Nem ™/
City of Carson City - -
Agenda Repurt

' Date Submitted: - February 6,2007 : o Agenda Date Requested' Fehruzm E:. Ef}ﬂ? '
o - Tlmeﬂequested laMmutes 3

_'To: _Maiﬁﬁf:and Super#’iso'fﬂ '
| From Par}.s and Recreatmn Department

Suh}ect Title: Dlscussmn and pDSSIbIE* dction to apprm e the purchase and sale aEI‘fZEITant callmg for the

use of Open Space funds to make an offer for the fee title acquisition of the Desnmuer 19-acre propetty

- located at 4706 Golden Eagle Lane, APN 10-502-01.

: Sta'ff S_mnn:aar*grr 'T'he a,ttached purchase and sale agmemmt calls for the fee title acqmsmon of the'

Desormier 19 acre property located near the U.S.G.S. flow gauge at the Carson River. The offer for

$300,000 which is also the appraised value, has been verbally accepted by the Desormicrs pending the Board

of Supervisors approval. The property has previously been prioritized by the Board of Supervisors for

-acquisition after finding that it is located within the Carson River priority area, in accs:-rdanca W 1Eh the Open o

_ Space Master Plan. . ' ' ' -

T', pe ﬂf Action Requested {{:heck (me]l SRR S
“{_)Resolution {3 Ordinance -~

{X} Formal Action/Motion - {__) Other (Specify)
Does Tins Acunn Reqmre A Business Impact Statement: ( B Yes (X)No

_ Recommended Bnard Actmn Move to approve the purchase and sale agreement caﬂmg for the wseof
“Open Space funds to make an offer for the fee title acquisition of the Desormicr 19-acre property located at
4706 Golden Eagle Lane, APN 10-502-01.

Explanatmn for Recnmmeuded Board Action: The Desormier property is listed on the open market for
- $335,000. The Desormiers have agreed to sell to Carson City for the appraised value which is $300,000.
- Carson City Municipal Code, Section 21.07.040 grants the Board of Supervisors authority to use funding -
- from the Quality of Life special revenue fund to acquire open space. In accordance with Section 13.05. Dﬁﬂ
- on Febtuary 6, 2007, the Open Space Advisory Committee took action to recommend to the Board of
Supervisors the approval of this transaction. : '
Appllcable Statute, Cn{ha.. ?ﬂllth Rule or Regulation: _
Carsont City Municipal Code, Chapter 21.07 - Quality of Life {Sale and USE Tax)
Carson City Municipal Code, Chapter 13.06, Open Space
Nevada Revised Statutes 244.275 Purchase for use of county; appraisal

1 iscai Iripact wppntnhﬁlatﬁh $300,000 from the Open Spm:n. ﬁwqmmtmn Fund plus appmmmatel‘f $_,J
- for the close of escrow, and 53,000 for an envirommental review, phase 1.
E‘(planatmn of Impact: The Desormiers have verbally agreed to sell to Carson City the 19-acre pmpertv for .
' $35,000 less than listed. The escrow costs are to be shared equally, ¥ beiween buyer and seller. The total '
cost of the transaction is estimated at $300,000 for the purchase price, plus $2,500 for covering the Czt} s
‘one-half of the total escrow cost, plus approximately $3,000 for an environmental phase one repﬂrﬁ
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PURCHASE AND SALE AGREEMENT

THIS AGREEMENT (" Agreement”) is made and entered into this~_ dayof

. U/DIT! 05-18-00, 5176 Golden Eagle Lane, Carson City, Nevada, 89701 ("SELLER™), and

~ Carson City, a consolidated municipality of the State of Nevada by and thmugh its Board {}f _ i

- Supervisors, of 201 Nerth ‘Carson Street, Suite 2, Carson City, Nevada 89701 (“BUYER’_’}.;

.~ SELLER and BUYER are sometimes hereinafier referred to individually as a “Party” and

.-cdll'eé’tiwa!}i' as the “Parties.” R R

RECITALS

A SELLER is the fee simple owner of all that land and real property l}riﬁg and

situated in Carson City, Nevada, more particularly described on Exhibit “A” attached hereto and
. incorporated herein by this reference (herein sometimes referred to as “Property”} and SELLER
“desires to sell and BUYER desires to acquire the Property. It is understood that this purchase |
 agreement includes one (1) specific parcel of real property comprising approximately 19.28
) 'ac.rés_ ‘and specifically designated as APN 10-502-01 and more specifically set forth in the I_ |

' Preliminary Title Report attached hereto as “Exhibit A” and incorporated herein bj,-"thi;é

reference. There are no known water rights appurtenant to this property.

"B The Parties desire and intend by this Agreement to memorialize their agreements

by this writing.

NOW THEREFORE, in consideration of the mutnal covenarits, terms -and

condltmns herem contained, the Parties hereby agree as follows:

1. REPRESENTATIONS AND WARRANTIES: NO PERSDN IS %UTHORIEED

._?ERSON_ HAS MADE, ANY REPRESENTATION, WARRANTY, GUARANTY OR
" PROMISE EXCEPT AS SET FORTH HEREIN; AND NO AGREEMENT, STATEMENT,

, 2007, by and between the Wilham L. and Patricia L. Desormier Family Trust, - -~



'J:NDEPENDENT INSPECTION.

REPRESENTATION OR PROMISE MADE BY ANY SUCH PERSON WHICH IS NOT
';CONTMNED HEREIN SHALL BE VALID OR BINDING ON SELLER. THE ONLY
REPRESENTATIONS OR WARRANTIES OUTSTANDING WITH RESPECT TO THE

SUBJECT MATTER OF THIS TRANSACTION; EITHER EXPRESS OR IMPLIED BY'LA\& .

' . ARE SET FORTH HEREIN, AND BUYER EXPRESSLY WAIVES THE RIGHT TQ ANY
. WARRANTY IMPLIED BY LAW. THE PARTIES ACKNOWLEDGES THAT BUYER m%m

. SELLER HAVE MADE THE SUBJECT PROPERTY AVAILABLE FOR THE OTHER S

2. PURCHASE AND SALE OF PROPERTY: SELLER agrees to convey ihe

Property, together with all rights, title and interest in' accordance with the terms of this

_ 'Agreement the foilma mg +which shall comprise the sale cnntempiated in this Hgmement

. All of the real property lving and situate in Carson City, Nex ada._

_ cnnéi-sti'n_g of&Q.ES-acras, more or less, arad deseribed in “E‘.i{hlhli AV

~ b Any and all Hcenses, encroachment permits, ways, easements of whatever '

 type or kind, tdgetﬁéf with all mineral rights, oil rights, gas rights, geothermal rights, sands and .

gravels which are appurtenant to or associated in anyway with the Property which are owned by

SELLER.

' The foregoing listed elements of the Property in this Paragraph 2 are hercinafter

. collectn el} referred to as the “Property”.

'j:_ 3.,' - PURCHASE PRICE: The purchase prace for the above described Pmpert}f shall

 be Three Hundred Thousand and 00/100 dollars ($300,000), which shall be paid by BUYER to

- : 'SELLER in accordance with the terms of this Agreement.

