited uses ... that other departments might have or even parts of the Parks and Recreation
Department.” ... the public has been brought into the picture certainly through the federal process and
through numerous meetings we’ve had on this that this is kind of the vision. We’re linking these properties
down the River canyon that have motorized access; that also we acknowledge are going to have an
easement or a right-of-way for an historic railroad. These are givens that we went forward under this
project. ... we're going to work to manage access and manage the situations ... where public safety is a
concern. ... this is what we’re really recommending to the Board. If it’s something different. ... if what
we want is more ... unlimited OHV use, this may not be an open space project. ... if what we're after is
more of a play area for motorized vehicles, that’s not what we’re doing here. So as long as everybody
understands that. ... Juan and Roger are not going to have the latitude to extend beyond that ordinance”

unless the Board amends it.

Mr. Carter advised that he will continue work on a programmatic agreement that will now incorporate the
Bently property, incorporating the same direction as the Silver Saddle Ranch and the other lands in the
federal 1and conveyance. “What that does is ... allows for some flexibility because, as things go forward,
whatever they may be, they’ll fall under this. But, at the same time, ... it will bring the historic resources
into a need for management by the City once they ... are part of the programmatic agreement. But ... there
needs to be some agreement in place for the federal government to be going forward.” Chairperson Jacquet
acknowledged the consistency of the statements with the Open Space Program vision.

Chairperson Jacquet entertained public comment. (8:03:29) Maurice White expressed concem for the need
“to maintain motorized travel within these areas.” He advised of having been born and raised in Carson
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City “and 1t is as much my culture, accessing these properties, as ... the concerns to maintain what is there.”
Mr. White suggested that the “culture of use, beyond the mining and the V&T is more historic because that
use, the V&T and the mining, is a minute amount of time compared to the amount of people and the time
that people have used these properties.” Mr. White expressed understanding for the need to protect “some
of the very significant portions.” He requested the commiittee to consider a way to replace “whatever roads
are disturbed and taken away.” Chairperson Jacquet thanked Mr. White for his comments, and assured him
that the committee members and the Parks and Recreation Department staff recognize the historic use by
motorized vehicles. He reiterated that motorized vehicle access will be accommodated within the limits
of the Open Space Ordinance. “It's going to be a2 more deliberate process of figuring out where to put the
motorized access that makes the most sense for the overall management.” Chairperson Jacquet advised of
envisioning “a big huge process down the road in terms of 2 management plan for that River canyon. ...
we’ve got a lot of outstanding needs for management plans and that’s going to be a big one.” He assured
Mr. White that his “interests can come to bear when we get down to the nitty gritty of determining where
and when and how motorized access is provided for.”

Mr. Guzman advised Mr. White of two specific properties, with motorized vehicle access, which are
managed by the Open Space Program. “... one is Kings Canyon Road up at the Horse Creek Ranch and
the other one is Ash Canyon. We are the group that pays for the grading of Ash Canyon because it’s the
only access to our properties way at the top.” Mr. White expressed concern over the “nature of the V&T,
the way it will, essentially, cut large sections of property off.” Chairperson Jacquet discussed the “willing
seller” principle as fundamental to Open Space property acquisitions. ... in this case, our seller has said
that they’re only interested in conveying that land to the City for open space if the V&T has a right-of-way
through that property. So, as a program, we don’t have the discretion to say, ‘Well, we’ll only buy it if
there’sno V&T.” It’s being offered to us with the V&T so we have to decide, as a community, do we still
want it. ... we recognize that that V&T is going to limit our access; it’s going to bifurcate the private
property through that canyon and it’s going to complicate things ... It’s not going to make life easy down
there for the average user; but is that so overwhelming that it would prevent Open Space from acquiring
the remainder of the land?” Chairperson Jacquet advised that the committee has determined that “that
canyon, the scenery, the River access, the potential portages and whatnot with the aquatic trail, and all the
other things make it worthwhile, even though ... we're going to have a railroad right down the middle of
it.” Chairperson Jacquet noted the argument that “the railroad is an enhancement. ... it is that public access
into your open space. For the people that ride the railroad, they’re using our open space by looking at it
and maybe stopping the train and getting out. It’s just another way of accessing it. But for us, tonight, ...
looking at our item, ... what we’re handed is, ‘If you want this property, you’re going to have a railroad

through it.””

