Carson City Board of Supervisors
Agenda Report

Date Submitted: September 6, 2012 Agenda Date Requested: September 20, 2012
Time Requested: 10 minutes
To: Mayor and Supervisors

From: Public Works

Subject Title: For Possible Action; To approve and authorize the Mayor to sign an agreement by and
between WILLIAM BURNAUGH TRUST, DATED OCTOBER 9, 2008 and CARSON CITY for Burnaugh to
acqguire permanent easements on City property located adjacent to Capitol City Loans at £951 Highway
50 East, APN 008-523-09, for a purchase price of $30,000.00. (Jeff Sharp)

Staff Summary: Burnaugh has existing improvements along the frontage of Highway 50 East that
encroach onto property formerly owned by BLM and now owned by Carson City through the Lands Bill,
The easements are necessary to provide Burnaugh with legal access and drainage from Highway 50 East
as well as to allow existing parking, signage, vehicle display area and building improvements to remain,
Burnaugh was permitted to construct the existing improvements and paid property taxes for years on
property along Highway 50 East that was thought to be owned by Burnaugh but actually owned by BLM,
and now owned by Carson City. Burnaugh's acquisition of permanent easements will legitimize the
existing Improvements. The $30,000 purchase price is based on an appraisal by Johnson Perkins.

Type of Action Requested:  (check one)

{ ¥ Resolution ( ) Ordinance

{__X ) Formal Action/Mation ( } Other (Specify)
Does This Action Require A Business Impact Statement: (__ ) Yes { X_) No
Recommended Board Action: | move to approve and authorize the Mayor to sign an agreement by and
between WILLIAM BURNAUGH TRUST, DATED OCTOBER 9, 2008 and CARSCN CITY for Burnaugh to
acquire permanent easements on City property located adjacent to Capitel City Loans at 5951 Highway
50 East, APN 008-523-08, for a purchase price of $30,000.00.
Explanation for Recommended Board Action: See Staff Summary above.
Applicable Statute, Code, Policy, Rule or Regulation: N/A
Fiscal Impact: None

Explanation of Impact. Burnaugh will pay $30,000 for the easements. The City is required to relinguish
the proceeds to BLM since the land was acquired through the Lands Bill.

Funding Source: N/A
Alternatives: Do not approve the Agreement.
Supporting Material: Agreement with Exhibits. Appraisal doecuments by Johnson Perkins.

Prepared By: Jeff Sharp, City Engineer



Board Action Report

Easements for
Burnaugh
Page 2
Reviewed By%%w Date: } It}l"!m-
Ublic Workg Director)
Date: 5\/// 5//// -
(City Manager)
}\)W Q@_Q/yﬁv Date: Q/[I/l“a-
(Finance Directdf)
Date: 7/// /2
VA4
Board Action Taken:
Aye/Nay
Motion: 1)
2)
3)
4)
5}

{Vote Recorded By)



APN 008-523-08, 09, 10

AFTER RECORDING RETURN TO:

JEFF SHARP

CARSON CITY PUBLIC WORKS
3505 BUTTI WAY

CARSON CITY, NV 89701-3498

AGREEMENT

THIS AGREEMENT, made this day of , 20,
between WILLIAM BURNAUGH TRUST, DATED OCTOBER 9, 2008, hereinafter
called BURNAUGH, and CARSON CITY, NEVADA, A CONSOLIDATED
MUNICIPALITY, hereinafter called the CITY,

WITNESSETH:

1. BURNAUGH, in consideration of the promises and covenants of the
CITY hereinafter set forth, agrees as follows:

(a) To pay the CITY $30,000.00 for acquisition of easements for
existing improvements located on property owned by the CITY as
hereinafter described.

(b)  To the fullest extent permitted by law, BURNAUGH shall
indemnify, hold harmless and defend, not excluding the CITY’s right to
participate, the CITY from and against all liability, claims, actions,
damages, losses, and expenses, including, without limitation, reasonable
attorneys’ fees and costs, arising out of any alleged negligent or willful
acts or omissions of BURNAUGH, their officers, employees and/or agents
arising out of performance of the AGREEMENT. Such obligation shall not
be construed to negate, abridge, or otherwise reduce any other right or
obligation of indemnity which would otherwise exist as o any party or
person described herein. This Indemnification obligation is conditioned
upon receipt of written notice by the indemnifying party within thirty (30)
days of the indemnified party's notice of actual or pending claim or cause
of action. The indemnifying party shall not be liable to hold harmless any
attorneys’ fees and costs for the indemnified party’s chosen right to
participate with legal counsel.
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2. The CITY, in consideration of the promises and covenants of
Burnaugh hereinabove set forth, agrees as follows:

(a) To convey a permanent Access and Drainage Easement No.
"1 upon, over and across the subject property (APN 008-523-09) to
BURNAUGH, its assigns; said easement situate, lying and being in
Carson City, State of Nevada, and more particularly described in
EXHIBITS “A” and “B” attached hereto and made a part hereof.

(b}  To convey a permanent Access and Drainage Easement No.
2 upon, over and across the subject property (APN 008-523-09) to
BURNAUGH, its assigns; said easement situate, lying and being in
Carson City, State of Nevada, and more particularly described in
EXHIBITS “C” and “D” attached hereto and made a part hereof.

(¢)  To convey a permanent Building Easement upon, over and
across the subject property (APN 008-523-09) to BURNAUGH, its
assigns; said easement situate, lying and being in Carson City, State of
Nevada, and more particularly described in EXHIBITS “E” and “F”
attached hereto and made a part hereof.

(d) To convey a permanent Parking Easement upon, over and
across the subject property (APN 008-523-09) to BURNAUGH, its
assigns; said easement situate, lying and being in Carson City, State of
Nevada, and more particularly described in EXHIBITS “G” and “H”
attached hereto and made a part hereof.

(e) To convey a permanent Sign and Exhibit Easement upon,
over and across the subject property (APN 008-523-09) to BURNAUGH,
its assigns; said easement situate, lying and being in Carson City, State of
Nevada, and more particularly described in EXHIBITS “J” and “K” attached
hereto and made a part hereof,

()  To the fullest extent permitted by law, the CITY shall
indemnify, hold harmless and defend, not excluding BURNAUGH's right to
participate, BURNAUGH from and against ali liability, claims, actions,
damages, losses, and expenses, including, without limitation, reasonable
attorneys’ fees and costs, arising out of any alleged negligent or willful
acts or omissions of the CITY, their officers, employees and/or agents
arising out of performance of the AGREEMENT. Such obligation shall not
be construed to negate, abridge, or otherwise reduce any other right or
obligation of indemnity which would otherwise exist as to any party or
person described herein. This Indemnification obligation is conditioned
upon receipt of written notice by the indemnifying party within thirty (30)
days of the indemnified party’s notice of actual or pending claim or cause
of action. The indemnifying party shall not be liable to hold harmless any
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attorneys’ fees and costs for the indemnified party’s chosen right to
participate with legal counsel.

3. It is mutually agreed and understood by BURNAUGH and the CITY
as follows:

(a) If BURNAUGH or the CITY fails, neglects, or refuses to do or
perform any act or thing herein covenanted and agreed to be done or
performed, such failure, neglect, or refusal will constitute a default breach
of this agreement.

(b}  The illegality or invalidity of any provision or portion of this
agreement shall not affect the validity of any remaining provision.

(¢)  The laws of the State of Nevada shall be applied in
interpreting and construing this agreement.

(d) This AGREEMENT shall constitute the entire contract
between the parties hereto, and no modification hereof shall be binding
unless endorsed hereon in writing.

(e)  All covenants and agreement herein contained shall extend
to and be obligatory upon the heirs, executors, administrators, successors
and assigns, as the case may be, of the respective parties.

H The regulations pertaining to nondiscrimination and Title VI
of the Civil Rights Act of 1964, as contained in Title 23, Code of Federal
Regulations Part 200, and Title 49, Code of Federal Regulations Part 21,
are hereby incorporated by reference and made a part of this agreement.
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IN WITNESS WHEREOF the parties hereto have executed this agreement
the day and year first above written.

WILLIAM BURNAUGH TRUST, DATED OCTOBER 9, 2008

By: M’” . Q‘* (P" [ ¢
Date

1010 . B oA B4

M exwnen [ Feos fee
itle
state oF NVt )

county oF { £SeN )
' ‘ume t was ﬁWad before me onSQJ‘D'\' (Q:m ,

L

2 for WILLIAM BURNAUGH
OCTOBER 8, 2008.
Z P CHARLOTTE NORDWAN
NOTARY PUBLIC T
CITY:

REVIEWED AND RECOMMENDED BY:

Jeff Sharp, P.E., City Engineer Date
APPROVED FOR LEGALITY AND FORM:

Carson City District Attorney Date
Robert Crowell, Mayor Date
ATTEST:

Alan Glover, Clerk-Recorder Date
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TRI STATE SURVEYING, LTD.
425 East Long Street
Carson City, Nevada 89706
Telephone (775) 887-9911 ¢ FAX (775) 887-9915
Toll Free: 1-800-411-3752

Land Information Sofutions

Job No. 09004.07.CM

EXHIBIT “A”
Access and Drainage Fasement No. 1

An Fasement, situate within a portion of the Southeast 1/4 of Section 2, Township 15 North,
Range 20 East, M.D.M., Carson City, State of Nevada, being more particularly described as
follows:

BEGINNING at a point on the North line of Parcel B of that Parcel Map for LI Dossey Jr. and
Edward R, Weninger recorded on January 25™ 1980 in Book 3, Page 798 as File No. 93910 in
the Offictal Records of Carson City, NV, ﬁom which the Northeast corner of said Parcel bears
South 89°16°46™ East, 139.92 feet;

THENCE from the POINT OF BEGINNING, along said North line, North 89°16°46” West,
42.19;

THENCE departing said North line, North 27°27°12” West, 41.32 feet;

THENCE South 62°32°48> West, 77.14 feet to a point on said North line of Parcel B;

THENCE along said North line, North 89°16°46” West, 31.77 feet;

THENCE departing said Notth line, North 62°32°48” East, 77.27 feet;

THENCE North 27°27°12” West, 63.97 feet to a point on the Southerly right-of-way line of U.S.
Highway 50;

THENCE along said Southerly right-of-way line, North 62°30°37” East, 28.28 feet;

THENCE departing said Southerly right-of-way line, South 36°09°32” East, 74.92 feet to the
beginning of a non-tangent 20.00 foot radius curve, from which a radial line bears South
28°56°34” East;

THENCE 31.92 feet along said curve, through a central angle 0 91°25°47”;

THENCE South 85°53'28” East, 11.92 feet;

THENCE South 20°00°23” East, 40.29 feet to the POINT OF BEGINNING;

Contains 5614 square feet, more or less.

The basis of bearings for this description is North 89°16°46” West, being the bearing of the
North line of Parcel B of the above-mentioned Parcel Map for LT Dossey Jr. and Edward R.
Weninger.




Prepared by:
TRI STATE SURVEYING, LTD,
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TRI STATE SURVEYING, LTD.
425 East Long Street
Carson City, Nevada 89706
Telephone (775) 887-9911 ¢ FAX (775) 887-9915
Toll Free: 1-800-411-3752

Land Tnformation Selutions

Job No. 09004.07.CM

EXHIBIT “C”
Access and Drainage Easement No. 2

An Easement, situate within a portion of the Southeast 1/4 of Section 2, Township 15 North,
Range 20 East, M.D.M., Carson City, State of Nevada, being more particularly described as
follows:

BEGINNING at a point on the North line of Parcel B of that Parcel Map for L] Dossey Jr. and
Edward R. Weninger recorded on January 25™, 1980 in Book 3, Page 798 as File No. 93910 in
the Official Records of Carson City, NV, from which the Northeast corner of said parcel bears
South 89°16°46” East, 312.48 feet; ‘
THENCE from the POINT OF BEGINNING, along said Notth line, North §9°16°46” West,
31.86;

THENCE departing said North line, North 27°45°37” West, 43.62 feet to a point on the
Southerly right-of-way line of U.S. Highway 50;

THENCE along said Southerly right-of-way line, North 62°30°37” East, 28.00 feet;

THENCE departing said Southerly right-of-way line, South 27°45°37” East, 58.68 feet to the
POINT OF BEGINNING.

Contains 1432 square feet, more or less.

The basis of bearings for this description is North 89°16°46” West, being the bearing of the
North line of Parcel B of the above-mentioned Parcel Map for L} Dossey Jr. and Edward R.
Weninger.

Prepared by:
TRI STATE SURVEYING, LTD.

Charles Ken Iwamura, P.L.S,
Nevada Certificate No, 12991
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TRI STATE SURVEYING, LTD.
425 East Long Street
Carson City, Nevada 89706
Telephone (775} 887-9911 ¢ FAX (775) 887-9915
Toll Free: 1-800-411-3752

Land Infovmation Selutions

Job No. 09004.07.CM

EXHIBIT “E”
Building Easement

An Easement, situate within a portion of the Southeast 1/4 of Section 2, Township 15 North,
Range 20 East, M.D.M., Carson City, State of Nevada, being more particularly described as
follows:

BEGINNING at a point on the North line of Parcel B of that Parcel Map for LI Dossey Jr. and
Edward R. Weninger recorded on January 25% 1980 in Book 3, Page 798 as File No. 93910 in
the Official Records of Carson City, NV, from which the Northeast corner of said parcel bears
South §9°16°46™ East, 182,12 feet; ‘

THENCE from the POINT OF BEGINNING, along said North line, North 89°16°46” West,
45,15 fect;

THENCE departing said line, North 62°32°48” East, 39.80 feet;

THENCE South 27°27°12” East, 21.32 feet to the POINT OF BEGINNING.

Contains 424 square feet, more or less.

The basis of bearings for this description is North 89°16°46” West, being the bearing of the
North line of Parcel B of the above-mentioned Parcel Map for LJ Dossey Jr. and Edward R.
Weninger.

Prepared by:
TRI STATE SURVEYING, L.TD.
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TRI STATE SURVEYING, LTD.

425 East Long Street
Carson City, Nevada 89706
Telephone (775) 887-9911 ¢ FAX (775) 887-9915
Toll Free: 1-800-411-3752

Land Tnfoumation Sebutions

Job No. 09004.07.CM

EXHIBIT “G”
Parking Easement

An Easement, situate within a portion of the Southeast 1/4 of Section 2, Township 15 North,
Range 20 East, M.D.M., Carson City, State of Nevada, being more particularly described as
follows:

BEGINNING at a point on the North line of Parcel B of that Parcel Map for LI Dossey Jr. and

Edward R. Weninger recorded on January 25", 1980 in Book 3, Page 798 as File No. 93910 in’
the Official Records of Carson City, NV, from which the Northeast corner of said parcel bears

South 89°16°46” East, 227.27 feet;

THENCE from the POINT OF BEGINNING, along satd North line, North 89°16°46” West,

42.36 feet;

THENCE departing said North line, North 62°32°48” East, 77.14 feet;

THENCE South 27°27°12” East, 20.00 feet;

THENCE South 62°32°48” West, 39.80 feet to the POINT OF BEGINNING.

Contains 1169 square feet, more or less.

The basis of bearings for this description is North 89°16°46” West, being the bearing of the
North line of Parcel B of the above-mentioned Parcel Map for LT Dossey Jr. and Edward R.
Weninger,

Prepared by:
TRI STATE SURVEYING, LTD.

Charles Ken Iwamura, P.L.S.
Nevada Certificate No. 12991
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TRI STATE SURVEYING, LTD.
425 East Long Street
Carson City, Nevada 89706
Telephone (775) 887-9911 ¢ FAX (775) 887-9915.
Toll Free: 1-800-411-3752

Land Tnfornation Selutions

Job No. 09004.07.CM

EXHIBIT “J”
Sign and Exhibit Easement

An Easement, situate within a portion of the Southeast 1/4 of Section 2, Township 15 North,
Range 20 East, M.D.M., Carson City, State of Nevada, being more particularly described as
follows:

BEGINNING at a point on the North line of Parcel B of that Parcel Map for L] Dossey Jr. and
Edward R. Weninger recorded on January 25" 1980 in Book 3, Page 798 as File No. 93910 in
the Official Records of Carson City, NV, from which the Northeast corner of said parcel bears
South 89°16°46 East, 301.40 feet;

THENCE from the POINT OF BEGINNING, along said North line, North 89°16°46” West,
11.08;

THENCE departing said North line, North 27°45°37” West, 58.68 feet to a point on the
Southerly right-of~way line of U.S. Highway 50;

THENCE along said Southerly right-of-way line, North 62°30°37” East, 87.35 feet;

THENCE departing said Southerly right-of-way line, South 27°27°12” East, 63.97 feet;
THENCE South 62°32°48” West, 77.27 feet to the POINT OF BEGINNING;

Contains 5555 square feet, more or less.
The basis of bearings for this description is North 8§9°16°46” West, being the bearing of the

North line of Parcel B of the above-mentioned Parcel Map for L. Dossey Jr, and Edward R,
Weninger.
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TRI STATE SURVEYING, L'TD.

4-25-12
Charles Ken Iwamura, P.L.S.
Nevada Certificate No. 12991




foo

L
f Pes AT comem o
.40 N OF
N89’i§'45"w PARCEL B
11.08 PER P.M, 798
au BURNAUGH, WILLIAM
RE%OCEELE TRUST
TRUST PARCEL B
A’ o
y 81 .
EXHIBIT “K” S TRI STATE SURVEYING, LTD

A PORTION OF THE SE 1/4 OF

SECTION 2, T.15 N, R. 20 E.,

M.D.M.
CARSON CITY  NEVADA

g 425 E. Long Street
Carson City, Nevada 89706
{(779) BB7-8911

%" % FAX: (775) 887-9915
Land Information Solulions JN 09004.07.CM J




JOHNSON~PERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

Main Office: 295 Holcomb Avenue, Suite 1 = Reno, Nevada 85502 m Telephone (775) 322-1155
Lake Tahoe Cffice: BO. Box 11430 & Zephyr Cove, Nevada 89448 m Telephone (775) 588-4787
FAX: Main Office (775) 322-1156 w Lake Tahoe Office (775) 588-8293
E-mail: jpareno@johnsenperkins.com m jpatahoe @johnsonperkins.com

Stephen R, Johnson, MAL SREA Karen K. Sanders
Reese Perkins, MAIL SRA Gregory D. Ruzzine
Cynthia Johnson, sga Chad Gerken

Cindy Lund Fogel, Ma1
Scott Q. Griffin, Mal
Daniel B. Qaks, Mal
Benjamin (). Johnson, Mal

August 31, 2012

Mr. Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department
3303 Butti Way, Building 9

Carson City, Nevada 89701

Re:  Update Valuation of Proposed Easements/U.S. Highway 50 East and Sheep Drive
(Asphalt Drive), Carson City, Nevada

Dear Mr, Guzman:

This is in response to your request for an updated valuation of the proposed easements
which are planned to be placed on the property situated on the southwest corner of 1.8,
Highway 50 and Sheep Drive (Asphalt Drive), Carson City, Nevada. The subject property is
identified as Carson City Assessor’s Parcel Number 008-523-09 and is owned by Carson City.
The subject site contains a total land area of 44,627+ square feet or 1.0245+ acres of land
arca. Although there are a number of existing easements encumbering the subject property,
Carson City is currently considering granting additional easements which will further
encumber the subject property. The proposed easements include a Building Easement,
Parking Easement, a Display and Sign Easement, and an Access and Drainage Easement.

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property. We subsequently conducted an updated appraisal with an
effective date of valuation of August 23, 2012. These appraisals addressed the subject
property as encumbered by the existing easements. Based upon the analysis set forth in the
updated appraisal, the Market Value of the subject property, in its “as-is” condition as of
August 23, 2012, was estimated fo be $145,000. It is noted that the Market Value conclusions
for the subject property, as of the effective updated date of valuation, remain the same as set
forth in the original summary appraisal report.

Reno m Lake Tahoe s

R12-204-01




OHNSON~]PERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

Page 2

On March 30, 2012 this firm issued a supplemental letter to the original summary
appraisal report addressing the proposed easements which are planned to be placed on the
subject property. The effective date of valuation was June 23, 2011, the date utilized in the
original summary report. This letter is intended to be an addendum to the original summary
appraisal, the updated appraisal report and the supplemental letter, It is assumed that the
reader has access to and has carefully reviewed the original summary appraisal report, the
update appraisal as well as the supplemental letter, as a result, the descriptive information and
valuation analyses set forth in the prior appraisal analyses will not be repeated in this update
letter.

The purpose of this letter is to update the estimated Market Value of the proposed new
easements as they relate to the subject property. The intended use of this update valuation
analysis is to assist Carson City in establishing a price for possible sale of the easements to an |
adjacent property owner.

The proposed easements involve a Building Easement containing 424+ square feet, a
Parking Easement which will involve 1,169+ square feet, a Display and Sign Easement which
will encumber 5,555+ square feet and an Access and Drainage Easement which will
encumber 5,614+ square feet. The above land area calculations have been prepared by Ken
Iwamura, P.L.S., with Tri State Surveying LTD, of Carson City, Nevada. For the purposes of
this valvation analysis, it is assumed that the land area calculations as provided by Tri State
Surveying LTD are accurate. For a detailed description of the proposed new easements the
reader is referred to the supplemental letter of March 30, 2012 addressing the valuation of the
proposed easements.

As previously noted, the Market Value conclusions for the subject property, as of the
August 23, 2012 updated date of valuation, remain the same as set forth in the original
summary appraisal report.

Based upon a careful review of our supplemental letter of March 30, 2012 and update
analysis, it is our opinion that the Market Value of the proposed new easements, as part of the
subject’s larger parcel, as of August 23, 2012, remain the same as set forth in the
supplemental letter at $30,000. Set out following is a chart summarizing the valuation of the
subject’s four proposed easement areas and a final estimate of the value of these easements.

— Reno M Lake Tahos —

R12-204-01



OHNSON-~]PERKINS & A SSOCIATES, INC.

| REAL ESTATE APPRAISERS & CONSULTANTS |

Page 3

Summary of Valuation of Proposed Easements

Proposed Building Easement
(424+ sf @ $8.00 x 95%) $ 3222
Proposed Parking Easement
{1,169+ sf @ $8.00 x 50% x 90%) $ 4,208
Proposed Display Sign Easement
Previously Encumbered
(3,854+ sf @ $8.00 x 50% x 90%) $ 13,874
Not Previously Encumbered
(1,701+ sf @ $8.00 x 90%) $ 12,247
Value of Display and Sign Easement $ 26,121
Proposed Access and Drainage Easement
Previously Encumbered
{4,133+ sf (@ $8.00 x 50% x 80%) $ 13,226
Not Previously Encumbered
(1,481+ sf (@ $8.00 x 80%) $ 9478
Value to Access and Drainage Easement $ 22,704
Total Value (Before Water and Sewet) $ 56,255
Rounded To $ 55,000
Less Allowance for Water and Sewer Extensions $ (25,000)
Final Value Conclusion of Proposed Easements $ 30,000

As is set out on the previous chart, the value of the subject’s proposed Building
Easement was estimated to be $3,222; the value of the Parking Easement was estimated to be
$4,208; the value of the proposed Display and Sign Easement was estimated to be $26,121,
and the value of the proposed Access and Drainage Easement was estimated to be $22,704. 1
This totaled an indicated value for the subject’s four proposed easements of $56,255, which
was rounded to $55,000. Deducting the proportional allowance for water and sewer
extensions of $25,000, results in a final indication of the value of the subject’s proposed
easements of $30,000.

Reno B Lake Tahoe

R12-204-01



OHNSON-]PERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

Page 4

Based upon a careful review and analysis of all data available and these appraisers’
understandings of the intent of the proposed easements, it is our opinion that the Market
Value, as part of the subject’s larger parcel, as of August 23, 2012, is $30,000.

FINAL UPDATED MARKET VALUE CONCLUSION $30,000
{Four Proposed Easements as of August 23, 2012)

The reader is reminded that this updated valuation analysis is intended to be an
addendum to the original summary appraisal, the updated appraisal report and the
supplemental letter addressing the proposed new easements, therefore, this letter should only
be utilized in conjunction with the prior appraisals.

We appreciate the opportunity of preparing this appraisal and should you have any
additional questions, please do not hesitate to contact us.

| Respectfully Sub_ﬁmtted

E AV

Stephen R. Johngor, MAI, SREA™™
I Nevada Certified ‘General Appraiser
License Number A.0000003-CG

Nevadh Certified General Appl aiser
License Number A.0002312-CG

Reno B Lake Tahoe
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Stephen R. Johnson, MAI, SREA Karen K. Sanders
Reese Perkins, MAl SRA Gregory D. Ruzzine
Cynthia Johnson, SRA Chad Gerken

Cindy Lund Fogel, Mal
Scott Q. Griffin, Mal
Daniel B. Oaks, Mal
Benjamin (Q. Johnson, MAI

August 31, 2012

Mr. Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department
3303 Butti Way, Building 9

Carson City, Nevada 89701

Re:  Update Valuation of the U.S. Highway 50 East and Sheep Drive (Asphalt Drive)
Property, Carson City, Nevada as Encumbered with Existing and Proposed Easements

Dear Mr. Guzman:

This is in response to your request for an updated valuation of the property situated on
the southwest corner of U.S. Highway 50 and Sheep Drive (Asphalt Drive), Carson City,
Nevada, You requested that this npdate valuation address the value of the subject property as
encumbered with the existing and proposed easements. The subject property is identified as
Carson City Assessor’s Parcel Number 008-523-09 and is owned by Carson City. The subject
site contains a total land area of 44,627+ square feet or 1.0245+ acres of land area. Although
there are a number of existing easements encumbering the subject property, Carson City is
currently considering granting additional easements which will further encumber the subject
property, The proposed easements include a Building Easement, Parking Fasement, a Display
and Sign Easement, and an Access and Drainage Fasement,

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property. We subsequently conducted an updated appraisal with an
effective date of valuation of August 23, 2012. These appraisals addressed the subject
property as encumbered by the existing easements. Based upon the analysis set forth in the
updated appraisal, the Market Value of the subject property, in its “As-Is” condition as of
August 23, 2012, was estimated to be $145,000. It is noted that the Market Value conclusions
for the subject property, as of the effective updated date of valuation, remain the same as set
forth in the original summary appraisal report.

— == Reno m Lake Tahoe
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On March 30, 2012 this firm issued a supplemental letter to the original summary
appraisal report addressing the value of the subject property as encumbered with the existing
and proposed casements. The effective date of valuation was June 23, 2011, the date utilized
in the original summary report. This letter is intended to be an addendum to the original
summary appraisal, the updated appraisal report and the supplemental letter. It is assumed
that the reader has access to and has carefully reviewed the original summary appraisal report,
the updated appraisal as well as the supplemental letter, as a result, the descriptive
information and valuation analyses set forth in the prior appraisal analyses will not be
repeated in this update letter.

The purpose of this update letter is to establish the Market Value of the subject
property as encumbered by the existing easements and the proposed new easements, as of'a
current date of valuation. The intended use of this updated valuation analysis is to assist
Carson City in establishing a price for possible sale of the subject property as encumbered by
the existing easements and further being encumbered by the new proposed easements. This
valuation analysis assumes that the new easements are in place and do encumber the subject
property. As the original summary appraisal report addressed the market value of the subject
property as encumbered by the existing casements, while the supplemental letter of March 30,
| 2012 focused on the valuation of the underlying fee interest of the areas within the new

proposed easements. Detailed descriptions of the proposed new easements and valuation
analyses are set out in the supplemental letter.

The proposed easements involve a Building Easement containing 424 square feet, a
| Parking Easement which will involve 1,169+ square feet, a Display and Sign Easement which
will encumber 5,555+ square feet and an Access and Drainage Easement which will l

encumber 5,614+ square fect. The above land area calculations have been prepared by Ken
Iwamura, P.L.S., with Tri State Surveying LTD, of Carson City, Nevada. For the purposes of
this valuation analysis, it is assumed that the land arca calculations as provided by Tri State
Surveying LTD are accurate.

As previously noted, the Market Value conclusions for the subject property, as of the I
Aungust 23, 2012 updated date of valuation, remain the same as set forth in the original
summary appraisal report.

Based upon a careful review of our supplemental letter of March 30, 2012 and update
analysis, it is our opinion that the Market Value of the subject property as encumbered with
existing and proposed easements, as of August 23, 2012, remain the same as set forth in the
supplemental letter at $115,000. Set out following is a chart summarizing the valuation of the
subject property as encumbered by the existing and proposed easements.

Reno B Lake Tahoe ———
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Summary of Valuation

{As Encumbered with Existing and Proposed Easements)

Value of Remaining Underlying Values
Proposed Building Fasement
424+ sf @ $8.00 x 5%)
Proposed Parking Fasement
(1,169+ sf @ $8.00 x 50% x 10%)
Proposed Display and Sign Fasement
Previously Encumbered
(3.854+ sf @ $8.00 x50% x 10%)
Not Previously Encumbered
(1,701 sf @ $8.00 x 10%)
Undetlying Value Display and Sign Easement
Proposed Access and Drainage Easement
Previously Encumbered
(4,133+ sf @ $8.00 x 50% x 20%)
Not Previously Encumbered
{1,481+ sf(@ $8.00 x20%)
Underlying Value Display and Sign Fasement
Unencumbered Land Area
(19,0774 sf @ $8.00)
Remaining Encumbered Land Area
(12,788+ sf@ $8.00 x 50%)
Total Value (Unencumbered + Encumbered)
Rounded To
Less Cost of Water and Sewer
Final Property Value Conclusion
{As Encumbered with Existing and Proposed Easements)

$ 1,542

$ 1,361

$ 3,306

$ 2,370

$ 170

b 468

$ 2,903

$ 5,676
$ 152,616
$ 51,152

$ 212,985
$ 215,000

_$(100,000)
_$ 115,000

The value of the residual underfying interest in the proposed building easement was
estimated to have a value of $170. The underlying value of the Parking Easement area was
estimated to be $468. The residual value of the area underlying the proposed Display and
Sign Easement, was estimated to have a value of $2,903. The value of the land underlying the
proposed Access and Drainage Easement, was estimated to have a residual value of $5,676.
The remaining unencumbered land area is estimated to have a value of $152,616, The

— Reno B Lake Tahoe
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remaining area, which was previously encumbered, was estimated to have a value of $51,152,
The total value of the subject property as encumbered with the existing and proposed
easements is $212,985, which has been rounded to $215,000. This value does not include
consideration of the allocation for the cost of extending water and sewer. Deducting the
proportional allowance for water and sewer extension of $100,000 results in an indicated
value of the subject property as encumbered with the existing and proposed easements of
$115,000.

Based upon a careful review and analysis of all data available and these appraisers’
understandings of the intent of the proposed easements, it is these appraisers’ opinion that the
Market Value of the subject property as encumbered with existing and proposed easements, as
of August 23, 2012, is $115,000.

UPDATED FINAL MARKET VALUE CONCLUSION $115,000
(As Encumbered by the Existing & Proposed Easements as of August 23, 2012)

| The reader is reminded that this updated valuation analysis is intended to be an

addendum to the original summary appraisal, the updated appraisal report and the
supplemental letter addressing the value of the subject property, as encumbered with existing
and proposed easements, therefore, this letter should only be utilized in conjunction with the
| prior appraisals.

We appreciate the opportunity of preparing this appraisal and should you have any
additional questions, please do not hesitate to contact us.

Respectfuﬂy Sub,\mtted

-vxmxm N

Step en R, Johngor, MAL, SREA™"
Nevada Certified eneral Appraiser
License Number A.0000003-CG

Nevadh Certified General Appraiser
License Number A,0002312-CG
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Stephen R, Johnson, MAlL SREA Karen K. Sanders
Reese Perkins, MA!, SRA Gregory D. Ruzzine
Cynthia Johnson, 584 Chad Gerken

Cindy Lund Fogel, Mal
Scott (. Griffin, MAL
Daniel B. Qaks, Mar
Benjamin (. Johnson, MAI

August 31, 2012

Mr. Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department
3303 Butti Way, Building 9

Carson City, Nevada 89701

Re:  Update Appraisal of a Parcel of Land Located at the Southwest Corner of Highway 50
East and Asphalt Drive, Carson City, Nevada

Dear Mr, Guzman:

This is in response to your request for an updated appraisal regarding the property
located at the southwest corner of Highway 50 East and Asphalt Drive, Carson City, Nevada.
The subject property is identified as Carson City Assessor’s Parcel Number 008-523-09 and is
owned by Carson City. The subject site contains 44,627+ square feet or 1.0245+ acres of land

area,

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property’s fee simple estate as of June 23, 2011, The effective date of
this update appraisal is August 23, 2012, This update appraisal is intended to be used in
conjunction with the original summary appraisal report. The descriptive information and

valuation analysis set forth in the original report will not be repeated in this update analysis.

Reno m Lake Tahoe
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The purpose of this update appraisal is to estimate the Market Value of the subject
property’s fee simple estate, as of the current date of value. The intended users of the
appraisal report include Carson City (the seller) and Mr. William Burnaugh (the potential
buyer) and their representatives. The intended use of the appraisal is to assist in establishing a
sale price with respect to the subject property. Any other use requires the prior written

authorization of this appraisal firm.