4, ESCROW, CONVEYANCE, AND TITLE H‘JSURANCE Escr{m shaiE be with'

. NORTHERE NEVADA TITLE CO. (“Escrow Holder”), which is located at 512 North Division 3

St., Carson Cily, Nevada, 897034103 o R T, o

a. ' Escrow shall open as of the date upon Whrch Escrow Holder has receiv ed e

a fullj, swned original; or counterpart originals, of this Agreement, accompamed hy the sums and - .
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. documents required herein. The date all such items have been delivered to Escrow Holder 's'h.éli-.. "

be referred to herein as the “Opening of Escrow” and reported by letter to the Parties by Escrow |

Hﬂﬁdér‘_ and the date escrow actually closes and the deed is recorded shall be referred to ﬁs .

“Close ﬂf Escrow.” If Close of Escrow does not occur prior to March 31, 2007, this transaction

 shall te tennmaia and SELLER shall be released from any further obligation to convey the Pmpem

_to E‘uy&r. ‘Bscrow Holder is hereby authorized and instructed to act in accordance with the

* provisions of this Agreement, which Agreement, together with Escrow Holder's standard escrow

- instructions, shall constitute Escrow Holder’s escrow instructions. As between the Parties; if = .

- 'Agreement will control.

there is a.conflict between Escrow Holder’s standard instructions and this Agreement, this

_. b, Adv aiorem property taxes for the current ﬁscal vear shall be pmrated as S

' of the Close of Escrow, -

. j'_ "_*ﬁa'i}'assess.ments, and‘or special taxes, inclﬁﬂing the full principal amount o

'ﬂf all bbﬁde‘d indebtedness encumbeﬂng the Property, if any, shall be prorated to the close of

: the*g,f shall be accordingly paid (or reserved for payment) at Close of Escrow. .

. SELLER, at SELLER’S expense, shall furnish BUYER W 11;11 a C L.T.A.

* owner's policy of title insurance in the full amount of the purchase price issued by NUR’IHERN

_ NEV »‘%Dﬁ TITLE COMPANY, subject only to those exceptions disclosed herein or otherwise

not obje»cted to b}f BUYER or the preliminary title report.

‘e, BUYER and SELLER shall each pay one- half ( ) of the escrow fee and

any and all other fees, including recording fees, document preparation fees, real propertj,f'tr'ansfer..f o

taxes and similar costs not specifically allocated in this Agreement.

- f )  Title to the Property shall be conveyed by Grant, Bargam ancl Sale Deed_ o o

" AND MUST CONTAIN THE FOLLOWING LANGUAGE: “This fand was purchased with

Qﬁalitj# of Life Sales and Use Tax Funds and is subject to the provisions of the Carson C.ity S

L Munit:ipai Code Section 13.06.” e .
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5. PAYMENT OF PURCHASE PRICE: The Purchase Price for the Property

"described in Paragraph 3 above and detailed on the Exhibits hereto shall upon satisfaction of the

 conditions set forth in Paragraph 6 be paid by BUYER to Bscrow Holder for SELLER as

follows:

© The sum of Three Hundred Thousand and no/100 doHars ($300,000) shall -

be paid into Escrow on or before the date set for the Close of Eserow, as described in Para.graph :

4a abm-'é, in cash, fed funds or other readily available funds.

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

‘'subject to the following conditions: SELLER and BUYER shall diligently atternpt to achieve the

satisfaction of these conditions without undue delay. If any of these conditions cannot be met,

then, unless waived by BUYER, Escrow Holder, upon receipt of notification from BUYER or

- from SELLER that it cannot or will not be able to satisfy a condition, shall immediately cancel

liability under this Agreement. _ . |
a Except as otherwise approved by BUYER, title to the Property shall be .

conveved to BUYER free of liens and encumbrances. SELLER shall, af its expense, furnish

BUYER with a preliminary title report and, upon request, copies of all recorded exceptions to

days of receipt oft (i) the preliminary title report and all documents referred 1o in it; or {ii} any

' suppfemental or amendatory report and the documents referred to as exceptions thereto, BUYER :

- shall give SELLER notice specifying those matters which are unacceptable conditions of title.

- Said preliminary title report as supplemented andfor amended is hereinafter referred to as the

| el

Title Report.™  All exceptions i the Title Report not specifically disapproved by BUYER
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rémﬁve éuéh objectionable items within fifteen (15} days thefeﬁftﬁr but in ﬁnv'evem"prior 't-b' the
- 'Close of Escmw and if SELLER fails to remove such objectionable ttems within s&*zd permd :
_ 'andfor 1f the Tltle: Pﬂhcv will not be issued in the exact form approved by BUYER, SELLER.
_shalfmfify BUYER in writing of such fact, and BUYER shall have the election to be exemise&

in mntmcr within five {3} days after delivery to BUYER of such notice of SELLER of gither:

- 2} accepting the Property subject to the Objectioﬁablﬂ items. _ B

b. To the extent that the same exists, SELLER s'hall'furﬁish' BUYER'v.’rith

zcmmg mfomlatmn or other evaluations of the Property in SELLER’s possession, w ithin mentv -
{2{}] da'}fs after Opening of Escrow, if any exist. Should BUYER fail to clﬂse--esemw for .-
whatever reason, BUYER shall promptly return all such land surveys, engineering infdhﬁa:‘tiéﬁ,'_
- 'eﬁi'i-rﬁﬁm?\antal assessments, planning or zoning information or other evaluations of the Pmpeﬁ}f'_
to SELLER and treat as confidential all information contained therein.
e ~ BUYER shall perform and approve, at its sole cost and expense a Phas-e I."_ o
Site ;As'seé:s'nient. o | _ | o |
| d. '_ - This Agreerﬁf:nt shall be approved bw the -Carson City Boafd of .
- Sﬁpén-‘ifsors. S | | .
Inthe eﬂ.-'ént fhat any of the conditions to close are not mét within thie time frames

. set forth herein the SELLER or the BUYER may cancel and terminate this Agreement and'.the -

Escrow attendant hereto or the transaction does not close by March 31, 2007, then in cither of h |

such éveﬂts, this Agreement shall become null and void and the parties shall be returned to their

' ﬂriginél pre-Agreement condition.  The parties will be released from any further o’bliﬂation to

“each c)thm and neither will be liable to the other for costs of partial performance or failure to

perfﬂnn' BUYER will be entitled to the retum of all monies paid by it to the Escrow less ote-

- half of the reasnnable charges incurred by the Escrow Agent,
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7. SELLER'S REPRESENTATIONS, COVENANTS. WARRANTIES AND

DBLIGATIO\IS """

“the title to be conveyed to BUYER will not be encumbered b}'* any ecasements, pefsons m
. p-'::rs'sa'ssion', government patents or other rights, other than those items disclosed on the Title
“Report or which would be disclosed by a physical inspection of the Property. To the best.