(8:09:43) Mr. White clarified his comments were not intended to convey “not acquiring the property and
not putting the V&T there. ... as the V&T goes through there, find a way to provide access across the tracks
to the places we have traditionally been to.”

Chairperson Jacquet entertained a motion. Member Riedl moved to recommend to the Board of
Supervisors the purchase of the Bently property located in the Carson River Canyon, in partnership
with the Virginia and Truckee Reconstruction Commission, APNs 10-011-24 and 10-011-25. Vice
Chairperson Scott seconded the motion, with a reminder that the purchase includes the south side of the
River. Chairperson Jacquet called for a vote on the pending motion. Motion carried 4-0. Chairperson
Jacquet thanked the citizens for their attendance and participation.
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November §, 2011

James Carter

Archaeologist

BLM, Sierra Front Field Office
5665 Morgan Mill Road
Carson City, Nevada 89701

Re: Class UI Cultural Resource Inventory of Bently Property (APN 010-011-24 and 010-011-25) Carson
City, Nevada CRR 3-2596

Mr. Carter,

In July and October, 2011, Gnomon, Inc. conducted a cultural resource inventory of the Bently Property
489 acres of private land located along the Carson River in Carson City, Nevada. In 2011 the Carson City
Open Space Program was awarded funds from the Southern Nevada Public Lands Management Act
(SNPLMA) to purchase the Bently Property, approximately 489 acres along the Carson River (APN 010-
011-24 and 010-011-25). Federal funding for the land acquisition constitutes and undertaking per
36CFR800.16(y) and as 2 result, a class III cultural resource inventory of the property was required in
order to comply with Section 106 of the National Historic Preservation Act.

Legal Description: (APN 010-011-24 and 010-011-25) SW¥% Section 5; El2, SEY%, Section 6;
Wi, NWY, Section 8; NE%, Section 7; SE%, NW%, Section 7 Township 15
North, Range 21 East NW, SW, and SE'/,s Sec. 30; SW'/, Sec. 29; N/, Sec.
31; and NW'/, Sec. 32; T.20N., R.21E.

USGS 7.5’ Quadrangle: New Empire 7.5 minute USGS guadrangle map, revised in 1994.

The project area was inventoried using 30 m pedestrian transects utilizing cardinal direction orientation
when possible or natural contours when needed. When cultural resources were encouatered, they were
photographed, described and recorded using g Trimble GeoXT 2005 GPS receiver. GPS files were
differentially corrected using the nearest local base provider, and then the data was cooverted to GIS
shapefiles projected to NAD83, UTM Zone 11. Due to steep slopes and safety concerns, pedestrian
inventory was limited to areas less than 30% slope. Visible features on slopes exceeding 30% were,
however, mapped and recorded (Map1).

As a result of the inventory, twenty-five previously recorded features associated with the V&T Railroad
were re-visited, one new V&T feature (219) was recorded, the Vivian (CrNv-03-1449/260r304) and
Santiago (CrNv-03-1457/260r305) mills were re-visited and descriptions updated, and one new site (B6),
a historic road with associated rock retaining walls, was recorded (see Table 1, Map 2). The road
alignment is depicted on an 1879 map of the Washoe District (Wheeler 1879).

National Register Eligibility determinations for associated V&T railroad features remain unchanged from
the earlier inventory (Zeier 2009). The V&T Railroad and contributing constructed features were
previously determined eligible under Criteria A, C and D (Zeier 2009). Feature 219 comprises 2 high



retaining wall and may be considered a contributing element to the Virginia and Truckee railroad (CrNv-
03-4412). An existing programmatic agreement between the Federal Highway Administration, Bureau of
Land Management, and the Nevada State Historic Preservation Office was signed to provide for treatment
of those resources during the course of the Virgima and Truckee Railroad Restoration Project (2006).
Zeier (2009) deferred eligibility determinations for the Carson River Mills pending more detailed
investigations.