This is an update appraisal report that is infended to comply with the Advisory
Opinion 3 (AO-3) of the Uniform Standards of Professional Appraisal Practice. In an
updated appraisal analysis, the appraiser addresses any changes in market conditions and the
status of the subject since the effective date of the original appraisal, and analyzes the effect

of these changes in arriving at a current value opinion for the subject property.

This update appraisal report has been prepared in accordance with the Assumptions
and Limitiﬁg Conditions and Certification of Appraiser as set forth in the original appraisal

report.

The subject site was inspected on August 9, 2012 by Mr. Johnson and Ms. Fogel and
on August 23, 2012 by Ms. Fogel. Based upon our physical inspection of the subject property
it appears to be physically unchanged from our original date of valuation. A review of the
zoning, master plan and flood zone for the subject indicates that these factors remain the
same. Set out following is a summary of salient facts for the subject as of the current date of

valuation of August 23, 2012,

Reno B Lake Tahoe —— —
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SUMMARY OF SALIENT FACTS AND IMPORTANT CONCLUSIONS

Property Type

Location

Legal Description

Assessor’s Parcel Number

Owner of Record

Zoning

Master Plan
Total Land Area
Shape
Topography

Flood Zone

Highest and Best Use

Type of Report

Completion Date of Report

Effective Date of Valuation

Vacant Land

Southwest corner Highway 50 East and Asphalt
Drive, Carson City, Nevada

A portion of the Southeast 1/4 of Section 2,
Township 15 North, Range 20 East, M.D.B.&M.
as per Parcel Map No. 2636, recorded

February 9, 2007 in the Official Records of
Carson City, Nevada at File Number 364305, |

008-523-09

According to the Preliminary Title Report
Prepared by Northern Nevada Title Company,
Order No. 1095634-TO, Title is Vested in
Carson City

PC (Public Community)
C/RC (Community/Regional Commercial)

44,627+ Square Feet (1.0245+ Acres)

Triangle

Generally Level
w7

Secondary Commercial or Industrial-
Commetcial Uses

Update Appraisal Report,
(Advisory Opinion AQ-3)

August 31, 2012

August 23, 2012

FINAL “AS IS*” MARKET VALUE CONCLUSION $145,000

R12-204

Reno H Lake Tahoe




JOHNSON-PERKINS & A $SOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

Page 4

UPDATED VALUATION ANALYSIS

In our original appraisal, we utilized a Market Approach to Value to establish the
Market Value of the subject property. The Market Approach is based on the principle of
substitution which holds that the value of the subject property tends to be set by the price that

would be paid to acquire a substitute property of similar utility and desirability.

As discussed in our original appraisal report, the primary constraints in development

of the subject property are its triangular shape and the presence of multiple utility and access

easements which traverse the site. It is noted that these include surface, overhead and
underground casements. The location and burden of the various easements on the site is
considered to limit the subject’s developable land area. The subject’s triangular shape is also
felt to pose constraints on development of the site. Municipal water and sewer service will
need to be extended to the site prior to development of the property. Water service is
available along the south side of Highway 50 East 1,070+ linear feet to the west of the
subject. Sewer service is indicated to be available from the intersection of Highway 50 East

(south side) and Deer Run Road approximately 1,570 feet to the west of the subject parcel.

Although we did conduct a search in the Carson City area for recent sales of vacant
parcels with similar limitations as the subject, no current similar comparable sales were found.

As aresult, it will be necessary to utilize a multiple step valuation process.

First, the unencumbered fee simple value of the subject’s whole parcel will be
estimated. In order to estimate the updated unencumbered fee simple value of the subject, we
have utilized recent commercial land sales and listings in the subject market area. Once the
fee simple value of the subject parcel has been estimated, the value of the subject’s net

useable land area will be estimated,

In order to estimate an updated value of the subject’s land area which is encumbered

or has limited use, a percentage factor will be selected which reflects the impact of the

Reno H Lake Tahoe
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casements encumbering the subject site. The selected factor will then be applied to the
unencumbered fee simple value to arrive at an estimate of the market value of the subject

owner’s remaining interest in the encumbered/limited use portions of the subject site.

As noted above, neither water nor sewer services have been extended to the subject

site. As the vast majority of the comparable sales have all utilities immediately available, for
the purposes of this portion of the analysis it has been assumed that the subject also has
immediate available of all utilities. Subsequently, an allowance for the cost of extension of
water and sewer to the subject will be deducted to arrive at an estimate of the market value of

the subject in its “As Is” condition.

To establish an updated estimate of the Market Value of the subject, we have searched

the Official Records of Carson City for current sales which have occurred since the date of
our original appraisal report. We have also researched current listings of parcels similar to the

subject. Summarized following are the current sales and listing.

——— Reno B Lake Tahoe —
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UPDATED COMPARABLE LAND SALES CHART

Zoning Document No.
Sale APN. Sale Date Fapography Grantee Sale Price
No, Location Sale Price Flood Zone Terms of Sale Land Area Per SF
ULS-1 008-923-17 05-12-11 LI 411870 1.64+ Ac $12.95
New Sale | E/S Research Way, $925,000 Level Nevada Health 71,438+ §F
295+’ 8. of College X500 Centers, LLC
Pkwy Seller Financing
TULS-2 005-061-10 12-29-11 AlP 418322 196+ AC $4.69
New Sale | Industrial Air Park $400,000 Level Click Bond, Inc. $5,378+ SF
8/8 Lockheed Way, at : X Cash
the S. Terminus of Ryan
Way
ULL-3 Pin 009-151-60 Current Listing GC Owmner of Record 1.03+ Ac Asking
321 Moses Street, 08-23-12 Level T. & L. Morsani, 44,867+ SF $8.36
N/S South Curry St., $375,000 AH/D Etal
S/8 Moses Street, CiO Campagni
behind Capital Ferd Properties
Dealership N/A
Subject | 008-523-09 Date of PC --- 19245+ Ac --=
Property | SWC Highway 50 East Valuation C/RC --- 44,627+ SF
& Asphalt Dr. 08-23-12 Level
“ - X

RI12-204
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UPDATED COMPARABLE LAND SALES MAP
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COMPARABLE LAND SALE ASSESSOR’S MAPS
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(Unencumbered Fee Simple Interest, as of August 23, 2012)

‘ Page 10

In this analysis, the unencumbered fee simple value of the subject parcel will be

estimated. As the comparable sales have all utilities immediately available, for the purposes

of this analysis it has been assumed that the subject also has immediate available of all
utilities. Therefore, an allowance for the cost to extend water and sewer to the subject will be

deducted to atrive at the market value of the subject in its “As Is” condition.

In analyzing current market conditions, we discussed listings and sales activities with
buyers, sellers and brokers. Fach of the interviewees indicated that in 2011/2012 the decline
in prices for development land had slowed considerably from the dramatic decreases seen in
the prior three years. It was the sense of the interviewees that while the real estate market
remains soft for development land, that there are some signs of stabilization. Based upon
interviews with market participants, and with consideration to the limited sales activity in the

land submarket, no adjustments have been made to the 2011 sales for market conditions.

Updated Sale ULS-1 is the May 2011 sale of a 1.64+ acre site located on the east side
of Research Way, 295: feet south of College Parkway. This parcel was purchased by Nevada

Health Centers, LL.C and has subsequently been improved with a medical clinic, In
comparison to the subject, this comparable is considered to be a very high indicator primarily
due to its much superior closer in location proximate to the U.S. 395 Freeway/College

Parkway interchange.

Updated Sale ULS-2 is the December 2011 sale of a 1.96+ acre parcel located on the
south side of Lockheed Way, at the south terminus of Ryan Way. This property is located in
the Airport industrial submarket area. This parcel was purchased by the adjoining property
owner, Click Bond, Inc. as plottage. This comparable is inferior to the subject as the subject

has direct frontage on U.S. Highway 50 East, a major arterial and as the subject is a corner

Reno M Lake Tahoe
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site and is zoned for commercial uses. Overall, this comparable, at $4.69 per square foot is

felt to be a very low indicator of an appropriate per unit land value for the subject.

Listing ULL-3 is the current listing of 1.03+ acres located on the north side of South
Curry Street, and the south side of Moses Street in west Carson City. This site is irregular in
shape and has level topography. This parcel is located in a Flood Zone AH (High Risk of
Flood Hazard) and D (possible, but undetermined flood hazards). This site is situated directly
west of the Capital Ford Dealership. Surrounding properties to the west and south are
improved with primarily automotive service related operations. In comparison to the subject,

this comparable requires a large downward adjustment due to its closer-in tocation. A

downward adjustment is necessary due to this comparable’s listing status. On the other hand,

upward adjustment is necessary as this comparable is partially situated in a floodplain. An

upward adjustment is required due to the subject’s frontage on U.S. Highway 50. Overall,
this comparable, at $8.36 per square foot, is considered to be a slightly high indicator of an

appropriate per unit land value for the subject.

In summary, Sale ULS-1 at $12.95 per square foot, is considered to be a very high
indicator of an appropriate per square foot value for the subject property. On the other hand,

Sale ULS-2, at $4.69 per square foot, is considered to be a very low indicator of an

| appropriate per square foot value. Listing ULL-3, at $8.36 per square foot, was considered to

be a slightly high indicator of an appropriate per square foot value for the subject propetty.

We have also reviewed the sales and valuation analysis as set forth in our original

| appraisal.

Five sales and four comparable listings were considered in the original appraisal
report, indicating a range in prices from $4.61 to $11.94 per square foot. A per unit land
value applicable to the subject’s 1.0245+ acre parcel, as of June 23, 2011, was concluded at

$8.00 per square foot.

— ———TReno B Lake Tahoe=
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A review of the records of the Carson City Assessor’s offices indicates that none of
the listings utilized in our original report had sold as of the current date of valuation. The
asking prices for three of the four listings utilized remain unchanged as of a current .date of
valuation., The asking price for Listing LL-8 has been reduced from $9.62 to $8.50 per square
foot.

As discussed in our original appraisal, Listings LL-6 and LL-7, at $15.00 and $16.03
per square foot, were considered to be extremely high indicators primarily due to their
locations at a signalized intersection at two arterial roadways, listing status, and superior

shape.

Listing LL-8, now at $8.50 per square foot, is considered to be a high indicator of an
appropriate per unit land value for the subject due to its closer-in location, listing status and

superior shape.

Listing LL-9, at $6.01 per square foot, was considered to be a low indicator of an
appropriate per unit land value for the subject primarily due to its interior situs, lacking direct

street frontage and exposure, and its inferior access

Summary and Updated Conclusion

In estimating an appropriated per square foot land value for the subject, consideration
has been given to its Highway 50 East frontage, corner situs and access. Consideration is
given to its level topography, size and other physical characteristics. Consideration is also
given to its location on the outskirts of northeast Carson City and its triangular shape.
Consideration is also given to the limited demand for development land and current real estate

market conditions.

Based upon a review of the available data, and with consideration given to the analysis
as set forth above, it is our opinion that our value of $8.00 per square foot, as estimated in our

original report, is stifl applicable to the subject’s land area, as of a current date of value.

Renc M Lake Tahoe — —
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As previously discussed, the subject property is currently encumbered with multiple
existing public utility and access easements. The next step in this analysis is to apply a
percentage factor to the subject’s unencumbeted fee simple value which reflects the impact of
the easements encumbering the subject site. The selected factor of 50%, as derived in our
original report, is applied to the unencumbered fee simple value to arrive at an estimate of the
market value of the subject owner’s remaining interest in the encumbered/limited use portions

of the subject site.

Calculations prepared by Tri State Surveying indicate that the subject’s useable land
area is indicated to be 22,504+ square feet. The remaining 22,123+ square feet constitutes the

land area which is either encumbered or has very limited use.

Set out following is a summary of the values of the various components of the subject

parcel, assuming immediate availability of utilities.

Land Value Indications - With Utilities to Site

Total Useable Land Area
22,504+ Square Feet x $8.00/SF $180,032
Total Encumbered and Limited Use Land Area
22,123+ Square Feet x $8.00/SF @ 50%* $88.492
$268,524
Total Land Value (Rounded) $270,000

(As Encumbered by Existing Easements)

*Property Owner’s Remaining Interest as Encumbered

In the immediately preceding analysis, it has been assumed that municipal water and
sewer service has been extended to the subject site. In discussions with Jeff Sharp, P.E., City
Engineer with the Carson City Public Works Department, it was indicated that neither
municipal water nor sewer service have been extended to the subject parcel. As the subject
site is zoned for commercial uses, prior to development, water and sewer service would be

required to be extended to the site.

Reno W Lake Tahoe s=
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In our original report an estimate of the total cost to extend water and sewer service to
the subject of $188,000 was provided by the Carson City Public Works Department. In recent

discussion with Jeff Sharp, P.E., it was indicated that the cost estimate is still applicable as of

a current date.

As outlined in our original report, it is our opinion that a perspective buyer of the
subject property would deduct an allowance of 60% to 70% of the cost of extending these
utilities, with the anticipation that one or more of the intervening ownerships would pay for
the remaining costs. Applying the 60% to 70% factor range to the $188,000 estimated cost,
results in an estimate of the cost which would be the responsibility of the subject property
owners of $112,800 to $131,600, which is cortelated to $125,000.

Deducting the cost of the extension of municipal water and sewer to the subject from
the total underlying fee simple land value of $270,000, results in a Market Value estimate for
the subject in its “As Is” condition as of August 23, 2012, of $145,000.

The $145,000 conclusion results in an overall per square foot value for the subject’s

44,627+ square foot parcel of $3.25 per square foot.

As a check of reasonableness as to the per square foot value for the subject, we have

reviewed the land sales utilized earlier in this report as well as the sales data from our original
report, Sale LS-4 from our original report is located in the immediate neighborhood, to the
north of the subject, and is considered most similar to the subject as to the availability of
utilities. However, the site is currently served by a septic system and a well, requiring a
downward adjustment. This property sold in May of 2010 for $4.77 per square foot of land
area. This parcel is improved with an older metal industrial building which can provide

interim income to the site, requiring a downward adjustment.

—— Reno W Lake Tahoe —
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We have also reviewed a current listing in the immediate subject neighborhood. A
6.5+ acre industrial site, located on the south side of Sheep Drive, 6504 feet north of Highway
50 East, is currently available at an asking price of $2.91 per square foot. This site was
previously used by Granite Construction and is improved with a 3,000+ square foot
maintenance/shop structure and two smaller buildings that were utilized as office space with
restroom facilities. This listing is similar to the subject as to the availability of utilities. In
comparison to the subject, this parcel is much larger in size than the subject, but does include
some building improvements. This property is inferior to the subject as is located off the

highway and is zoned for industrial uses.

These comparables indicate a range of $2.91 to $4.77 per square foot of land area.
Overall, the $3.25 per square foot value indication for the subject falls within the range

indicated by these comparables and is considered reasonable.

This update letter is an addendum to our original report and is intended to be used in
conjunction with the initial appraisal. The real property, which is the subject of this update

letter, was valued, as of August 23, 2012, as follows:

FINAL UPDATED ‘AS IS’ MARKET VALUE CONCLUSION $145.,000
(As of August 23,2012)

Respectfully submltted

Stephen R ] agjson MAT‘SREA
Nevada Certified General Appraiser
License Number A.0000003-CG

Nevada Certified General Appraiser
License Number A.0002312-CG

Reno M Lake Tahoe —— ——
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SUBJECT PHOTOGRAPHS

VIEW LOOKING WESTERLY ALONG HIGHWAY 50 EAST IN THE VICINITY
OF THE SUBJECT

VIEW LOOKING SOUTHERLY ALONG ASPHALT DRIVE FROM NEAR
HIGHWAY 50 ADJACENT TO THE SUBJECT
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SUBJECT PHOTOGRAPHS

VIEW LOOKING SOUTHWESTERLY TOWARD THE SUBJECT FROM
ASPHALT DRIVE

VIEW LOOKING WESTERLY TOWARD THE SUBJECT FROM ASPHALT DRIVE

R
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SUBJECT PHOTOGRAPHS

VIEW LOOKING EASTERLY TOWARD THE EAST PORTION OF
THE SUBJECT SITE

VIEW LOOKING EASTERLY TOWARD THE CENTRAL PORTION OF
THE SUBJECT SITE

Reno W Lake Tahoe
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SUBJECT PLOT MAP
(A.P.N, 008-523-09)
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Revised Total Land Area: 44,627+ Square Feet (1.0245+ Acres)
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SUBJECT EXHIBIT MAP
(Tri State Surveying)
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APPRAISER’S CERTIFICATION

Each of the undersigned do hereby certify that, unless otherwise noted in this appraisal
report:

e We have made a personal inspection of the propetty that is the subject of this
repott,

¢ We have no present or contemplated future interest in the real estate that is
the subject of this appraisal report.

¢ We have no bias with respect to the property that is the subject of this report or to
the parties involved with this assignment.

e To the best of our knowledge and belief, the statements of fact contained in
this appraisal report, upon which the analysis, opinions, and conclusions
herein are based, are true and correct.

» This report sets forth all the limiting conditions (imposed by the terms of
my assignment or by the undersigned) affecting the analysis, opinions, and
conclusions contained in this report.

s The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the Code
of Professional Ethics & Standards of Professional Appraisal Practice of
the Appraisal Institute, which include the Uniform Standards of
Professional Appraisal Practice.

e Our compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event.

s The appraisal was not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

¢ Our engagement in this assignment was not contingent upon developing or
repotting predetermined results.

¢ No one other than the undersigned prepared the analyses, conclusions and
opinions concerning real estate that are set forth in this appraisal report.

Reno M Lake Tahoe
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e The Appraisal Institute conducts a mandatory program of continuing
education for its designated members. As of the date of this repott,
Stephen R. Johnson and Cindy Lund Fogel have completed the
requirements under the continuing education program of the Appraisal
Institute.

¢ We have the knowledge, the experience and the geographic competency to
complete this appraisal assignment and have appraised this property type
before.

¢ Neither we nor our current employer have been sued by a regulatory
agency or financial institution for fraud or negligence involving appraisal
services.

¢ This appraisal firm has performed a previous appraisal involving the
subject property within the three years prior to this assignment.

» The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

s This is an update appraisal report that is intended to comply with the
Advisory Opinion 3 (AO-3) of the Uniform Standards of Professional
Appraisal Practice. It is intended that this update appraisal report be
utilized in conjunction with the original summary appraisal report of the
subject property, which was prepared by this appraisal firm on July 21,
2011, with an effective date of June 23, 2011.

After careful consideration of all data available, and upon thorough personal
investigation of the subject property and the comparable properties analyzed, it is our opinion
that the Market Value of the subject property’s fee simple estate, as of August 23, 2012, is set
out as follows:

FINAL UPDATED MARKET VALUE CONCLUSION 145,000
(Fee Simple Market Value As Of August 23, 2012)

N

Respectfully subntiticd,
° e o Y 'ﬁx,e\

\?\}]\ W . _
Stephen R. Johnson] MAI, SREA™ Fogel, MAT
Nevada Certified General Appraiser Nevada Certified General Appraiser
License Number A.0000003-CG License Number A.0002312-CG

N2 OAWAL
N :‘J\{ ey W N\
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Main Office: 295 Holcomb Avenue, Suite 1 a Reno, Nevada 89502 m Telephone {775) 322-1155
Lake Tahoe Office: RO. Box 11430 m Zephyr Cove, Nevada 89448 = Telephone (775) 588-4787
FAY: Main Office (775) 322-1156 w Lake Tahoe Office (775) 588-8295 -
E-mail: jparenc@johnsonperkins.com m jpatahoe@johnsonperkins.com

Stephen R. Johnson, MAI, SREA Karen K. Sanders
Reese Perkins, MAlL SRA Gregory D. Ruzzine
Cynthia Johnson, SRA Chad Gerken

Cindy Lund Fogel, MAl
Scott Q. Griffin, MAI

Daniel B. Oaks, Mal March 30,2012

Benjamin 3. Johnson, Mal

Mr. Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department
3303 Butti Way, Building 9

Carson City, Nevada 89701

RE: Valuation of the U.S. Highway 50 East and Sheep Drive (Asphalt Drive) Property,
Carson City, Nevada as Encumbered with Existing and Proposed Easements

Dear Mr. Guzman:

This is in response to your request for a valuation of the property situated on the
southwest corner of U.S. Highway 50 and Sheep Drive (Asphalt Drive), Carson City, Nevada.
You requested that this valuation address the value of the subject property as encumbered
with the existing and proposed easements. The subject property is identified as Carson City
Assessor’s Parcel Number 008-523-09 and is owned by Carson City. The subject site
contains a total land area of 44,627+ square feet or 1.0245+ acres of land area. Although
there are a number of existing easements encumbering the subject property, Carson City is
currently considering granting additional easements which will further encumber the subject
property. The proposed easements include a Building Easement, Parking Easement, a Display
and Sign Easement, and an Access and Drainage Easement. These new easements will be

more thoroughly described in the following sections of this letter.

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property. This appraisal addressed the subject property as encumbered

Reno m Lake Tahoe
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by the existing easements. Based upon the analysis set forth in this appraisal, the Market
Value of the subject property, in its “as-is” condition as of June 23, 2011, was estimated to be
$145,000. As this letter is intended to be an addendum to the summary appraisal, the
description of the subject property and the surrounding neighborhood, the valuation
methodology, and the valuation analysis of the subject property as encumbered with the
existing easements will be utilized as the basis of this valuation. It is assumed that the reader

has access to and has carefully reviewed the original summary appraisal report.

For the purposes of this valuation analysis, the effective date of valuation will be June

23, 2011, the date utilized in the summary repott.

The purpose of this valuation is to establish the Market Value of the subject property
as encumbered by the existing casements and the proposed new easements. The intended use
of this valuation is to assist Carson City in establishing a price for possible sale of the subject
propetty as encumbered by the existing casements and further being encumbered by the new
proposed easements. This valuation analysis assumes that the new easements are in place and
do encumber the subject property. As the original summary appraisal report addressed the
market value of the subject property as encumbered by the existing easements, this valuation
analysis will focus on establishing the underlying fee interest of the areas within the new
proposed easements. Each of the proposed easements will be discussed below and the

residual underlying value anatyzed.

The proposed easements involve a Building Easement containing 424+ square feet, a
Parking Easement which will involve 1,169+ square feet, a Display and Sign Easement which
will encumber 5,555+ square feet and an Access and Drainage Easement which will
encumber 3,614+ square feet. The above land area calculations and all other calculations set
forth in this letter have been prepared by Ken Iwamura, P.L..S., with Tri State Surveying LTD,
of Carson City, Nevada. For the purposes of this valuation analysis, it is assumed that the

land area calculations as provided by Tri State Surveying LTD are accurate.

Reno M Lake Tahoe
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In the original summary appraisal report the unencumbered fee simple Market Value
of the subject land was estimated to be $8.00 per square foot before addressing the cost of
water and sewer extensions, The previously encumbered areas were estimated to reduce the
value of the subject property by 50% in those areas. Finally, it was estimated in the original
report that the appropriate allowance for the extension of water and sewer to the subject
property was $125,000. The final value established in the appraisal, in its “as-is” condition,
was $145,000.

The proposed Building Easement is a triangular shaped parcel located centrally along
the south property line of the subject property. This easement contains 424+ square feet of
land area and will address a building encroachment by the abutting property owner to the
south. It is these appraisers’ assumption that this easement will allow for the building
encroachment to continue through the remaining life of the building. This easement
essentially transfers all of the property rights to the easement holder. The easement holder
will control all use of the property with the underlying fee interest only having the distant
future potential for receiving the reversion of the underlying land when the building is

removed from the property.

As the underlying fee owner will have very little rights associated with this easement
area, a residual value of 5% of the unencumbered fee simple value will be utilized. The actual

mathematical calculations will be summarized on a chart at the end of this letter.

The proposed Parking Easement is located immediately northwest of and adjacent to
the Building Easement. This easement is being established in order to protect parking in front
of the adjacent building. It is these appraisers’ understanding that this proposed easement will
provide exclusive parking to the adjacent building. As a result, there will be very little
underlying value associated with this area. As this area was encumbered by existing
easements or was felt to have restricted development potential due to the existence of the

existing easements, this arca was valued at 50% of the unencumbered fee simple value as set

Reno M Lake Tahoe
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forth in the original summary appraisal report. As the proposed exclusive parking easement
will be for the sole use of the adjacent property owner, it is felt that the casement represents a
vast majority of the remaining value of this area. As a result, the underlying residual area of
the proposed parking easement will be valued at 10% of the remaining 50% value of the

unencumbered fee simple interest.

The proposed Display and Sign Easement will contain 5,555 square feet of land area
and is situated along the northwest property line, approximately 110 feet northeast of the
subject’s westerly tip. The proposed easement will have approximately 85 feet of frontage
along the highway and will extend to a depth of approximate 65 feet. This easement will
allow for the property owner abutting to the south to maintain a display area for his business
and will also allow for him to maintain the on-premise sign which is located in this area. It is
these appraisers’ understanding that this easement will provide the adjacent property owner
with exclusive use of this property. As a result, there will be very limited uses or rights which
would be available to the underlying fee title owner. Based upon calculations prepared by Tri
State Surveying, 3,854 square feet of this proposed easement was previously encumbered. As
a result, the underlying value was 50% of the unencumbered fee simple value before the
imposition of the new easement. As was previously indicated, it is felt that the proposed
easement will essentially encompass most of the remaining rights to this property. For the
purposes of this valuation, the underlying residual previously encumbered area will be valued

at 10% of the previously encumbered value.

Tri State Surveying has also indicated that 1,70 [+ square feet of the Display and Sign
Easement was not previously encumbered. As was indicated above, it is felt that this new
easement will essentially encompass most of the property rights associated with this portion
of the property. As aresult, the value of the underlying residual land will be 10% of the
unencumbered fee simple value for this arca. The value of the previously encumbered area

and the unencumbered area will be totaled to arrive at a value of the underlying residual land

— —=Reno M Lake Tahoe —
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area of the proposed Display and Sign Easement. The mathematical calculations will be set

out on a summary chart at the end of this letter.

The proposed Access and Drainage Easement will contain 5,614+ square feet of land
arca. This easement will be located along the northeast and southeast boundatries of the
proposed Display and Sign Easement area. This easement will also extend along the
northwest line of the proposed Parking Easement and then will extend to the east of the
proposed Building Easement, in order to allow for delivery truck access to the building
situated south of the subject property. Tri State Surveying has estimated that 4,133 square
feet of the proposed easement was previously encumbered with easements, while 1,481+
square feet was unencumbered. The proposed easement will allow for access to the building
abutting the subject to the south and will also allow for installation of drainage improvements.
As the terms of the casement will require that this portion of the subject property remain open
for access purposes, there are very few other uses to which the easement area could be put,
As aresult, it is felt that the new easement will encumber a significant portion of the
underlying value of this area. For the purposes of this analysis, the percentage factor which
will be utilized for underlying residual land value for this easement arca is 20%. For the
underlying land value of the previously encumbered area, the value will be established by
applying a 50% factor for the existing easements and then applying a 20% factor to the
remaining value to address the underlying value of the casement area. For the unencumbered
areas, an 20% factor will be applied to the unencumbered fee simple value. These

.calculations will be summarized at the conclusion of this letier.

In addition to the land areas underlying the proposed easement areas, the subject
property will also have areas of unencumbered land remaining and areas which were
previously encumbered by easements. Tri State Surveying has estimated that there will be
3,444+ square feet of unencumbered land lying east of the new Access and Drainage
Easement and west of the 10 foot southwest Gas Easement, They have also estimated that

there will be 7,368+ square feet of unencumbered land area at the southwest corner of U.S.

Reno M Lake Tahos
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Highway 50 and Sheep Drive. Finally, they have estimated that there will be 8,265+ square
feet of unencumbered land located south of the existing easements and east of the new Access
and Drainage Easement. This totals 19,077+ square feet of remaining land area which will be
unencumbered by any easements. As has previously been indicated, this unencumbered land
was estimated to have a Market Value of $8.00 per square foot. The calculation of the value

of the unencumbered remaining land area is set forth on a chart at the end of this letter.

There will also be 12,788+ square feet of remaining land which has previously been
encumbered by existing easements. This remaining land is valued by applying the $8.00 per
square foot unencumbered value to the remaining land area. A 50% factor is then applied to
account for the existing easements. These calculations are summarized at the end of this

report.

In the original summary appraisal report, an allowance of $125,000 was deducted for
water and sewer extension considerations. It is felt that this allowance must be deducted from
the underlying residual value on a proportional basis. As will be set forth subsequently in this
report, the underlying value of the subject property before consideration of water and sewer
extensions is $215,000. Based upon the $270,000 value established in the original report, the
remaining underlying value represents 80% of the value. Applying an 80% factor to the
$125,000 allowance for water and sewer extensions indicates that $100,000 is applicable to
the remaining underlying value. The $100,000 allowance for water and sewer will be
deducted to arrive at the final value of the subject property as encumbered by the existing and

proposed easements.

Reno W Lake Tahoe
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Set out following is a chart summarizing the valuation of the subject property as

encumbered by the existing and proposed easements.

Summary of Valuation
(As Encumbered with Existing and Proposed Easements)

Value of Remaining Underlying Values
Proposed Building Easement

(424+ sf @ $8.00 x 5%) $ 170
Proposed Parking Easement
{1,169+ sf @ $8.00 x 50% x 10%) $ 468
Proposed Display and Sign Easement
Previously Encuibered
(3,854+ sf @ $8.00 x 50% x 10%) $ 1,542
Not Previously Encumbered
(1,701+ sf @ $8.00 x 10%) $ 1,36t
Underlying Value Display and Sign Easement $§ 2,903
Proposed Access and Drainage Easement
Previously Encumbered
{4,133+ sf @ $8.00 x 50% x 20%) $ 3,306
Not Previously Encumbered
(1,48 1+ sf @ $8.00 x 20%) $ 2,370
Underlying Value Display and Sign Easement $ 5,676
Unencumbered Land Area
(19,077+ sf @ $8.00) $ 152,616
Remaining Encumbered Land Area
(12,788+ sf @ $8.00 x 50%) $ 51,152
Total Value (Unencumbered + Encumbered) $ 212,985
Rounded To $ 215,000
Less Cost of Water and Sewer $ (100,000)
Final Property Value Conclusion $ 115,000

(As Encumbered with Existing and Proposed Easements)

IL— Reno M Lake Tahoe
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The value of the residual underlying interest in the proposed building easement was
estimated to have a value of $170. The underlying value of the Parking Easement arca was
estimated to be $468. The residual value of the area underlying the proposed Display and
Sign Easement, was estimated to have a value of $2,903. The value of the land underlying the
proposed Access and Drainage Easement, was estimated to have a residual value of $5,676.
The remaining unencumbered land area is estimated to have a value of $152,616. The
remaining area, which was previously encumbered, was estimated to have a value of $51,152.
The total value of the subject property as encumbered with the existing and proposed
casements is $212,985, which has been rounded to $215,000. This value does not include
consideration of the allocation for the cost of extending water and sewer. Deducting the
proportional allowance for water and sewer extension of $100,000 results in an indicated
value of the subject property as encumbered with the existing and proposed easements of
$115,000.

Based upon a careful review and analysis of all data available and these appraisers’
understandings of the intent of the proposed easements, it is these appraisers’ opinion that the
Market Value of the subject property as encumbered with existing and proposed easements, as
of June 23, 2011, is $115,000.

FINAL MARKET VALUE CONCLUSION $115,000
(As Encumbered by the Existing and Proposed Easements)

Reno M Lake Tahoo e —
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The reader is reminded that this valuation analysis is intended to be an addendum to
the original summary appraisal; therefore, this letter should only be utilized in conjunction

with the original appraisal.

We appreciate the opportunity of preparing this appraisal and should you have any

additional questions, please do not hesitate to contact us.

. Resprectf Sibmifted,
\\L‘/I i N

Stephen R. Johr\s n, MAL, SREA
Nevada Certified General Appraiser
License Number A.0000003-CG

Nevadd-Certified General Appraiser
License Number A.0002312-CG
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REAL ESTATE APPRAISERS & CONSULTANTS

STANDARD ASSUMPTIONS AND LIMITING CONDITIONS

The acceptance of this appraisal assignment and the completion of the appraisal report

submitted herewith are contingent upon the following assumptions and limiting conditions.

LIMITS OF LIABILITY

This report was prepared by Johnson-Perkins and Associates, Inc. All opinions,
recommendations, and conclusions expressed during the course of this assignment are
rendered by the staff of Johnson-Perkins and Associates, as employees, not as individuals,
The liability of Johnson-Perkins & Associates, Inc. and its employees and associates is limited
to the client only and to the fee actually received by the appraisal firm. There is no
accountability, obligation, or liability to any third party. If the appraisal report is disseminated
to anyone other than the client, the client shall make such party or parties aware of all limiting
conditions and assumptions affecting the appraisal assignment. Neither the appraisers nor the
appraisal firm is in any way to be responsible for any costs incurred to discover or correct any
physical, financial and/or legal deficiencies of any type present in the subject property. In the
case of limited partnerships or syndication offerings or stock offerings in real estate, the client
agrees that in the event of a lawsuit brought by a lender, a partner or part owner in any form of
ownership, a tenant or any other party, the client will hold the appraiser(s) and the appraisal
firm completely harmless in such action with respect to any and all awards or seitlements of

any type in such lawsuits.