_ -.lﬂmwlédgé of SELLER, there is no hazardous, toxic or radicactive material on thé'Pm-peﬁ}?,_ .

a. - SELLER represents to BUYER that to the best }mm‘,ledge of SELLER R

'SELLER agrees BUYER and/or its agents may make all disclosures and file all reporis which,

- may be required by law with respect to discovery of any hazardous, toxic or radioactive materials

- on the Property as a result of such investigations and hereby releases and holds BUYER '

harmless with respect to liability arising out of such disclosure.

b Tﬂ best knowledge of SELLER, SELLER warrants there are no threatened

or pendmg annexation or condemnation proceedings against or affecling any part of the Properw ’

c. SELLER shall not commit knowingly or suffer to be committed any waste R o

in or upon the Property. Waste shall include, but not be limited to, any injury to the. Pmpertv L

“which .'-f-énder.s":i’t in a condition materially different from its condition at the date raf this -
--Agreeméﬁt. | . _
d. To the best knmwledgf: of SELLER SELLER has mmphed and the
i _' Pr{}pen} 15 11 ccrmphance with all laws relating to the storage, use and disposal of hazardﬂus .
. toxic or radicactive materials {collectively, “Toxic Materials™.
S | e.  To the best knowledge of SELLER, ihe execution and censmnmmmn raf -
ﬂllS Agrf:emem pursuant to its terms will not result in a material breach of, contravene an}
--prowsmns of, violate, or constitute a default under any articles of i mcorpcrratmn,- charter, bylam-, |
| mortgage, coniract agreement to which SELLER is subject. . :
£ From the date of this Agreement 1o the Close of EScrov..-". the SE;LL'ER will
continue’ 1o p}’ﬂ\ ide BUYER full access to all of the Property and information relatmgz to the - '_

' hlstoncal use and operation of the Property.




 stiidies, test results and engineering generated by BUYER. -

" Express), or delivered by U.S. mail, sent by registered or certified mail, return receipt requested i

S. . POSSESSION: Possession of the Property shall be given to the BUYER at Close
of E'sc-rﬁw, but during the term of this Agreement BUYER and 1ts agents may eﬂter'upﬂn the

Property for the purpose of performing envirommental or engineering, surveying or soil testing.

BUYER .agrées'to pay, defend, indemnify and hold SELLER harmless from all liability, claims, .

costs and expense, except such as might accrue from the mere discovery of hazardous or toxic

" the BUYER fail to acquire the Property, then it is agreed that SELLER shall receive copies of all N

' parties hereto agree and covenant, one unto the other, to act in good faith and to fairly and epenly -

‘deal with each other to accomplish the poals and objectives of the respective parties in closing '

the escrow envisioned herein.

' 10.  BINDING EFFECT: This Agreement shall bind and inure to the benefit of the . -

o r&spectife heirs, representatives, successors and assigns of BUYER and SELLER.

11.  NOTICES: No notice, request; demand, instruction or other documerit to be

given hereunder to any Party shall be effective for any purpose unless personally delivered to the

“person at the appropriate address set forth below (in which event such notice shall be deemed

“effective only upon such delivery) delivered by air courier next-day delivery (e.g., Federal

. .. as follows:

If to SELLER, to:  William and Patricia Desormier

5176 Golden Eagle Lane
Carson City, NV 89701
~ Ifto BUYER, to; Carson City, a Consolidated Municipality

Attne: Juan F. Guzman
3303 Butt Way, Building #9
Carson City, Nevada 89701
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set fﬂﬁh'aheve The addresses and addressees, for the purpose of this Para'ﬂraph -maj,.-' be o

_--chzmged b\ giving written notice of such change in the manner herein provided for g:n ing notice. -

~Unless and until such written notice of change is received, the last address and addxessee stated - |
b-jht.-ﬁit&ﬂ notice, or provided herein if no such written notice of change has been received, shall

- be déemed to continue in effect for all purposes hereunder.

12, TIME: Time is of the essence for cach provision of mislAgreemeﬁt of which time - SR

is 2 factor, and if this transaction is not completed prior to barch 31, 2007, it shall terminate and
© SELLER shall be relieved of any further obligation to convey the Property to BUYER. SELLER -
. has requeste»ci that this transactmn be completed prior to March 31, 2007. | SRR

13  ATTORNEYS' FEES: In the event of any action or proceeding, mcludmcr an.

arbitration brought by either Party against the other under this Agreement, the prevailing 'Pan:,r o
- shall be entitled to recover afl costs and expenses including the actual fees of its attorneys .
~incutred for prosecution, defense, consultation or advice in such action or proceeding, -

14, COMPUTATION OF PERIODS: All periods of time referred o in this

: Agreémeﬁt'shaﬂ include all Saturdays, Sundays and state or national holiday, unless the peﬁ{ﬁd Lo

of time specifics business days, provided that if the date to perform any act or give any notice

a with respect to this Agreement, shall fall on a Saturday, Sunday or state or national hﬁlidaf,-‘,: such

- actor notice may be timely performed or given on the next succeeding day which is not a. _ o

' Saturday, Sunday or siate or national holiday.

iS. . INTERPRETATION: The Parties hereto a-cknbi%rledge and. "ag're-e that eac-h has )

has the requisite experience and sophistication to understand, interpret and agree to the particular o
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' respecme Parties.

language of the provisions hereof. The Parties have equal bargaining power, and infend the plain

meaning of the provisions herein. 'In the event of an ambiguity in or dispute regarding the

| iﬁté-rpfeiatien of same, the ihierp'rét'ation'nf this Agreement shall notl be resolved by any mleinf. - -

- understzmdlngs, tepresentations and statements, oral or wrltt-em are merged and 1ntegrated mtd o

' this Agreement,

16, SURVIVABILITY: All covenants of BUYER or SELLER wh}ch afe intended _

-héreuﬁder to be performed in whole or in part after Close of Escrow and all representations, -

Wai'famies"and indemuities by either Party to the other, shall survive Close of Escrow 'a'nd-'-_' "

. 17.  MUTUAL INDEMNITY: SEiLER and BUYER herebv agree . to mdemmfv _

defend and hold the other Party harmless against any and all liability, claims, costs or expehsés g

arising directly or indirectly out of the covenants, representations and warranties gn en by the '

"1ndemmfymg Party to the other in this Agreement.

18. . AUTHORITY OF PARTIES: Any corparatmn signing this Am‘eement and each .

. agertt, officer, director, or employee signing on behalf of such corporation, but in his in‘dividuai :
- capacity, tepresents and warrants that said Agreement is duly authorized by and binding upon

"~ said corporation.” Any individual signing this Agreement on behalf of a partners'hip or business.

entity othier thian a corporation represents that such other entity has power and authority fo enter
into this Agreamum and by such person's act is bound hereby.

_ _19. _' COUNTERPART: This Agreement and any nther agreemant {or {:Eocument)




IN WITNESS WHEREOF, SELLER and BUYER have fully exrec‘ﬁtéd EhiS'- '

- - Agreement as of the date first above wriiten.