The current investigation provides a more detailed assessment of the Vivian and Santiago Mills. Flooding
along the Carson River has destroyed much of the physical mill remains. In most cases, only mill races,
retaining walls and ore chutes remain. Extant features do retain integrity of association, setting and
feeling with mining and milling of the Comstock Lode. The Vivian and Santiago Mills may be considered
as contributing elements to the Virginia City National Register District under National Register Criterion

A.

William Sharon and the Union Mill and Mining Company purchased the Vivian Mill in 1870 and
operated it until the early 1890s. Sharon’s accomplishments are far ranging, he is best known for his role
in the construction of the Virginia and Truckee Railroad, his association with the Bank of California and
suspect mining interests. As a result the Vivian Mill site may be considered contributing elements of the
District under National Register Criterion B. Rock retaining walls and ditches are the only physical
remains of mill races at both the Vivian and Santiago Mills. Their construction, while not unique, is
characteristic of their type and method of construction. They contribute to the National Register District

under Criterion C.

The Virginia City National Register District is not listed as being significant under Criterion D. Never-
the-less, the sites within the project area can evaluated individually for their potential to address important
research questions. Flooding has destroyed much of the Santiago Mill site. Artifact concentrations and
constructed features are not apparent on the site surface and gravel/cobble bars suggest a high energy
environment capable of transporting sizeable artifacts down- stream. Archaeological information at the
Santiago Mill site is insufficient to address important research questions. The mill site does not meet
National Register significance under criterion D. The Santiago Dam keeper’s house was located on high
ground across the river from the mill site. Foundations are intact, and scattered artifacts are located
upslope from the foundations. Archaeological investigations in the vicinity of the dam keeper’s house
may address mportant research questions and should be considered eligible under Significance Criterion
D.

Several small, but intact archaeological features are present at the Vivian Mill. A series of dug-outs and
artifact scatters that include domestic debris are present at the base of the hill along the south edge of the
mill site. Archaeological investigations could address research questions pertaining to daily life at the mill
site. The Vivian Mill can be considered individually as a National Register property under Significance
Criterion D.

The remains of an historic road serving the Santiago and Vivian Mills and depicted on Wheeler's 1879
Map of the Washoe District comprise site B6. The road lies below the V&T grade and provided
additional access to Virginia City via Moundhouse for the Vivian, Santiago and Eureka Mills. The intact
walls and road segment can be considered a contributing element to the Virginia City National District
under Criterion C.

The Bently Property is proposed for purchase utilizing funds generated by the Southermn Nevada Public
Lands Management Act to provide for future improvements to facilitate and enhance the passive
recreation use of the property. The Commission for the Construction of the Virginia and Truckee Railway
proposes to extend the rail line across a portion of the project area as future funding allows. An existing




programumatic agreement provides for treatment of cultural resources associated with railroad
construction.

At the present time, it is envisioned that the public will continue to access the property thru the use of the
existing roads and the River. In the future Carson City will be providing, designated access points and
facilities for equestrian, pedestrian, cyclist and boaters users. This will be coordinated with the results of
the Phase 1 and 2 environmental reviews for the property.

Regional topography severely restricts future development to the more gently slopes of the river floodway
and to existing access roads. All of the significant cultural resources lie within that area and any
development may have an adverse effect on identified historic properties. Since specific trail plans and
river access plans have yet to be developed, project effects cannot be determined. In order to adequately
address project effects to cultural resources, it is recommended that the Bently property be included in a
programmatic agreement between Carson City, BLM and SHPO currently being prepared for the Silver
Saddle Ranch and Omnibus Public Lands Management Act of 2009 parcels. The agreement should be
consistent with the standards set forth in Section 106 of the National Historic Preservation Act of 1966 (as
amended 2006) and implemented under the existing Nevada State Protocol Agreement (2005). Concerned
Native American group should also be consulted to assure that traditional cultural properties and plant
gathering areas are addressed and treated in the programmatic agreement. Periodic monitoring and
implementation of a programmatic agreement will insure that the integrity and significance of National
Register eligible properties are retained.