COPIES, PUBLICATION, DISTRIBUTION AND USE OF REPORT

R10-186

Possession of this report or any copy thereof does not carry with it the right of
publication, nor may it be used for any purpose or any function other than its intended
use, as stated in the body of the report. The appraisal fee represents compensation
only for the analytical services provided by the appraiser(s). The appraisal report
remains the property of the appraisal firm, though it may be used by the client in

accord with these assumptions and limiting conditions.

This appraisal is to be used only in its entirety, and no part is to be used without

the whole report. All conclusions and opinions concerning the analysis as set forth in
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CONFIDENTIALITY

REAL ESTATE APPRAISERS & CONSULTANTS

the report were prepared by the appraiser(s) whose signature(s} appears on the
appraisal report, unless it is indicated that one or more of the appraisers was acting as
"Revigw Appraiser.” No change of any item in the report shall be made by anyone
other than the appraiser{s). The appraiser(s) and the appraisal firm shall bear no

responsibility for any such unauthorized changes.

Except as provided for subsequently, neither the appraiser(s) nor the appraisal
firm may divulge the analyses, opinions or conclusions developed in the appraisal
report, nor may they give a copy of the report to anyone other than the client or his
designee as specified in writing. However, this condition does not apply to any
requests made by the Appraisal Institute for purposes of confidential ethics
enforcement. Also, this condition does not apply to any order or request issued by a

court of law or any other body with the power of subpoena.

INFORMATION SUPPLIED BY OTHERS

RI10-186

Information (including projections of income and expenses) provided by informed
local sources, such as government agencies, financial institutions, Realtors, buyers,
sellers, property owners, bookkeepers, accountants, attorneys, and others is assumed
to be true, correct and reliable. No responsibility for the accuracy of such information
is assumed by the appraiser(s). Neither the appraiser(s) nor the appraisal firm is liable
for any information or the work product provided by subcontractors. The client and
others utilizing the appraisal repoit are advised that some of the individuals associated

with Johnson-Perkins & Associates, Inc. are independent contractors and may sign the

appraisal report in that capacity. The comparable data relied upon in this report has
been confirmed with one or more parties familiar with the transaction or from
affidavit or other sources thought reasonable. To the best of our judgment and
knowledge, all such information is considered appropriate for inclusion. In some
instances, an impractical and uneconomic expenditure of time would be required in
attempting to furnish absolutely unimpeachable verification. The value conclusions
set forth in the appraisal report are subject to the accuracy of said data. Tt is suggested

that the client consider independent verification as a prerequisite to any transaction
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involving a sale, a lease or any other commitment of funds with respect to the subject

property.

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR APPRAISAL
SERVICE

The contract for each appraisal, consultation or analytical service is fulfilled and
the total fee is payable upon completion of the report. The appraisers(s) or those
assisting in the preparation of the report will not be asked or required to give
testimony in court or in any other hearing as a result of having prepared the appraisal,
either in full or in part, except under separate and special arrangements at an
additional fee. If testimony or a deposition is required, the client shall be responsible
for any additional time, fees and charges, regardless of the issuing patty. Neither the
appraiset(s) nor those assisting in the preparation of the report is required to engage in
post- appraisal consultation with the client or other third parties, except under a

separate and special arrangement and at an additional fee.

EXHIBITS AND PHYSICAL DESCRIPTIONS

It is assumed that the improvements and the utilization of the land are within the
boundaries of the property lines of the property described in the report and that there is no
encroachment or trespass unless noted otherwise within the report. No survey of the property
has been made by the appraiser(s) and no responsibility is assumed in connection with such
matfers. Any maps, plats, or drawings repreduced and included in the report are there to assist
the reader in visualizing the property and are not necessarily drawn to scale. They should not
be considered as surveys or relied upon for any other purpose, nor should they be removed

from, reproduced or used apart from the report.

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS

No responsibility is assumed by the appraiser(s} or the appraisal firm for matters
legal in character or nature. No opinion is rendered as to the status of title to any
property. The title is presumed to be good and merchantable, The property is
appraised as if free and clear, unless otherwise stated in the appraisal report. The legal

description, as furnished by the client, his designee or as derived by the appraiser(s), is

Renc W Lake Tahoe

R10-186




OHNSON-JPERKINS & A SSOCIATES, INC.

REAL ESTATE AFPPRAISERS & CONSULTANTS

assumed to be correct as reported. The appraisal is not to be construed as giving

advice concerning liens, title status, or legal marketability of the subject property.

ENGINEERING, STRUCTURAL, MECHANICAL, ARCHITECTURAL CONDITIONS

RI10-186

This appraisal should not be construed as a report on the physical items that are a
part of any property described in the appraisal report. Although the appraisal may
contain information about these physical items (including their adequacy and/or
condition), it should be clearly understood that this information is only to be used as a
general guide for property valuation and not as a complete or detailed report on these
physical items. The appraiser(s) is not a construction, engineering, or architectural
expert, and any opinion given on these matters in this report should be considered
tentative in nature and is subject to modification upon receipt of additional
information from appropriate experts. The client is advised fo seek appropriate expert

opinion before committing any funds to the property described in the appraisal report.

Any statement in the appraisal regarding the observed condition of the foundation,
roof, exterior walls, interior walls, floors, heating system, plumbing, insulation,
electrical service, all mechanicals, and all matters relating to construction is based on
a casual inspection only. Unless otherwise noted in the appraisal report, no detailed
inspection was made. For instance, the appraiser is not an expert on heating systems,
and no attempt was made to inspect the interior of the furnace. The structures were
not investigated for building code violations, and it is assumed that all buildings meet

the applicable building code requirements unless stated otherwise in the report,

Such items as conditions behind walls, above ceilings, behind locked doors, under the
floor, or under the ground are not exposed fo casval view and, therefore, were not inspected,
unless specifically so stated in the appraisal. The existence of insulation, if any is mentioned,

was discovered through conversations with others and/or circumstantial evidence. Since it is

not exposed to view, the accuracy of any statements regarding insulation cannot be

guaranteed.
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Because no detailed inspection was made, and because such knowledge goes beyond the
scope of this appraisal, any comments on observed conditions given in this appraisal report
should not be taken as a guarantee that a problem does not exist. Specifically, no guarantee is
given as to the adequacy or condition of the foundation, roof, exterior walls, interior walls,
floors, heating systems, air conditioning systems, plumbing, electrical service, insulation, or
any other detailed construction matters. If any interested party is concerned about the
existence, condition, or adequacy of any particular item, we would strongly suggest that a
mechanical and/or structural inspection be made by a qualified and licensed contractor, a civil
or structural engineer, an architect or other experts. This appraisal report is based on the
assumption that there are no hidden, vnapparent or apparent conditions on the propetty or
improvements which would materially alter the value as reported. No responsibility is
assumed for any such conditions or for any expertise or engineering to discover them. All
mechanical components are assumed to be in operable condition and standard for the
properties of the subject type. Coenditions of heating, cooling, ventilating, electrical and
plumbing equipment are considered to be commensurate with the condition of the balance of
the improvements unless otherwise stated. No judgment is made in the appraisal as to the
adequacy of insulation, the type of insulation, or the energy efficiency of the improvements or

equipment which is assumed to be standard for the subject's age, type and condition.

TOXIC MATERIALS AND HAZARDS

Unless otherwise stated in the appraisal repott, no attempt has been made to
identify or report the presence of any potentially toxic materials and/or condition such
as asbestos, urea formaldehyde foam insulation, PCBs, any form of toxic waste,
polychlorinated biphenyl, pesticides, lead-based paints or soils or ground water
contamination on any land or improvements described in the appraisal report. Before
committing funds to any property, it is strongly advised that appropriate experts be
employed to inspect both land and improvements for the existence of such potentially
toxic materials and/or conditions. If any potentially toxic materials and/or conditions
are present on the property, the value of the property may be adversely affected and a
re-appraisal at an additional cost may be necessary to estimate the effects of such

circumstances.

R10-186
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SOILS, SUB-SOILS, AND POTENTIAL HAZARDS

It is assumed that there are no hidden or unapparent conditions of the soils or sub-

soil which would render the subject property more or less valuable than reported in
the appraisal. No engineering or percolation tests were made and no liability is
assumed for soil conditions. Unless otherwise noted, the land and the soil in the area
being appraised appeared to be firm, but no investigation has been made to determine
whether or not any detrimental sub-soil conditions exist. Neither the appraiser(s) nor
the appraisal firm is [iable for any problems arising from soil conditions. These
appraisers strongly advise that, before any funds are committed to a property, the

advice of appropriate experts be sought.

If the appraiser(s) has not been supplied with a termite inspection report, survey or
occupancy permit, no responsibility is assumed and no representation is made for any
costs associated with obtaining same or for any deficiencies discovered before or after

they are obtained.

Neither the appraiser(s) nor the appraisal firm assumes responsibility for any costs
or for any consequences arising from the need or lack of need for flood hazard
insurance. An Agent for the Federal Flood Insurance Program should be contacted to

determine the actual need for flood hazard insurance.

ARCHEOLOGICAL SIGNIFICANCE
No investigation has been made by the appraiser and no information has been provided to
the appraiser regarding potential archeclogical significance of the subject property or any
portion thereof. This report assumes no portion of the subject property has archeological

significance.

LEGALITY OF USE
This appraisal report assumes that there is full compliance with all applicable federal, state
and local environmental regulations and laws, unless non-compliance is stated, defined and
considered in the appraisal report. 1t is assumed that all applicable zoning and use regulations

and restrictions have been complied with, unless a non-conformity has been stated, defined

— Reno B Lake Tahoe
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and considered in the appraisal report. It is assumed that all required licenses, consents, or

other legislative or administrative authority from any local, state or national government,
private entity or organization have been or can be obtained or renewed for any use on which
the value estimate contained in this report is based.

COMPONENT VALUES

Any distribution of the total value between the land and improvements, between partial

ownership interests or any other partition of total value applies only under the stated use.
Moreover, separate atlocations between components are not valid if this report is used in

conjunction with any other analysis.

COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT
The Americans with Disabilities Act ("ADA") became effective January 26, 1992, 1t is

| assumed that the property is in direct compliance with the various detailed requirements of the
ADA.

AUXILIARY AND RELATED STUDIES

No envirenmental or impact studies, special market studies or analyses, special

highest and best use studies or feasibility studies have been requested or made by the
appraiser(s) unless otherwise specified in an agreement for services and so stated in

the appraisal report.

DOLLAR VALUES AND PURCHASING POWER
The estimated market value set forth in the appraisal report and any cost figures
utilized are applicable only as of the date of valuation of the appraisal report. All
dollar amounts are based on the purchasing power and price of the dollar as of the

date of value estimates,

ROUNDING
Some figures presented in this report were generated using computer models that make
calculations based on numbets carried out to three or more decimal places. In the interest of
simplicity, most numbers have been rounded. Thus, these figures may be subject to small

rounding etrors.

== ——Reno B Lake Tahoe
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QUANTITATIVE ANALYSIS

Although this analysis employs various mathematical calculations to provide value
indications, the final estimate is subjective and may be influenced by our experience and other

factors not specifically set forth in this report.

VALUE CHANGE, DYNAMIC MARKET, ALTERATION OF ESTIMATE BY APPRAISER

All values shown in the appraisal report are projections based on our analysis as of the
date of valuation of the appraisal. These values may not be valid in other time periods or as
conditions change. Projected mathematical models set forth in the appraisal are based on
estimates and assumptions which are inherently subject to uncertainty and variations related to
exposure, fime, promotional effort, terms, motivation, and other conditions. The appraiser(s)
does not represent these models as indicative of results that will actually be achieved. The
value estimates consider the productivity and relative attractiveness of a property only as of

the date of valuation set forth in the report.

In cases of appraisals involving the capitalization of income benefits, the estimate of
market value, investment value or value in use is a reflection of such benefits and of the
appraiser's interpretation of income, yields and other factors derived from general and specific
client and market information. Such estimates are as of the date of valuation of the report, and

are subject to change as market conditions change.

This appraisal is an estimate of value based on analysis of information known to us at the
time the appraisal was made. The appraiser(s) does not assume any responsibility for
incorrect analysis because of incorrect or incomplete information. If new information of
significance comes to light, the value given in this report is subject to change without notice.
The appraisal report itself and the value estimates set forth therein are subject to change if
either the physical or legal entity or the terms of financing are different from what is set forth

in the report,

ECONOMIC AND SOCIAL TRENDS

The appraiser assumes no responsibility for economic, physical or demographic factors

which may affect or alter the opinions in this report if said economic, physical or demographic
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factors were not present as of the date of value of this appraisal. The appraiser is not obligated

to predict future political, economic or social trends.

EXCLUSIONS

Furnishings, equipment, other personal property and value associated with a

specific business operation are excluded from the value estimate set forth in the report
unless otherwise indicated. Only the real estate is included in the value estimates set

forth in the report unless otherwise stated.

SUBSURFACE RIGHTS
No opinion is expressed as to the value of subsurface oil, gas or mineral rights or whether

the property is subject to surface entry for the exploration or removal of such materials, except

as is expressly stated.

PROPOSED IMPROVEMENTS, CONDITIONED VALUE

It is assumed in the appraisal report that all proposed improvements and/or

repairs, either on-site or off-site, are completed in an excellent workmanlike manner
in accord with plans, specifications or other information supplied to these appraisers
and set forth in the appraisal report, unless otherwise explicitly stated in the appraisal.
In the case of proposed construction, the appraisal is subject to change upon
inspection of the property after construction is completed. The estimate of market
value is as of the date specified in the report. Unless otherwise stated, the assumption
is made that all improvements and/or repairs have been completed according to the

plans and that the property is operating at levels projected in the report.

MANAGEMENT OF PROPERTY
| It is assumed that the property which is the subject of the appraisal repott will be
under typically prudent and competent management which is neither inefficient nor

superefficient.

Reno M Lake Tahoe
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FEE
The fee for any appraisal report, consultation, feasibility or other study is for services
rendered and, unless otherwise stated in the service agreement, is not solely based upon the
time spent on any assignment.
LEGAL EXPENSES

Any legal expenses incurred in defending or representing ourselves concerning this

assignment will be the responsibility of the client.

CHANGES AND MODIFICATIONS
The appraiser{s) reserves the right, at the cost of the client, to alter statements,
analyses, conclusions, or any value estimates in the appraisal if any new facts
pertinent to the appraisal process are discovered which were unknown on the date of

valuation of this report.

DISSEMINATION OF MATERIAL
Neither all nor any part of the contents of this report shall be disseminated to the general
public through advertising or sales media, public relations media, new media or other public

means of communication without the prior written consent and approval of the appraiser(s).

The acceptance and/or use of the Appraisal Report by the client or any third
party constitutes acceptance of the Assumptions and Limiting Conditions set forth in
the preceding paragraphs. The appraiser’s liability extends only to the specified client,
not to subsequent parties or users. The appraiser’s liability is limited to the amount of

the fee received for the services rendered.
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Professional Designations
MAT - Member Appraisal Institute
(Certified through 2012)

SREA - Senior Real Estate Ana]yét; Society of Real Estate Appraisers

State Licensing and Certification
Certified General Appraiser-State of Nevada
License #A.0000003-CG
(Certified through 04/30/2013)

Certified General Appraiser-State of California
License #AG007038
(Certified through 06/18/2013)

Association Memberships and Affiliations

Member Reno Board of Realtors

Member Nevada Association of Realtors

International Right-of-Way Association

Member Nevada State Board of Equalization -
(Appointed by Governor Richard Bryan, January 1984 & 1988)
(Appointed by Governor Kenny C. Guinn, March 2000 & 2004)

Member Nevada Commission of Appraisers of Real Estate -
(Appointed by Governor Bob Miller, August 7, 1989)
Commissioner, Nevada Commission of Appraisers of Real Estate
(Appointed by Governor Jim Gibbons)

Offices Held

Chairman, National Ethics Administration Division

Vice Chairman, National Ethics Commission

Regional Member, Ethics Adminisiration

Appraisal Institute, Region 1

President, Sierra-Nevada Chapter #60, AIREA -

Vice President, Sierra-Nevada Chapter #60, AIREA -

Secretary, Sierra-Nevada Chapter #60, ATREA -

Vice Governor District 3 (Northern California & Nevada)
Society of Real Estate Appraisers (SREA) -

Past President & Membership Chairman -
Reno/Carson/Tahoe Chapter #189

Member 1976 Young Men's Council, SREA, Atlanta, Georgia

Discussion Leader 1977 Young Men's Council, SREA,
Las Vegas, Nevada

1976
1984

1991

1992

1984-1991

2000-2008
1989-1994

2009-Present

1995
1993/94

1989-1992
' 1989
1988
1987

1980-1981

Reno W Lake Tahoe
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Offices Held (continued)

Elected 1 of 2 National Representatives to the Inter-
national Board of Governors of the SREA, representing
the Young Men's Council -
International Professional Practice Commitiee, SREA -
International Conference Committee, SREA -
National Candidates Guidance Committee of the American
Institute of Real Estate Appraisers (AIREA) -
Chairman National Division of Member and Chapter
Services, AIREA -
Board of Directors Northern California Chapter #11, AIREA -1
Admissions Committee, Sierra-Nevada Chapter #60, AIREA
Board of Directors, Sierra-Nevada Chapter #60, AIREA
Board of Directors, Reno-Carson-Tahoe Chapter

Appraisal Experience

Quali

Independent Fee Appraiser

President, Stephen R. Johnson & Associates
President, Johnson - Wright & Associates
President, Johnson - Perkins & Associates
(Staff of 11 Appraisers)

Alves Appraisal Associates

Alves-Kent Appraisal Associates

fied as an Expert Witness
Nevada District Courts:
Washoe County, Carson City, Douglas County,
and Elko County
U.S. Bankruptcy Courts:
Reno, Las Vegas, Sacramento, and Los Angeles
U.S. District Court, San Francisco, California
United States Tax Cowrt
Arizona Superior Court, Maricopa County, Phoenix
Douglas County Board of Equalization
Washoe County Board of Equalization
Nevada State Board of Equalization
King County Superior Court, Seattle, Washington

1977
1978-1981
1978 & 1979
1978-1981

1981
1980

1984-1986

1976 to present
1976-1992

1994 to present

1972-1976
1970-1972

— Reno W Lake Tahoe
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Formal Education
Reno High School Graduate -
Bachelor of Science Degree in Business Administration
Majoring in Real Estate, from the University of
Nevada, Reno -

Appraisal Education

University of Nevada:
B.A. 430 Real Estate Evaluation
B.A. 432 Real Estate Appraisal Problems

American Institute of Real Estate Appraisers:
Course 1A Basic Appraisal Principles, Methods
& Techniques, San Francisco, CA
Course 1B Capitalization Theory & Techniques,
San Francisco, California
Course 2 Urban Properties,
San Francisco, California
Course 6 Investment Analysis,
Memphis, Tennessee

Society of Real Estate Appraisers:
Course 301 Special Applications of Appraisal
Analysis, Pomona, California

Numerous Continuing Education Seminars and Courses

Appraisal Instructor
Nevada Association of Realtors
Department of Commerce, Real Estate Division, State of Nevada
Appraisal "A" Residential Appraising
Appraisal "B" Apartment and Commercial Property Appraising
Western Nevada Community College
R.E. 206 Real Estate Appraising
Northern Nevada Real Estate School
Real Estate Appraisal

Reno W Lake Tahoe
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON
REPRESENTATIVE APPRAISAL CLIENTS AND PROPERTIES

BARTON MEMORIAL HOSPITAL

CITY OF RENO

CITY OF SPARKS

COLONIAL BANK

R.J.B. DEVELOPMENT COMPANYCARSON CITY
DOUGLAS COUNTY

LINCOLN COUNTY

LYON COUNTY

WASHOE COUNTY

MINERAL COUNTY

EMERALD BAY POST OFFICE

NEVADA STATE PARK SYSTEM

NEVADA STATE DEPT. OF TRANSPORTATION
NEVADA STATE DIVISION OF LANDS
NEVADA ATTORNEY GENERAL'S OFFICE
U.S. DEPARTMENT OF NAVY

U.S. FOREST SERVICE

FNMA - REGIONAL OFFICE

INTERNAL REVENUE SERVICE

FEDERAL TRADE COMMISSION

WASHOE COUNTY REGIONAL TRANS.
RENO TAHOE AIRPORT AUTHORITY
TAHOE REGIONAL PLANNING AGENCY
CALIFORNIA ATTY GENERAL'S OFFICE
CALIFORNIA TAHOE CONSERVANCY
CITY OF SOUTH LAKE TAHOE

PLACER COUNTY REDEVELOPMENT AGENCY
NEW HAMPSHIRE DEPARTMENT OF JUSTICE
MISSOURI HWY AND TRANS. DEPT COMMISSION
IDAHO TRANSPORTATION DEPARTMENT
COLONIAL BANK

PLUMAS BANK

SECURITY BANK OF NEVADA

LIBERTY BANK

FIRST INDEPENDENT BANK OF NV
NORTHERN NEVADA BUSINESS BANK
NEVADA STATE BANK

UNION BANK

VALLEY BANK OF NEVADA

BANK OF AMERICA

THE BANK OF CALIFORNIA

CROCKER NATIONAL BANK

WELLS FARGO BANK

B OF A TRUST DEPARTMENT

FIRST FEDERAL SAVINGS & LOAN

FIRST WESTERN SAVINGS & LOAN
AMERICAN SAVINGS AND LOAN
NEVADA SAVINGS & LOAN

DILORETQ CONST. & DEVELOPMENT
DERMODY PROPERTIES

TRAMMELL CROW CO.

MCKENZIE PROPERTIES

HOMEWQOOD HIGH & DRY MARINA
TAHOE KEYS MARINA

TAHOE CITY MARINA

R10-186

WASHOE MEDICAL CENTER

PLAZA RESORT CLUB

ROYAL BANK OF SCOTLAND
CARSON-TAHOE HOSPITAL
JOHNNY RIBEIRO BUILDER

KEEVER CONSTRUCTION COMPANY
SIERRA PACIFIC POWER COMPANY
SOUTH LAKE TAHOE PUBLIC UTILITY DIST.
TAHOE DOUGLAS SEWER DISTRICT
GLENBROOK WATER COMPANY
TAHOE PARK WATER COMPANY
NORTH FOOTHILL APARTMENTS
MEADOWOOD APARTMENTS
WOODSIDE VILLAGE APARTMENTS
SIERRA WOODS APARTMENTS
AMESBURY PLACE APARTMENTS
SUNDANCE APARTMENTS
KEYSTONE SQUARE SHOPPING CTR.
POZZI MOTORS

CARSON CITY DATSUN-AMC-JEEP
LEMMON VALLEY LAND COMPANY
CONSOLIDATED FREIGHTWAYS
RINGSBY UNITED

SYSTEMS 99

EASTMAN KODAK

HALLMARK CARDS

OSCAR MEYER AND COMPANY
GENERAL ELECTRIC

CHEMETRO

CITY SERVICES MINERAL CO.
SUPERIOR OIL COMPANY
TRAVELERS INSURANCE

FARMERS INSURANCE COMPANY
FIRST AMERICAN TITLE CO. OF NV.
FIDELITY TITLE INSURANCE CO
MERRILL LYNCH RELOCATION
YOUNG ELECTRIC SIGN COMPANY
THE TRUST FOR PUBLIC LANDS
THE TRUCKEE DONNER LAND TRUST
THE CONSERVATION FUND

THE NATURE CONSERVANCY
SUGAR BOWL SKI RESORT

THE FEATHER RIVER LAND TRUST
SKI INCLINE RESORT

KIRKWOOD ASSOCIATES
NORTHSTAR

SQUAW VALLEY US.A,

LEWIS HOMES OF NEVADA
SYNCON HOMES

MGM GRAND HOTEL CASINO & THEME PARK
EL DORADO HOTEL - CASINO
COMSTOCK HOTEL — CASINO
LAKESIDE INN HOTEL - CASINO
RAMADA EXPRESS HOTEL - CASINO
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QUALIFICATIONS OF APPRAISER
CINDY LUND FOGEL

Professional Designations
MAI — Member of the Appraisal Institute 2000

State Licensing and Certification
Nevada Certified General Appraiser

License #A.0002312-CG (Certified through 5/31/10) 1996
Offices Held
President, Reno/Carson/Tahoe Chapter Appraisal Institute 2009/2010
Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute 2008
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2006
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2003
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2002
President, Reno/Carson/Tahoe Chapter Appraisal Institute 2001
Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute 2000
Treasurer, Reno/Carson/Tahoe Chapter Appraisal Institute 1999
Secretary, Reno/Carson/Tahoe Chapter Appraisal Institute 1998
Occupational History
Johnson - Perkins & Associates 1994 - Present

Real Estate Appraiser

Johnson - Wright & Associates 1992 - 1994
Real Estate Appraiser

Stephen R. Johnson & Associates 1990 - 1992
Real Estate Appraiser

Admitted as Expert Witness
Washoe County Board of Equalization
Nevada State Board of Equalization

Appraisal Education & Technical Training

Real Estate 103 and 202 1986
Real Estate Financing 1986
American Institute of Real Estate Appraisers 1991

Course 1A-1 "Real Estate Appraisal Principles”
Course 1A-2 "Basic Valuation Procedures"
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QUALIFICATIONS OF APPRAISER
CINDY LUND FOGEL

Appraisal Education & Technical Training {Continued)

Course 1BA "Cap Theory & Tech, Part A" 1992
Course BB "Cap Theory & Tech, Part B"
Nevada Law (NRS 645C) 1993
Standards of Professional Practice Parts A & B 1993
Advanced Applications 1993
Report Writing and Valuation Analysis - 1995
Case Studies in Law and Ethics 1998
Standards of Professional Practice, Part C 1998
Advanced Income Capitalization 1999
Standards of Professional Practice, Part C 2000 & 2002
| 7-Hour National USPAP Update Course 2004
7-Hour National USPAP Update Course 2006
Cost Approach to Commercial Appraising 2006
Uniform Appraisal Standards/Federal Land Acquisitions 2007
7-Hour National USPAP Update Course 2007
7-Hour National USPAP Update Course 2008
Business Practices and Ethics 2008
Uniform Appraisal Standards for Federal Land Acquisitions {Yellow Book) 2009
Appraisal Seminars
Forecasting Revenue/Appraising Distressed Commercial Real Estate 2009
Valuation of Easements and Other Partial Interests 2009
Construction Defects and Cost Trends & Feasibility Analysis 2008
Valuation of Detrimental Conditions 2008
Spotlight on Common Errors & Confidentiality USPAP Issues 2008
The Essentials, Current Issues & Misconceptions in Appraising 2007
Attacking & Defending an Appraisal in Litigation 2007
Market Analysis and Site to do Business 2006
Analyzing Distressed Properties 2005
Appraising From Blueprints and Specifications 2005
Appraisal Valuation Modeling 2004
Subdivision Valuation 2004
The Road Less Traveled: Special Purpose Properties 2004
Scope of Work Seminar 2003
Appraisal Consulting: A Solutions Approach for Professionals 2002
Formal Education
University of Nevada-Reno: Bachelor of Arts, College of Arts and Science 1989
Truckee Meadows Community College, Associate in Arts 1984
Sparks High School, Sparks, Nevada 1975
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Main Office: 295 Holcomb Avenue, Suite 1 m Reno, Nevada 89502 u Telephone (775} 322-1155
Lake Tahoe Office: PO. Box 11430 m Zephyr Cove, Nevada 89448 m Telephone (775) 588-4787
FAX: Main Office (775) 322-1156 m Lake Tahoe Office (775} 588-8295
E-mail: jpareno@)johnsonperkins.com ® jpatahoe@johnsonperkins.com

Stephen R. Johnson, MA1, SREA Karen K. Sanders
Reese Perkins, MAl SRA Gregory D Ruzzine
Cynthia Johnsen, SRA Chad Gerken

Cindy Lund Fogel, MAL
Scott §Q. Griffin, MAL

Daniel B. Oaks, Mal March 30, 2012

Benjamin . Johnson, MAI

M. Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department
3303 Butti Way, Building 9

Carson City, Nevada 89701

RE: Valuation of Proposed Easements/ U.S. Highway 50 East and Sheep Drive (Asphalt
Drive), Carson City, Nevada

Dear Mr. Guzman:

This is in response to your request for a valuation of the proposed easements which
will be placed on the property situated on the southwest corner of U.S. Highway 50 and Sheep
Drive (Asphalt Drive), Carson City, Nevada. The subject property is identified as Carson

City Assessor’s Parcel Number 008-523-09 and is owned by Carson City. The subject site
contains a total land arca of 44,627+ square feet or 1,024 5+ acres of land area. Although
there are a number of existing easements encumbering the subject property, Carson City is
currently considering granting additional easements which will further encumber the subject
property. The proposed easements include a Building Easement, Parking Easement, a Display
and Sign Easement, and an Access and Drainage Easement. These new easements will be

more thoroughly described and valued in the following sections of this letter.

On July 21, 2011, this firm issued a summary appraisal report addressing the Market
Value of the subject property. This appraisal addressed the subject property as encumbered

by the existing easements. Based upon the analysis set forth in this appraisal, the Market
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Value of the subject property, in its *“as-is” condition as of June 23, 2011, was estimated to be
$145,000. As this letter is intended to be an addendum to the summary appraisal, the
description of the subject property and the surrounding neighborhood, the valuation
methodology, and the valuation analysis of the subject property as encumbered with the
existing easements will be utilized as the basis of this valuation. It is assumed that the reader

has access to and has carefully reviewed the original summary appraisal report.

For the purposes of this valuation analysis, the effective date of valuation will be June

23,2011, the date utilized in the summary report.

The purpose of this valuation is to establish the contributory Market Value of the
proposed easements as they relate to the subject property. The intended use of this valuation
is to assist Carson City in establishing a price for possible sale of the easements to an adjacent

property owner,

The proposed easements involve a Building Easement containing 424+ square feet, a
Parking Easement which will involve 1,169+ square feet, a Display and Sign Easement which
will encumber 5,555+ square feet and an Access and Drainage Easement which will
encumber 5,614+ square feet. The above land area calculations and all other calculations set
forth in this letter have been prepared by Ken Iwamura, P.L.S., with Tri State Surveying LTD,
of Carson City, Nevada. For the purposes of this valuation analysis, it is assumed that the

iand area calculations as provided by Tri State Surveying L.TD are accurate.

In the original summary appraisal report the unencumbered fee simple Market Value
of the subject land was estimated to be $8.00 per square foot before addressing the cost of
water and sewer extensions. The previously encumbered areas were estimated to reduce the
value of the subject property by 50% in those areas. Finally, it was estimated in the original

report that the appropriate allowance for the extension of water and sewer to the subject

Reno B Lake Tahoe

R10-186




Jormson-PERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

Page 3

property was $125,000. The final value established in the appraisal, in its “as-is” condition,
was $145,000.

The proposed Building Easement is a triangular shaped parcel located centrally along
the south property line of the subject property. This easement contains 424 square feet of
land area and will address a building encroachment by the abutting property owner to the
south. It is these appraisers’ assumption that this easement will allow for the building
encroachment to continue through the remaining life of the building. This easement
essentially transfers all of the property rights to the easement holder. The easement holder
will control all use of the property with the underlying fee interest only having the distant
future potential for receiving the reversion of the underlying land when the building is

removed from the property.

For the purposes of this valuation, this easement has been assigned a value of 95% of
the unencumbered fee simple value. The actual mathematical calculations will be

summatized on a chart at the end of this letter.

The proposed Parking Easement is located immediately northwest of and adjacent to
the Building Easement. This easement is being established in order to protect parking in front
of the adjacent building. It is these appraisers’ understanding that this proposed easement will
provide exclusive parking to the adjacent building. As a result, there will be very little
underlying value associated with this area. As this area was encumbered by existing
easements or was felt to have restricted development potential due to the existence of the
existing easements, this area was valued at 50% of the unencumbered fee simple value as set
forth in the original summary appraisal report. As the proposed exclusive parking easement
will be for the sole use of the adjacent property owner, it is felt that the easement represents a
vast majority of the remaining value of this area. As a result, the proposed parking easement

will be valued at 90% of the remaining 50% value of the unencumbered fee simple interest.
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The proposed Display and Sign Easement will contain 5,555+ square feet of land area
and is situated along the northwest property line, approximately 110 feet northeast of the
subject’s westerly tip. The proposed easement will have approximately 85 feet of frontage
along the highway and will extend to a depth of approximate 65 feet. This easement will
allow for the property owner abutting to the south to maintain a display area for his business
and will also allow for him to maintain the on-premise sign which is located in this area. It is
these appraisers’ understanding that this easement will provide the adjacent property owner
with exclusive use of this property. As a result, there will be very limited uses or rights which
would be available to the underlying fee title owner. Based upon calculations prepared by Tri
State Surveying, 3,854 square feet of this proposed easement was previously encumbered. As
a result, the underlying value was 50% of the unencumbered fee simple value before the
imposition of the new easement. As was previously indicated, it is felt that the proposed
easement will essentially encompass most of the remaining rights to this property. Forthe
purposes of this valuation, the previously encumbered area will be valued at 90% of the

previously encumbered value.