”SELLER“ o . . “Bm’ER”

" WILLIAM L. DESORMIER, TRUSTEE | Juan F. Guzman, Open Space
- CARSON CITY e

‘PATRICIA L. DESORMIER, TRUSTEE

DATE T DATE
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PAGE I

PRELIMINARY REPORT

e T Northern Nevada Title Company

512 N. Division Street _
Carson City, NV 89703-4103 - =
(775)-883-7513 FAX (775)-887-5065

To:  Carson City Parks & Recrestion - Escrow No. CC-1060839-TO

© 0 Attn: Juan Guzman ' Title No. 1064839
?’DUFN{J. L B

Property Address o~ g -
4706 Golder Ezgle Lane Q&i‘j\ '
Carson City, N¥ 89701

Assessor's Parcel Number
010-502-01

- In response to the abhv.e referenced application for a policy of title insurance, Notthern Nevada Title Corpany hereby fépﬂorts that it is

prepared to issue, or cause to be issued, as of the date hereof, a Policy or Policies of Title Insurance describing the land and the estate or-

' interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not shown
. or referred to as an Exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulation of said

- Policy forms., =

Dated: December 29, 2006 at 730 AM. ( 7”0’% o X

The printed 'Em&ptidns and Exclusions from the coverage of said Policy or Policies are available from the office which issiied this rechL '
Copies of the Policy forms should be read.

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

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

The estate of infefest in the land hereinafter deseribed or referred to covered by this report is:

" A fee as to Parcel 1 and an easement as to Parcel 2

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

William L. Desormier and Patricia L. Desormier, Trustees, and thelr Successors, nnder The Wﬂham L &
Patrieia L. Desnrmrer Family Trust U/DVT 05-18-00, as Community Property o

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




© CC-1060839-TO e e
-"1“5'}339': T AN ETPPTRTP

- EXHIBIT “A" ATTACHED TO PRELIM[NARY TITLE REPORT DATED DECE‘E{BER 29, Zl]l]ﬁ
- EXHIBIT “A” N
CAlL that certain real prﬁpertj" situate in the County of Carson Citj', Staia of Nevada, descriﬁed as follows:
PARCEL1: |
Being a portion of the Sotithﬁest % of Northwest ¥ Section 2, Townshié 54 Narth, Rﬁﬁge 20 East, =

M.D.B.&M., Carson City, Nevada and more particularly deseribed as follows:

COMMENCING aﬁ a found G.L.O. brass cap being the Northwest Section corner Section 2, Ts}:wnﬁship 4
Maorth, Range 20 East, M.D B.&M.;

. THENCE South 00°07°39" East, 1, 256.90 feet to 2 point, said point being the Northwast 11 16 COTEr nf
- Section 2, said point also being the TRUE POINT OF BEGINNING; :

THENCE North 89°54°47” Fast, |,258.36 feet to 2 point, said point being on the mean high water line of the =
Carson River;
THENCE a}ong the mean high water line of the Carson River on the fullowEng meander courses:

. South 625‘3 33" West, 92,58 feet,. 0
South 53°05757" West, 134.18 feet;
Sotth 49251749 West, 428.27 feet:

| South 21527 15" West, 99.30 feet;

. South 22°33"08" West, 33341 feet.

South 3570607 West, 421.11 feet:
South 60°05°44™ West, 205.86 feet;
Sauth_?ﬂ"ﬁ.ﬁ:’{j?“ West, 162.66 feet;

 THENCE leaving said meander courses of the Carson River North 0{}!."0?.‘39"’ West, 1,297.88 feet to THE
TRUE POINT OF BEGINNING.

Reference is herﬁb}r made to that certam Record of Suney Map No 2241, recorded on Februar}f 14, 1997 as - -
Document No. 99227,

Continwed... . . .




- Recorder of Carson City, State of Nevada, on October 1, 1984 in Book 377 at Page 233, 237 and 241 as

Document No.’s 306135, 30616 and 30617, Official Records.




PAGEZ

e e 'NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1060830-TO° ~ ~  PRELIMINARY REPORT

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

EXCEPTIONS FROM COVERAGE

- The policy, with the exception of any ALTA Lenders policy, contemplated to be issued hereunder will not ;'
insure against lDSS or damagr: {and the Company will not pay costs, attorneys' fees or expenses) which arise by -
reason oft :

PARTI
L Tm{es or assessments which are not shown as existing Hens by the records of any taxing authority that levies taxes oF e
assessments on real property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such preceedmgs, whether or nﬂt shown
- Ty the records ‘of such agency or by the public records.

2. Any facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an ﬁlspﬂitiﬂn o
- pf the land or which may be asserted by persons in possession thereof,
3. Easemerits, liens or encimbrances, or clains thereof, which are not shown by the public records.
4. Discrepancies, conflicts in boundary lines, shortage in area, éncroachments, of any othér facts which a correct survey would

- disclese, and which are not shown by the public records,

3. {a) Unpatented I’IIIJI]IlEE claims; (b) reservations or exceptions in patents or in 1 Acts authorizing the issuance thereof {c)- watvar B
- rights, claims or title to water, whether or not the matters excepted under (a), (b}, or {c} are shown by public records. . S
PART I
1) The lien, if any, fc-r taxes for 1mpmvemenm campleted or in progress, but which wers fiot shown on the tax hiii for '
the current year '
2} Liens levied by the Carson City Water and Sewer District for water, sewer and storm water utilities, by reason that

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

3) . Lackof i‘ngress andfefr egress to said land, access may be provided by the United States Department of the Interior,
Bureau of Larid Management over that portion of the West 2 of Lot 2 within the Northwest 4 of Section 2, Township 14 _

" North, Range 20 East.

4y | 'Notes, easements and recitals as set forth on Parcel Map No. 704, and Record of Survey Map No.*s 894, 1071 and _
2201 herein referred, Said notes, easements and recitals will affect the use of the herein described property and a review {:rf )
said map is adwised.

5y Any easement or claims of easement or rights of access based on prescription or by 1mphed deé:catmn to the pubhc -

" over said land or any part thereof, for access {or recreational purposes) to or upon the Carson River.

Continued...
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o c _ R NORTHERN NEVADA TITLE COMPANY

. Eserow No. CC-1860839-TO PRELIMINARY REPORT
Atthe date hereuf axce;ﬁtioﬁs'tb éo#érége in addition to the exciusions contained in said policy form would be as fbllows
6 A-siy adu.'rerse ciaim based upr:m'the asseﬁiﬁﬁ'that:

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

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

| c} "Some pi:'rrtir::m' of said land has been brought with the boundary thereof by ant aviilsive movement of the Carson
- River or has been formed by accretion to any such portion.”

7y Such rights and easements for nawgatmn and fishery which may exist over that portion of said Iand h ing beneaﬂl
the waters of Carson River.