Please contact me with any comments or questions you may have regarding the above project.

Thanks,

"‘—ﬁ\h

—

Michael Drews
Cultural Resource Project Manager

Attached: Map 1, Map 2 and Table 1




+| Baurce: New Emplre 7.5' (1977),
»| Datum: NADSJ .

TRS: 115N, R21E., 8ea. 7
Ropoet 2-2568
Author. Secemy Hall
Flold Date: 7/14r2011
= Loy ~

Legend
Slopes Label @
-040% [~ A Inventored 0 0.25 0.5 0.75 1 ] ) e ’
10-20% D Project Area e Miles

o <] L ne.
(B8] 2000w 0 0.5 1 15 2 = S

[ 3020% .
[ e Eaaae— e
B 0% Kilometers

P

Map 1. \nventoried Area and Slope within the Bently Property (APN 010-011-24 and 010-011-25).



Table 1, Sites Re-visited and Identified within the Bently Property.

Site /

Bently Property Stams
Fearure Land Proposed Treatment (V&ET; afisr Zuier
MNumber Status Description Theme National Register 2009))
Eligibility
175 Petvate | Terrace — Borrow V&T Not Contabuting Nore Unchanged
176 Private | Tetrace — Bomow Va&aT Not Contabuting None Unchanged
177 Prvate | Terrace — Borrow Va&T Not Contributing None Unchaoged
178 Prvate | Step Terrace V&T Not Contcibuting None Unchanged
179 Private | Step Terrace V&T Not Contributing None Unchanged
180 Mile Post Vé&T Mot Contrbuting Nowe Unchanged
181 Private | Retaining Wall V&T Coatributing Condiect Treatneent Unchanged
182 Private | Retaining Wall V&T Contributing Constrzet avmdanee fence and monstor Unchanged
183 Povate | Retaining Wall V&T Contributing Clontiruet avpidance fence and monstor Usnichanged
184 Prvate | Retaining Wal V&T Contributing Construst avoidanse fenee and monttor Unchanged
185 Private | Teerace V&T Contobuting None, no ingpact Unchanged
186 Privite | Waste Rock V&T Contdbuting Construct avgidance fence and monitor Unchanged
187 Frivate | Shoo-fly Road VaT Contdbuting Consiritst avoidance fence and mondt Unchanged
138 Pavate | Road Milling May contrbuie to mill Construct avoidance fence and monitor Unchanged
cligbility
189 Prvate | Ditch V&T Contabuting Construct avoidanie fence and monitor Unchanged
190 Private | Waste Rock Va&T Contributing Conitruct avoidance femce and monitor Uschanged




Site /

Bently Property Statws
Feature Land Proposed Treatment (V&T; afier Zeier
Number Status Description Theme National Register 2009))
Eligibility
91 Privare | Waste Rock V&T Contdbutng Construct owaidanse foner and moniter Unchanged
192 Privare | Retaining Wall V&T Contributing Constinet avoidance fenes and monitor Unchanged
193 Private | Mile Post V&T Not Comisibuting None Unchanged
194 Pdvate | Retaining Wall V&T Contsbuting Construet avordanee ferge and monitor Unchanged
195 Private | Culvert V&T Uncvalaated Meonitar Constricton Unchanged
196 Private | Terrace — Borrow V&T Not Conttbuting Neong Unchanged
197 Prrvate | Retaining Wall V&T Contribuong Congtriet avoidance fenge and monitor Unchanged
198 Private | Retaining wall V&T Conrmbubng Constriet avoidanee fenes and monitor Unchanged
199 Private | Waste Rock V&T Contributing Nowe, wo impast Unchanged
03-1449 Privare | Vivian Mill Ore Bin. Vivian Milling Virgioda City NR Histodc | Construst avoidmice fince for Retaining Wall and | Ore Bin Unchanged, Update
Mill site District Contributog mioniter site record to include milf site
260304 Element and associted features
03-1457 Private | Santiago Mill Retaining Walt Milling Virginia City NR Historic | Comsiruct avoidance fence for Rataining Wall ard | Retaining Wall and Ruck
and Structutes. Santiago Mill District Contributing Stractures; monitor Structure unchanged. Update
260r305 Site including BY (Tam Element site record to include mill site
Kevper Housc) and zssociated featuces
219 Pdvate | Retaining Wall V&T Contributing V&T New Feature, Update V&T
Railroad Site Recotd
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NEVADA E DIVISION or
ENVIRONMENTAL PROTELCTION