Tri State Surveying has also indicated that 1,701+ square feet of the Display and Sign
Easement was not previously encumbered. As a result, the value of the easement will be 90%
of the unencumbered fee simple value for this area. The value of the previously encumbered
area and the unencumbered area will be totaled to arrive at a value of the proposed Display
and Sign Easement. The mathematical calculations will be set out on a summary chart at the

end of this letter.

The proposed Access and Drainage Easement will contain 5,641+ square feet of land
area. This easement will be located along the northeast and southeast boundaries of the
proposed Display and Sign Easement area. This easement will also extend along the
northwest line of the proposed Parking Easement and then will extend to the east of the
proposed Building Easement, in order to allow for delivery truck access to the building

sitnated south of the subject property. Tri State Surveying has estimated that 4,133+ square

Renc W Lake Tahoe

R10-186




OHNSON-]PERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

Page 5

feet of the proposed easement was previously encumbered with easements, while 1,481+
square feet was previously not encumbered by any easements. The proposed easement will
allow for access to the building abuiting the subject to the south and will also allow for
installation of drainage improvements. As the terms of the easement will require that this
portion of the subject property remain open for access purposes, there are very few other uses
to which the easement area could be put. As a result, it is felt that the new easement will
encumber a significant portion of the underlying value of this area. For the purposes of this
analysis, the percentage factor which will be utilized for the easement it 80%. For the value
of the previously encumbered area, the easement value will be established by applying a 50%
factor for the existing easements and then applying an 80% factor to the remaining value to
address the value of the new proposed easement. For the unencumbered areas, an 80% factor
will be applied to the unencumbered fee simple value., These calculations will be summarized

at the conclusion of this letter.

In the original summary appraisal report, an allowance of $125,000 was deducted for
water and sewer extension considerations. It is felt that this allowance must be deducted from
the easement valuation on a proportional basis. As will be set forth subsequently in this
report, the value of the easements before consideration of water and sewer extensions is
$55,000. Based upon the $270,000 value established in the original report, the easements
represent 20% of the value. Applying a 20% factor to the $125,000 allowance for water and
sewer extensions indicates that $25,000 is applicable to the new easements. The $25,000
allowance for water and sewer will be deducted to arrive at the final value of the subject’s

new proposed easements.
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Set out following is a chart summarizing the valuation of the subject’s four proposed

easement areas and a final estimate of the value of these easements.

Summary of Valuation of Proposed Easements

Proposed Building Easement

{424+ sf @ $8.00 x 95%) $ 3222
Proposed Parking Easement
(1,169+ sf @ $8.00 x 50% x 90%) $§ 4208

Proposed Display Sign Easement
Previously Encumbered

(3,854+ sf (@ $8.00 x 50% x 90%) $ 13,874

Not Previously Encumbered

(1,701 sf @ $8.00 x 90%6) $ 12247

Value of Display and Sign Easement $ 26,121

Proposed Access and Drainage Easement
Previously Encumbered

(4,133£ st (@ $8.00 x 50% x 80%) $ 13,226
Not Previously Encumbered
(1,481+ st (@ $8.00 x 80%) $ 9478
Value to Access and Drainage Easement $ 22704
Total Value (Before Water and Sewer) - $ 56,255
Rounded To $ 55,000
Less Allowance for Water and Sewer Extensions $ (25,000)
Final Value Conclusion of Propesed Easements $ 30,000

As is set out on the previous chart, the value of the subject’s proposed Building
Easement was estimated to be $3,222; the value of the Parking Easement was estimated to be
$4,208; the value of the proposed Display and Sign Easement was estimated to be $26,121;
and the value of the proposed Access and Drainage Easement was estimated to be $22,704,
This totaled an indicated value for the subject’s four proposed easements of $56,255, which

was rounded to $55,000. Deducting the proportional allowance for water and sewer
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extensions of $25,000, results in a final indication of the value of the subject’s proposed
easements of $30,000.

Based upon a careful review and analysis of all data available and these appraisers’
understandings of the intent of the proposed easements, it is our opinion that the Market

Value, as part of the subject’s larger parcel, as of June 23, 2011, is $30,000.

FINAL MARKET VALUE CONCLUSION $30,000
(Four Proposed Easements)

The reader is reminded that this valuation analysis is intended to be an addendum to
the original summary appraisal; therefore, this letter should only be utilized in conjunction

with the original appraisal.

We appreciate the opportunity of preparing this appraisal and should you have any

additional questions, please do not hesitate to contact us.

. Respectfuil?Sub?ﬁed
- % K \ ‘_\

Stephen R. Jolip J)n MAT, SREA
Nevada Certified General Appraiser
License Number A. 000003 CG

T Foge] MAI
A Certified General App1 aiser
License Number A.0002312-CG

R10-186
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| STANDARD ASSUMPTIONS AND LIMITING CONDITIONS

The acceptance of this appraisal assignment and the completion of the appraisal report

submitted herewith are contingent upon the following assumptions and limiting conditions.

——

LIMITS OF LIABILITY

This report was prepared by Johnson-Perkins and Associates, Inc. All opinions,

recommendations, and conclusions expressed during the course of this assignment are
rendered by the staff of Johnson-Perkins and Associates, as employees, not as individuals.
The liability of Johnson-Perkins & Associates, Inc. and its employees and associates is limited
to the client only and to the fee actually received by the appraisal firm. There is no

| accountability, obligation, or liability to any third party. If the appraisal report is disseminated

to anyone other than the client, the client shall make such party or parties aware of all limiting

conditions and assumptions affecting the appraisal assignment. Neither the appraisers nor the
appraisal firm is in any way to be responsible for any costs incurred to discover or correct any
physical, financial and/or legal deficiencies of any type present in the subject propetty. In the
case of limited partnerships or syndication offerings or stock offerings in real estate, the client
agrees that in the event of a lawsuit brought by a lender, a partner or part owner in any form of
ownership, a tenant or any other party, the client will hold the appraiser(s} and the appraisal
firm completely harmless in such action with respect to any and all awards or settlements of

any type in such lawsuits.

COPIES, PUBLICATION, DISTRIBUTION AND USE OF REPORT

Possession of this report or any copy thereof does not cairy with it the right of

publication, nor may it be used for any purpose or any function other than its intended
use, as stated in the body of the report. The appraisal fee represents compensation
only for the analytical services provided by the appraiser(s). The appraisal report
remains the property of the appraisal firm, though it may be used by the client in

accord with these assumptions and limiting conditions.

This appraisal is to be used only in its entirety, and no part is to be used without

the whole report. All conclusions and opinions concerning the analysis as set forth in
% e Reno W Lake Tahoe —— — _J
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the report were prepared by the appraiser(s) whose signature(s) appears on the
appraisal report, unless it is indicated that one or more of the appraisers was acting as
"Review Appraiser." No change of any item in the report shall be made by anyone
other than the appraiser(s). The appraiser(s) and the appraisal firm shall bear no

responsibility for any such unauthorized changes.

CONFIDENTIALITY
Except as provided for subsequently, neither the appraiser(s) nor the appraisal
firm may divulge the analyses, opinions or conclusions developed in the appraisal
report, nor may they give a copy of the report to anycne other than the client or his
designee as specified in writing. However, this condition does not apply to any
requests made by the Appraisal Institute for purposes of confidential ethics
enforcement. Also, this condition does not apply to any order or request issued by a

court of law or any other body with the power of subpoena.

INFORMATION SUPPLIED BY OTHERS
Information (including projections of income and expenses) provided by informed
local sources, such as government agencies, financial institutions, Realtors, buyers,
sellers, property owners, bookkeepers, accountants, attorneys, and others is assumed
to be true, correct and reliable. No responsibility for the accuracy of such information
is assumed by the appraisetr{s). Neither the appraiser(s) nor the appraisal firm is liable
for any information or the work product provided by subcontractors. The client and

others utilizing the appraisal report are advised that some of the individuals associated

with Johnson-Perkins & Associates, Inc. are independent contractors and may sign the
appraisal report in that capacity. The comparable data relied upon in this report has
been confirmed with one or more parties familiar with the transaction or from
affidavit or other sources thought reasonable. To the best of our judgment and
knowledge, all such information is considered appropriate for inclusion. In some
instances, an impractical and uneconomic expenditure of time would be required in
attempting to furnish abselutely unimpeachable verification. The value conclusions
set forth in the appraisal report are subject to the accuracy of said data. Tt is suggested

that the client consider independent verification as a prerequisite to any transaction
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EXHIBITS AND PHYSICAL DESCRIPTIONS

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR APPRAISAL
SERVICE I

_encroachment or trespass unless noted otherwise within the report. No survey of the property
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involving a sale, a lease or any other commitment of funds with respect to the subject

property.

The contract for each appraisal, consultation or analytical service is fulfilled and
the total fee is payable upon completion of the report. The appraisers(s) or those
assisting in the preparation of the report will not be asked or required to give
testimony in court or in any other hearing as a result of having prepared the appraisal,
either in full or in part, except under separate and special arrangements at an

additional fee. If testimony or a deposition is required, the client shall be responsible

for any additional time, fees and charges, regardless of the issuing party. Neither the
appraiser(s) nor those assisting in the preparation of the repott is required to engage in
post- appraisal consultation with the client or other third parties, except under a

separate and special arrangement and at an additional fee.

It is assumed that the improvements and the utilization of the land are within the

boundaries of the property lines of the property deseribed in the report and that there is no

has been made by the appraiser(s) and no responsibility is assumed in connection with such
matters. Any maps, plats, or drawings reproduced and included in the report are there to assist

the reader in visualizing the property and are not necessarily drawn to scale. They should not

be considered as surveys or relied upon for any other purpose, nor should they be removed

from, reproduced or used apart from the report.

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS

No responsibility is assumed by the appraiser(s) or the appraisal firm for matters
legal in character or nature. No opinion is rendered as to the status of title to any
property. The title is presumed to be good and merchantable. The property is
appraised as if free and clear, unless otherwise stated in the appraisal report. The legal

description, as furnished by the client, his designee or as derived by the appraiser(s), is

— Reno M Lake Tahoe
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assumed to be correct as reported. The appraisal is not to be construed as giving

advice concerning liens, title status, or legal marketability of the subject property.

ENGINEERING, STRUCTURAL, MECHANICAL, ARCHITECTURAL CONDITIONS
This appraisal should not be construed as a report on the physical items that are a
part of any property described in the appraisal report. Although the appraisal may
contain information about these physical items (including their adequacy and/or
condition), it should be clearly understood that this information is only to be used as a
general guide for property valuation and not as a complete or detailed report on these
physical items. The appraiser(s) is not a construction, engineering, or architectural
expert, and any opinion given on these matters in this report should be considered
tentative in nature and is subject to modification upon receipt of additional
information from appropriate experts. The client is advised to seek appropriate expert

opinion before committing any funds to the property described in the appraisal report.

Any statement in the appraisal regarding the observed condition of the foundation,
roof, exterior walls, interior walls, floors, heating system, piumbing, insulation,
electrical service, all mechanicals, and all matters relating to construction is based on
a casual inspection only. Unless otherwise noted in the appraisal report, no detailed
inspection was made. For instance, the appraiser is not an expert on heating systems,
and no attemipt was made to inspect the interior of the furnace. The structures were
not investigated for building code violations, and it is assumed that all buildings meet

the applicable building code requirements unless stated otherwise in the report.

Such items as conditions behind walls, above ceilings, behind locked doors, under the
floor, or under the ground are not exposed to casual view and, therefore, were not inspected,
unless specifically so stated in the appraisal. The existence of insulation, if any is mentioned,
was discovered through conversations with others and/or circumstantial evidence. Since it is
not exposed to view, the accuracy of any statements regarding insulation cannot be

guaranteed,
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Because no detailed inspection was made, and because such knowledge goes beyond the
scope of this appraisal, any comments on observed conditions given in this appraisal report
should not be taken as a guarantee that a problem does not exist. Specifically, no guarantee is
given as to the adequacy or condition of the foundation, roof, exterior walls, interior walls,
floors, heating systems, air conditioning systems, plumbing, electrical service, insulation, or
any other detailed construction maiters. If any interested party is concerned about the
existence, condition, or adequacy of any particular item, we would strongly suggest that a
mechanical and/or structural inspection be made by a qualified and licensed contractor, a civil
or structural engineer, an architect or other experts. This appraisal report is based on the
assumption that there are no hidden, unapparent or apparent conditions on the property or
improvements which would materially alter the value as reported. No responsibility is
assumed for any such conditions or for any expertise or engineering to discover them. All
mechanical components are assumed to be in operable condition and standard for the
propetties of the subject type. Conditions of heating, cooling, ventilating, electrical and
plumbing equipment are considered to be commensurate with the condition of the balance of
the improvements unless otherwise stated. No judgment is made in the appraisal as to the
adequacy of insulation, the type of insulation, or the energy efficiency of the improvements or

equipment which is assumed to be standard for the subject's age, type and condition,

TOXIC MATERIALS AND HAZARDS

RI10-186

Unless otherwise stated in the appraisal report, no attempt has been made to
identify or report the presence of any potentially toxic materials and/or condition such
as asbestos, urea formalidehyde foam insulation, PCBs, any form of toxic waste,
polychlorinated biphenyl, pesticides, lead-based paints or soils or ground water
contamination on any land or improvements described in the appraisal report. Before
committing funds to any property, it is strongly advised that appropriate experts be
employed to inspect both land and improvements for the existence of such potentially
toxic materials and/or conditions. If any potentially toxic materials and/or conditions
are present on the property, the value of the property may be adversely affected and a
re-appraisal at an additional cost may be necessary to estimate the effects of such

circumstances.
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SOILS, SUB-SOILS, AND POTENTIAL HAZARDS

It is assumed that there are no hidden or unapparent conditions of the soils or sub-
soil which would render the subject property more or less valuable than reported in
the appraisal. No engineering or percolation tests were made and no liability is
assumed for soil conditions, Unless otherwise noted, the land and the soil in the area
being appraised appeared to be firm, but no investigation has been made to determine
whether or not any detrimental sub-soil conditions exist. Neither the appraiser(s) nor
the appraisal firm is liable for any problems arising from soil conditions. These
appraisers strongly advise that, before any funds are committed to a property, the

advice of appropriate experts be sought.

If the appraiser(s) has not been supplied with a termite inspection report, survey or

occupancy permit, no responsibility is assumed and no representation is made for any

cosis associated with obfaining same or for any deficiencies discovered before or after

they are obtained.

Neither the appraiser(s) nor the appraisal firm assumes responsibility for any costs
or for any consequences arising from the need or lack of need for flood hazard
insurance. An Agent for the Federal Flood Insurance Program should be contacted to

determine the actual need for flood hazard insurance.

ARCHEOLOGICAL SIGNIFICANCE
No investigation has been made by the appraiser and no information has been provided to
the appraiser regarding potential archeological significance of the subject property or any
portion thereof. This report assumes no portion of the subject property has archeological

significance.

LEGALITY OF USE
This appraisal report assumes that there is full compliance with all applicable federal, state
and local environmental regulations and laws, unless non-compliance is stated, defined and
considered in the appraisal report. It is assumed that all applicable zoning and use regulations

and restrictions have been complied with, unless a non-conformity has been stated, defined
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and considered in the appraisal report. It is assumed that all required licenses, consents, or

other legislative or administrative authority from any local, state or national government,
private entity or organization have been or can be obtained or renewed for any use on which
the value estimate contained in this report is based.

| COMPONENT VALUES

Any distribution of the total value between the land and improvements, between partial

ownership interests or any other partition of total value applies only under the stated use.
Moreover, separate allocations between components are not valid if this report is used in

conjunction with any other analysis.

COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT
The Americans with Disabilities Act ("ADA") became effective January 26, 1992. It is
assumed that the property is in direct compliance with the various detailed requirements of the
ADA.

AUXILIARY AND RELATED STUDIES
No environmental or impact studies, special market studies or analyses, special
highest and best use studies or feasibility studies have been requested or made by the
appraiser(s) unless otherwise specified in an agreement for services and so stated in

the appraisal report.

DOLLAR VALUES AND PURCHASING POWER
The estimated market value set forth in the appraisal report and any cost figures
utilized are applicable only as of the date of valuation of the appraisal report. All
dollar amounts are based on the purchasing power and price of the dollar as of the

date of value estimates.

ROUNDING
Sormne figures presented in this report were generated using computer models that make
calculations based on numbers carried out to three or more decimal places. In the interest of
simplicity, most numbers have been rounded. Thus, these figures may be subject to small

rounding errors.

\_ e eno W Lake Tahoe — ——
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QUANTITATIVE ANALYSIS
Although this analysis employs various mathematical calculations to provide value
indications, the final estimate is subjective and may be influenced by our experience and other

factors not specifically set forth in this report.

VALUE CHANGE, DYNAMIC MARKET, ALTERATION OF ESTIMATE BY APPRAISER
All values shown in the appraisal report are projections based on our analysis as of the

date of valuation of the appraisal. These values may not be valid in other time periods or as
conditions change. Projected mathematical models set forth in the appraisal are based on
estimates and assumptions which are inherently subject to uncertainty and variations related to
exposure, fime, promotional effort, terms, motivation, and other conditions, The appraiser(s)
does not represent these models as indicative of results that will actually be achieved. The
value estimates consider the productivity and relative attractiveness of a property only as of

the date of valuation set forth in the report.

In cases of appraisals involving the capitalization of income benefits, the estimate of

market value, investment value or value in use is a reflection of such benefits and of the
appraiser's interpretation of income, yields and other factors derived from general and specific
client and market information. Such estimates are as of the date of valuation of the report, and

are subject to change as market conditions change.

This appraisal is an estimate of value based on analysis of information known fo us at the
time the appraisal was made. The appraiser(s) does not assume any responsibility for
incorrect analysis because of incorrect or incomplete information. If new information of
significance comes to light, the value given in this report is subject to change without notice.
The appraisal repott itself and the value estimates set forth therein are subject to change if
either the physical or legal entity or the terms of financing are different from what is set forth

in the report.

ECONOMIC AND SOCIAL TRENDS
The appraiser assumes no responsibility for economic, physical or demographic factors

which may affect or alter the opinions in this report if said economic, physical or demographic

Reno W Lake Tahoe
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| to predict future political, economic or social trends.

EXCLUSIONS
Furnishings, equipment, other personal property and value associated with a

specific business operation are excluded from the value estimate set forth in the report

unless otherwise indicated. Only the real estate is included in the value estimates set

forth in the report unless otherwise stated.

SUBSURFACE RIGHTS

factors were not present as of the date of value of this appraisal. The appraiser is not obligated

No opinion is expressed as to the value of subsurface oil, gas or mineral rights or whether

the property is subject to surface entry for the exploration or removal of such materials, except

as is expressly stated.

PROPOSED IMPROVEMENTS, CONDITIONED VALUE
1t is assumed in the appraisal report that all proposed improvements and/or

repairs, either on-site or off-site, are completed in an excellent workmanlike manner
in accord with plans, specifications or other information supplied to these appraisers
and set forth in the appraisal report, unless otherwise explicitly stated in the appraisal.
In the case of proposed construction, the appraisal is subject to change upon
inspection of the property after construction is completed. The estimate of market
value is as of the date specified in the report. Unless otherwise stated, the assumption
is made that all improvements and/or repairs have been completed according to the

plans and that the property is operating at levels projected in the report.

MANAGEMENT OF PROPERTY
It is assumed that the property which is the subject of the appraisal report will be
under typically prudent and competent management which is neither inefficient nor

superefficient.

Reno M Lake Tahoe
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FEE
The fee for any appraisal report, consultation, feasibility or other study is for services
rendered and, unless otherwise stated in the service agreement, is not solely based upon the

time spent on any assignment.

LEGAL EXPENSES
Any legal expenses incurred in defending or representing ourselves concerning this

assignment will be the responsibility of the client.

CHANGES AND MODIFICATIONS
The appraiser(s) reserves the right, at the cost of the client, to alter statements,
analyses, conclusions, or any value estimates in the appraisal if any new facts
pertinent to the appraisal process are discovered which were unknown on the date of

valuation of this report.

DISSEMINATION OF MATERIAL
Neither all nor any part of the contents of this report shall be disseminated to the general
public through advertising or sales media, public relations media, new media or other public

means of communication without the prior written consent and approval of the appraiser(s).

The acceptance and/or use of the Appraisal Report by the client or any third
party constitutes acceptance of the Assumptions and Limiting Conditions set forth in
the preceding paragraphs. The appraiser’s liability extends only to the specified client,
not to subsequent parties or users. The appraiser’s liability is limited to the amount of

the fee received for the services rendered.

Reno ® Lake Tahoe
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Professional Designations
MAI - Member Appraisal Institute
(Certitied through 2012)

SREA - Senior Real Estate Analyst; Society of Real Estate Appraisers

State Licensing and Certification
Certified General Appraiser-State of Nevada
License #A.0000003-CG
{Certified through 04/30/2013)

Certified General Appraiser-State of California
License #AG007038
(Certified through 06/18/2013)

Association Memberships and Affiliations

Member Reno Board of Realtors

Member Nevada Association of Realtors

International Right-of~Way Association

Member Nevada State Board of Equalization -
(Appointed by Governor Richard Bryan, January 1984 & 1988)
(Appointed by Governor Kenny C. Guinn, March 2000 & 2004)

Member Nevada Commission of Appraisers of Real Estate -
{Appointed by Governor Bob Milier, August 7, 1989)
Commissioner, Nevada Commission of Appraisers of Real Estate
(Appointed by Governor Jim Gibbons)

Offices Held

Chairman, National Ethics Administration Division

Vice Chairman, National Ethics Commission

Regional Member, Ethics Administration

Appraisal Institute, Region 1

President, Sierra-Nevada Chapter #60, AIREA -

Vice President, Sierra-Nevada Chapter #60, AIREA -

Secretary, Sierra-Nevada Chapter #60, AIREA -

Vice Governor District 3 (Northern California & Nevada)
Society of Real Estate Appraisers (SREA) -

Past President & Membership Chairman -
Reno/Carson/Tahoe Chapter #189

Member 1976 Young Men's Council, SREA, Atlanta, Georgia

Discussion Leader 1977 Young Men's Council, SREA,
Las Vegas, Nevada

1976

1984

1991

1992

1984-1991

2000-2008
1989-1994

2009-Present

1995
1993/94

1989-1992
1989
1988
1987

1980-1981
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Offices Held (continued)
Elected 1 of 2 National Representatives to the Inter-
national Board of Governors of the SREA, representing

the Young Men's Council - 1977
International Professional Practice Committee, SREA - 1978-1981
International Conference Committee, SREA - 1978 & 1979
National Candidates Guidance Committee of the American

Institute of Real Estate Appraisers (AIREA) - 1978-1981
Chairman National Division of Member and Chapter

Services, AIREA - 1981
Board of Directors Northern California Chapter #11, AIREA -1 1980
Admissions Commiittee, Sierra-Nevada Chapter #60, AIREA
Board of Directors, Sierra-Nevada Chapter #60, AIREA 1984-1986
Board of Directors, Reno-Carson-Tahoe Chapter

Appraisal Experience
Independent Fee Appraiser 1976 to present
President, Stephen R. Johnson & Associates 1976-1992
President, Johnson - Wright & Associates
President, Johnson - Perkins & Associates 1994 to present
(Staff of 11 Appraisers)
Alves Appraisal Associates 1972-1976
Alves-Kent Appraisal Associates 1970-1972
Qualified as an Expert Witness
Nevada District Courts:
Washoe County, Carson City, Douglas County,
and Elko County

U.S. Bankruptcy Courts:

Reno, Las Vegas, Sacramento, and Los Angeles
U.S. District Court, San Francisco, California
United States Tax Court

Arizona Superior Court, Maricopa County, Phoenix
Douglas County Board of Equalization

Washoe County Board of Equalization

Nevada State Board of Equalization

King County Superior Court, Seattle, Washington

Reno B Lake Tahoe
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Formal Education

Appr

Reno High School Graduate -

Bachelor of Science Degree in Business Administration
Majoring in Real Estate, from the University of
Nevada, Reno -

aisal Eduecation
University of Nevada:
B.A. 430 Real Estate Evaluation
B.A. 432 Real Estate Appraisal Problems
American Institute of Real Estate Appraisers:
Course 1A Basic Appraisal Principles, Methods
& Techniques, San Francisco, CA
Course 1B Capitalization Theory & Techniques,
San Francisco, California
Course 2 Urban Propertics,
San Francisco, California
Course 6 Investment Analysis,
Memphis, Tennessee
Society of Real Estate Appraisers:
Course 301 Special Applications of Appraisal
Analysis, Pomona, California

Numerous Continuing Education Seminars and Courses

Appraisal Instructor

RI0-186

Nevada Association of Realtors
Department of Commerce, Real Estate Division, State of Nevada
Appraisal "A" Residential Appraising
Appraisal "B" Apartment and Commercial Property Appraising
Western Nevada Community College
R.E. 206 Real Estate Appraising
Northern Nevada Real Estate School
Real Estate Appraisal

——Reno M Lake Tahoe
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON
REPRESENTATIVE APPRAISAL CLIENTS AND PROPERTIES

BARTON MEMORIAL HOSPITAL

CITY OF RENO

CITY OF SPARKS

COLONIAL BANK

R.J.B. DEVELOPMENT COMPANYCARSON CITY
DOUGLAS COUNTY

LINCOLN COUNTY

LYON COUNTY

WASHOE COUNTY

MINERAL COUNTY

EMERALD BAY POST OFFICE

NEVADA STATE PARK SYSTEM

NEVADA STATE DEPT. OF TRANSPORTATION
NEVADA STATE DIVISION OF LANDS
NEVADA ATTORNEY GENERAL'S OFFICE
U.S. DEPARTMENT OF NAVY

U.S. FOREST SERVICE

FNMA - REGIONAL OFFICE

INTERNAL REVENUE SERVICE

FEDERAL TRADE COMMISSION

WASHOE COUNTY REGIONAL TRANS.
RENO TAHOE AIRPORT AUTHORITY
TAHOE REGIONAL PLANNING AGENCY
CALIFORNIA ATTY GENERAL'S OFFICE
CALIFORNIA TAHOE CONSERVANCY
CITY OF SOUTH LAKE TAHOE

PLACER COUNTY REDEVELOPMENT AGENCY
NEW HAMPSHIRE DEPARTMENT OF JUSTICE
MISSOURI HWY AND TRANS. DEPT COMMISSION
IDAHO TRANSPORTATION DEPARTMENT
COLONIAL BANK

PLUMAS BANK

SECURITY BANK OF NEVADA

LIBERTY BANK

FIRST INDEPENDENT BANK OF NV
NORTHERN NEVADA BUSINESS BANK
NEVADA STATE BANK

UNION BANK

VALLEY BANK OF NEVADA

BANK OF AMERICA

THE BANK OF CALIFORNIA

CROCKER NATIONAL BANK

WELLS FARGO BANK

B OF A TRUST DEPARTMENT

FIRST FEDERAL SAVINGS & LOAN

FIRST WESTERN SAVINGS & LOAN
AMERICAN SAVINGS AND LOAN
NEVADA SAVINGS & LOAN

DILORETO CONST. & DEVELOPMENT
DERMODY PROPERTIES

TRAMMELL CROW CQO.

MCKENZIE PROPERTIES

HOMEWOOD HIGH & DRY MARINA
TAHOE KEYS MARINA

TAHOE CITY MARINA

Ri0-186

WASHOE MEDICAL CENTER

PLAZA RESORT CLUB

ROYAL BANK OF SCOTLAND
CARSON-TAHOE HOSPITAL

JOHNNY RIBEIRO BUILDER

KEEVER CONSTRUCTION COMPANY
SIERRA PACIFIC POWER COMPANY

SOUTH LAKE TAHOE PUBLIC UTILITY DIST.

TAHOE DOUGLAS SEWER DISTRICT
GLENBRGOK WATER COMPANY
TAHOE PARK WATER COMPANY
NORTH FOOTHILL APARTMENTS
MEADOWOOD APARTMENTS
WOODSIDE VILLAGE APARTMENTS
SIERRA WOODS APARTMENTS
AMESBURY PLACE APARTMENTS
SUNDANCE APARTMENTS
KEYSTONE SQUARE SHOPPING CTR.
POZZI MOTORS

CARSON CITY DATSUN-AMC-JEEP
LEMMON VALLEY LAND COMPANY
CONSOLIDATED FREIGHTWAYS
RINGSBY UNITED

SYSTEMS 99

EASTMAN KODAK

BALLMARK CARDS

OSCAR MEYER AND COMPANY
GENERAL ELECTRIC

CHEMETRO

CITY SERVICES MINERAL CO.
SUPERIOR OIL COMPANY
TRAVELERS INSURANCE

FARMERS INSURANCE COMPANY
FIRST AMERICAN TITLE CO. OF NV.
FIDELITY TITLE INSURANCE CO
MERRILL LYNCH RELOCATION
YOUNG ELECTRIC SIGN COMPANY
THE TRUST FOR PUBLIC LANDS
THE TRUCKEE DONNER LAND TRUST
THE CONSERVATION FUND
THENATURE CONSERVANCY
SUGAR BOWL SKI RESORT

THE FEATHER RIVER LAND TRUST
SKI INCLINE RESORT

KIRKWOOD ASSOCIATES
NORTHSTAR

SQUAW VALLEY US.A.

LEWIS HOMES OF NEVADA
SYNCON HOMES

MGM GRAND HOTEL CASINO & THEME PARK

EL DORADO HOTEL - CASINO
COMSTOCK HOTEL — CASINO
LAKESIDE INN HOTEL - CASINO
RAMADA EXPRESS HOTEL - CASINO
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QUALIFICATIONS OF APPRAISER

CINDY LUND FOGEL

Professional Designations
MAI — Member of the Appraisal Institute

State Licensing and Certification
Nevada Certified General Appraiser
License #A.0002312-CG (Certified through 5/31/10)

Offices Held

President, Reno/Carson/Tahoe Chapter Appraisal Institute

Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute
Education Chair, Reno/Carson/Tahoe Chapter Appraisal [nstitute
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute
President, Reno/Carson/Tahoe Chapter Appraisal Institute

Vice President, Reno/Carson/T'ahoe Chapter Appraisal Institute
Treasurer, Reno/Carson/Tahoe Chapter Appraisal Institute
Secretary, Reno/Carson/Tahoe Chapter Appraisal Institute

Occupational History
Johnson - Perkins & Associates
Real Estate Appraiser

Johnson - Wright & Associates
Real Estate Appraiser

Stephen R. Johnson & Associates
Real Estate Appraiser

Admitted as Expert Witness
Washoe County Board of Equalization
Nevada State Board of Equalization

Appraisal Education & Technical Training

Real Estate 103 and 202

Real Estate Financing

American Institute of Real Estate Appraisers
Course 1A-1 "Real Estate Appraisal Principles”
Course 1A-2 "Basic Valuation Procedures"

Reno M Lake Tahoe
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QUALIFICATIONS OF APPRAISER

CINDY LUND FOGEL
Appraisal Education & Technical Training (Continued)
Course 1BA "Cap Theory & Tech, Part A" 1992
Course 1BB "Cap Theory & Tech, Part B"
Nevada Law (NRS 645C) 1993
Standards of Professional Practice Parts A & B 1993
Advanced Applications 1993
Report Writing and Valuation Analysis 1995
Case Studies in Law and Ethics 1998
Standards of Professional Practice, Part C , 1998
Advanced Income Capitalization 1999
Standards of Professional Practice, Part C 2000 & 2002
7-Hour National USPAP Update Course 2004
7-Hour National USPAP Update Course 2006
Cost Approach to Commercial Appraising 2006
Uniform Appraisal Standards/Federal Land Acquisitions 2007
7-Hour National USPAP Update Course 2007
7-Hour National USPAP Update Course 2008
Business Practices and Ethics 2008
Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) 2009
Appraisal Seminars
Forecasting Revenue/Appraising Distressed Commercial Real Estate 2009
Valuation of Easements and Other Partial Interests 2009
Construction Defects and Cost Trends & Feasibility Analysis 2008
Valuation of Detrimental Conditions 2008
Spotlight on Common Errors & Confidentiality USPAP Issues 2008
The Essentials, Current Issues & Misconceptions in Appraising 2007
Attacking & Defending an Appraisal in Litigation 2007
Market Analysis and Site to do Business 2006
Analyzing Distressed Propetties 2005
Apptaising From Blueprints and Specifications 2005
Appraisal Valuation Modeling 2004
Subdivision Valuation 2004
The Road Less Traveled: Special Purpose Properties 2004
Scope of Work Seminar 2003
Appraisal Consulting: A Solutions Approach for Professionals 2002
Formal Education
University of Nevada-Reno: Bachelor of Arts, College of Arts and Science 1989
Truckee Meadows Community College, Associate in Arts 1984
Sparks High School, Sparks, Nevada 1975
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A Summary Appraisal
OfA

1.0245+ Acre Vacant Parcel Of Land

Located At

The Southwest Corner of Highway 50 East and Asphalt Drive,
Carson City, Nevada
A.P.N. 008-523-09

Owned By

Carson City

Prepared For

Carson City

For the purpose of
Estimating Market Value
As of
June 23, 2011

Reno B Lake Tahow
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Main Office: 295 Holcomb Avenue, Suite 1 « Reno, Nevada 89502 » Telephone (775) 322-1155
l.ake Tahce Office: PO, Box 11430 m Zephyr Cove, Nevada 89448 m ‘Telephone (775) 588-4787
FAX: Main Office (175) 322-1156 m Lake Tahoe Office (775) 588-8295

E-mail: jpareno@johnsonperkins.com m jpatahoe@johnsonperkins.com

Stephen R. Johnson, MAI, SREA Karen K. Sanders
Reese Perkins, Mal, SRA Gregory D. Ruzzine
Cynthia Johnson, SRA Chad Gerken

Cindy Lund Fagel, MAl
Scott Q. Griffin, MA1
Daniel B, Oaks, MAI
Benjamin Q. Jehnson, MAl

Tuly 21, 2011

Mzt Juan Guzman

Open Space Manager

Carson City Parks and Recreation Department
3303 Buiti Way, Building 9

Carson City, Nevada 89701

Re: A Parcel of Land Located at the Southwest Corner of Highway 50 East and Asphalt
Drive, Carson City, Nevada

This is in response to your request for a summary appraisal of a property located at
southwest corner of Highway 50 East and Asphalt Drive, Carson City, Nevada. The subject
property is identified as Carson City Assessor’s Parcel Number 008-523-09 and is owned by
Carson City. The subject site contains 44,627+ square feet or 1.0245+ acres of land area. The
subject property will be more thoroughly described in the following report.