- 8) Easement, together with the ri ght.-, mmdental thereto,

R'ESERVED BY: H.F. Dangberg Land & Live Stocl-: Compam a
o - - Nevada Corparation
 PURPOSE, ' o Rights of other users of common ditches,
S . canals, streams in accordance with, but nﬁt
R o o limited to, historical custom and usage
- RECORDED: - . March 30, 1979
" BOOK: T ' 227, Official Records
PAGE: - o 612
- DOCUMENT NO.: S 78173 '
AFFECTS: _ : A portion of said land exact Ioc:atmn is ot
: o defined of record
9 Rights of way, easement and conditions as set forth in those certain Grants of Fasements,
RECORDED: =~ = - . . October 1, 1984
- BOOK: - - 377, Official Records
- PAGE: . © 233,237 and 241
- DOCUMENTNO.S: o - 30615, 30616 and 30617
Continued.., :
Ve )




X S I PAGE 4
. e NORTHERN NEVADA TITLE COMPANY
© EscrowNo. CC-1060830.T0 PRELIMINARY REPORT

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

10)  Terms, conditions and fees as set forth in Decision for Right-of-Way Grant,

FILE CASENO.. S N-39520 -

RECORDED. - o October 3, 1984 T s
BOOK: - o 377, Official Records

PAGE: - B 368

DOCUMENT NO3: S 30685

Assign'mént of Right-of-Way Grant,

RECORDED: February 4, 1985 -

' BOOK: o : 386, Official Records
PAGE: _ 276
DOCUMENT NO.: - | IR < 7

----- . Decision Right-of-Way for Partial Assignment approved Amendment approved.
DATED: W7 1992 -

| Assignment of Right’-of-Waj,f Grant N-39520 for use of access road by other owners,

PURPOSE: . N Foad Maintenance Agreement .
EXECUTEDBY: - - William L. Desormier, Eli H. Keeran, Jack

L o . Foerschler and John J. Stein
RECORDED: = - o - . ... March 16, 1989

DOCUMENT NO.; ' ' ' £2797, Official Records
1) Grant of Easement, tdgether' with the rights incidental thereto,

GRANTEDTO: = - Jack Foreschler and Charlene Foerschler
PURPOSE: .. .. - Easement and right-of-way for and adequate
R T ' travelway and right-of-way for all useful utility
- access for residential purposes, but not
- D S commercial purposes
RECORDED: - o May 1, 2000

DOCUMENT NO.: . 247954, Official Records
Continued... -
(/&)
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e NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1060839-TO0 - PRELIMINARY REPORT

At the date hereof exceptions to coverage, in addition to the exclusions contained in'said palicj' form, would be as follows:
13)  Easement, together with the rights incidental thereto,

GRANTED TO: : ' - Paul D. Desormier and Sandra K. Desormier
PURPOSE: S o - Permanent easement and right-of-way for an
: adequate travelway and right-of-way for all
- useful utility access, and residential purposes,
: ' S o but not commercial purposes
- RECORDED:; - _ ' April 14, 2004
DOCUMENT NO,: -~ : 317100, Official Becords

' .1-4) - Easement, together with the figh’ts incidental thereto,

GRANTED TO: - - Paul D. Desormier and Sandra K. Desormier
- PURPOSE: . : o © Permanent easement and right-of-way for an
o adequate travelway and right-of-way for all
useful wtility access, and residential purposes,
T B © " butnot commercial purposes '
RECORDELD: = - . April 14, 2004
DOCUMENT NO.: - © . 31710, Official Records

115)  Easement, fogether with the rights incidental thereto,

GRANTED TO: . : Paul D. Descrmier and Sandra K. Desormier
PURPOSE: : Permanent easement and right-of-way for an
S ' ' adequate travelway and right-of-way for all
useful utility access, and residential purposes, .
Ce T - but not commercial purposes
- RECORDED: S Aprii 14, 2004
- DOCUMENT NO.: T 317102, Official Records

GRANTED TO: William L. Desormier and Patricia
o L.Desormier, Trustee, under The William L. &
Patricia L. Desormier Family Trust, U/DI'T
: ' o SRR 03-18-00 .
PURPOSE: e Permanent easement and right-of-way for'an
S ' - adequate travelway and right-of-way for all
usefisf utility access, and residential purposes,
T _ but not commercial purposes
RECORDED; - : - CApril 14, 2004

DOCUMENT NO: - _ ' 317104, Official Records
Contimued. .
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TR AR EPU RS S  NORTHERN NEVADA TITLE COMPANY . .
Escrow No. CC-1060839-TO - PRELIMINARY REPORT
_ At the date hereof ekcepﬁohs to coverage, in ‘addition to the exclusions contained in said policy form, would be as f@lﬁ_ﬁﬁ's:

1 T} Easement tﬂoether with the ri ghiza incidental thereto,

o GRANTED TO: - e ~ William L. Desormier and Patrlcla _
o o : - " L.Desormier, Trustees, under The WiihamL
- & Patricia L. Desormier Family Trust, UDIT -
: _ _ R (5-18-00 L
PURPOSE: Co . Permanent easement and right-of-way for &n
' ' adequate travelway and right-of-way for all
~ useful utility access, and residential purposes,
L S but not commercial parposes
RECORDED: -~ . . o April 14, 2004
DOCUTVIENT\TO o - 317105, Official Records -

18} | E&sement, together with the I’l,:hts incidental thereto -

GRANTEDTO:. -~~~ - . David K. Riske and Afisa D: Riske, Husband
T : R and Wife as Joint Tenants with Right of
_ _ _ : Survivorship _
- PURPOSE: = R Permanent easement and right-of-way foran

adequate travelway and right-of-way for all
useful utility access, and residential purposes,
T = . but tiot commercial purposes
RECORDED: -~ =~ .~ = _ April 14, 2004
DOCUMENTNO.: . 317108, Official Records

) "19)-' _ Easemént together with thé rights incidental thereto,

: GRANTED TO: A - " Jack Foerschler and Charlene Foerschler,.

+ Husband and Wife as Joint Tenants with Right
_ o o .. of Survivorship
PURPOSE: - SR Permanent easement and right-of-way onan |

adequate travelway and right-of-way for all
_ _ _ . useful utility access, and residential purposes, .
SRRRRRRE o S but not commercial purposes
RECORDED: . IR April 14, 2004
DOCUMENT NO.:- A ' 317109, Official Records

Eﬂ) The requirement that an executed Certification of Trust pumuant to NRS 164 40{} et.seq. be submitted prmr to the'
issuance of a Title Insurance Policy. .

. Continved... C ST . ,m% '
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| e | NORTHERN NEVADA TITLE COMPANY |
Escrow No, CC-1060833-TQ ) o PRELIMINARY REPORT : : :
At the date hereof eﬁcépﬁénﬁ to coverage, in addition to the exclusions contained in said palicy'fmﬁ? would be as follows:
21)  "Preliminary Reports” are furnished in connection with an application for title insurance and are offers to issue a title
policy subject to the stated exceptions set forth in the report. The information contained herein, while deemed reliable, does

not reflect the information that would be shown in an abstract of title, and no liability is assumed nor is any assurance given
- as to the accuracy of the vesting, legal description or items contained in or deleted from this report.

......

it is desired that iié’hﬂit}f be assumed prior to the issuance of a policy of title insurance, a Binder or Commitment should be

TOTAL AMOUNT: $30135
| ASSESSORS PARCEL NO.: O 010-502-01
oDe




Horthern Nevada Tiﬂecbmpany B |
542 N. Division Street o
- Carson City, NV 89703

 Privacy Policy Notice ©
-as of Seplember 20, 2005 - .

PURPOSE OF THIS NOTICE

Morthem Nevada Titl Comipany {NN’TCI}' and its Underwriters share your concerns about privacy. Each Company is committed to.
respecting the privacy of our policyholders. Therefore, in accordance with Federal and State laws and regulations, we are providing

~you vith this notice of how we might use the information about you which we gather in the process of issuing 2 polsc:.r of title
insurance. _

“Title V of the Gramm-Leach-Bliley Act {GLBA) and the ans of the State in whir’.h you reside geﬁeralf:.r prohibit us fmm sharing non .. -
public personal information about you with a third party unless we provide you with this notice of our privacy policies and prachices, -
suich as the type of information that we collect about you and the categaries of persons or enfities te whom that information may be .
disclosed. In compliance with the GLBA and the faws of this State, we are providing you with this document, which nohﬁes you of
the privacy pnhcbes and practices of NNTC and it's Underwriters.