protecting the future for generations

November {8, 201 |

Juan F. Guzman

STATE OF NEVADA

Department of Conservation & Natural Resources

DIVISION OF ENVIRONMENTAL PROTECTION

Open Space / Property Manager
Carson City Parks and Recreation Department

3303 Butti Way, #9

Carson City, NV 89701

Subject:

Sampling and Analysis Results Concurrence

Carson River Bently Property Acquisition
Carson and Lyon County, Nevada

Dear Mr. Guzman;

Attachment G

Brian Sandoval, Governor
teo M. Drozdoff, PE, Director

Coleen Cripps, Ph.D., Administrator

The Nevada Division of Environmental Protection (NDEP) has reviewed the November {6, 2011
Bently Property-Results of Phase [ Soil Sampling memorandum report prepared by Resource
Concepts, Inc. (RCI) on behalf of the Carson Cily Parks and Recreation Department. NDEP
acknowledges the site assessment work that was completed in accordance with the approved
sampling and analysis plan and concurs with the determination that arsenic. lead and mercury
results from the areas sampled are below commercial screening/action levels developed for the

Carson River Mercury Superfund Site.

If you have any questions or concerns regarding this letter, please contact the undersigned at
775-687-9381 or via email at jrcollins@ndep.nv gov.

Sincerely,

Superfutrd Branch Manager
Bureau of Corrective Actions

cc: Robin Eppard. Resource Concepts, Inc., 340 N. Minnesota Street, Carson City, NV 89703

t%v 901 S Stewart Streee. Suite 400) « Carson Ciry, Nevada 89701 o pi 775 6B7.4670 « T775.687.5836 « ndepavgoy .o ok

PINEE L recyrTied page”



Attachment H

‘—————— ENGINEERING < SURVEYING < RESOURCE & ENVIRONMENTAL SERVICES

= | RESOURCE CONCEPTS, INC.

340 N. Minnesota St. » Carson City, NV 89703-4152 « (775) 883-1600 » Fax- (775) 883-1656
212 Elks Point Rd. Suite 443 « Zephyr Cove, NV 89448 » (775) 588-7500 = Fax. (775) 589-6333

Wy, rel-nv,. com.

Memorandum
DATE: November 17, 2011
TO: Jugn F. Guzman, Carson City Parks & Recreation
FROM: Robin Anne Eppard, CEM #1427, exp 8Mar2013

PROJECT: Carson City Parks & Recreation (06191.4)

SUBJECT:  Bently Property — Phase 1 & I Environmental Site Assessment

Attached is a draft Executive Summary of the Phase 1 & II Environmental Site Assessment for
the Bently Property. RCI is awaiting a response from NDEP regarding the results and
conclusions of the soil sampling, as well as responses to User Questionnaires from The Bently
Family Trust and the V&T Railroad Recreation Commission.

40CFR312
“I declare that, to the best of my professional knowledge and belief, I meet the definition of

Environmental Professional as defined in Sec. 312.10 of this part” and “I have the specific
qualifications based on education, training, and experience to assess a property of the nature,
history, and setting of the subject property. I have developed and performed the all appropriate
inquiries in conformance with the standards and practices set forth in 40 CFR Part 312.”

LCB FILE NO. R016-96
I hereby certify that | am responsible for the services described in this document and for the

preparation of this document, The services described in this document have been provided in a
manner consisten with the current standards of the profession and to the best of my Imowledge
comply with all applicable federal, state and local regulations and ordinances.