This is a summary appraisal report which is intended to comply with the reporting
requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional
Appraisal Practice for a summary appraisal report. As such, it presents only summary
discussion of the data, reasoning and analyses that were used in the appraisal process to
develop our opinion of value, Supporting documentation concerning the data, reasoning and
analyses is retained in these appraisers’ file. The depth of discussion contained in this report
is specific to the needs of the client and for the intended use as stated herein. This appraisal

firm is not responsible for unauthorized use of this report.

e ———————————————— Y R RN T——— |
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It is our understanding that you are requesting an estimate of the Market Value of the

fee simple interest of the subject property as of a current date of valuation, The intended use |

| of the appraisal is to assist in establishing a sale price with respect to the subject property.
The intended users of the appraisal report include Carson City (the seller) and Mr. William
| Burnaugh (the potential buyer) and their representatives. Any other use of the appraisal report

requires the prior written authorization of this appraisal firm.

| After careful consideration of al! data available, and upon thorough personal

investigation of the subject property and comparable properties analyzed, it is our opinion that

the Market Value of the subject property, as of June 23,2011, is as follows:

FINAL “AS IS” MARKET VALUE CONCLUSION $145.000

Respectfully submitted,

License Number A.0000003-CG

Cindy Lypld Fogel, MAI
Nevada Certified General Appraiser
License Number A,0002312-CG

—— — Reno B Lake Tahoo— —— __[

R10-186




JOHNSON~PERKINS & /A SSOCIATES, INC.,

REAL ESTATE APPRATISERS & CONSULTANTS

PURPOSE OF APPRAISAL

This appraisal was prepared for the purpose of estimating the Market Value of the

subject property as of a current date of valuation.

INTENDED USE OF APPRAISAL

The intended users of the appraisal report include Carson City (the seller) and M.

William Burnaugh (the potential buyer) and their representatives. The intended use of the

appraisal report is to assist the client, Carson City, in establishing a reasonable sale price for

the subject property. Any other use of the appraisal report requires the prior written

authorization of this appraisal firm.

SCOPE OF APPRAISAL

The preparation of this appraisal included:

]

R10-186

Identification, inspection and analysis of the subject property;

Meetings with representatives of Carson City, the property owners, Tri State
Surveying and Ms. Connie Muir, a representative of Mr. William Burnaugh, the
potential buyer;

Identification and analysis of the subject neighborhood;

Completion of a Highest and Best Use Analysis;

Research and analysis of recent comparable land sales and listings;
Completion of a Sales Comparison Approach Analysis, utilizing a Price Per
Square Foot Analysis;

Correlation of the value indications to arrive at the “As Is” Market Value of the
subject property as of the effective date of valuation;

Preparation of a summary appraisal report.

Reno m Lake Tahoc
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MARKET VALUE DEFINED
Market Value means the most probable price which a property should bring ina

competitive and open market under all conditions requisite to a fair sale, the buyer and seller I
each acting prudently and knowledgeably, and assuming the price is not affected by undue
stimulus. Implicit in this definition are the consummation of a sale as of a specified date and

the passing of title from seller to buyer under conditions whereby:

1) Buyer and seller are typically motivated;
2) Both parties are well informed or well advised, and acting in what they

consider their own best inferests;

3) A reasonable time is allowed for exposure in the open market;

4) Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and

5} The price represents the normal consideration for the property sold unaffected
by special or creative financing or sales concessions granted by any one

associated with the sale.’

“AS-IS” MARKET VALUE
The “As-Is” Market Value of the subject property is the condition observed upon the

day of inspection and as it physically and legally exists without hypothetical conditions,

assumptions or qualifications.

PROPERTY RIGHTS APPRAISED
The subject property is appraised as held in fee simple ownership. Fee simple estate is
defined as “Absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain, police

power, and escheat,”

! The Dictionary of Real Estate Appraisal, Fifth Edition; Appraisal Institute; 2010.
2 Source: The Dictionary of Real Estate Appraisal. Fifth Edition, Appraisal Institute, 2010.

Reno W Lake Tahoe —
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EFFECTIVE DATE OF VALUATION
The opinions of value, as set forth in this report, apply as of June 23, 2011.

COMPLETION DATE OF REPORT

I This appraisal report was completed on July 21, 2011.
TYPE OF REPORT
I This is a summary appraisal report which is intended to comply with the reporting

requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional
Appraisal Practice for a summary appraisal report. As such, it presents only summary I
h discussions of the data, reasoning, and analyses that were used in the appraisal process to

develop the appraiser’s opinion of value. Supporting documentation conceming the data,

reasoning and analyses is retained in these appraisers’ file. The depth of discussion contained
in this report is specific to the needs of the client and for the intended use as stated herein.

The appraisers are not responsible for unauthorized use of this report.

I———————— 00 IR —————————————
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NEIGHBORHOOD DESCRIPTION

The subject neighborhood is located in the northeastern portion of Carson City. The
subject neighborhood is generally formed by Airport Road to the west, Arrowhead Drive to
the north, the city limits to the east, and Morgan Mill Road to the south.

Major roadways in the subject neighborhood include U.S. Highway 50, also known as
East William Street, South Edmonds/Fairview Drive and Arrowhead Drive. Airport Road,
which forms the westerly boundary of the subject neighborhood, becomes College Parkway

near the Carson City Airport.

U.S. Highway 50 intersects with North Carson Street (U.S. Highway 395), just north
of the downtown casino core area. This roadway provides access to the residential areas in
eastern Carson City as well as to Moundhouse, Virginia City, Dayton, Silver Springs and
Fallon. Most of the development on U.S. Highway 50 includes retail-commercial uses, office
uses and some limited residential utilizations. U.S. Highway 50 (East William Street)
experiences some of the highest traffic counts in the entire Carson City area. The new U.S.
395 Freeway Bypass has been completed to Fairview Drive in the westerly portion of the
subject neighborhood. The Bypass currently diverts traffic from North Carson Street to
Fairview Drive at the southern end of Carson City, Construction of the Bypass west of
Fairview Drive, is ongoing and it will ultimately connect with Highway 50 West at U.S, 395
South. A full interchange with U.S. 395 is located at U.S. Highway 50.

The southern portion of the neighborhood, along U.S. Highway 50, includes primarily
secondaty commercial and industrial-commercial development such as retail stores, taverns,
automobile repair facilities, building supply stores, service stations, mobile home sales lots
and used car lots. Additionally, the Gold Dust West Casino is located on the south side of
U.S. Highway 50 at Lompa Lane.

South Edmonds Drive, which becomes Fairview Drive in south central Carson City, is

an arterial roadway through the westerly portion of the subject neighborhood. South

Reno ® Lake Thhoe
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Edmonds Drive provides access from U.S. Highway 50 to the residential subdivisions to the
south of the highway as well as to the Carson City Corporate Yard, the Nevada State Prison
and eventually to Fairview Drive. There is a new full interchange at the U.S. 395 Freeway
and Faitview Drive. Arrowhead Drive and Airport Road are secondary arterial streets, which
provide access to the residential areas of northeast Carson City as well as to the industrial

areas around the airport.

Overall, due to the arterial and collector streets, the subject neighborhood is

considered to have good accessibility to most portions of the Carson City area.

The Carson City Airport is located in the northerly portion of the subject
neighborhood off of College Parkway. There is no regularly scheduled commercial air
service into the Carson City Airport. Most of the traffic is single or twin engine propeller
aircraft or small private jets. The taxiways are asphalt paved and range in width from 35 to 50
feet. There are two primary aircrafl parking aprons at the airport providing approximately
150 tie-down positions. The Airport does include airfield lighting and is equipped with an
automated weather observation system. Fuel, maintenance and aircraft storage services are

available on the airport property.

The heaviest concentration of industrial development in Carson City is located around
the airport. Development in this area has been fostered by Carson City, the developer of the
Carson City Airpark Industrial Park. The developments within the Carson City Airport
market are primarily light industrial users. The majority of these improvements were
constructed in the mid 1970°s to the mid 1980°s and include a variety of construction ranging
from metal materials to concrete tilt-up and concrete block. A number of newer buildings
have been constructed within the northerly portion of the subject neighborhood. These
improvements generally include light manufacturing, light industrial and high-tech or
fabricating type uses. These developments are both single tenant and multi-tenant projects.

These improvements are currently in average condition.

o Reno M Lake Taho —
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Over the past decade, a second industrial area east of the airport has developed. This

industrial area is known as the Arrowhead Business Park. Development within this park

includes relatively newer buildings which include average to good quality construction and
h are currently in average to good condition, including Harley Davidson and CGI, Inc.

Additional industrial uses are situated in the southeast portion of the subject

neighborhood, south of U.S. Highway 50. These industrial properties are generally located
along North Deer Run Road or Morgan Mill Road and primarily consist of average to fair

quality warchouse improvements. The Eagle Valley Commercial Center and the Deer Run
Business Plaza are located along Deer Run Road. These business parks include single and
multi-tenant industrial and industrial-commercial users. The Bureau of Land Management

District Office for Carson City is located on Morgan Mill Road west of Deer Run Road.

The Deer Run Industrial Park is situated in the southeasterly portion of the subject
neighborhood. This industrial park has vehicular access from Drako Way, via U.S. Highway
50, and by Morgan Mill Road which connects with Deer Run Road. Deer Run Road
intersects U.S. Highway 50 a short distance to the southwest of the subject. For the most part,
I the Deer Run Industrial Park consist of vacant parcels ranging in size from 1.56& acres, a
maximum parcel size of 37.30+ acres and an average parcel size of 12.524 acres. All of the

parcels within the Deer Run Industrial Park are zoned GI, General Industrial.

There are also various vacant industrial propetties in the southeriy portion of the
subject neighborhood that have been purchased for the eventual extension ofthe V& T
Railroad.

| The primary residential development within the subject neighborhood is single family
homes. These single family residential developments are situated both north and south of
Highway 50 East. These homes were constructed in the late 1960°s and early 1970’s and are

generally of average quality and fair to average condition. The properties in the vicinity of

Reno ® Lake Tahpe
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Airport Road, south of Highway 50 East, involve a fairly high concentration of multi-family

developments which are of average quality and are generally in average condition.

The topography of the subject neighborhood is gently sloping down from north to
south. While most of the neighborhood is located in an area of minimal flooding, there is a
large floodway extending in a northwesterly-southeasterly direction through the Steinheimer
Trust Property, west of Airport Road. The floodway crosses Lompa Lane and U.S. Highway
50 onto the Lompa Ranch. Extensive flood control channels have been constructed along
U.S. Highway 50 as well as along Lompa Lane in order to channelize flood flows and reduce

the impact on surrounding propetties.

Recreational opportunities within the subject neighborhood include the Eagle Valley

Golf Course, the Empire Ranch Golf Course, Riverview Park and the Carson River.

All public facilities are immediately available throughout the neighborhood. These
include municipal water and sewer service, electrical service, natural gas, telephone and cable
television. Police protection is provided by the Carson City Sheriff's Department, while fire
protection is provided by the Carson City Fire Department. The Empire School is located in
the southerly portion of the subject neighborhood.

Similar to the rest of the U.S., the current recession has had a negative impact on most
sectors of the local economy. The unemployment rate for the State of Nevada is currently
reported at 12%, one of the highest in the nation. With the confinued softness in the real
estate market, the area has experienced a significant decline in demand for both residential

and commercial development.

In summary, the subject neighborhood is located in the northeastern portion of Carson
City, to the north and south of U.8. Highway 50 (East William Street) and west of the new
U.S. 395 Freeway. The subject neighborhood is a mixture of residential, commercial, and
industrial utilizations. The Carson City Airport is located in the northerly portion of the
subject neighborhood.

Reno M Lake Tahoe s ———
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SUBJECT AERIAL PHOTOGRAPH

Subject Outlined in Yellow
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SUBJECT PHOTOGRAPHS
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A VIEW LOOKING SOUTHEASTERLY TOWARD THE SUBJECT FROM
ASPHALT DRIVE

A VIEW LOOKING SOUTHEASTERLY ACROSS THE EASTERLY PORTION OF
THE SUBJECT SITE FROM NEAR HIGHWAY 50
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SUBJECT PHOTOGRAPHS

A VIEW LOOKING SOUTHEASTERLY TOWARD THE WEST CENTRAL
PORTION OF THE SUBJECT FROM NEAR HIGHWAY 50

A VIEW LOOKING SOUTHEASTERLY TOWARD THE WESTERLY PORTION OF
THE SUBJECT FROM NEAR HIGHWAY 50
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SUBJECT PHOTOGRAPHS

A VIEW LOOKING EASTERLY TOWARD THE EAST PORTION OF THE

SUBJECT SITE

A VIEW LOOKING EASTERLY SHOWING THE OVERHEAD POWER LINES

BISECTING THE SUBJECT
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SUBJECT PHOTOGRAPHS

| A VYIEW LOOKING NORTHERLY ALONG THE SUBJECT’S EAST ACCESS
POINT FROM HIGHWAY 50

A VIEW LOOKING NORTHERLY TOWARD THE WEST ACCESS TO THE
SUBJECT FROM HIGHWAY 50
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SUBJECT PHOTOGRAPHS

A VIEW LOOKING SOUTHERLY ALONG ASPHALT DRIVE FROM NEAR
HIGHWAY 50 ADJACENT TO THE SUBJECT

A VIEW LOOKING NORTHERLY ALONG ASPHALT DRIVE IN THE VICINITY
OF THE SUBJECT

Reno M Lake Tahoe
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SUBJECT PHOTOGRAPHS

Ve g RS L S | S

A VIEW LOOKING WESTERLY ALONG HIGHWAY 50 EAST IN THE VICINITY
OF THE SUBJECT

A VIEW LOOKING EASTERLY ALONG HIGHWAY 50 EAST IN THE VICINITY
OF THE SUBJECT
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SUBJECT PLOT MAP
(A.P.N. 008-523-09)
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SUBJECT PARCEL MAP
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SUBJECT FLOOD MAP
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SUBJECT IDENTIFICATION AND SITE DESCRIPTION

Property Type Vacant Land

Location Southwest comner Highway 50 East and Asphalt
Drive, Carson City, Nevada

Legal Description A portion of the Southeast 1/4 of Section 2,
Township 15 North, Range 20 East, M.D.B.&M
as per Parcel Map No. 2636, recorded February
9, 2007 in the Official Records of Carson City,
Nevada at File Number 364305.

Assessor’s Parcel Number 008-523-09
Owner of Record According to the Preliminary Title Report

Prepared by Northern Nevada Title Company,
Order No. 1095634-TQ, Title is Vested in

Carson City
Shape Triangle
Land Area 44,627+ Square Feet (1.02454 Acres)

The land area for the subject parcel is based upon the exhibit map for the subject

prepared by Tri State Surveying, Ltd. and is assumed to be correct.

Access

The subject property has access from Asphalt Drive along its east property line and
from Highway 50 East just to the north. It was noted at the time of inspection that the subject
has two access points from Highway 50 East. Asphalt Drive, adjacent to the subject, is a two-

lane, two-way, asphalt paved rural roadway which is not improved with conerete curbs,

I gutters, or sidewalks. Asphalt Drive becomes Sheep Drive a short distance south of the
subject. Highway 50 East, in the vicinity of the subject, is a four-lane, two way major arterial

roadway which is improved with a center turn lane. This roadway, in the vicinity of the

subject, is not improved with concrete curbs, gutters, or sidewalks. Overall, the subject

property has adequate to good access.

Reno M Lake Tahoe
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Zoning PC (Public Community)

Public community (PC) means facilities and uses that setve primarily a large portion
of Carson City. The purpose of the public community (PC) district is to achieve the
following:

1. 'To accommodate the wide range of public institutional and auxiliary uses
which are established in response to the health, safety, cultural and welfare
needs of the citizens of the city.

2. To organize the assemblage of specific, nonprofit and profit public facilities
into efficient functionally compatible, and attractively planned administrative
centers in conformance with the master plan and to establish special use permit
approval for all uses thereby ensuring compatibility with adjacent more
restrictive districts. All public community (PC) district development standards
relative to lot area, setbacks, building height, landscaping, off-street parking
and signs shall be based on requirements and conditions of the special use
permit.

3. To establish site plan approval for many uses thereby ensuring compatibility
with adjacent more restrictive districts and to organize the assemblage of
specific, nonprofit and profit public facilities into efficient functionally
compatible and attractively planned uses in conformance with the master plan.

Master Plan C/RC (Commercial/Regional Commercial)
The primary allowed uses in the Commercial/Regional Commercial master plan
districts include a mix of retail and commercial services in a concentrated and unified center
that serves the local community. Single use highway-oriented commercial activities will
continue to occur in some areas. Secondary complementary uses include restaurants,
specialty markets, specialty stores (such as furniture, computers, office supplies or clothing

stores).

Soils and Topography

The subject parcel has generally level topography. These appraisers were not
provided with a soil survey for the subject site. It has been noted that surrounding
development does not appear to have been adversely impacted due to soil conditions. For the
purposes of this appraisal, it is assumed that the soil conditions are adequate to support a wide

variety of development.

Reno M Lake Tahoe
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Flood Zone
FEMA Map Number 3200010104E
Effective Daie January 16, 2009
Flood Zone “x®

Reference to the Federal Emergency Management Agency (FEMA) Flood Insurance
Rate Map for the subject indicates that the subject lies within a Flood Zone “X”. A Flood

Zone “X” designates areas of minimal flooding potential.

Earthquake Zone Risk Zone 3

According to the most recent Uniform Building Code, the subject property is located
in a Seismic Risk Zone 3. This zone encompasses areas which have a number of local faults
and where there is relatively strong probability of moderate to strong seismic activity.

Seismic Risk Zone 3 is characteristic of the entire area.

Hazardous Substances

Our standard on-site inspection of the subject property did not reveal any readily
apparent evidence which would suggest the presence of contaminates or hazardous wastes on
the subject property. For the purposes of this appraisal, if is assumed that the value of the

subject property is not negatively impacted by the existence of toxic materials or hazardous

waste.

Utilities
Water Carson City needs to be extended
Sewer Carson City needs to be extended
Natural Gas Southwestern Gas
Electric NV Energy
Telephone AT&T

Electric, telephone and natural gas service are immediately available to the subject
property. In discussions with Jeff Sharp, P.E., City Engineer with the Carson City Public
Works Department, it was indicated that neither municipal water nor sewer service have been

extended to the subject parcel. As the subject site is zoned for commercial uses, prior to

Reno W Lake Tahoe
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development water and sewer service would be required to be extended to the site. Based

upon a review of utility exhibit maps and calculations prepared by Carson City, it is indicated
that water service is available along the south side of Highway 50 East 1,070+ linear feet to
the west of the subject. Sewer service is indicated to be available from the intersection of

Highway 50 East (south side) and Deer Run Road approximately 1,570 feet to the west of the

subiject parcel.

R10-186
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Existing Water Main

Surrounding Development
The propetties to the west of the subject are improved with conumercial and industrial-

comumereial uses including a used car lot, United Rentals and the Eagle Valley industrial
business park. The property to the south of the subject is improved with the Capitol Loans
commercial building and storage yard. The East Carson RV Storage facility is to the south of
the Capitol Loans property. The property to the east of the subject, on the east side of Asphalt
Drive, is a large tract of vacant land. The property to the southeast is improved with a power
substation site, Older shop buildings and outside storage areas are situated on the properties

on the south side of Sheep Drive, south of the subject, including the Granite Construction

Reno @ Lake Tahoe
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| facility. The Eagle Valley golf course is located to the north of the subject on the north side
of Highway 50 East.

| Easements

We were provided with a Preliminary Title Report for the subject propetty prepared by
| Northern Nevada Title Company, dated January 21, 2011, Order No. CC-1095634-TO. A
copy of the Preliminary Title Report for the subject is set out in the addenda. According to

| the Preliminary Title Report exceptions and exclusions include;

o Reservations as set forth in Patent from the United States of America, including
rights for pipeline purposes granted to Southwest Gas Corporation, a Right-of-

| Way for a Federal Aid Highway, and those rights for transmission line purposes
granted to Sierra Pacific Power Company, its successors or assigns;

¢ Aneasement granted fo Sierra Pacific Power Co. (now NV Energy) to construct,

| erect, alter, improve, repair, operate and maintain an electric power distribution

and transmission line;

¢ An easement granted to Sierra Pacific Power Co. (now NV Energy) and Nevada

| Bell (now AT&T) to construct, operate and maintain overhead and underground

electric power and communications lines;

| s Provisions of the General Highway Act for improvements, repairs or landscaping

to the public highway (U.S. Highway 50), located along the boundary of the
subject property;
| s Resolution of Abandonment and a Resolution of Relinquishment of portions of
State Highway Right-of-Way;

¢ Resolution of the Carson City board of Supervisors consenting to the Nevada

| Department of Transportation relinquishment of portions of U.S. Highway 50 East
to Carson City;

s Multi-Use License executed between William & Jeana Burnaugh, Licensee and the

| State of Nevada, acting by and through its Department of Transportation, Licensor;

s Notes, easements and recitals as set forth on Record of Survey Map No. 2636.

| In order to delineate the easements encumbering the subject site, Tri State Surveying,

LTD has prepared an exhibit map for the subject. A review of the exhibit map indicates that

| there is an existing 10 foot wide gas pipeline easement encumbering the northeast corner of
Reno B Lake Thhor e e
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the subject site. An overhead electric power line traverses the central portion of the subject

parcel in a northeast to southwest direction. An underground communications line generally
parallels the overhead electric power line. According to the exhibit map the power line and
underground communications line easements combined, are 50 feet in width. A 10 foot wide i

Sietra Pacific Power Co, (now NV Energy) and Nevada Bell (now AT&T) easement is

sifuated in the south central portion of the subject site and runs in a north/south direction. A
28 foot wide access easement is denoted in the westerly portion of the subject site. A review
of the exhibit map also indicates that the very northeast corner of the adjacent (to the south)

property owner’s retail building is encroaching onto the subject site.

A review of the Exhibit Map indicates that the subject’s useable land areas, lying
outside the easement areas described above, include 6,654+ square feet in the north central
portion of the site, 7,368+ squarc feet in the northeast corner of the site and 8,482+ square feet
in the southeast corner of the sitec. The total useable land area is indicated to be 22,504+

square feet or .517+ acres.

The remainder of the subject land area is either encumbered with the existing
easements as outlined previously, or involves long, narrow triangular shapes. The subject
contains a total land area of 44,627+ square feet. Deducting the useable land area of 22,504+
square feet from the total land arca of 44,627+ square feet results in 22,123+ square feet of

land area which is encumbered or has limited use.

Total Land Area Subject Parcel 44,627+ Square Feet

Useable Land Areas:
Parcel A (North Central Portion of Subject Site) 6,654+ Square Feet
Parcel B (Northeast Corner of Subject Site) 7,368+ Square Feet
Parcel C (Southeast Corner of Subject Site) 8.482+ Square Feet

| Total Useable Land Area 22,504+ Square Feet
Encumbered/Limited Land Area 22,123+ Square Feet

[
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It is our understanding that no permanent structures may be constructed within the
easement areas. It is further our understanding that the easement areas may be utilized for
parking, access and landscaping is allowed. The presence of the multiple utility and access
easements, which traverse the subject site, will impose constraints on development of the
subject property. It is noted that these include surface, overhead and underground easements.
The location and burden of the various easements and encroachments on the site is considered
to limit the subject’s developable land area, Prior to development, strategic planning on the

location of any proposed improvements would need to occur.

The reader is referred to the Exhibit Map set forth on the following page to better

visualize the easements and encumbrances on the subject property.

Reno B Lake Tahoe
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SUBJECT EXHIBIT MAP
{TriState Surveying)
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|l Subject Sales History
There have been no arms length sales of the subject parcel in the past five years.
| Tax Data
Tax Year _ 2010-2011 2011-2012
“Assessor’s Parcel Number 008-523-09 008-523-09
Assessed Values
Land $93,305 $77,754
Improvements $0 $0
Total Assessed Values $93,305 $77,7154
| Exemptions $93,305 §71,754
Taxable Value $266,586 $222,154
Taxes Exempt Exempt
| Under Nevada State Law, the Carson Assessor’s Office is required to estimate the

taxable value of land based upon its full cash value. A 35% assessment ratio is then applied

| to the taxable value of the property to arrive at its assessed value,

Not-for-profit organizations, quasi-governmental, and governmental organizations are

| exempt from real estate taxes.

Improvements
| It is our understanding that the subject land is currently leased to Capitol City Loans.

There is chain link fencing and perimeter landscaping (along Asphalt Drive) in the southeast
corner of the subject site, which is a portion of a fenced storage yard utilized by the tenant.

There is asphalt paving and signage for Capitol City Loans in the west central portion of the

site. The very northeast corner of the adjacent (to the south) property owner’s retail building

is encroaching onto the subject site. It is our understanding that these are tenant

improvements which were installed by the owner of Capitol City Loans at his expense. Asa

result, these improvements will not be considered in the valuation of the subject land.
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Summary and Coneclusion

F In summary, the subject parcel is triangular in shape and contains 44,627+ square feet

or 1.0245+ acres of land area. The property is located in northeast Carson City at the

| southwest corner of Highway 50 East and Asphalt Drive. The site is zoned Public
Community and master planned Community/Regional Commercial. The site has generally

level topography. Electric, gas and telephone services are immediately available to the

| subject site. Municipal water and sewer service will need to be extended to the site prior to

development of the property.

| Reference is made to photographs and plot plan contained elsewhere in this appraisal

report, which will enable the reader to more clearly visualize the subject property.
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—-  HIGHEST AND BEST USE ANALYSIS

Highest and best use is defined in the 5™ Edition of The Dictionary of Real Estate
Appraisal (Appraisal Institute, Chicago, 2010) as “The reasonably probable and legal use of
vacant land or an improved property, which is physically possible, appropriately supported,
financially feasible, and that results in the highest value. The four criteria the highest and best
use must meet are legal permissibility, physical possibility, financial feasibility, and

maximum productivity.”

Physically Possible

In assessing the areas of physical possibility, consideration is given to the subject’s
physical characteristics. Consideration is also given to any constraints on development of the
subject site as a result of its location or physical features. The subject site is a vacant parcel
of land containing a tofal land area of 44,627+ square feet or 1,02451 acres of land area. The
property is located in northeast Carson City at the southwest corner of Highway 50 East and
Asphalt Drive. The subject is situated on the outskirts of the city, approximately one mile
west of the Carson City/Lyon County line, The predominant land uses surrounding the
subject site consist of a variety of secondary commercial and industrial-commercial
utilizations and large tracts of vacant land. The subject parcel is triangular in shape and has
level topography. Electric, gas and telephone services are immediately available to the
subject site. Municipal water and sewer service will need to be extended to the site prior to
development of the property. Based upon a review of utility exhibit maps and calculations
prepared by Carson City, it is indicated that water service is available along the south side of
Highway 50 East 1,070 linear feet to the west of the subject. Sewer service is indicated to
be available from the intersection of Highway 50 East (south side) and Deer Run Road
approximately 1,570 feet to the west of the subject parcel.

The subject property has street frontage on U.8. Highway 50 and Asphalt Drive. The
subject has two access points from Highway 50 East and access from Asphalt Drive. Asphalt
Drive becomes Sheep Drive a short distance south of the subject. Overall, the subject

property is considered to have good access and good street exposure. There ate no known,
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earthquake hazards, flood hazards or soils conditions which would impact the subject’s

development potential.

The primary development constraints of the subject property are its triangular shape
and the presence of multiple public utility easements which traverse the north central,

northeast and southeast portions of the site, It is noted that these include both overhead and

_ underground easements. It is our understanding that no permanent structures may be

: consiructed within the easement areas. The location and burden of the various easements on

L——— —— Reno B Lake Tnhoe=—=

the site is considered to severely limit the subject’s developable land area. Prior to
development, municipal water and sewer service will need to be extended to the site.
However, it is noted that both water and sewer service are reasonably available to the site.
Existing water and sewer main lines are situated approximately one block to the south of the

subject, proximate to the intersection of Highway 50 East and Arrowhead Drive.

Overall, the subject property has certain physical constraints for development

including its triangular shape and as it is encumbered by a number of public utility easements.

Legally Permissible

The subject is zoned Public Communify (PC). The purpose of the PC district is to
accommodate public institutional and auxiliary uses which are established in response to the
health, safety, cultural and welfare needs of the citizens of the city. It is further the purpose of
the PC district to establish site plan approval for many uses, thereby ensuring compatibility
with adjacent, more restrictive districts and to organize the assemblage of specific, nonprofit
and profit public facilities into efficient functionally compatible and attractively planned uses
in conformance with the master plan. The subject is master planned Commercial/Regional
Commercial. The primary allowed uses in the Commercial/Regional Commercial master plan
districts include a mix of retail and commercial services in a concentrated and unified center
that serves the local community. Single use highway-oriented commercial activities will

continue to occur in some areas.
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| Overali, the subject’s legally permissible uses include a variety of public facility, retail

and service oriented commercial uses.

| Financially Feasible & Maximally Productive

The highest and best use of the subject site must be financially feasible. To be

| financially feasible, there must be adequate demand to support the highest and best use of the
subject property. To be maximally productive, the highest and best use of the subject must be

the most intense use to which the site could be developed and remain financially feasible.

| In assessing the financially feasible and maximally productive uses of the subject

parcel, consideration must be given to the subject’s physical constraints and legally

| permissible uses. Development of the subject parcel is considered limited due to its friangular
shape, and presence of multiple utility easements located throughout the site. The subject is

zoned Public Community and is master planned Commercial/Regional Commercial. The

| subject’s zoning and master plan designations would permit a variety of public facility, retail

and service oriented commetcial uses. As the subject is located on the outskirts of the city; it

| is our expectation that secondary commercial or industrial-commercial uses, similar to |
surrounding development, would represent the financially feasible and maximally productive

| uses of the site. |

| To be financially feasible, there must be adequate demand to support the highest and

best use of the subject property. As previously noted, the real estate market has seen a
significant slowdown over the past several years. As a result of the very limited demand for
| commercial or residential development, demand for development land has been extremely
limited. Most land fransactions, within the market, have involved residential sites with |

finished lots, or properties with partial approvals for development.

| Due to the current soft market conditions, and with strong consideration given to the

subject’s physical constraints, it is these appraisers® opinion that it would be unlikely that the |

Eiject would be developed with any kind of project in the near future. Therefore, it is our

——— = Reno B Lake Talum—___#l
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opinion that the highest and best use of the property is for speculative holding, until demand
warrants development with secondary commercial or industrial-commercial utilizations, It is
recognized that development of structures would be constrained to the subject’s land area
outside of the multiple public utility easements areas located on the site. Those areas within
the existing easements could be utilized for parking, storage yard, set backs or landscaping
requirements. The subject’s triangular shape is also felt to pose constraints on development of
the site. Prior to development, municipal water and sewer service will need to be extended to

the site.

With consideration given to the current soft economy and to the very limited demand
for vacant development land, it is these appraisers’ expectation that the most likely purchaser
of the subject would be an investor who would anticipate a lengthy holding period until
economic conditions improve. The subject site would also appeal to an adjacent property l

owner as plottage for future expansion, upon improved economic conditions, and could serve

an interim use such as parking or outdoor storage.
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There are typically three approaches to value an appraiser generally considers in |
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INTRODUCTION TO VALUATION ANALYSIS

estimating the Market Value of a property. These approaches include the Cost Approach, the
Income Approach and the Sales Comparison Approach. As the subject property is vacant |
land, the Income Approach to Value and the Cost Approach to Value are not considered

applicable. For the purposes of this analysis, we will utilize a Sales Comparison Apptroach to

Value.