OUR PRIVACY POLICIES AND PRACTICES

L Information we collect and sources from which we collectit: |

We do not collect any nonpublic personal information about you other than the 'faitﬂwing:

n. Infurmatian we disclose to third parties: -

 : Information we receive from you or from your attomey or other representatives on applications or other fu::-nﬁs;' o
-Information about your transactions with us, our affiiates or our Underwriters: |

. tnaddition, we may collect other non public personal information about you from individuals and mmpanaes s other than
- those proposed for coverage. _

--Un[es:s it is specifically stated otherwise in an amended anacyr Policy Nﬂtme ny addlilonai mfnmatmn will be
‘collected about you.

_ In the colrse of our general business practices, we may disclose the mformatmn that we mllect {as descnbed abowe} about yuu or
------ others without your pemmission to the following types of institutions for the reasons described; _ _

Privacy Notios

" To athird party such as a surveying, real estate tax research or municipal data firm if the dasulosure wrl! enable
. that party to perform a business, professional or insurance function for us; . '

To an'insurance instifugion, agent, or credit mpor&ng agericy in order fo detact or pravant r::nmmaa' actmty fraud

" ormisrepresentation in connection with an insurance transaction;

_ To an insurance institution, agent, or credit reporting agency for either this Compahy'ar the emitja to whom -we .
- disclose the information to perform a function in connection with an insurance transastion involving you;

~Toan insurance regulatory authority, law enforcerent, or other governmental authority in order to protect our

interosts in preventing or prosecuting fraud, or if we believe that you have canducted llegal aclivities;

" To anactuarial of reséarch organization for the purpose of conducting actuarial or reseatch studies.

. The disclosures describied atiove are permitted by faw.




m

L

. Privacy Nofice

WE Do NDT DISCLOSE ANY NONPUBLIC PERSONAL INFGRMATIDN hBGUT YUU WITH AFFILIATES OR NON-

- AFFILIATED THIRD PARTIES FOR ANY PURPOSE THAT [S NOT SPECIFICALLY PERMITTED BY LAW.

Your right to access and amend your personal information:

B i’ﬂu_hau& the right to request access to the parsonal information that we record about you. Your :n'ghfinciudes‘the ﬁght to
- know the source of the information and the identity of the persons, institutions or types of institutions o whom we have
- disclosed such information within 2 years prior to your reguest. Your right includes the right to view such information and

copy it in person, or request that a copy of it be sent fo you by mail (for which we may charge you a reasonable fee to cover
our costs). Your right also inciudes the right fo request comecions, amendments or deletions of any information in our

~ possession. The procedures that you must follow to request access to or an amendment of your information are as follows;

- Toobtain access to your information from Merthern Nevada Title Company: You should submit a request in writing
Northem Nevada Title Company, 512 N. Division Street, Carson City, Nevada 849703, The request should include -
your name, address, policy number, telephone number, and the information to which you would Ike access. The
" request should state whether you would like access in person or & copy of the information sent fo you by mail,
“Upon receipt of your request, we will contact you within 30 business days to amange providing you with access in
person or the capies that you have requested.

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

- To comest_amend, or delete any of your information: You should submit a request in wai!ing tc the
. address referenced directly ahowe, The request should include your name, address, policy number,
- felephone number, the specific information in dispute, and the identity of the document or record that
. contains the disputed information. Upon receipt of your request, we will cordact you within 30 business -
. days to notify you either that we have made the comection, amendment or delefion, or that we refuseto
- do so and the reasons for the refusal which you will have an opportunity to chaflenge.

Our pé'acticeé regarding information confidentiality and security:

We restrict acoess to nonpublic personal information about you to those employees who need to know thiat information in order fo L
. provide products or services fo you. We maintain physical, electronic, and procedural safeguarc!s that cumpry with federal .

regulations to guard your nenpublic personal information.

. Qur peimy regarding dispute resolution:

_ ﬁn:.r m:atmversr or claim arising out of or relating to our privacy pohc)r, of the hreach thereof, shali be setﬂed E:n_.r artntratmn in _:

accordance with the rules of the American Arbitration Association, and judgment upon the award rendered by the arbitrator{s) may . -

. be entered in any court having jurisdiction thereof,

- Resefvation of the right to disclose information in unforesesn circumstances: -

'En mnnectmn w1th the pr:rtentla] sale or fransfer of its interests, Morthem Mevada Title Company, its Unﬂawmters :anc[ their- -
respective affiliates reserve the right to seli or transfer your information {including but not limited to your address, name,-age, sex, - -

zip code, state and country of fesédenm; and other information that you provide through other communicaﬁuns} to a third parly entity

that { 1) concenfrates its business in a similar practice or senvice; {2) agrees o be a successor in interest of Northemn Mevada Title
~ Company or the Underwriter with regard to the maintenance and protection of the information collected; and (3) agrees to me .
ohlrgahens of this privacy statement.
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| A Vacant 19.280 Acre Parcel B
~ Located on the Carson River in

Carson Cny, Nevada :

"""" Prepared for
- Mzr. Juan Guzman

| K _Carse.n Clty Parks & Recreation Department* S

3303 Butti Way, Building 9
- Carson City, NV 89701

~ December 30, 2006
| Pi'oviding an OPiniﬁn of Market Value
| ~ As of December 6, 2006

Warren & Schlffmacher LLC

. Real Property Consultants

85 I{eystone Avenue, Suite C *» Reno, WBSS{'}S RO
i (775) 686-2622 o
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| Appraisal Report

A Vacant 19.280 Acre Parcel
Located on the Catrson Riverin
~ Carson City, Nevada

Prépared for
Mt. Juan Guzman

~Carson Clty Parks & Recreation Department"_ R

3303 Butti Way, Building 9
~ Carson City, NV 89701

 December 30, 2006

o pmwdlng an Opmmn of Market Vaiue e
~As of December 6, 2006 !

e | Prepared by
~ Mark Warren, MAI

. WARREM & SCHIFEMACHER, LLC

06-034 Carson City Parks & Recreation Department IR



Warren & Schiffmacher, LLC
- 835 Keystone Avenue, Suite C
| Reno, Nevada 89503
-5 686-2622

Mark Warren, MAI o ' . RobertFE, S{:hiffmﬁ:cfher: MAl

markwwsirsbeglobal net : o bobwwsi@sbegiobal.net
 December 30, 2006

Me. Juan Guzman, Open Space Manager
Carson City Parks and Recreation Department
3303 Burti Way, Bldg. 9

- Carson City, NV 89701

C APN 010-502-01

De.&r e Guezmman: o

At vour request; 1 have prepated an appraisal report for the property referenced

- above. The purpose of my appraisal was to form an opinion of market value of this

property as of the date of my most recent inspection. The report will be used by the

- Carson City Parks and Recreation Department as the basis for the acquisition of this
- parcel. - The Carson City Parks and Recreation Department is the client and the
- intended user of this appraisal report.