Phase [ & [I Environmental Site Assessment — Bently Property - DRAFT

Robin Anne Eppard
Certified Environmental Manager (#1427)
Expires: March 8, 2013

¥

Executive Summary — DRAFT Resource Concepts, Inc.
Phase 1 & II Environmental Site Assessment
Bently Property



EXECUTIVE SUMMARY - DRAFT
BENTLY PROPERTY — PHASE I & I ENVIRONMENTAL SITE ASSESSMENT

This Phagse I ESA was conducted m accordance with ASTM Standard Practice 1527-05 for
approximately 470 acres of land along the north and south sides of the Carson River near the
Lyon County line. The Properties are identified by Assessor Parcel Numbers 010-011-24 and
010-011-25 and are referred to as the Property in this report. The Property is characterized by a
variety of topographic relief, including ephemeral and perennial drainages, steep escarpments,
and relatively flat areas along the edge of the Carson River. The elevation across the Property
ranges from approximately 4600-5,000+ feet above mean sea level. Vegetation consists of
sparse pinyon-juniper woodlands away from the river, cottonwood and willow along the river’s
edge, sagebrush, bitterbrush, desert peach, Mormon tea, and various seasonal grasses and weeds
from river’s edge to the property boundaries.

The Property lies within the Carson River Mercury Site (CRMS), a federally listed Superfund
site due to historic mining practices. One historic mill site (Copper Canyon) is located just
upstream of the western Property boundary; two historic mill sites are located within the
Property boundaries (Vivian Mill and Santiago Mill). The Copper Canyon and Santiago Mill
sites are located on the northem parcel, while the Vivian mill site is located on the southem
parcel.

Adjoining properties may be described as follows:
o North —undeveloped land and the Ormsby Sanitary Landfill;
s East —undeveloped land;
¢ South — Reservoir and undeveloped land; and
o West —undeveloped land.

The Property is currently used by recreationalists for activities that include shooting, camping,
picnicing, hiking, bike riding, river rafting, and sightseecing. The use of the area is generally
unregulated and has lead to its use as a disposal site for vehicles, drums, and household debris.
Carson City has begun to work on minimizing the amount of camping and dumping that occurs
in this comridor.

The V&T Railroad Recreation Commission is proposing an extension of the railway
reconstruction project through the Property. This reconstructed railway is for tourism and

education.

The CRMS is managed under a “Long-Term Sampling and Response Plan™ (LTSRP) being
developed by the Nevada Division of Environmental Protecion (NDEP) and the U.S.
Environmenta] Protection Agency (EPA). This plan allows for development within the CRMS in
a manner that is protective of human health. Since this report documents a property transfer
without development, full compliance with the LTSRP is not required. If at some point in the
future Carson City develops plans for day picnic areas, formal raft take-out and put-in areas or
other site development, additional sampling consistent with the LTSRP will be coordinated

through NDEP.

Executive Summary — DRAFT Resource Concepts, Inc.
Phase I & II Environmental Site Assessment
Bently Property



Phase II soil sampling was conducted at representative picnic, roadway, and areas of interest in
order to determine what levels of arsenic, lead, and mercury might be. The results indicated that
none of the samples collected were above the health based risk level established by EPA and
enforced by NDEP. Continued use of this area for passive recreational purposes should be
possible and protective of human health. Confirmation of this finding is pending a response

from NDEP.

The reach of the Carson River is used as a dumping ground for drums, vehicles, and household
debris. Carson City has begun to conduct clean-up efforts in an effort to curb this activity.

This report concludes the following:

e A portion of the Property is located with the Carson River Mercury Site, a Federally
listed Superfund site due to historic impacts of processing ore from the Comstock Lode.
Potential contaminants of concem include mercury, arsenic, and lead in soils in areas
used for recreation. Property located within a Superfund site constitutes a REC,
however, compliance with existing decisions by EPA and NDEP and the LTSRP should
allow for continued use of the Property for existing recreational purposes.

* Onpgoing public dumping of vehicles, drums, or household waste has been noted by
Carson City Parks and Recreation, as well as by the environmental professional who
conducted this report provides an ongoing threat of RECs. Continued supervision and
response by Carson City will help to minimize the long-term effects of the dumping.
By making this reach of the Carson River more high profile, public dumping should
reduce and hopefully be eliminated altogether.