As previously discussed, the primary constraints in development of the subject I
property are its triangular shape and the presence of multiple utility and access easements
which traverse the site. It is noted that these include surface, overhead and underground
casements. The location and burden of the various easements on the site is considered to limit
the subject’s developable land area. The subject’s triangular shape is also felt to pose
constraints on development of the site. Municipal water and sewer service will need to be
extended to the site prior to development of the property, Water service is available along the
south side of Highway 50 East 1,070+ linear feet to the west of the subject. Sewer service is
indicated to be available from the intersection of Highway 50 East (south side) and Deer Run

Road approximately 1,570 feet to the west of the subject parcel.

The subject property is currently encumbered with multiple existing public utility and
access easements, as described previousty. Additionally, neither municipal water nor sewer
service has been installed to the site. Although we did conduct a search in the Carson City
area for vacant parcels with similar limitations as the subject, no current similar comparable

sales were found. As aresult, it will be necessary to utilize a multiple step valuation process.

First, the unencumbered fee simple value of the subject’s whole parcel will be
estimated. In order to estimate the unencumbered fee simple value of the subject, we have
utilized recent commercial land sales and listings in the subject market area. Once the fee

simple value of the subject parcel has been estimated, the value of the subject’s net useable

Reno M Lake Tahoe
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In order to estimate the value of the subject’s land area which is encumbered or has
limited use, a percentage factor will be selected which reflects the impact of the easements
encumbering the subject site. The selected factor will then be applied to the unencumbered
fee simple value fo arrive at an estimate of the market value of the subject owner’s remaining

interest in encumbered/limited use portions of the subject site.

As noted above, neither water nor sewer services have been extended to the subject
site. As the vast majority of the comparable sales have all utilities immediately avatlable, for
the purposes of this analysis it has been assumed that the subject also has immediate available
of all utilities. As a result, an allowance for the cost of extension of water and sewer to the
subject will be deducted to arrive at an estimate of the market value of the subject in its “As

Is” condition,

The following chart sets forth a summary of comparable land sales which are
considered similar to the subject property. For the purposes of this analysis, the valuation
analysis will be made on a price per square foot basis, assuming utilities are immediately

available to the subject.
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COMPARABLE LAND SALES CHART

)

Zonlng Document No,
Sale AN, Sale Date Topography Grantee Sale Price
No. Location Sale Price Flood Zone Terms of Sale Land Area Per SF

LS-1 001-191-06 12-10-09 RO 396065 20+ Ac £8.01
$12 N. Division Sireet $120,000 Level Herman Bauer 13,939+ SF
§/5 of W. Ann Steeet, Blw. Shaded X Cash
N. Divisien St. & N.

Minnesota St.

182 008-384-13 02-26-10 Gl 398248 1.00x Ac $11,94
5130 Highway 50 Past $520,000 Level Silver Sage 43,560« SF
NEC Hwy 50 E. & Sunrise X &AE Village, Ltd.

Dr.

LS3 002-101-86 (Now 88 &89) 05-20-10 MFA 402972 3484+ Ac £4.61
1820 Russcll Way $700,000 Level to Genlle Sierra Ridge 151,763+ SF
WIS Russell Way, 930+ N. AE Cash to Seller
of Highway 50 East

L5-4 008-522-12 & 13 05-28-10 Gl 401230 255 Ac $4.77
6301 Highway 50 Fast $530,000 Level to Gentle Brnest Chambers 111,078+ SF
100+’ S. of Highway 50E, X Seller Financing
223+’ W, of Drako Way

LS-5 009-112.02 10-22-10 RC 405670 1.46% Ac $11.23
3449 8. Carson St $714,000 Level IIalle Propertics 63,598+ SF
N/S 8. Carson St. (U.S. 395), AH Cash 1o Seller
1/3+ mile E. of Sonoma St.

LL-6 008-391-14 Current Listing GI N/A 1122 Ac Asking
NEC Highway 50 East & 02-15-11 Level to Gentle Carson Capital 48,7872 8¢ 315.00
Arrowhead Dr. $731,805 X Investers, LB

LL-7 008-391-13 Current Listing Gl NIA 232+ Ac Asking
NWC Highway 50 East & 02-15-11 Level o Gentle CBC, Ltd 101,059+ SF $16.03
Arrowhead Dr. $1,620,000 X Joanne Ballardini

LL-3 008-152-06 Current Listing GC NA 3824 Ac Asking
$/§ Highway 50 East, atthe 02-15-11 Level to Gentle Maurice Crook, 166,390+ SF $9.62
S. terminus of Humboldt St., $1,600,000 AE Truslee
900+’ W, of U.S. 395

LL9 008-271-29 Current Lisling GC Owner of Record .86+ Ac Asking
390’ W. of Coltege 05-19-11 Level LDS,LLC 37,462+ SF 36.01
Parkway and 140+' N, of $225,000 X N/A
Highway 50 East

Subject | 008-523.0% Date of PrC --- 10245+ Ae -
Property | SWC Highway 50 East & Vatluation C/RC . 44,627+ SF
Asphalt Dr. 06-23-11 Level
- X
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! COMPARABLE LAND SALES MAP
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COMPARABLE LAND SALES ASSESSOR’S MAPS
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COMPARABLE LAND SALES DISCUSSION AND COMPARISON
(Unencumbered Fee Simple Interest)

The comparable sales set out previously indicate dates of sale ranging from December
of 2009 to December of 2010. The listings are current as of the date of valuation. The
comparables range in size from .32+ acres to 3.82:: acres as compared to the subject parcel,
which contains 1.0245+ acres. The sale prices range from $4.61 to $11.94. The asking prices
for the listings range from $6.01 to $16.03 per square foot of land area. In this analysis, the

unencumbered fee simple value of the subject parcel will be estimated.

As the vast majority of the comparable sales have all utilities immediately available,
for the purposes of this analysis it has been assumed that the subject also has immediate
available of all utilities. Therefore, an allowance for the cost to extend water and sewer to the

subject will be deducted to arrive at the market value of the subject in its “As Is” condition.

As each of the sales involved cash or cash equivalent transactions, no adjustments are

necessary dus to terms of sale.

Sale 1.8-1 is located at 812 N. Division Street in central Carson City. This
comparable is situated on the south side of West Ann Sireet between N, Division Street and
N. Minnesota Street. This comparable has level topography and all utilities were installed to
the site at the time of sale. This site is zoned Residential Office and is in a Flood Zone
“Shaded X”. This parcel contains .32+ acres or 13,939+ square feet of land area, According
to the listing agent, Mr. John Uhart, of John Uhart Commercial Real Estate Services, the
existing older residential improvements were to be removed prior to sale. This property was

listed for $130,000, The sale price was $120,000 which equates to $8.61 per square foot.

In comparison with the subject, this comparable requires a large upward adjustment
due to the subject’s highway frontage. Further upward adjustment is required due to the
subject’s more intensive commercial development potential. On the other hand, a downward

adjustment is necessary due to this comparable’s older date of sale in a declining market.
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Downward adjustments are required due to this comparable’s closer-in location, much smaller

size, and superior shape. This comparable is similar to the subject in regards to corner situs,
topography and flood zone, Overall, this comparable, at $8.61 per square foot, is considered
to be a high indicator of an appropriate per unit land value for the subject’s unencumbered fee

simple interest, with utilities immediately available.

Sale LS-2 is located at 5130 Highway 50 East in the subject neighborhood. This
compatrable is situated at the northeast corner of Highway 50 East and Sunrise Drive. This
site was improved with the McKinnish RV sales lot, This parcel contains 1.00+ acre or
43,560+ square feet, has level topography and i slightly irregular in shape. This comparable
is zoned General Industrial and all utilities were available to the site at the time of sale. This
site is situated in a Flood Zone X, areas of miinimal flooding potential, and Flood Zone AE,
high risk flood hazard areas. This corner parcel has good highway visibility and adequate to
good access. It is noted that this property was purchased by the adjoining property owner.
This owner’s adjacent property is improved with the Silver Sage Industrial Park.

In comparison with the subject, this comparable requires a minor upward adjustment
as a portion of the site is in a Flood Zone AE, areas of high risk of flooding, whereas, the
entire subject site is located outside the floodplain. On the other hand, a downward
adjustment is necessary due to this comparable’s date of sale in a declining market. A
downward adjustment is required due to this comparable’s somewhat superior location,
proximate to more dense development including existing commercial and commercial-
industrial uses. Downward adjustments are required due to this comparable’s superior shape
and plottage considerations., This comparable is similar to the subject in regards to highway
frontage, corner situs, topography and development potential. Overall, this comparable, at
$11.94 per square foot, is considered to be a very high indicator of an appropriate per unit
land value for the subject’s unencumbered fee simple interest, with utilities immediately

available.
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Sale LS-3 is located at 1820 Russell Way, approximately 930 feet north of Highway
50 East. The site is situated a short distance northwest of the U.S. 395/Highway 50 East
interchange. The site has level to gently sloping topography and all utilities were reasonably
available at the time of sale. The property contains 3.484+ acres of land area and is currently
being improved with an apartment project. This parcel is slightly irregular in shape. This
comparable is zoned Multi Residential and is situated in a Flood Zone AE, which denotes

high risk flood hazard areas.

In comparison with the subject, this comparable requires upward adjustments due to
its secondary location and due to the subject’s superior highway frontage. Further upward
adjustments are required due to this comparable’s much larger size and due to the subject’s
commercial development potential. An upward adjustment is required due to the subject’s
corner situs. Further upward adjustment is necessary as this comparable is situated in a
floodplain. On the other hand, a downward adjustment is necessary due to this comparable’s
date of sale. A downward adjustment is required due to this comparable’s superior shape.
Overall, this comparable, at $4.61 per square foot, is considered to be an extremely low
indicator of an appropriate per unit land value for the subject’s unencumbered fee simple

interest, with utilities immediately available,

Sale LS-4 is located at 6301 Highway 50 East, in the immediate subject

neighborhood. This property is situated approximately 100 feet south of Highway 50 East
and 223+ feet west of Drako Way. Access is provided to this property by a graded dirt access
road via Drako Way. The site has level to gently sloping topography being several feet above
grade with Highway 50 East. Electric and telephone service were immediately available at
the time of sale. The property is served by a septic tank and well. The property consists of
two adjoining parcels containing a total land area of 2.55+ acres. The northerly parcel is
improved with a fair to average quality older metal industrial building which was built in
1978. The southetly parcel is vacant and is énclosed with chain link fencing. It was noted at

the time of inspection, that the central portion of the site is traversed by an overhead power
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line. This site is irregular in shape. This comparable is zoned General Industrial and is

situated in a Flood Zone X, which denotes areas of minimal flood hazard.

In comparison with the subject, this comparable requires a large upward adjustment
due to the subject’s superior direct access from Highway 50 East. Further upward adjustment
is required due to the subject’s corner situs. Upward adjustments are required due to this
comparable’s larger size and as the central portion of the sale property is traversed by a major
overhead power line. On the other hand, a downward adjustment is necessary due to this

comparable’s date of sale. A downward adjustment is required as this comparable’s

improvements can generate income as an interim vse. This comparable is similar to the
subject in regards to general location, shape, topography and flood zone. Overall, this
comparable, at $4.77 per square foot, is considered to be an extremely low indicator of an
appropriate per unit land value for the subject’s unencumbered fee simple interest, with

utilities immediately available.

Sale LS-5 is located at 3449 South Carson Street (U.S. 395) in south Carson City.
The site is situated on the north side of South Carson Street approximately 1/3 mile east of
Sonoma Street. The site has generally level topography and all utilities were available at the

time of sale. The property contains 1.46+ acres of land area and is currently being improved
with a Discount Tire store. This parcel is slightly ircegular in shape. This comparable is

zoned Retail Commercial and is situated in a Flood Zone AH, which denotes high risk flood

hazard areas.

In comparison with the subject, this comparable requires an upward adjustment as it is
sifuated in a floodplain. On the other hand, a large downward adjustment is necessary due to
this comparable’s superior closer in location on South Carson Street, a major commercial
corridor. As this comparable is a relatively recent sale, only a minor downward adjustment is
considered necessary due to its date of sale. A downward adjustment is required due to this

comparable’s superior shape. Overall, this comparable, at $11.23 per square foot, is
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considered to be a very high indicator of an appropriate per unit land value for the subject’s

unencumbered fee simple interest, with utilities immediately available.

Listings LL-6 and LL-7 are located at the northeast and the northwest corners of
Highway 50 East and Arrowhead Drive in the subject neighborhood. Highway 50 East and
Arrowhead Drive is a signalized intersection. These properties are zoned General Industrial
and are master planned Mixed Use Commercial, due to their situs on a major access corridor,
The parcels are situated in a Flood Zone X which denotes areas of minimal flooding potential.
All utilities are available to each of these parcels. In an interview with Mr. Al Souza, of
Capurro Souza Real Estate, it was indicated that there has been little interest in Listing LL-5,
at the asking price of $15.00 per square foot. Mr. Souza did indicate that, it was his opinion,
that an asking price in the $9.00 to $10.00 range may be more realistic under the current soft
market conditions. According to the listing agent, Ms. Andie Wilson of Coldwell Banker
Commercial, the owner of Listing LL-6 has completed site improvements providing direct
access from Highway 50 East. This property includes a conceptual site plan for a
convenience store and fast food components. Ms. Wilson did indicate that the property has
been listed at the asking price of $16.03 for some time and there has been very little interest in

the site,

In comparison with the subject, Listing LL-7 requires an upward adjustment due to the
subject’s smaller size, On the other hand, each of the comparables require large downward
adjustment as they are located at a signalized intersection at two arterial roadways. Each of
the comparables requires a downward adjustment due to their listing status. Listing LL-7
requires further downward adjustment due to its superior shape as compared to the subject’s
triangular shaped parcel. These comparables are considered similar to the subject in regards
to general location, topography and flood zone. Listing [.1-6 is felt to be similar to the
subject in regards to shape as it is generally long and narrow. Overall, these comparables, at
$15.00 and $16.03 per square foot, are considered to be extremely high indicators of an
appropriate per unit land value for the subject’s unencumbered fee simple interest, with

utilities immediately available.
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Listing LL-8 is located on the south side of Highway 50 East at the south terminus of
Humboldt Street, 900+ feet west of U.S. 395 in cast Carson City. This property is situated in
close proximity to the Gold Dust West casino, a neighborhood shopping center that is
anchored by a Sac N Save, and the U.S. 395/Highway 50 East intetchange. This parcel
contains 3,82+ acres and all utilities are reasonably available. The site has level to gentle
topography and is of slightly irregular shape. All utilities are immediately available to the
site. This listing is zoned General Commercial and has extensive frontage on Highway 50
East. This comparable is situated in a Flood Zone AE, which denotes high risk flood hazard

arcas

In comparison with the subject, this comparable requires a large downward adjustment
due to its closer-in location, proximate to more intense commercial development. The
synergy created by the presence of the shopping center and similar surrounding developments
is considered to enhance the desirability of this comparable listing. Further downward
adjustment is necessary due to this comparable’s listing status. A downward adjustment is
required due to this comparable’s superior shape. On the other hand, upward adjustments are
required due to the subject’s corner situs and smaller size. Further upward adjustment is
necessary as this comparable is situated in a floodplain. Overall, this comparable, at $9.62 per
square foot, is considered to be a high indicator of an appropriate per unit land value for the

subject’s unencumbered fee simple interest, with utilities immediately available.

Listing LL-9 is an interior parcel located 390+ feet west of College Parkway and
140+ feet north of Highway 50 East in northeast Carson City. According to the listing broker,
Mr. Brad Bonkowski of Coldwell Banker Commercial, this property is accessed by means of
reciprocal easements with the properties to the east and south. These access easements
provide access to the site from Highway 50 to the south and College Parkway to the east.

This parcel is rectangular and has level topography. All utilities are available to the site, This
property is located in a Flood Zone X, which denotes areas of minimal flooding potential.
This comparable is currently available for sale at an asking price of $225,000 or $6.01 per

square foot.
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In comparison with the subject, this comparable requires downward adjustments due
to its closer-in location and superior shape. A downward adjustment is necessary due to this
comparable’s listing status. On the other hand, large upward adjustments are required due to
this comparable’s interior situs, lacking direct street frontage and exposure and its inferior
access. As previously noted, the subject does involve a corner site having direct exposure and
access from Highway 50 East. Overall, this comparable, at $6.01 per square foot, is
considered to be a low indicator of an appropriate per unit land value for the subject’s

unencumbered fee simple interest, with utilities immediately available.

In summary, Sales LS-2, .S-5 and Listing LI-8 at $9.62 to $11.94 per square foot,
were considered to be high to very high indicators of an appropriate per unit land value for the
subject property. Listings LL-6 and LL-7, at $15.00 and $16.03 per square foot, were
considered to be extremely high indicators. Sales LS-3 and LS-4, at $4.61 and $4.77 per
square foot, were considered to be very low indicators. Sales LS-1, at $8.61 per square foot,
was considered to be a high indicator of an appropriate per unit land value for the subject’s

unencumbered fee simple interest, with utilities immediately available.

In estimating an appropriated per square foot land value for the subject, consideration
has been given to its Highway 50 East frontage, corner situs and access. Consideration is
given to its level topography, size and other physical characteristics. Consideration is also
given to its location on the outskirts of northeast Carson City and its triangular shape.
Consideration is also given to the very limited demand for development land and current soft

real estate market conditions.

Based upon a review of the available data, it is our opinion that a per unit land value
applicable to the subject’s unencumbered fee simple interest, is $8.00 per square foot, with

utilities immediately available.
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Calculations prepared by Tri State Surveying indicates that the subject’s useable land

areas include Parcels A, B and C located in the north central, northeast corner, and southeast

corner of the site. The total useable land area is indicated to be 22,504+ square feet.

The remainder of the subject land area is either encumbered with the existing
easements as outlined previously, or involves long, narrow triangular shapes. The subject
contains a total land area of 44,627+ square feet. Deducting the useable land area of 22,504+
square feet from the total land area of 44,6274 square feet results in 22,123+ square feet of

encumbered/limited use land area.

Total Useable Land Area - Parcels A, B& C 22,504+ Square Feet
Encumbered/Limited Use Land Area 22,1234 Square Feet

The subject’s useable land area contains 22,5044 square feet. The underlying fee
simple land value for the subject parcel has been estimated to be $8.00 per square foot.
Applying the selected per square foot land value to the subject’s useable land area of 22,504+
square feet, results in an indicated fee simple value of $180,032, with utilities immediately

available.

The next step in this analysis is to estimate the market value of the subject’s 22,123+
square feet of remaining land area, as currently encumbered or having very limited use, The

subject property is encumbered by multiple public utility easements include surface, overhead

and underground public utility easements. In order to delineate the easements encumbering
the subject site, Tri State Surveying, LTD has prepared an exhibit map for the subject, A
overhead electric power line iraverses the subject parcel in a northeast to southwest direction.
Anunderground communications line generally paraliels the overhead electric power line.
Together, the power line and communications line easements encumber a 50 foot width
through the central portion of the subject property. A 10 foot wide Sierra Pacific Power
Company (now NV Energy) and Nevada Bell (now AT&T) easement is situated in the south

central portion of the subject site and runs in a north/south direction. There is an existing 10
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foot wide gas pipeline encumbering the northeast corner of the subject site. The Tri State

Surveying map also depicts a 28 foot wide north-south access easement in the westerly ‘

portion of the subject site.

It is our understanding that no permanent structures may be constructed within the
easement areas. However, the easement areas may be utilized for parking, access, setback ‘

requirements and landscaping is allowed. The location and burden of the various casements

on the site limits the development potential of the north central, northeast and southeast
portions of the subject parcel. Therefore, a lower per square foot value is indicated for those
areas which are currently encumbered with the existing overhead and underground public
utility easements. A percentage factor will be selected which reflects the impact of the
easements encumbering the subject site, in order to reflect the owner’s remaining interest in
the existing easement land areas as encumbered. This selected factor will then be applied to
the unencumbered fee simple value to arrive at an estimate of the market value of the

subject’s land area which is currently encumbered or is felt to be useable.

To atrive at an estimate of an appropriate factor applicable to the subject property, we

analyzed easement factors indicated by a number of easement acquisitions.

In an interview with representatives of Sierra Pacific Power Company, it was indicated

to these appraisers that they typically pay 30% to 50% of the unencumbered fee simple value

for the acquisition of an overhead power line distribution easement, It was further indicated
to these appraisers that on some occasions, they pay between 75% and 90% of the
unencumbered fee value for the acquisition of a high voltage transmission line easement, The
officials of Sierra Pacific Power Company, however, did point out that typically, when
acquiring a high voltage transmission line easement; they are severely limiting the surface

utilizations of the underlying property.
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AT&T has acquired a number of underground easements for the installation of their
fiber optic cables in the Reno area based upon 50% of the unencumbered fee simple value of

the property.

Williams Communication Company has acquired underground fiber optic cable
easements through the Truckee and Reno areas. In many cases the property owners were
compensated 100% of the fee value, duc to the small size of the required easement and the
small dollars involved. Williams Communications Company was also willing to pay 100% of
the fee value to avoid incurring appraisal, legal and other costs associated with condemning
an easement, In instances where Williams Communications was required to obtain appraisal
services and legal services, the compensations were based upon 50% to 75% of the

unencumbered fee simple value.

Mr, Terry Wolverton, Manager, Right of Way & Environmental Affairs for Tuscarora
Gas Transmission Company, indicated that easements were acquired by their company in
connection with numerous natural gas transmission lines in Nevada at between 50% and

100% of the fee simple value of the easement area.

In analyzing an appropriate percentage factor applicable to the subject’s existing
easement areas, consideration is given to the location of the easements, as well as the
restrictions placed on the subject ownership as a result of the existing easements. Based upon
a careful review of all information available, it is our opinion that an appropriate factor
applicable to the subject’s existing casement areas is 50% of the unencumbered fee simple
value. As the value of the easement area represents 50% of the unencumbered fee simple
value, the inverse, or 50% of the unencumbered fee simple value, represents the property

owner’s remaining interest.

The underlying fee simple land value for the subject parcel has been estimated to be
$8.00 per square foot. Applying the indicated per square foot land value to the subject’s

encumbered/limited use land area of 22,123+ square feet, results in an indicated
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unencumbered fee simple value of $176,984. Applying the 50% factor to the unencumbered

fee simple value of $176,984 results in an indicated value of the subject owner’s remaining

interest, of $88,492.

Set out following is a summary of the values of the various components of the subject

parcel, assuming immediate availability of utilities.

Land Value Indications - With Utilities to Site

Total Uscable Land Area
22,504+ Square Feet x $8.00/SF $180,032
Total Encumbered and Limited Use Land Area
22,123+ Square Feet x $8.00/SF @ 50%* $88,492
$268,524
Total Land Value (Rounded) $270,000

(As Encumbered by Existing Easements)

*Property Owner’s Remaining Interest as Encumbered

In the immediately preceding analysis, it has been assumed that municipal water and

sewer service has been extended to the subject site. In discussions with Jeff Sharp, P.E., City

Engineer with the Carson City Public Works Department, it was indicated that neither
municipal water nor sewer service have been extended to the subject parcel. As the subject
site is zoned for commercial uses, prior to development, water and sewer service would be ‘

required o be extended to the site.

The Carson City Public Works Department has indicated that water service is
available along the south side of Highway 50 East 1,070+ linear feet to the west of the ‘

subject. Sewer service is indicated to be available from the intersection of Highway 50 East

(south side) and Deer Run Road approximately 1,570 feet to the west of the subject parcel.
The Carson City Public Works Department has indicated that the estimated cost for the water
main extension is approximately $78,000 and the estimate for the sewer main extension is
approximately $110,000. The total cost to extend water and sewer service fo the subject is

Iindicated to be $188,000,
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Although it would cost $188,000 to extend water and sewer to the subject property, it

is felt that there are some opportunities to reduce this expenditure. It is these appraisers

| understanding that in order to develop new improvements or expand existing improvements in
the immediate vicinity of the subject property, it will be necessaty to connect to municipal

| water and sewer.

There are six properties between the current terminus of the sewer line and the subject

| property, while there are five intervening ownerships between the existing terminus of the

water line and the subject propeﬁy. Although the majority of these properties are improved
with some minimal quality structures and improvements, Carson City will require these

| properties to hook up to municipal water and sewer should they desire to build new structures

on the property or to expand the existing structures. As a result, it is felt that a typical

I purchaser of the subject property could reasonably anticipate some of the adjacent property

owners participating in the cost of extending water and sewer to the subject property.

| It is recognized that due to the current economic times, it may be several years before

there is any need to extend the sewer and water to the subject property.

| After considering all of the factors relative to water and sewer, it is these appraisers

expectation that, as municipal water and sewer service would be required for new

| construction or expansion of existing improvements, it would not be unreasonable for a

typical buyer to anticipate that 30% to 40% of the intervening property ownerships would
participate in the cost of the extension of these utilities. Therefore, it is our opinion that a

| perspective buyer of the subject property would deduct an allowance of 60% to 70% of the

cost of extending these utilitics, with the anticipation that one or more of the intervening

| ownerships would pay for the remaining costs. Applying the 60% to 70% factor range to the

$188,000 estimated cost, results in an estimate of the cost which would be the responsibility

| of the subject property owners of $112,800 to $131,600, which is cotrelated to $125,000. |

This allowance will be deducted from the estimated value of the subject propetty, assuming
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that the utilities were immediately available. This will result in an estimate of the Market

Value of the subject property in its “As Is” condition.

Deducting the cost of the extension of municipal water and sewer to the subject from
the total underlying fee simple land value of $270,000, results in a Market Value estimate for I
the subject in its “As Is” condition as of June 23, 2011, of $145,000,

The $145,000 conclusion results in an overall per square foot value for the subject’s

44,627+ square foot parcel of $3.25 per square foot.

As a check of reasonableness as to the per square foot value for the subject, we have
reviewed the land sales utilized earlier in this report. Sale LS-4 is located in the immediate

neighborhood, to the north of the subject, and is considered most similar to the subject as to

the availability of utilities. This parcel had neither municipal water nor sewer service at the

time of sale. It is noted that the Carson City Engineering Department has indicated that |
municipal water and sewer services would be required should the property owner seek

approvals for new development or expansion of the existing structure. However, the site is I

currently served by a septic system and a well, requiring a downward adjustment. This
property sold in May of 2010 for $4.77 per square foot of land area. This parcel is improved
with an older metal industrial building which can provide interim income to the site, requiring

a downward adjustment.

We have also reviewed a current listing in the Mound House area which is in Lyon
County, proximate to the subject neighborhood. This listing is an .83+ acre parcel of land |
located at 30 Diamondback Way and is available at an asking price of $2.35 per square foot. |
According to the listing agent, Ms. Andie Wilson of Coldwell Banker Commercial, a septic
system will be required and water service has not yet been extended to the property. No water
rights are included with the property. As Mound House is on a community well system, it

was indicated that water service is reasonably available. In comparison to the subject, this
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property has an inferior location and inferior roadway frontage, but is considered similar in

regards to availability of utilities.

These comparables indicate a range of $2.35 to $4.77 per square foot of land area.
Overall, the $3.25 per square foot value indication for the subject falls within the range

indicated by these comparables and is considered reasonable.

Based upon a careful review of all information available and with consideration given
to the analysis as set forth above, it is our opinion that the estimated Market Value of the

subject property, as of June 23, 2011, is as follows:

RI0-186 59

FINAL ‘AS IS’ MARKET VALUE CONCLUSION $145,000
(As of June 23,2011)
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APPRAISER’S CERTIFICATION

| Each of the undersigned do hereby certify that, unless otherwise noted in this appraisal
report:

| » [ have made a personal inspection of the property that is the subject of this report.

¢ [ have no present or contemplated future interest in the real estate that is
| the subject of this appraisal report.

o I have no bias with respect to the property that is the subject of this report or to the
| parties involved with this assignment.

o To the best of my knowledge and belief, the statements of fact contained in
this appraisal report, upon which the analysis, opinions, and conclusions
herein are based, are true and correct.

e This report sets forth all the limiting conditions (imposed by the terms of
my assignment or by the undersigned) affecting the analysis, opinions, and
conclusions contained in this report.

» The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the Code
of Professional Ethics & Standards of Professional Appraisal Practice of
the Appraisal Institute, which include the Uniform Standards of
Professional Appraisal Practice. :

¢ My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent
event,

¢ The appraisal was not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

» My engagement in this assignment was not contingent upon developing or
reporting predetermined results. |

» No one other than the undersigned prepared the analyses, conclusions and
opinions concerning real estate that are set forth in this appraisal report.

¢ The Appraisal Institute conducts a mandatory program of continuing
education for its designated members. As of the date of this report,
Stephen R. Johnson and Cindy Lund Fogel have completed the
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requirements under the continuing education program of the Appraisal
Institute,

¢ The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

s This appraisal firin has not appraised the subject property over the past
three year period.

After careful consideration of all data available and upon thorough personal inspection
of the subject property and the comparable propertics analyzed, the estimated market value of

the subject property, is as set out below:

FINAL ‘AS IS’ MARKET VALUE CONCLUSION $145,000

Respectfully submitted,

AL SREA
Nevada Certiftdd General Appraiser
License Number A.0000003-CG

Nevada Certified General Appraiser
License Number A.0002312-CG
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STANDARD ASSUMPTIONS AND LIMITING CONDITIONS

The acceptance of this appraisal assignment and the completion of the appraisal report

submitted herewith are contingent upon the following assumptions and limiting conditions.

LIMITS OF LIABILITY

This report was prepared by Johnson-Perkins and Associates, Inc. All opinions, recommendations,
and conclusions expressed during the course of this assignment are rendered by the staff of Johnson-
Perkins and Associates, as employees, not as individuals. The liability of Johnson-Perkins &
Associates, Inc. and its employees and associates is limited to the client only and to the fee actually
received by the appraisal firm. There is no accountability, obligation, or liability to any third parfy. If
the appraisal report is disseminated to anyone other than the client, the client shall make such party or

pariies aware of all limiting conditions and assumptions affecting the appraisal assignment. Neither the
| appraisers nor the appraisal firm is in any way to be responsible for any costs incurred to discover or
correct any physical, financial and/or legal deficiencies of any type present in the subject property. In
the case of limited partnerships or syndication offerings or stock offerings in real estate, the client
agrees that in the event of a lawsuit brought by a lender, a partner or part owner in any form of
ownership, & tenant or any other party, the client will hold the appraiser(s) and the appraisal firm
| completely harmless in such action with respect to any and all awards or seftlements of any type in such
lawsnits.

| COPIES, PUBLICATION, DISTRIBUTION AND USE OF REFORT

Possession of this report or any copy thereof does not carry with it the right of publication,
nor may it be used for any purpose or any function other than its intended use, as stated in the
body of the report. The appraisal fee represents compensation only for the analytical services
provided by the appraiser(s). The appraisal report remains the property of the appraisal firm,
though it may be used by the client in accord with these assumptions and limiting conditions.

This appraisal is to be used only in its entirety, and no pari is to be used without the whole
report. All conclusions and opinions concerning the analysis as set forth in the report were
prepared by the appraiser(s) whose signature(s) appears on the appraisal report, unless it is
indicated that one or more of the appraisers was acting as "Review Appraiser." No change of
any item in the report shall be made by anyone other than the appraiser(s). The appraiser(s)
and the appraisal firm shall bear no responsibility for any such unauthorized changes.

CONFIDENTIALITY

Except as provided for subsequently, neither the appraiser(s) nor the appraisal firm may
divulge the analyses, opinions or conclusions developed in the appraisal report, nor may they
give a capy of the report to anyone other than the client or his designee as specified in writing,
However, this condition does not apply to any requests made by the Appraisal Institute for
purposes of confidential ethics enforcement. Also, this condition does not apply to any order
or request issued by a court of law or any other body with the power of subpoena.
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INFORMATION SUPPLIED BY OTHERS

Information (including projections of income and expenses) provided by informed local
sources, such as government agencies, financial institutions, Realtors, buyers, sellers, property
owners, bookkeepers, accountants, attorneys, and others is assumed to be frue, correct and
| reliable. No responsibility for the accuracy of such information is assumed by the appraiser(s).