The pmpdsed ﬁcqttisiﬁdﬁ .propert}r 15 detailed below,

' Legai Parcel | “Assessor's EAcidréss [ Acres. |

Parcel

[ Pro. SW Ve NW V4 Section 2, Township | 010-502-01 | 4760 Golden | 19.280
| 14 North, Range 20 East, MDB&M Eagle Lane




December 30, 2006 - - o . RonGuzman Lefter of Transmitial

. "The Assessot’s recc-rdq indicate that the parcel 13 ow ned by ‘J’;' L. & P L. Desarnuf:r - |
| Trustees -

Based on my tesearch and analysis, T have formed the following opinion of value,

~ effective December 6, 2006, This opinton of value is subject to important lirmating .

conditons and assumpuoos, which are detailed in the body of the report, as well as

the extmordmm assumption and hypothetical conditions detailed directly below. -

'_.MarketValue Opinion, Effective Decetnbet 6, 2006: - $3m}{yﬂu:f"

' 'Extfamdinaryﬂssump:’sions

13 Itis an extraordinary assumption of this valuation that insurable legal access to

the subject property could be obtained ar moderate cost and without undue
delav.

2) . Itisan assumption of this report that there is no signiiﬁ::a'ﬂt adverse 1mpact to

the subject property if the public has acquired a prescriptive or tm?hed
easement for access to the Carson River for recreation.

-3y Ttis assumed that there is no adverse impact on value from any implied or

~prescriptive navigation or fishery easements on the Carson River.

4} Ttis assumed that the property is free of environmental contamination. -

va{}thetlcal Cﬁn{h tions

None.

in the attached apprzusal report.

Sincerely

. Mark Warren, MAI

WaRREN & SCHIFFMACHER, LLC
(6-034 Carson Chty Parks & Recreation Department

-,
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Contrct D607-031 (Desormier) e - " CERTIFICATE OF APPRAISER .

- APPRAISER’S CERTIFICATION

I certify that, unléss otherwise noted in this appraisal report:

“The statements of fact contained in this report are true and correct,
~ The reported analyses, opinions, and conclusions are limited only by the
~ reported assumptons and hminog conditions, and are my personal, impargal,

- and vabiased professional analyses, opintons, and conclusions.

I have no prtis'sﬁt or prespectéve interest in the propeérty that is the sﬁbjﬁt.t of

. this report and I have no personal interest with respect to the pardes imrﬂlved.' :

1 have no blas with respu:t to the property that is the subject of this rept}rt ot - y

. to the parties involved with this assignment.

My engagement in this assignment was not contngent upon developing or

- reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the

- development or reporting of a predetermined value or direction in value that

-~ favors the cause of the client, the amount of the value opinion, the atraiament =
‘of a stipulated result, or the occurrence of a subsequent event directly related to.' '
“the mntended use of this appraisal.

My analyses, opinions and conclusions were developed, and this report has
~been prepared, in conformity with the Uagforsm Standards of Professional Appraisal
Practice,

r-eport.

No one provided significant real property appraisal assistance to the pefson . -

Signing this cernficanon.

“The appraisal was 110t bﬁsed upon 2 requested minimuim valuation, a specific |
valuation, or the approval of a loan,

The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the requirements of the Code of

" WARBEN & SCHIFFMACHER, LG Certificate 1
D804 Carson City Parks & Recreation Department : S




Contrack 0607-031 (Desormier) . _ : ' CERTIFIGATE OF APPRAISER .

‘Professional Trhics & Standards of Professional _-%ppraisa} Practice of the
- Appratsal Institute, which include the Uniform Standards of Professional
3 appraisal Practice. o . o

& The use of this report is subject to the requirements of The Appraisal Institute
- relating 1o review by its duly authonzed representatives,

e Asof the date of this report, T have completed the requiremehfs of the
continuing education program of the Appraisal Institute.
~ Respectfully submitted,

| h-i-a.fk Warren, MAT o December 3@. '20{}{:’) o

WARREN & SCHIFFMACHER, LLC Certificate 2
(6-034 Carson City Parks & Recreation Department
o e
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" Curtent Use

EXECUTIVE SUMMARY

Contract 0607-031 {Desormier)

EXECUTIVE SUMMARY

Location = Off Carson River Rmd in SOuth cenmaE
e Carson City, Nevada
B Assessor's
Legal Parcel ' Parcel Address : ' Acres
| -“ﬂorth of Carson River, RS ZEGE 010-502-01 | 4706 Golden Ea,gie I ane | 19.280

N Zomng o

| _ Bate of Value

_'ow-ner ofRe'cmd .

. Improvements

-}nghest and Best Use.

| Fh}od ZoneSt’atus’ .

~ Purpose of Appraisal
Client

Intended Use of Appraisal

* Intended User of Appraisal |

Date of R'epdﬁ

W, & P. Desormier Famﬂ}r Tmst dated 5;1 8_;’2.(.}9[] :

Residential building sites

 SF3A, residendal, five acre minimum

The subject parcel is mapped on FEMA
Flood Insurance Rate Map 3200010175C, - -

dated 9/30/93. Most of the subject parcel’s

fand area 13 1 Zone C, areas of minumat
flooding, The areas along the fiver are in
Flood Zone AZ29, within the 100-year
floodplan with a base flood elevation of 4, 645
feet.

To form an opinion of market value -

Carson City Patks & Recreation Depamnéﬁf o

' Acquisition of property by Carson City Parks

& Recreation Department
Client

December 30, 2006

December 6, 2006

WiRREN & SCHIFFMACHER, LLC

05-034 Carson City Parks & Recraation Departmerst

Summary 1 B



) Hyptn‘théiical Conditions

Contract 0607-031 (Desormier) - L : - EXECUTIVE SUMMARY
Prbperrj,-' Interest Appraised Fee simple estate
_Matket Value Opinion, Effective December 6, 2006: L © $300,000

Extraordinary Assumptions

1) Tris an extraordinary assumption of this valuation that insurable legal access to
~ the subject property could be obtained at moderate cost and without undue
delay.
'2) Itisan assumption of this report that there is no significant adverse impact to

~the subject property if the public has acquired a prescriptive ot implied
. easement for access to the Carson River for recreation.

3} Itis assumed that there is no adverse impact on value from any implied ot
prescriptive navigation or Hshery easements on the Carson River,

4) Itis assumed that the property is free of environmental contamination,

None .