Executive Summary - DRAFT Resource Concepts, Inc.
Phase I & II Environmental Site Assessment
Bently Property



TABLE B
SUMMARY OF ANALYTICAL DATA
BENTLY PROPERTY, CARSON CITY, NEVADA

Arsenic Lead | Mercury Area Use Type
Sampie ID (we/Kp) | (mp/Kg) | (mg/Kp) Comments
Health Baged Limit 32 800 300 P S
VMSM-1 <l.§ 21 0.52 | Picnic/campground | fire ring
VMSM-2 <7.5 27 0.49 | Picnic/campground fire nng
VMSM:2(dup) <7.5 19 0.66 | Picnic/campground QA/QC
VMSM-2(rep) <l.5 45 0.45 | Picnic/campground QA/QC
VMSM-3 <1.5 24 032 Dirnt Road
VMSM-4 <7.5 21 5.3 Area of Interest Viewpoint of historical stucture
YMSM-S <1.5 9.6 0.60 Picnic/campground
VMSM-6 <1.5 47 0.20 | Picnic/campground
VMSM-7 7.1 630 36 | Picmic/campground
VMSM-8 <1.4 45 23 Dirt Rosd
Tailings-like soil in cut bank of
VMSM-GRAB 12 280 92 Area of Interest msmﬁ?;vmr conveyance stmachure
CCLC-1 32 4] 10 | Picnic/campground
CCLC-2 5.0 110 37 | Picnic/campground
CCLC3 <L.5 12 54 Dint Road
CCLC4 <7.5 13 1.2 Picnic/campground
CCLC-Background <1.5 0.8 0.3) Dirt Road QA/QC
CCLC-Whito <).5 4.5 0.36 Area of Interest White crust along river's edge

The analytical data (Appendix D) was compared to health based risk levels established by
NDEP. All samples were below the health based risk levels suggesting that continued use for
daily recreation is suitable. This finding is consistent with EPA’s Record of Decision regarding

this reach of the Carson River.

Executive Summary — DRAFT
Phase I & II Environmental Site Assessment

Bently Property

Resource Concepts, Inc.



Photoplate 1 — Overview

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-011-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections 5, 6, 7, and 8§

: View of upstream end of
' Property. Note steep
slopes along niver’s edge.
f;. R
JE
AP
T ~
View along river within
Property boundary R g s
View of Santiago Mill
picnic area
View downstream of
Santiago Mill picnic area
towards Lyon County line.
Executive Summary — DRAFT Resource Concepts, Inc.

Phase I & 11 Environmental Site Assessment
Bently Property



Photoplate 1 — Overview, continued

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-0)1-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections 5, 6, 7, and 8

: -
View of downstream end
of Property.
i
View of Santiago Mill
picnic are. ;
1 i e

View of Santiago Mill
picnic area

View of river from railroad

grade.

Executive Summary — DRAFT Resource Concepts, Inc.
Phase I & 11 Environmental Site Assessment
Bently Property



Photoplate 2 — Rafting Opportunities

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-011-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections $, 6, 7, and 8

View of typical river bank

i along Carson River in area
of Property.
i
Possible rafting take out
area near Vivian Mill.

Possible rafhing take out
area near Santiago Mall.

Executive Summary — DRAFT Resource Concepts, Inc.

Phase I & II Environmental Site Assessment
Bently Property



Photoplate 3 — Picnic Opportunities

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-011-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections 5, 6, 7, and 8

Picnic area near Santiago
MilL

Picnic area between
Vivian and Santiago Mil!
sites.

Picnic area near Vivian
Mill

Executive Summary — DRAFT Resource Concepfs, Inc.
Phase I & IT Environmental Site Assessment
Bently Property



Photoplate 4 — Evidence of Waste Dumping

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-011-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections 5, 6, 7, and 8

Waste pile near Lyon
County line.

Typical waste tire release.

Typical evidence of area
being used for target
practice.

Typical evidence of
vehicle dumping.

Executive Summary —- DRAFT Resource Concepts, Inc.
Phase I & II Environmental Site Assessment
Bently Property



Photoplate S — Sampling Efforts

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-011-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections 5, 6, 7, and 8

Collection of discrete
sample for compositing at
CCLC-1.