Neither the appraiser(s) nor the appraisal firm is liable for any information or the work product
provided by subcontractors. The client and others utilizing the appraisal report are advised that
some of the individuals associated with Johnson-Perkins & Associates, Inc. are independent
| contractors and may sign the appraisal report in that capacity. The comparable data relied

upon in this report has been confirmed with one or more parties familiar with the transaction or
from affidavit or other sources thought reasonable. To the best of our judgment and |
knowledge, all such information is eonsidered appropriate for inclusion. In some instances, an
| impractical and uneconemic expenditure of time would be required in attempting to furnish
absolutely unimpeachable verification. The value conclusions set forth in the appraisal report
are subject to the accuracy of said data. It is suggested that the client consider independent I
verification as a prerequisite to any transaction involving a sale, a fease or any other
| commitment of funds with respect to the subject property. h

| TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR APPRAISAL SERVICE I
The contract for each appraisal, consultation or analytical service is fulfilled and the total

fee is payable upon completion of the report. The appraisers(s) or those assisting in the
| preparation of the report will not be asked or required to give testimony in court or in any other I

hearing as a result of having prepared the appraisal, either in full or in part, except under

separate and special arrangements at an additional fee. If testimony or a deposition is required,

the client shall be responsible for any additional time, fees and charges, regardless of the

| issuing party. Neither the appraiser(s) nor those assisting in the preparation of the report is
required to engage in post- appraisal consultation with the client or other third parties, except

under a separate and special arrangement and at an additional fee.

| EXHIBITS AND PHYSICAL DESCRIPTIONS

It is assumed that the improvements and the utilization of the land are within the boundaries of the

| property lines of the property described in the report and that there is no encroachment or trespass
unless noted otherwise within the report. No survey of the property has been made by the appraiser(s)

and no responsibility is assumed in connection with such matters. Any maps, plats, or drawings

| reproduced and included in the report are there to assist the reader in visualizing the property and are

not necessarily drawn to scale. They should not be considered as surveys or relied upon for any other
purpose, nor should they be removed from, reproduced or used apart from the report.

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS

No responsibilily is assumed by the appraiser(s} or the appraisal firm for matters legal in
character or nature. No opinion is rendered as to the status of title to any property. The title is

| presumed to be good and merchantable. The property is appraised as if free and clear, unless

otherwise stated in the appraisal report. The legal description, as furnished by the client, his

designee or as derived by the appraiser(s), is assumed to be correct as reported. The appraisal

is not to be construed as giving advice concerning liens, title status, or legal marketability of

| the subject property.
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TOXIC MATERIALS AND HAZARDS

ENGINEERING, STRUCTURAL, MECHANICAL, ARCHITECTURAL CONDITIONS

This appraisal should not be construed as a report on the physical items that are a part of
any property described in the appraisal report. Although the appraisal may contain information
about these physical items (including their adequacy and/or condition), it should be clearly
understood that this information is only to be used as a general guide for property valyation
and not as a complete or detailed report on these physical items, The appraiser(s) is not a
construction, engineering, or architectural expert, and any opinion given on these matters in
this report should be considered tentative in nature and is subject to modification upon receipt
of additional information from appropriate experts. The client is advised to seek appropriate
expert opinion before committing any funds to the property described in the appraisal report.

Any statement in the appraisal regarding the observed condition of the foundation, roof;
exterior walls, interior walls, floors, heating system, plumbing, {nsulation, electrical service, all
mechanicals, and all matters relating to construction is based on a casual inspection only.
Unless otherwise noted in the appraisal report, no detatled inspection was made. For instance,
the appraiser is not an expert on heating systems, and no attempt was made to inspect the
interior of the furnace. The structures were not investigated for building code violations, and it
is assumed that all buildings meet the applicable building code requirements unless stated
otherwise in the report,

Such items as conditions behind walls, above ceilings, behind locked doors, under the floor, or
under the ground are not exposed to casual view and, therefore, were not inspected, unless specifically
so stated in the appraisal. The existence of insulation, if any is mentioned, was discovered through
conversations with others and/or circumstantial evidence. Since it is not exposed to view, the accuracy
of any statements regarding insulation cannot be guaranteed.

Because no detailed inspection was made, and because such knowledge goes beyond the scope of
this appraisal, any comments on observed conditions given in this appraisal report should not be taken
as a guarantee that a problem does not exist. Specifically, no guarantee is given as to the adequacy or
condition of the foundation, roof, exterior walls, interior walls, floors, heating systems, air conditioning
systems, plumbing, electrical service, insulation, or any other detailed construction matters. If any
interested party is concerned about the existence, condition, or adeguacy of any particular item, we
would strongly suggest that a mechanical and/or structural inspection be made by a qualified and
licensed contractor, a civil or structural engineer, an architect or other experts. This appraisal report is
based on the assumption that there are no hidden, unapparent or apparent conditions on the property or
improvements which would materially alter the value as reported. No responsibility is assumed for any
such conditions or for any experiise or engineering to discover them. All mechanical components are
assumed to be in operable condition and standard for the properties of the subject type. Conditions of
heating, cooling, ventilating, electrical and plumbing equipment are considered to be commensurate
with the condition of the balance of the improvements unless otherwise stated. No judgment is made in
the appraisal as to the adequacy of insulation, the type of insulation, or the ensrgy efficiency of the
improvements or equipment which is assumed to be standard for the subject's age, type and condition.

Unless otherwise stated in the appraisal report, no attempt has been made to identify or
report the presence of any potentially toxic materials and/or condition such as asbestos, urea
formaldehyde foam insulation, PCBs, any fortn of toxic waste, polychlorinated biphenyl,
pesticides, lead-based paints or seils or ground water contamination on any land or
improvements described in the appraisal report. Before committing funds to any property, it is
strongly advised that appropriate experts be employed to inspect both land and improvements
for the existence of such potentially toxic materials and/or conditions. If any potentially toxic
materials and/or conditions are present on the property, the value of the property may be
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adversely affected and a re-appraisal at an additional cost may be necessary to estimate the
effects of such circumstances.

SOILS, SUB-SOILS, AND POTENTIAL HAZARDS

It is assumed that there are no hidden or unapparent conditions of the soils or sub-soil
which would render the subject properiy more or less valuable than reported in the appraisal.
No enginesring or percolation tests were made and no liability is assumed for soil conditions.
Unless otherwise noted, the land and the soil in the area being appraised appeared to be firm,
but no investigation has been made to determine whether or not any detrimental sub-soil
conditions exist. Neither the appraiser(s) nor the appraisal firm is liable for any problems
arising from soi! conditions. These appraisers strongly advise that, before any funds are
committed to a property, the advice of appropriate experts be sought.

If the appraiser(s) has not been supplied with a termite inspection report, survey or
occupancy permit, no responsibility is assumed and no representation is made for any costs
associated with obtaining same or for any deficiencies discovered before or after they are
obtained.

Neither the appraiser(s) nor the appraisal firm assumes responsibility for any costs or for
any consequences arising from the need or lack of need for flood hazard insurance. An Agent
for the Federal Flood Insurance Program should be contacted to determine the actual need for
flood hazard insurance.

ARCHEOLOGICAL SIGNIFICANCE

No investigation has been made by the appraiser and no information has been provided to the
appraiser regarding potential archeological significance of the subject property or any portion thereof,
This report assumes no portion of the subject property has archeological significance.

LEGALITY OF USE

This appraisal report assumes that there is full compliance with all applicable federal, state and
local environmental regulations and laws, unless non-compliance is stated, defined and considered in
the appraisal report. It is assumed that all applicable zoning and use regulations and restrictions have
been complied with, unless a non-conformity has been stated, defined and considered in the appraisal
report. It is assumed that all required licenses, consents, or other legislative or administrative authority
from any local, state or national government, private entity or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is based.

COMPONENT VALUES

Any distribution of the total value between the land and improvements, between partial ownership
interests or any other partition of total valuge applies only under the stated use. Moreover, separale
allocations between components are not valid if this report is used in conjunction with any other
analysis.
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R10-186 65




OHNSON~JPERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS ||

COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT

The Americans with Disabilities Act {("ADA™) became effective January 26, 1992, 1t is assumed
that the property is in direct compliance with the various detailed requirements of the ADA.

AUXILIARY AND RELATED STUDIES

No environmental or impact studies, special market studies or analyses, special highest |
and best use studies or feasibility studies have been requested or made by the appraiser(s)
unless otherwise specified in an agreement for services and so stated in the appraisal report.

| DOLLAR VALUES AND PURCHASING POWER |
The estimated market value set forth in the appraisal report and any cost figures utilized

are applicable only as of the date of valuation of the appraisal report. Al dollar amounts are
| based on the purchasing power and price of the dollar as of the date of value estimates. |

ROUNDING

Some figures presented in this report were gencrated using computer models that make caleulations
based on numbers carried out to three or more decimal places. In the interest of simplicity, most
numbers have been rounded. Thus, these figures may be subject to small rounding errors.

QUANTITATIVE ANALYSIS
Although this analysis employs various mathematical calculations to provide value indications, the |
final estimate is subjective and may be influenced by our experience and other factors not specifically
set forth in this report.
VALUE CHANGE, DYNAMIC MARKET, ALTERATION OF ESTIMATE BY APPRAISER |

All values shown in the appraisal report are projections based on our analysis as of the date of
valuation of the appraisal. These values may not be valid in other time periods or as conditions change.
Projected mathematical models set forth in the appraisal are based on estimates and assumptions which {
are inherently subject to uncertainty and variations related to exposure, time, promotional effort, terms,
motivation, and other conditions. The appraiser(s) does not represent these models as indicative of
results that will actually be achieved. The value estimates consider the productivity and relative
attractiveness of a property only as of the date of valuation set forth in the report.

In cases of appraisals involving the capitalization of income benefits, the estimate of market value,
investment value or value in use is a reflection of such benefits and of the appraiser's interpretation of
income, yields and other factors derived from general and specific client and market information. Such
estimates are as of the date of valuation of the report, and are subject to change as market conditions
change.

This appraisal is an estimate of value based on analysis of information known to us at the time the
' appraisal was made. The appraiser(s) does not assume any responsibility for incorrect analysis because
of incorrect or incomplete information. If new information of significance comes (o light, the value
given in this report is subject to change without notice. The appraisal report itself and the value
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| estimates set forth therein are subject to change if either the physical or legal entity or the terms of
financing are different from what is set forth in the report.

| ECONOMIC AND SOCIAL TRENDS
The appraiser assumes no responsibility for economic, physical or demographic factors which may
| affect or alter the opinions in this report if said economie, physical or demographic factors were not

present as of the date of value of this appraisal. The appraiser is not obligated to predict future political,
economic or social trends.

EXCLUSIONS

Furnishings, equipment, other personal property and value associated with a specific
business operation are excluded from the value estimate set forth in the report unless otherwise
indicated. Only the real estate is included in the value estimates set forth in the report unless
otherwise stated.

SUBSURFACE RIGHTS

No opinion is expressed as to the value of subsurface oil, gas or mineral rights or whether the
property is subject to surface entry for the exploration or removal of such materials, except as is
expressly stated.

PROPOSED IMPROVEMENTS, CONDITIONED VALUE

It is assumed in the appraisal report that all proposed improvements and/or repairs, either
on-site or off-site, are completed in an excellent workmanlike manner in accord with plans,
specifications or other information supplied to these appraisers and set forth in the appraisal
report, unless otherwise explicitly stated in the appraisal. In the case of proposed consfruction,
the appraisal is subject to change upon inspection of the property after construction is
completed. The estimate of market value is as of the date specified in the report. Unless
otherwise stated, the assumption is made that all improvements and/or repairs have been

completed according to the plans and that the property is operating at levels projected in the
report. I
MANAGEMENT OF PROPERTY |
It is assumed that the property which is the subject of the appraisal report will be under
typically prudent and competent management which is neither inefficient nor superefficient. I

| FEE

The fee for any appraisal report, consultation, feasibility or other study is for services rendered and,
| unless otherwise stated in the service agreement, is not solely based upon the time spent on any
assignment.
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LEGAL EXPENSES

Any legal expenses incurred in defending or representing ours¢lves concerning this assignment will
be the responsibility of the client,

CHANGES AND MODIFICATIONS

The appraiser(s) reserves the right, at the cost of the client, to alter statements, analyses,
coneclusions, or any value estimates in the appraisal if any new facts pertinent to the appraisal
pracess are discovered which were unknown on the date of valuation of this report.

DISSEMINATION OF MATERIAL

Neither all nor any part of the contents of this report shall be disseminated to the general public
through advertising or sales medlia, public relations media, new media or other public means of
comimunication without the prior writien consent and approval of the appraiser(s).

The acceptance and/or use of the Appraisal Report by the client or any third party
constitutes acceptance of the Assumptions and Limiting Conditions set forth in the preceding
paragraphs. The appraiser’s liability extends only to the specified client, not to subsequent
patties or users. The appraiser’s liability is limited to the amount of the fee received for the

services rendered.
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHNSON

Professional Designations
MAI - Member Appraisal Institute
| (Certified through 2012)

SREA - Senior Real Estate Analyst; Society of Real Estate Appraisers

State Licensing and Certification
Certified General Appraiser-State of Nevada
| * License #A,0000003-CG
(Certified through 04/30/2013)

| Certified General Appraiser-State of California
License #AG007038
(Certified through 06/18/2013)

Association Memberships and Affiliations
Member Reno Board of Realtors
| Member Nevada Association of Realtors
International Right-of-Way Association
Member Nevada State Board of Equalization -
| {Appointed by Governor Richard Bryan, January 1984 & 1988)
(Appointed by Governor Kenny C. Guinn, March 2000 & 2004)
Member Nevada Commission of Appraisers of Real Estate -
| (Appointed by Governor Bob Miller, August 7, 1989)
Commissioner, Nevada Commission of Appraisers of Real Estate
(Appointed by Governor Jim Gibbons)

| Offices Held
Chairman, National Ethics Administration Division
Vice Chairman, National Ethics Commission
| Regional Member, Ethics Administration
Appraisal Institute, Region 1
President, Sierra-Nevada Chapter #60, AIREA -
| Vice President, Sierra~-Nevada Chapter #60, AIREA. -
Secrefary, Sierra-Nevada Chapter #60, AIREA -
Vice Governor District 3 (Northern California & Nevada)
| Society of Real Estate Appraisers (SREA) -
Past President & Membership Chairman -
Reno/Carson/Tahoe Chapter #189
| Member 1976 Young Men's Council, SREA, Atlanta, Georgia
Discussion Leader 1977 Young Men's Council, SREA,
Las Vegas, Nevada

%Rﬁm W Lake Tahoe — —— ————|
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1976

1984

1991

1992

1984-1991

2000-2008 |
1989-1994

2009-Present |

1995
1993/94

1989-1992 |
1989
1988
1987 |

1980-1981
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QUALIFICATIONS OF APPRAISER
STEPHEN R. JOHONSON

Offices Held (continued)
Elected 1 of 2 National Representatives to the Intet-
national Board of Governors of the SREA, representing

the Young Men's Council - 1977
International Professional Practice Committee, SREA - 1978-1981
International Conference Committee, SREA - 1978 & 1979 L
National Candidates Guidance Committee of the American

Institute of Real Estate Appraisers (AIREA) - 1978-1981
Chairman National Division of Member and Chapter I

Services, AIREA - 1981
Board of Directors Northern California Chapter #11, AIREA -1 1980

| Admissions Committee, Sierra-Nevada Chapter #60, AIREA I
Board of Directors, Sierra-Nevada Chapter #60, AIREA 1984-1986
Board of Directors, Reno-Carson-Tahoe Chapter

| Appraisal Expericnce
Independent Fee Appraiser 1976 to present
President, Stephen R. Johnson & Associates 1976-1992
President, Johnson - Wright & Associates

| President, Johnson - Perkins & Associates 1994 to present
(Staff of 11 Appraisers)
Alves Appraisal Associates 1972-1976
Alves-Kent Appraisal Associates 1970-1972

! Qualified as an Expert Witness
Nevada District Courts:
Washoe County, Carson City, Douglas County,

| and Elko County

U.S. Bankruptey Courts:
Reno, Las Vegas, Sacramento, and Los Angeles
U.S. District Court, San Francisco, California
| United States Tax Court
Arizona Superior Court, Maricopa County, Phoenix
Douglas County Board of Equalization
Washoe County Board of Equalization
Nevada State Board of Equalization
King County Superior Court, Seattle, Washington
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QUALIFICATIONS OF APPRAISER
| STEPHEN R. JOHNSON

Formal Education
Reno High School Graduate - 1966
| Bachelor of Science Degree in Business Administration
Majoring in Real Estate, from the University of
| Nevada, Reno - 1972

Appraisal Education
University of Nevada:
B.A. 430 Real Estate Evaluation 1970
B.A. 432 Real Estate Appraisal Problems 1971
American Institute of Real Estate Appraisers:
Course 1A Basic Appraisal Principles, Methods

& Techniques, San Francisco, CA 1972

Course 1B Capitalization Theory & Techniques,

San Francisco, California 1973
| Course 2 Urban Properties,

San Francisco, California
Course 6 Investment Analysis,
| Memphis, Tennessee 1976
Society of Real Estate Appraisers:
Course 301 Special Applications of Appraisal
Analysis, Pomona, California 1974

Numerous Continuing Education Seminars and Courses

Appraisal Instructor
Nevada Association of Realtors
Department of Commerce, Real Estate Division, State of Nevada
Appraisal "A" Residential Appraising
Appraisal "B" Apartment and Commercial Property Appraising
Western Nevada Community Coltege
R.E. 206 Real Estate Appraising
Northern Nevada Real Estate School
Real Estate Appraisal

;——_————cho m Lake Tﬂh(}l‘———é
R10-186 71




OHNSON-JPERKINS & A SSOCIATES, INC.

REAL ESTATE APPRAISERS & CONSULTANTS

QUALIFICATIONS OF APPRAISER

| BARTON MEMORIAL HOSPITAL

CITY OF RENO
CITY OF SPARKS
COLONIAL BANK

DOUGLAS COUNTY
LINCOLN COUNTY
LYON COUNTY
WASIIOE COUNTY

| R.J.B. DEVELOPMENT COMPANYCARSON CITY

EMERALD BAY POST OFFICE

NEVADA STATE PARK SYSTEM

NEVADA STATE DEPT. OF TRANSPORTATION
NEVADA STATE DIVISION OF LANDS
NEVADA ATTORNEY GENCERAL'S OFFICE

| MINERAL COUNTY

| U.8. DEPARTMENT OF NAVY

U.S. FOREST SERVICE
FNMA - REGIONAL OFFICE
INTERNAL REVENUE SERVICE

FEDERAL TRADE COMMISSION

WASHOE COUNTY REGIONAL TRANS.

RENO TAHOE AIRPORT AUTHORITY

TAHOE REGIONAL PLANNING AGENCY
CALIFORNIA ATTY GENERAL'S OFFICE
CALIFORNIA TAHOE CONSERVANCY

CITY OF SOUTH LAKE TAHOE

PLACER COUNTY REDEVELOPMENT AGENCY
NEW HAMPSHIRE DEPARTMENT OF JUSTICE
MISSOURI HWY AND TRANS, DEPT COMMISSION
IDAHO TRANSPORTATION DEPARTMENT
COLONIAL BANK

PLUMAS BANK

SECURITY BANK OF NEVADA

LIBERTY BANK

FIRST INDEPENDENT BANK OF NV
NORTHERN NEVADA BUSINESS BANK
NEVADA STATE BANK

VALLEY BANK OF NEVADA
BANK OF AMERICA

THE BANK OF CALIFORNIA

CROCKER NATIONAL BANK

| UNION BANK

B OF A TRUST DEPARTMENT
FIRST FEDERAL SAVINGS & LOAN
FIRST WESTERN SAVINGS & LOAN
AMERICAN SAVINGS AND LOAN
NEVADA SAVINGS & LOAN
DILORETQ CONST. & DEVELOPMENT
DERMODY PROPERTIES
TRAMMELL CROW CO.

MCKENZIE PROPERTIES
HOMEWOOD HIGH & DRY MARINA
TAHOE KEYS MARINA

TAHOE CITY MARINA

I WELLS FARGO BANK

R10-186
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WASHOE MEDICAL CENTER I

PLAZA RESORT CLUB

ROYAL BANK OF SCOTLAND
CARSON-TAHOE HOSPITAL

JOHNNY RIBEIRC BUILDER
KEEVER CONSTRUCTION COMPANY
SIERRA PACIFIC POWER COMPANY
SOUTH LAKE TAHOE PUBLIC UTILITY DIST.
TAHOE DOUGLAS SEWER DISTRICT
GLENBROOK WATER COMPANY
TAHOE PARK WATER COMPANY
NORTH FOOTHILL APARTMENTS

MEADOWOOD APARTMENTS
WOODSIDE VILLAGE APARTMENTS
SIERRA WOODS APARTMENTS
AMESBURY PLACE APARTMENTS
SUNDANCE APARTMENTS
KEYSTONE SQUARE SHOPPING CTR.
POZZI MOTORS

CARSON CITY DATSUN-AMC-JEEP
LEMMON VALLEY LAND COMPANY
CONSOLIDATED FREIGHTWAYS
RINGSBY UNITED

SYSTEMS 99

EASTMAN KODAK

HALLMARK CARDS

OSCAR MEYER AND COMPANY
GENERAL ELECTRIC

CBEMETRO

CITY SERVICES MINERAL CQ.
SUPERIOR OIL COMPANY
TRAVELERS INSURANCE

FARMERS INSURANCE COMPANY
FIRST AMERICAN TITLE CO, OF NV.
FIDELITY TITLE INSURANCE CO
MERRILL LYNCH RELOCATION
YOUNG ELECTRIC SIGN COMPANY
THE TRUST FOR PUBLIC LANDS
THE TRUCKEE DONNER LAND TRUST
THE CONSERVATION FUND

THE NATURE CONSERVANCY
SUGAR BOWTL SKI RESORT

THE FEATHER RIVER LAND TRUST
SKI INCLINE RESORT

KIRKWOOD ASSOCIATES
NORTHSTAR

SQUAW VALLEY 1L.S.A.

LEWIS HOMES OF NEVADA
SYNCON HOMES

MGM GRAND HOTEL CASINO & THEME PARK
EL DORADO HOTEL - CASING
COMSTOQCK HOTEL - CASING
LAKESIDE INN HOTEL - CASINO
RAMADA EXPRESS HOTEL - CASINO
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QUALIFICATIONS OF APPRAISER
CINDY LUND FOGEL
Professional Designations |
MAI — Member of the Appraisal Institute 2000
State Licensing and Certification
Nevada Certified General Appraiser |
License #A.0002312-CG (Certified through 5/31/12) 1996
Offices Held
President, Reno/Carson/Tahoe Chapter Appraisal Institute 2009/2010
Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute 2008
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2006
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2003
Education Chair, Reno/Carson/Tahoe Chapter Appraisal Institute 2002
President, Reno/Carson/Tahoe Chapter Appraisal Institute 2001
Vice President, Reno/Carson/Tahoe Chapter Appraisal Institute 2000
Treasurer, Reno/Carson/Tahoe Chapter Appraisal Institute 1999
Secretary, Reno/Carson/Tahoe Chapter Appraisal Institute ' 1998
Occupational History |
Johnson - Perkins & Associates 1994 - Present
Real Fstate Appraiser
Johnson - Wright & Associates 1992 - 1994
Real Estate Appraiser
Stephen R. Johnson & Associates 1990 - 1992
Real Estate Appraiser
Admitted as Expert Witness |
Washoe County Board of Equalization
Nevada State Board of Equalization
Appraisal Education & Technical Training |
Real Estate 103 and 202 1986
I Real Estate Financing 1986
American Institute of Real Estate Appraisers 1991
Course 1A-1 "Real Estate Appraisal Principles"
Course 1A-2 "Basic Valuation Procedures”
Course 1BA "Cap Theory & Tech, Part A" 1992
Course 1BB "Cap Theory & Tech, Part B"
Nevada Law (NRS 645C) 1993 |
Reno M Lake Tahoe —_—
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QUALIFICATIONS OF APPRAISER
CINDY LUND FOGEL

Standards of Professional Practice Parts A & B

Advanced Applications

Report Writing and Valuation Analysis

Case Studies in Law and Ethics

Standards of Professional Practice, Part C

Advanced Income Capitalization

Standards of Professional Practice, Part C

7-Hour National USPAP Update Course

7-Hour National USPAP Update Course

Cost Approach to Commercial Appraising

Uniform Appraisal Standards/Federal Land Acquisitions

7-Hour National USPAT Update Course

7-Hour National USPAP Update Course

Business Practices and Ethics

Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book)
7-Hour National USPAP Update Course

Business Practices and Ethics

Corridor Valuation & Yellow Book Issues and Divided Partial Interests

Appraisal Seminars

Forecasting Revenue/Appraising Distressed Commercial Real Estate
Valuation of Easements and Other Partial Interests
Construction Defects and Cost Trends & Feasibility Analysis
Valuation of Detrimental Conditions

Spotlight on Common Errors & Confidentiality USPAP Issues
The Essentials, Current Issues & Misconceptions in Appraising
Attacking & Defending an Appraisal in Litigation

Market Analysis and Site to do Business

Analyzing Distressed Properties

Appraising From Blueprints and Specifications

Appraisal Valuation Modeling

Subdivision Valuation

The Road Less Traveled: Special Purpose Properties

Scope of Work Seminar

Appraisal Consulting: A Solutions Approach for Professionals

Formal Education

University of Nevada-Reno: Bachelor of Aris, College of Atts and Science
Truckee Meadows Community College, Associate in Arts

Sparks High School, Sparks, Nevada

1993
1993
1995
1998
1998
1999

2000 & 2002

2004
2006
2006
2007
2007
2008
2008
2009
2010
2010
2010

2009
2009
2008
2008
2008
2007
2007
2006
2005
2005
2004
2004
2004
2003
2002

1989
1984
1975
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* 307 W Winnle Lane, Stlte 1

NEVADA Garean Cily, NV 89703

‘I'I'LE : Phone (778)883-7613
g;ﬁ OMPANY o Fax (775)867-5086

. PRELIMINARY REPORT

Issuad for the sole use of; ' ' Qur Qrder No.: 1098834-TO
Trl State Surveying, Ltd, S Tille No.: 1095634-TO
AMENDED ’ Your No.: CC-1086834-TO
Properly Address:
HWY 80 East
Garson City, NV 88701
Aasegsor's Parcel No.:
008-523-08

In response to the above referenced application for a poliey of litie Insurance, MNorthern Nevada Title Company
hereby reports lhat It Is prepared ta Issue, or cause to ba [ssued, as of the date hereof, a Pollcy or Pollgles of Tlite
Ingurance describing the land and the estate or Interest tharaln herelnafter sot forth, insuring against loss which
may be sustalned by reason of any dafect, llen or encumbranté hat shown or refarred to as an Excaplion below or
not excluded from coverage pursuant to tha printed Schedules, conditions and Stipulations of satd polloy forms.

The printed Exceplions and Excluslons from the coverags and Limltations on Covered Risks of sald Polley or
Pollcles are sat forth In Exhibit A attached. The pallcy to be Issued may contaln an arbliration clause, When the
Ameunt of Insurance 15 leas then that set forth In the arbltration clauss, all arbltrable matters shall be erblirated at
the optlon of elther the Company or the Insured as-the exclualve remeady of the partles. Limitatlons on Covared
Risks applicable to the Homaowners Policy of Tille Insurance which establish a Deductible Amount and a
Maximum Dollar Limit of Liabllity for ¢artain coverages are algo set farth In Exhiblt A. Coples of the Pollcy forms
should be read. They are avallebla from the offlce which lssued thla report.

Please read the exceptlons shown or raferred to helow ‘and the exceptions and excluslons gst forth In
Exhihlt A of this report carefully. The.sxceptions and exclualons are meant to provite you with notlce of
matters which are not ¢overed under the ferms of the title Insurance pelicy and should be orrefully
sonsldered. o

It Is Important to note that thls preliminary report Is nat a writlen reprasentaiton as to the condifion of title
and may nof llst all llens, <efects, and encumbrances affecting tifle to the land.

This report (and any supplemenis or amendments hereto) fs lssued solely for the purpose of facllitating the
Isauance of a policy of {itie Inseurance and no llability.ls assumed hereby. If it Is deslred that linbllity be assumed
prior to the Issuance of a pelicy of titla insurance, a Blnder or Commitment should be requestsd.

Dated ag of January 21, 2011 at 07:30AM Tille Officar: Tammy May
For Exceptions Shown or Referred to, See Attached

. Northern Nevada Title Company

Prellminary Tilla Report =« Pageti: 1005634-TC
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The form of’b#l’ia‘ﬁ'Bﬁ‘t]iié'lﬁ:édi'éhée cantamplated by this report Is;

CLTA Owners.. A speclllo requi_ist sﬁould be made If another form or additional cover Is desired.

The estate or Interest In the land heralnafter descilbed or refarred or covered by thia Report la:

1

1 A Fen

! Title to sald estate or interest at the date hereof |s vestad In:

! Cerson Clly

All that certain real property sltuated In the County of Carson Gily, Stale of Nevada, described as follows:
t §EE EXHIBIT "A" ATTACHED -HER_ETO AND MADE A PART HEREQF

At the date hereof exceptions to coverage In additfon to the Exceptlons and Excluslons in sald pollcy form would

| b ae follows:
§I 1. The hereln described proparty Is 1ax exempt.
.{. 2, The lien, If any, for taxes for lmprovemanls oomp!atsd or in progress, but which were not shown on the tax
yl bill for the current year.
§ ,-
[ 3 Reservatlone ag set forth In Patent from the United Stales of America

Racordad: May 24, 1874

| Book: 158 i N

! Page; 207 .

; Document No. 36237, Officlal Records /

E 4 Notes, easements and recltals as set forth on Record of Survey Map No. 2636. Sald notes, easement and
ﬁg recltals will affect the use of the hereln dascribed property and a review of sald map Is advised.

I
g & Subject to any rights and/or provisions of the General Highway Act for Improvements, repalra or
Ly landscaping to the public highway, located along the boundary of the hereln described proparty.

6. Essoment, together with the rights Incldental thereto,

v e

‘
I
!
f

1ransmlsslon line

Recorded; February 10, 1681

Book: 294

Page: 274 i
Document No. 2118, Oficlal Récards’

Northern Nevada Title Company

iPlellmlnary Tita Report Page 2 1095834.TO
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Praliminary Tilla Repart

Eassment, logether with the rights lncldental thereto,

Qranted to: Slerra Pacifio Power Company. a Nevada corporallon and Bell Telephona Company of

Nevada, a Corporation © -
Purpose: Conslrucl, erect, aller, Improve, repair, oparale and malntaln overhead and underground electle

power communication nes .
Recorded; Fepruary 25, 1981 L/
Book: 205

Page: 170
Document No. 2421, Offlolal Records

And

Recordad: July 6, 1981

Book: 303

Page: 369

Document No. 5322, Officlal Racords

Resolution of Abandonment of a portlon of Stale Highway Right-of-Way,

Recordad: Decamber 27, 1993
Document No. 154448, Cfficlal Racords l/

Resolution of Relinquishment of a portlon of State Highway Right-of-Way,

Recordad: December 27, 1993 ,
Document No. 154447, Ofﬂclal Records .

Resolution of the Carson City board of 5uperv}aors Consanting to the Nevada Departmentof +~
Trangportation relinqulshment of- ponlons of U.8, Highway 50 East te Carsen Cily,

Resolullon No, 1893-R-76 =
Recordad: Dagember 27, 1863 .
Dacumant No. 164448, Ofﬂclal Récords

Agreement, on the tarms and condllions conlalned therein,

Purpose: Mulli-Use License ./

Dated; May 16, 1984
Executed By: Wiilam Burnaugh and Jeana Burnaugh, hushand and wife, {lcensee and (ite State of

Nevada, ecting by and through Its Depariment of Transportetion, Licensor

Recorded; July 21, 1994
Document No.: 184666 Cfilcial Recorda

Discrepancies, confliots In boundary fines, shoftages In area, encroachments, and/or other faols which a
corract survey would disclose, and which are not shown by the public records, .

" Northiorn Nevada Title Company
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NOTE: The last recorded 1rein§féﬁ oragreement to transfer the land described hereln Is as follows:

INSTRUMENT ENTITLED: Patent

BY/FROM: The United Slates of Amerlca

TQ: Careon Clly S

REGORDED May 21, 1974 BOOK 158 PAGE 207, DOCUMENT NO, 36237, Officla! Records

_ Northern Nevada Title Company
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Noﬁherh Naqua Title Company
- Privacy Pollcy Notice

PURPOSE OF THIS NOTICE

Titie V of the Gramm-Leach-Bliley Act (QLBA) gensrally prohibite any financlal Instiiution, directly or
through lts effiflates, from sharing honpublic personal Informallon about you with a nonefiliiated third
parly unless the Instilution provides you with a nofice of lis privacy policles and praclices, such as the
type of Information that it collects about you and the categories of persons or entitles to whom it may
be dlaclosed. In compliance with the GLBA, we are providing you with this document, which nollfles
you of the privacy pollcles and practices of Northern Nevada Title Company.,

We may collect nonpublic personal Information about you from 1he fallowing sources:

Information we recalve from you such as on applicailons or other forma.
information about your transactlons we secure from our flles, ot from [our affillates or] others.

Information we recslve from a coneumer reporling agency.
Informetlon that we recelve froiv othera involved in your transactlon, such as the real estale

agent or lender.

Unless I Is specilically staled otherwlse In an amended Privacy Polioy Nollea, no additional nonpublic
personal information will be collacted about you,

We may disclose any of the above information hat we collact about our customers or former
customers fo our affillates or to nonafflllated third partles as permlitad by law.