Sampling along roadway
near Lyon County fine.

Collection of GPS
coordinates near Santiago
Mill.

Executive Summary — DRAFT Resource Concepts, Inc.
Phase I & I} Environmental Site Assessment
Bently Property



Vicinjty Map

Bently Properties, Carson City, Nevada

Carson City Assessor Parcel Nos. 010-011-24 and 010-011-25
Township 15 North, Range 21 East, Portions of Sections 5, 6, 7, and 8

Project area generally encircled with blue line.

Phase 1 & I Environmental Site Assessment
Bently Properties
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ANTHONY J. WREN AND ASSOCIATES

REAL PROPERTY CONSULTANTS

Tony Wren MAI, SRA P.O. BOX 20867 Susan A. Wren
CERTIFIED GENERAL APPRAISER Reno, Nevada 89515 CERTIFIED RESIDENTIAL APPRAISER
TWRENMAISRA@AOL.COM Phone (775) 329-4221 SAW12345@A0L.COM

Fax (775) 329-5382

12-28-2011
VIA E-Mail, jguzman@carson.org
Mr. Juan Guzman
Open Space Manager
Carson City Parks & Recreation Department
3303 Butti Way
Carson City, Nevada 89701

Re: A review of 3 addendums addressing 470 acres of unimproved land located
along the Carson River, south of Mound House in Carson City, Nevada
Owner: Bently Family Limited Family Partnership

Dear Mr. Guzman:

At your request | have completed a review of three addendums that have been
completed by Lyn C. Norberg, MAI, Nevada Certified General Appraiser, License
Number A.0000268.CG.

The analysis and conclusions in the addendums are considered appropriate and
reasonable given the data and analysis presented. Further, it is this reviewer’s opinion
that the value opinions stated in the report under review were developed in compliance
with the Rules and Requirements of Standard Rules 1 and 2 of USPAP, as well as the
requirements of the Uniform Appraisal Standards for Federal Land Acquisitions (Yellow
Book). It is my opinion that the conclusions as reported in the addendums are supported

and do appear to be reasonable.

Sincerely,

ey

Anthony J. Wren, MAI, SRA
Certified General Appraiser #A.0000090-CG

APPRAISAL e HIGHEST AND BEST USE STUDIES ¢ MARKET ANALYSIS




/.. Buyer's-Estimated Closing Statemeént - " -
' Nlorthlern Nevada Title Company' ' . -
307 W Winnie Lane, Sulte 1

Carson City, NV 85703
Phone: (775)883-76§13 Fax: (775)887-5065

Date: 12/28/11 Time;: 10:13:15AM Eserow no.: 1097547-LI
Close of gscrow: 01/31/12 Escrow officer; Lanstie lnman
Buyer; Carson City, a consolidaled municipality of the State of Nevada
Seller: V& T Raliway
Property location: vacant 1angd
Carson Clty, NV

Buyer
Debit Credit

Financial Consideration

Contract sales price 1,380,696 00

PTNA Grant 513,5800.00

Proratlons/Adjustments

Tax Pro-Ration APN #010-011-25 92,87
01/01/12 - 04/01/12

County taxes 88.99
01/31/12 -04/01/12

Escrow Charges

Setilement or closing fee to Northemn Nevada Tile Company 1,300 00

Thtle Charges

Title secvices and lender's ttle insurance to Norihern Nevada Title Company

Policies issued:

Owners Policy
Coverage: 1,3980,698.00

Recording Charges
Goveramenl recording charges to Nonthern Nevada Title Company 150.00
Transfer taxes to Northern Nevada Title Company 5,424.80
1,397,732.56 513,800.00
883,832.56
_1,397,732.58 1,397,732.56

Subtatals
Balance Due FROM Buyer

TOTALS

Buver

Carson City, a consolidated municipality of the
State of Nevada

BY

Northem Nevada Title Company
Settlement Agent

Printed on 12/26/11 21 10.13 15AM by flaman 1Q97B47-L14%
Page (of 1