Wae also may disclose thls Informaﬂoh about our customers or former customers to the following types
of nonafflilated companles that pelform marketlng services on our bshalf or with whom we have Jolnt

marketing agreements.

Flnanolal service providers su;ﬁh a8 companies engagad In banking, consumer finance,

securifles and Insurance.
Non-financial companles gush ae ehvelope sluffers and aother fulflliment service providers.

WE DO NOT DISCLOSE ANY NONPUBLIC ‘PERSONAL INFORMATION ABOUT YOU WITH
ANYONE FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW,

We restrcl access to nonpublic pérsonal !hformalldn about yau to those employees who need to know
that Information In order fo provide products-or sefvicst to you. We malntain physical, electronic, and
procedural safeguards that complv wﬂh federal regulaﬂons to guard your nonpubllo personal

Information.

Northern Nevada Title Company
Praliminary Titls Rapoi fage & 1005834-T0
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Exhlblt A o T
CALIFORNIA LAND TITLE ASSOCIATION

STANDARD GOVERAQE FOLICY - 1090
© EXCLUSIONS FROM COVERAGE

Tha follawing malters are expraasly excluded fron the coverage of Itils polley and the Company will nat pay loss or darmage, cosls, attomeys’

fees of expanses whith arlsa by 1eagen of; o

1. {a) Any [aw, ordinance of governmantel regufalion (including but not timiled to bullding or zoning laws, ordlnances, or regulatione)
raatiioling, regulaling, prohibilng or relating {1)-the occupancy, use, or enjeyment of the lend; () the characler, dimenslons or
location of any Impravament now of hereafer eracted on (he fand; (tih a saparailon In ewnership or 8 change in the difansions of
aren of the land or any parce! of ihich the land le or v/ds-a_part; of {iv} snvironmenial protecilon, or the effect of any violalion of
thesa faws, ordinances or govarnmental reguldlions, exoept to tha exient that & noljca of ihe enforcament thereof or u nellca of
defact, llen, or encumbrance resulling fram 8 violallon or alleged violstion affecting the land hes been tecarded In the publio recards

ot Dale of Pollcy. :

(b} Any governmental police powernot exclided by (a) above, excopt to tha extent that a netlce of the exarclss theraof or nollce
of a defacl, {lan or pnoumbrance reaulling from a violation or alleged vielation affecting the land has been racordad In (he publis

racards 6t Dale of Polloy.

2, Rights of aminent domaln unlaas notles of the axerclsa tharao! has boan racorded In the' publie racords al Date of Pailsy, but not
excluding from coverage any laking which has ocourred prior 1o Bale of Policy which would ba binding on the rights of a purchaser

for vatue wilhou! knowledge.

3 Dofacts, llans, encumbrances, adverse ofalms or alher matlers;
{a) whether or not recorded In tho publia racords at Dala of Polley, but crealed, suffered, assumed or egreed to by the Inswred
clalmanl;

{b} not known to the Compeny, not recordsd In the publle recorde at Dale of Polioy, but known Lo the [nsured clalmant and nol
disologad In willing to the Company by the [nsured claimant prior o the dale the lnsured clalmant bacame an Insured undoer this

polioy;.
{o} rcasultng in no loss or damage to lhe insured ctglmnm; )

{) sMaching or creatad subaquent 1o Date of Pollcy; of
{e) resulling In losa or damage which would not have been sustelned If the Insured clalmant hed pald valus for the Insured
mortgage or for the estsle or Interest !nsured by thls policy,

4, Unenlorcaabliity of the llen of lhe indured rhorfgage because of the Inablllty or fallura of the Ineurad at Date of Polley, or {he Inebiily
of failure of any subsequent owner of the indabledness, to comply wilh the applicable dolng bualness lawa of the state in which tha
land la sliualed. o e

8 Invaldity or unenforcaablilly of the lian of the Instred morigage, o clalm thereof, which arlses out of the kransrclion evidenced by
Iha ingured morigago and le based wpon usury or any consumer credit protaction or trutt kn fending law, .

a. Any olalm, which arfses oul of lhe ﬁhha"@pﬂon vaallg in (he [nsured the eatals of Infarasl kisured br thia polloy or the lranasciian
clrg%am}g tha Interest of the inaured lender, by reason of tha oparation of federal bankeupley, slale lnealvency or slmilar craditors'
rights laws, . .

EXCEPTIONG FROM GOVERAGE - 5CHEDULE B, PART

Tpla policy does nol Insure agalnsl loss or damage {and the Company will nol pay costs, atlorneys' fean or expensas} which arlse by reason

of: e

1. Taxes or asecasmants which are nél shown ea exlsting flons by tha racorde of any taxlng authorily that levies {oxes or aassasments
on raal propatly or by the publie records, -
Procastings by a publlo egency whih niby rostill 1 tdxes or nssasemants, of nollces of gueh procaedinge, whelher of not shown
by the racorde of such agency or by the pubile ragords.

2, Any facts, righls, inleresls, or ¢lalme which are not shown by lhs pubNe records but which ¢cauld ba ascerdalned by an Inspaoilon of
the land which may be asserted by paraons In possesalon theraol,
Eagsments, llens or encumbrances; or clalina thereof, which aré not shown by the publlo records.

Discrepancies, confliofe In boundary Knos, shortags In arsa, encreschmants, or any other facls which 8 corect survey would
diaclose, and which ara nol ahowh by the publé records,

5. (a) Unpatanted mining clsims; (b] fésiivatisha o éxciaplions fn palenis of In Acte suthorizing the lasuance theraof; {o) waler rights,
clalm or tlks to waler, whether o npl thoe matiers excaplod under (a}, (o) or (o) are shown by the publio records.

*. Northern Nevada Title Company
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ExhlbllA -

ey

AMERICAN LAND TITLE ASSOQCIATION LOAN POLIQY (10-97-82)
AMERIGAN LAND TITLE ASSOCIATION LEASEHOLD LOAN POLIGY (10-17.92)
EXCLUSIONS FROM COVERAGE

The following matters are sxprassly exoluded from lhe coverage of (his policy and the Company will not pay loss or damags, coste, alloineys’
fees of pxpanses wilth arise by repson of:

4,

Pteliminary Titla Rapart

(a) Any Ipw, ordinance or govornmental rogulalion (Inchiding but nol BmHed to bultding end zonlng laws, ordinences, ar
ragulations} reslricling, regulaling, prohfoling or relating to ()} the oceupancy, use, or enjoyment of the land; (i) the cheracter,
dimenslons of lacatlen of any improverienl now of hierealter erected on the fand; (lll) & separallon In ownesship of a changs In the
dimansions or ares of tho lend or any parcel of which ha land Is or was a pai; or (iv) envirenmanlal prolecilen, or tho affect of any
violation of thesw laws, ordinances or governmental regulations, excapt to the extent that a nollca of the enforoament theraof or @
nolige of a defact, llan or encumbranca resulilng from & vicfation or elleged viclallon affecling the land has baon recorded Ia the

publlc racords at Dale of Pollcy.

{b) Any govemnmantal police powar nat excluded by (e) abovo. oxcept to tha extent [hat @ natice of the axerciss theraof ér a nolice
of & defec), lon or encumbranca rasttting from & violallon or alleged violallon alecting the land has baan recordad In the publlo

racords at Date of Pollcy. .

Righte of eminenl domaln unless notlea of tha exerélsa ihereol has been racorded [n the public records at Date of Pollsy, bul net
excluding from coverage any leking which has ecotrred prlor to Date of Pollcy which would ke binding on the rights of m purchaser

for value withou! knowladge,
Defecls. llena, encumbrances, advaerse ¢lalma er othar matters,
{a) created, sulferad, assured or agreed to by (e insured clalmant;

(b} nol known 10 the Gompany, nol recorded In the public records at Deta of Polioy, bul known o the hsured clalmant and not
diseioged In wiliing lo the Gompany by the lnsyred clalmant prior to [he dale lhe ltsured claimant bacama an Insired under Lhie

poltey;
{¢) roautting In noloss or dameage to the Insured alalmani;

(d) allaching or creatad subsequent lo Date of Policy (excapi to ihe extent lhat this policy Insures the piiorlty of the Ken of the
sured nvigage over eny statuiory llen for asrvicas, labor or materlal or (o the extenf Insurance la afférded hereln as 1o
essasdmonts for siraat Improvaments under conalruclion or complated at Date of Palloy); or

Mrt rasultng In foss or damege which would not heve boen sustalned If 1ne insured clalman! had pald vatue for the Insured
morgage. T e N '

Unenforcaablity of the lien of the Insured morgege bacaues of the Inabiiky or fatlure of the inaured al Date of Pollcy, or the Inablily
Iur fﬁllwle of any eubsaquent owner of the Indebladness; to comply with applicable dolng bustness laws of ihe slate In which the land
8 sllyelad, : -

tavatldily or unanforceability ef tha lian of ihe Iﬁnﬁr&dhﬁdﬂgaga, or clalm theraof, which arlses out of the tranaactlon evidenced by
(he {nsurad mortgage and Ia hased vpon ueury o any constinar credit prolectlon or tuth in lending law.,

Any slalulary ffon for sorvieas, labor o7 ntilorlals (or tha claim of priority of any elaiutery lan for sarvicas, labior or materials aver ihe
tien of the fnsured mortgage) ailsing from-an Improvamoent o work ralated to the lzn¢ which Is conlracted for and commencad
subsaquent {o Date of Polley snd.fs nol financed in.whale.or In.ran'b proceeds of tha indebladness socured by the insured
mortgags which at Oate of Policy the Ineurad has advanced or Is obligeted to ndvance.

Any clalm, which arises out of the (taneaction cresling the Interest of the moripagee inswed by this policy, by reason of the
operation of faderal bankrupley,-elate Insclvency, or stmilar cradiiors' rights laws, thatis based on:

{  Ihe tranaaction croating th?‘ih’iér'a'si of the indred mortgagee belng deemed a fraudulent conveyanca or fraudulnt transfar; or

(I) the subordinallon of the Interest of .the {nsurad nlworigages as & rasull of the spplicaiion of the docirine of equitable
subordinallon; or ; -

() the trensaclion cresting The Interedt of ihe fsuiad morgapee belng deemed & prefarentlal tranaler excopt whera e
preforentlel lranefer tesulls from the fallurez .- -

{a) o Umely racord the Insitument of teansfar, or
{b) of stich racordation to impart notice Yo & puschaser for value or a judgment orilen cradiier.

The above poliay forme may be lssued lo efivid elther Standard Coverage or Exiended Coverage. in uddliion 1o the sbove
Excluslons frora Coverage, the Exceptlons from Covitaga In a Stendard Govarage policy will aleo Includa Ihe fallowing Genaral

Excepiions:
Northern Navada Title Company
Page? 1095634.T0
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. EXGEPTIONS FRROM COVERAGE

T:ﬂs policy doen nol Insure egalnst lose or d':i:rﬁaé,a”isnu {ha Gompany vill nol pay costs, altorneys' fesa or axpenses) which arise by reaaon
of: oL ’

2,

3.
4

6.

on real property or by the publia reoordn_‘_, o

Protaedings by a publle ugency which rﬁz{ result In {axes or asseasmunts, of nolices of such proceedings, whalher or not shown
by the recorde of such agency or by the pudllc records,

Any facts, righls, Inlerests or clalms which are not shown by the publio recotds bul which could be escertalned by an nspection of
the land of by meking inqulsy of persong In posgaselon theraof,

Easements, Jlens oF encumbrances, or ¢ialms theraal, which are not shown by the publlo racorde.

Taxes or assasamants which ars noi shown a‘s_éxrsl'ing Iféna by the records of any taxing aulhorily that levies laxes or nasessrionts

Dlacrepanclas, conflicts In boundaiy Nnag. shotlage In ares, encronchments, or any olher facls which a corract survey would
discloss, and which are not ehown by the publlo recerds.

{8) Unpatanted mining efalis; (b) foservalions or exoahl!ons In patonla of In Acte avthorlzing the lssuance thereof; {¢) waler righte.
clalm or lHle to waler, whether or not the melters excepled under (a), {b) or (0} are shown by the public racards,

Novihern Nevada Titla Company
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Exhibtt A

AMERICAN LAND TiTLE ABSOGIAYION
LOAN POLICY OF TITLE INSURANCE - 2006
EXCLUSIONS FROM COVERAGE

‘Tha folowlng mallare are axprossly excluded froin lha'doverage of thie polley, and the Company will not pay loss or damage, coals,
aflorneys* fago, or exponsas that arlse by reason of:;

1.

4,

T

(a} Any law, orinance, permit, or governmemnl ragutation (lncluding those ralaiing to bullding and zoning) reelrcting, regulating,

prohiblting, of relating lo
{l) thaoccupancy, use, or anjoymant ofthe Lend
(i) 1the cheraclar, dimensiens, or locallun of any Improvament erected on the Land;

(i} the aubdivision oflend;or
{iv) environmental protecnon. or the eﬁsu! of any ylolatlon of thesa laws, ordlnances, or govarnmenlal regulalions. This Excluglon

1{a) dooa not modify or limit the obvarage providad inder Covared Rlsk &,
(b} Any govarnmantal pollce powar. This Excluslon 1(b) dosd not modty or limit lha covarage provided under Coverad RIsk 6.

Righls of eminent demaln. This Bxclusion doss not madiy or limit the coveraga provided under Goverad Risk 7 or 8.

Daleats, Hans, encumbrances, advarae clalme; or olher maltera
{a) creatad, suffored, assumed, or agresd o by 1he Insurad Clalmant;
{5) not known to the Gompany, itol recorded in the Publis Racords st Date of Polloy, bul known o the [neured Clalmant and not

drsorosed In wrlling fo the Company by the Ineurad Clalman! pilor to the dale the Insured Claimant became an Insused under thla

policy;
{a) resu[ﬂng in no loes or demage 1o the Insured Claimant;
{d) aktaching or created subsaquant to Data of Polloy thowevar, this does not modlfy or Umll the coverage provided under Covered Risk

14,43, or 14); or
{8) reauliing ln o8 or damape thal would not have baen suslalned Jf the Insured Glaimant had pald value forihe lnsured Morigage,
Unenforcenblity of the Hen of the Insuzad Merigage beoause of (he inablilty or fallure of an Insured fo comply wilh applcable
dolng-businass lews of the elate Whste the Land {5 elluated.

tnvalkiKy or unenforceabliity in whole or In part of the llen of the Insured Morgage thal arlses out of lhe Irensection evidenced by the
Insured Morgage and ls based vpon usury orany ceneumer cradlt praleclion or truth-in-lending law.

Any clalm, by roagon of the operation of fedaral bankruplcy, stale Insolvency, or simller creditors” righta faws, thal the Iraneaclion

craeting the Hen of the insurad Mortgage, (s
(a)  fraudulent conveyance of fraudulent liangfer,or " -
(b) @ prefsrenllal transfar for eny raesan nol staled In Covered Rlak 13(b} of this pallcy.

Any lign on the Title for real eslale laxes or amumanla Imposed by goveramental nuthoilly and created of altaching bebwaen Date of
Policy and the dale of recording of the lmured Mongage In the Publla Records. This Exclusion does not modify or Imit the coverage

provkled under Coverad Risk 11(b), ™~ -~ -
EKGEPTloNs FROM GOVERAGE scHEDULE B, PART 1, SEGTION ONE

This policy doas nol Insure agalnst loss or damagn (and ma company will not pay costs, attornays' fses or exponsas) that aclss by raason of:

1.

2

Praliminery Tille Report

(6) Taxes or assesemonts that are not shovin as exiallng llens by the recerds of any taxing suthorlly thet favies taxes or aasgsaments on
real property or by the Public Racords; (b) proceedings by a public agency that may fesulf In fexas or aesessments, or nolicas of such
proceedings, whelhar o7 not shown by lha raoords o! such agancy or by the Publlo Records.

Any lacle, righls, Interests, or clalms |ha1 are ol ahown by the Publlo Records but that could be ascedained by an Inspsstion of the
Land or that may be esearled by persons In pomna]nn of the Land.

Eassrmants, llens or encumbrances, or clalms !ha:aof nol shown by the Publlo Records.

Any encroachmant, encumbrance, viofatian, varration, or advnrsa clrcumslance affecling the Title that would be disclosed by an nccurate
and complale land survey of the Lend and ot shown by lho Publto Racords

(a} Unpatented mlning clelms; (b) reservallons of ¢xcapliana la patenls or In Acla aulhorlxing the lasuance tharaol; (o) watar rights,
clalms or {itle ta water, whether or not the mafldis excaplad under {a}, (b); of {¢) ara shewn by the Publlo Recotda,

Northarn Nevada Titla Company
MR Pago § . 1086834-TO




Exhibl A

DL mant L o

AMERICAN LAND TITLR AGSOGIAT;ON OWNER'S POLICY {10-47+92)
an
AMERICAN LAND TITLE ASSQCIAYION LEABEHOLD OWNERS FOLICY (10+17.82)
EXCLUSIONS FROM COVERAGE

The following rmalters ara sxpreasly exclided from the caverage of this polisy end the Qompany will not pay loae or damaga, coats, atioineys'
fees or expenras which arfes by reasan of;

1.

2

3

4,

(a} Any law, ’ordlnanca or governmania) regulalion {including bul not limited {o bullding end zoning laws, ordinances, or
regulalions) resldcling, regulaling, prohibiling ar relailng to {I) the occupansy, use, or enjoyment of tha land; {ll) the character,
dimenslons or locallon of any Improvement now or hareafler arecled on the land; (Ill) a separallon In ewnetahlp or a ohange In the
dimansions or area of the land or any parcsl of which the land le or wes a par; or (iv} snvirenmental protection, or 1he eifact of any
viplallon of thess laivs, ordinances or governmantal reguiations, except 1o the exteni ihat a notico of the enforcement theraof or a
nolica of a defact, Hfen or encumbrancs resuliing from a vtolnllon or allagad violailon affacling the land has been racorded In the
pubtie records at Date of Pollcy.

{(b) Any governmental palica power not excleded by {a) ebove, excepl to the exlent ihat a nolica of the exerclan theraof or a nolice
of a delec), len or encumbrance resulting from a vlolauon or altegad violation affacling tha land has been recorded In tha publio
racords al Dalo of Polloy.

Righls of eminent dontaln unless notica of the exerclaa thereof has besn racorded In (he public recards at Dats of Polloy, but not
ex¢luding from coverage any Taking which has occurred prlor to Date of Pellsy which would be binding on 1he righte of & purchaser
for value Without knowfedge.

Dealeots, Ilana, sncumbrances, adverss ¢lalms or u!hnr maltars:

(a) creatad, suffered, assumead or agread to by tha Insured ¢laimant;

)] nol known la [he Gompany, nol racorded In the publio records at Dale of Policy, but known to the Insured claimant and
not glagiosad in wrillng 1o the Company by the lnsured claiment prior to 1ha data the Insured clalmant bacame an inaured
under this policy;

()] rasuliing In no loss of damage to the Insured olalmant;

) altaching or created subsequant lo Dale of Policy, of

{6} 1asulfing In (ose or damagh which Wwaild aot hava bsen sustained If the Ineured clelmant hed pald valus for the astate or

Interast Insured by thle poliay, .
Any olalm, which arlsas out of the transacilof vasling In Iha Insured the aslale or Interast Inaured by this pollcy, by raason of the
eperalton of federal bankruplay, stete Insolvansy; or simllar ereditors' righle laws, Lhat ls bagsd en}

()] the isrfansaullnn creeling the ealels ar Interest nsurad by this polley boalng desmed & fraudulent conveyance or fraudulent
transfar; or

(i the Iransaciion creating tie estals or Inferast Insured by this policy belng deamed a preferential Iranafpr exsapt where the
prefarantial transfor rosults from the fallure;

{8} fo lmely record the Insirurent of transfer, or

{b) of such racordation {o Impart noflce Lo a purchesor for valus of a Judgment or Hen creditor.

The abovs policy forms m z bo l§susd to afiord elhér Slandard Covarage of Exteidad Coverage, [n addiion o lhe above
Exclusions from Coveregs, [he Exeapllona from Covaregs ln a S'Iandard Govatage Polley will also Inglude the foliowing General

Excopiions: Ve e i .
EKGEPTION B FROM COVERAGE

This polloy doaa niot insure agatnet loss or damage (and 1ha COmpany wHI nol pay coals, ellorneys’ faes or expanses) which arfsa by reaaon

ol
5 -

2,

4

Taxes or assspamonts which am nol shovm aa oxlaﬂng ffens by lns raoords of any texing authority thel levies taxas orassessmenls
on real propery or by the public r ramrds

Pracaedings by a public agency whlch mag reoult In Iaxas or assasamenls, or nolicas of such procsedings, whether of not shown
by tho racords of such agancy of by the plibllo racdrds. -

Any facis, righls, Interasta or clalia which érd fiof ehdwn by the publle racords but which could be ascertained by an Inapection of
the fend or by making Inqulry of porsons n possesston thereof, -

Easements, llans or enwmhrancga, or clalma thereo!, which are nol shown by the public recorda.

Dlecrepancies, confilcle In baundary l(naa[ shortage in area, encreachmente, or any other facts which a correct survay would
dlsclass, and which ara not ehown by the public racords,

(e} unpalentad mining clalms; (B) rauawaﬂonu or éxcéptlons In palants or In Acls authorizlng the lssuanca thereof; {o) watef righls,
clalms ot {llla to waler, whether or not the mlllers exceplod under {a), {b} o1 (0) are shown by the publio racerde,

"'Nerthern Nevada Title Company
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Exhiblt A

- AMEH!GAN LAND TIYLE ASSOCIATION
OWNER'S POLIQY OF TITLE INSURANCE - 2008
EXGLUSIONB FROM COVERAGE

The fallowlng mallea are exprossly excludad l.'om the oovaraga of thls polloy, end the Company will not pay loas or damage, cosls,
atlomeys’ [sas, of expences thal arge by readon of: o

1.

4.

(8} Any law, ordinance, permh, of govarnmenlal ragutaﬂon {including thoaa ralsting to bullding and zonlng) realreting, regulating,
prahibling, or releting to
{) tha occupency, uss, or enjoyment of lhe Land;
(¥} the characler, dimsnalons, or locatton of any Improvement erected on {he Land;
(vl) 1he aubdlviston of fand; or

{vll) eavironmantal pro'laotlon.
of tha eliect of an vl\&vlolnllon of thesa laws, ordinances, or govarnmental ragulations, This Excluslon 1{e} dooe not modify or limit

tha toverage provided under Coverad RIsk 5,
(b) Any gavernmanial polloa power, This Excluslen 1(b) doas not modty or limit the coverage provikled under Covered Rlsk e,

Rights of aminant domaln. This Excluslon does not modlly or fimit the caverage provided under Goverad Risk 7 o7 8,

Defeols, Hons, encumbrancas, advarae clalms, or other malters

{a) craaled nutrerud sssumad, or agraad to by the Inauied Clalimant;
(b} not known lo the company. not racorded In the Public Resords al Date of Paliey, tul known lo the Insured Clalment and not

disciosed In wiiling lo the Company by the Inaurad Cialmant prier to {he date Lhe insurad Clalmant becatme an Inaured under this
palicy,

{o) reaulling In no fosa or damaga 1o tha lnsured Clalmant;
{d) atlaching or crentad subsaquant la Dale of Pollcy (however, thls doss not modify or limit the coverage provikied under Coverad Rlsk

9 and §0); or
{a) reesuliing In loss or damage ihat would not hava been suslalnad If he inaured Clalmant had pald valus for the Title.
Any claln, by reason of the oparation of I’adaral bankluptcy. slale Imo!vancy. or almilar credllors’ rights lawa, that the lransaclion vesting

the Tilla as shown Jn Schedyla A, fst
{a) & fraudulent conveyance or fraudulent tramre;, or.
(%) a prafarential transfer for any redson nol slated In Coverad Risk 9 of this poliey.

Any llan on {he THis for renl estate laxes or aasasamonlo Imposad by governmental authodly and ¢realed or ltaching betwesn Date of
Polloy and tha data of recording ortha daad or olher Inslmmanl of rranarer in Publlc Records thet vasls Tilla as shown In Schadule A

EKOEPTIONS FROM GOVERAGE SCHEDULE B, PART ONE

This policy dees not Inaure agalnat loss or daridgé-tand the Coi'npnn? will not pay costs, sllorneys' fos or expenass) that atlee by reason of:

1.

2

3
4,

6.

Prelimingry Title Report . Page 11

{a) Taxes or assesamants that are not shoivn &3 'exlfating llens by the racards of any lexing authodty that lavies laxes or assessmants on
tesl property or by tha Public Records; (b} proceedings by @ public agency (hat may result [n {exes or assassments, or nolkes of such
procaadings, whather o7 not shown by the racords of such aganay or by the Publle Regorde,

Any facts, righls, Interasts, or clalms thal are'mat shown by the Publlo Records bul that could ba ascertained by an Inspestion of the
Land or that may be aaserted by persona In posseselon of the Land.

Easemante, lfens or encumbrances, or clalms thereof, nol shown by the Pub¥o Recards.

Any enoroachment, encumbrance, violation, vatlation, or adverse croumslance affecting the Titla that wouks be dlaclossd by an aceurato
and complets land survay of the Land snd'notshowi by the Publla Raoorda.

{8) Unpatsnted mining clalms; (b) reaarvallons o excaplions ln patents or ln Acts authorfeing (he lsguance thereof; {o) water righla, -
clalms or lills to walar, whathar of not the mallara ekcdptad under (a), (b}, o {a) are ahowin by the public racorde,

a

: ijj\l_hefn_ Novada Title Company
1095834-T0




Exhiblt A AL
AMERIGAN LAND TITLE ASBOCIATION
RESIDENTIAL TITLE INSURANCE FOLICY {8-1.07)
' EXGLUSIONS

In addilon to the Excaptions In Schedule B: Qou ate ol Ingurad qga'lnat loss, costs, atiornays' faes, and expensos rasulling from;

1. Govarnmental police powar, nn:i the exislenca gr violalion of any law or gc;vernmenl ragulation. This includes bullding and zoning
ordinances and also laws and regulations concarning:

= land use

«  Improvamants on ths jand
« [and division

«  environmenial protaction

This excluslon does nol apply la violaliohe-or lhe enfercernent of these maltsre which appearin the public records at Policy Date.
This exclusion doea not IImit Ihe zonlng coverage deseribed In llems 12 and 13 of Coverad Tille Risks.
2. The right to leke the land by condemning {t, unless:

~  anollce of exerclalng the rght eppeers in the publlo recorda on the Pellcy Date
- Iha taking happenad prlor to the Pelicy Dala and Is binding on you If you bought the land witliout knowing of the teking

3. Tillo Riske:
— that are cradled, allowed, or egread lo by you
~  hat ere known to you, but not lo us, on the Policy Data - unless {hey appeared In the public racords
~  that reault fn no loss la you
» thal fliat affect your {llle after lhe Polley Date - this does no! kit the labor and malarlal len coverage In iterm 8 of Covered Title

Rlsks
4, Fallure to pay valua for your title.
6. Lack of a right:

~ lo any land oulsids the erea spaclfically described and referred lo In [lom 3 of Scheduls A
~  Insleels, slisys, or Wale n-{ﬁys that touch your land
This oxcluslon dood not limlt the sccaes coverégo In ltotn & of Covarad Tille Risks.

R R e

Northern Nevada Title Company
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Exhiblt A

AMWERICAN LAND TITLE ASSOCIATION
BHORT FORM RESIDENTIAL LOAR POLICY - 2006
: ' ONE-TO-POUR FAMILY

ANY ADDENDUM ATTAGHED HERETO, OLD REPUBLIC NATIONAL TITLE INGURANGE COMPANY, A MINKESOTA CORPORATION,
HEREIN CALLED THE "COMPANY*, HEREBY INSURES THE INSURED IN ACGORDANCE WITH AND SUBJECY TO THE TERMS,
EXCLUSIONS AND CONDITIONS 8ET FORTH IN THE AMERICAN LAND TITLE ASSOGIATION LOAN POLICY (817-06), ALL OF WHICH
ARE INCORPORATED HEREIN. ALL REFERENGES TO SCHEDULES A AND B SHALL REFER TO SCHEDULES A AND B OF THIS

POLICY. .

SCHEDULEB
EXCEPTIONS FROM COVERAGE AND AFFIRMATIVE ASSURANGES

Excapt lo the extent of the aftmative Inauranca sel fosih below, this policy does not Insura agalnst loss ot damage (end the Company will not
pay cosls, allorney's fees, or axpenees) which arlse by rezson'ol:

1.

- Covananle, condillons and rasideliona, If eny, appaaring in {he Pubfo Records; howaver, \his pocy Insures agalinat loss or damage

arlslng from:
{a) Thoe vielatlon of those covenants, condillons, or residetions on or pilor to Date of Polloy;
(b} & farfefture or raversion of Tille from o fulure viglstlon of Ihose covenants, conditions, of reslrictlions, Including thosa relaling to

enyironmenial protaciion; and L .
{0} provisions [n thosa covanants, candlilons, of rasificllons, cluding thore releling te envianmental prateclion, under which the

llen of tive Insured Montgage can be extingulshed, subiordlineled, or impalrad,

As Uged in paragraph 2(s), the words "covenente, condillons, or rosidelions” da net refer fo or Include any covanant, condllion, or
realrfclion {a) relallng to obiigations of any lype to perdform malntenence, rapalr or remedlation on the Land, or (b) paralniny to
enviranmentel protsction of any kind or nalura, Including hezardgus of toxio mallers, condlifona, or substances, except o the exlenl
Ihat 8 notice of a violatlon or allegad viplatlon affecting Ihe Land has been recorded or filsd In the Publle Records at Dals of Pollcy
and (2 net referenced In an eddendum ellached to this policy. -

Any easementa or serviludes appearng In the Public Records; hiowaver, ihis poliay Insures against loss or damage adsing from l{:}
the sncronchmant, et Dale of Paolicy, of the Improvements on any easement, and (b) any Inferferanca with or damags lo exisling
Improvements, including lawns, shwubbery, and lreas, resuling from the ude of the sasamente for the purposes granted or

reservad. S .
‘ ”
Any lesto, grant, exception, or raservallon of minerals or mineral rights appearing In the Publo Records; howsvar, this pollcy

- Ineures egalnst loss or damage arlslng from {a} any affeél on or Impaliment of the vae of the Land for residentlal ona-ta-four family

dwalling purpoees by reason of sich leaso, granl, exceplion or reservallon of rminerals or mineral righls, and (b} any damage to
oxliling (mprovemente, Including lawns, shiubbery, and (raes, resulllng from the future excrolse of any right to use the aurface of
the Lend for the exitaclion or development of the miperale or minoral rahts 80 lsased, granted, excepted, or tesarved. Nathing
hereln shall Insure against loss or damage tesulling frén dubsidence.

o Foazie oar

Northern Nevada Tille Company
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EXHIBIT “A”
All that certain real property situated in the Counly of Carson Clly, State of Nevada, described as follows:
All that portion of the North 172 of the Soufhaas'! 1/4 of Seclion 2, Township 16 North Range 20 East M.D.B. & M.
EXCEPTING THEREFROM al) Iandé Iying Nottherly of the Soulherly Baundary Line of Hwy 50 East,
ALSO EXCEPTING THEREFROM al! larids lylng Easterly of the Westerly Boundary Iine of Sheep Drive.

ALSO EXCEPTING THEREFROM those certain parcels of land described in document recorded April 24, 2001 a8
Documeant No, 260802 and documsnt racorded October 21, 2008 as Document No. 383647, Officlal Recorda of
Carson Clty, Stale of Nevada.

TOGETHER WITH that portion of land described In Resolution of Abandonment recorded Dacember 27, 1993 as
Document No. 154448, Offtelal Records of Caraon City, State of Nevada more partlctlarly described as fallows:

BEGINNING &t a point on the southwesterly right-of-way line of Sheep Drive, and the right or Southerly
Tight-of-way lina of US-50, 108,00 feel right of and at right angles to Highway Englneer's Statlon "X" 208+00.20
P.0.T.; sald point of beginning further described as bearng S. 36°24'04° W. a dlstance of 1,374.46 fest from the
Easl quarter corner of Sectlon 2, T. 16 N, R, 20 E., M.D.M,; thence 8. 27°27'12" E., along sald Southwesterly
right-ofsway line, & d)stanca of 100.00 feet to an intarsection with the former right or Southarly right-of-way line of
US-80; thence S, 62'32'48' W., along sald former Southerly right-of-way line, & distance of 220.41 feel to a polnt
on the South one-sixteenth section line of sald Section 2; thence N. 89°17°34" W, along seld one-sixieenth
section line, which is colncldent with sald foermer Southerly Hight-of-way line, a distance of 211,89 fest to an
intersaction with sald southerly right-of-way line of US-50; thence N, 82°32'48" E., along sald Southardy
iight-of-way line, a distance of 416.22 fast to The Polnt of Baginning.

THIS LEGAL DESCRIPTION |8 PROVIDED FOR INFORMATIONAL PURPOSES ONLY, NO RELIANCE FOR
TITLE INSBURANGE CAN BE BASEDONIT.

Northern Nevada Title Company
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