WaRREN & SCHIFFMACHER, LLT Summary 2
06-034 Carson City Parks & Recregtion Departemient :




: Cnntracwaﬂ?-E}ST{T_}ésnmier} o S INTRODUGTION |

" INTRODUCTION

- Clhient S Mr. Juan Guzman, Open Spaca I\-‘Iﬁ-nager o

Carson City Parks & Recreation Department -

3303 Buta Way, Bldg. 9
Carson City, NV 89701

. Appraiser S Mark Warren, MAL
' LT - Warren & Schiffmacher, 1LLC
85 Keystone Avenue, Suite C
Reno, Nevada §9503

: S'uhje‘c.t o _ R L Vacant parcel located on both sides of
: o Golden Eagle Lane, north the Carson River

Purpﬂ'sé of the Appraisal' To fotm an opiniﬂﬁ of mﬁrket valie

. Ih.té.n'dec.l Use of the App‘fajsaf  Acquisition of prﬁ?erty bv;; the Cﬂrs{].ﬁ. Cm .'
o Parks and Recreation Department.
. I_ntended 'ﬁ—sef- - Cliemt
....... _ Pmpertv Interest Appfais'éd | Fee simple estate
" Date bf Valﬂe o _. . Deﬁember 6, 2006
'D.a.te.ﬂf Report . - -_ "~ December .3!3,' 2006

'. .Pr{}pern Identification

The subject of this appraisal is a tract of vacant land located on Golden Eagle Lae _. R o

and the west side of the Carson River in Carson City, Nevada.
Definitions
. Market Value
© “Value” means the most probable price which a property would bring in a
competittve and open matket under the condition of a fair sale, without the price
- being affected by undue stimulus, whereby the sale is consummated on a specitied
. date and the title to the property is passed from the seller to the buyer under the -
- following conditions: | |

" WRS 37 0096}

WARKEN & SCHIFFMACHER, LLC ' 1
06-034 Carson City Parks & Recreation Department e : S



. Contract 0607-031 (Desermier) o : ' INTRODUCTION . -

o

(a)  The buyer and seller are acting prudently and knbwledgeﬂbl}r;

(b} . The buyer and seller are typically motrvated;
“{c) -~ The buyer and seller are well informed or well advised and acring in what
~ they consider are their own best interests;

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

(e}~ Payment is made with United States dollars in cash ot pursuant to
- another financial arrangement compatable thereto; and
(- The sale pnc:ﬁ rf:presenta the normal consideration for the property and
1s unaffected by special or creative financing or sales concessions granted
by any person associated with the sale,

.'_FeeSn'n Eeﬁmate L

]nmmtzons unpnsed b} the gm'ernmentel pc}wem of tamtmn, emment d.omam, pohce L

- power, and escheat.”

N E‘I’[I’El(}f(iiﬂﬂﬂ Aasumgnon : g
~An assumption, directly related to a specific a-51gnment which, 1f found to E)f: fal\e =

could altLr the appraiser’s opinions of conclusions,”

Hmothem:al Conditions

** That which is contrary to what exists bur is supposed for the purpose of analysis.*

| .S{:ope of the Appraisal
This document is a sumrhary apprmba report setting forth the results: of an appmisa] _
-of the subject property. The report 1s intended to comply with the appraisal reporting

requiremnents of the Uniform Standardr of Profescional Appraisal Practize (USPAP), 2006

- Edition, as they apply to scope of work requitements.

In the course of conducting this appraisal, T undertook the following activities:

The Appraisal Institute, The Dictionary of Real Estate Appraisal, 4" ed., Chicago: The Appraisal Institute, 20{32

Sp. 113
Appraisal Standards Board, Uniform Standards of Frofessional Appraisal Practice. 2{305 ed., Washington D, C:
The Appraisal Foundation, p. 3

" lbid. p. 3 - RS

: TWVARREN & SCHIFFMACHER, LLG 2
" 06-034 Carson City Parks & Recreation Department e : IR

37
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Contract 0607-031 {Desormiert . . o INTRODUCTION

" Contacted Carson City planning personnel;

Petformed an ihspection of the sub_ject property on .[}ecem'bér”ﬁ, 2006,

‘Researched the subjects’ current physical and legal condition, as well as its
~ background and history;

Fxamined the market area to determine existing and proposed inventory,

-demand, and marketability of properties similar to the subject;

"Researched recards of Carson City to identify, verify and analyze appropriate

- sales data.

- Extraordinary Assumptions

It is an extraordinary assumption of this valuation thar insutable legal access to

1
 the subject property could be obtained at moderate cost and without undue
. delay.
2} - Ttis anassumption of this report that there is no significant adverse impact to
- the subject property if the public has acquired a prescriptive or implied
‘easement for access to the Carson River for recreation. :
3} Iris assumed that there is no adverse impact on value from any implied or
_ _prescriptive navigation or fishery easements on the Carson River,

44 Tt 1s assumed that the property is free of environmental contamination.

Hypothetical Conditions None

WARREHN & SCHIFFMACHER, LLC 3

- 0B-034 Carson City Parks & Recreation Department




_Cuntracman?-{m {Desormier) _ o . INTRODUCTION .

'ExpusureTlme ' . ST
The Comment to Standard Rule 1, 2(c} of the Urniform Te’gﬂd.ﬂ;m of Pmm ronal Apprajial
Practice states: -

When the purpose of an asmgnmmt is to develop an opinion of market value, the
~ appraiser must also develop an opinion of reasonable exposure time linked to the
- value opiuon.

The opinion of value contained in this report is predicated on an exposure time of 81X 1o
twelve months. '

YW ARREN & SCHEFFM&.CHER LLC
DB 034 Carson City Parks & Recreation Departrent




___REGIONAL MAP

''''' . WaRREN & SCHIFFMACHER, LLG R
- 6034 Carson City Parks & Recreation Department : '




Contract DBO7-031 {Desormier) o ' - ' REGIONAL DATA - -

THE CARSON CITY REGION

Carson City is a consolidated city-county municipal entiry with 2 total area of _
approximately 153 square miles. It is bounded on the north by Washoe County, on

~ the east by Lyon County, south by Douglas, and by California on the west. Most of

the county’s area is in Hagle Valley, an intermountain basin traversed by the Carson -
River.

Pc-pulﬂtmn _
Rapid population growth has been a given in northern Nevada, w hich includes
Carson Crty, since at least 1970, The table below is illustrative:

~ Carson City Population Estimates

| Population Estimate |
Year| . asofJulyvl % Increase
1970 | 15468 | = |
1980 | 32,022 130%
1990 40,950 34%
2000 | 53,208 37%0
2005 57,104 7.3%

Tmnsportamon '

Source: State of Nevada Demographer

Annualized growth from 1970 to 1980 was 10.4%; from 1980 to 1990, 2.4%, and
frotr 1990 to 2000, 5.2%. The current decade’s average of 1.4% reflects a much

- larger base, as well as price increases m Carson City’s housing matket that have

pushed prospective residents w newly developmg alternative areas in Lyon County,

- east of Carson Ciry,

* Carson E,m 1S & C{)ﬂSthﬂtEd municipal/ county endty, so that all tesidents of the area _

are ity re&.&dmtq The town 1s spread across a wide area, with tracts of open space

~interspersed through the urban zone.

US Highway 395 is the main transportation cotidor through Carson City, nglm Ay

395 runs north-south through the west coast intetior, linking Southern California to

Hastern Washington. It traverses all three of Northern Nevada's major populadon
{:enters, mcluding Reno, Carson City and Minden,/ Gardnerville.

o Us H1ghv. avy :rD links Carson City directly with Sacramento via South Lake Tahoe.
 Highway 50 connects with Highway 395 at the south end of Carson City. Highway 50 o

WsrpeN & SCHIFFMACHER, LLC &

" 06-034 Carson City Parks & Recreation Departiment




Centract 0607-031 {Desormier) . _ . REGIONALDATA

: _Emrlploymf:nt,ﬁr Economy
- Carson City’s employment base is more diverse than rhat of the state as whole. As
the state capiral, it houses many relatvely well-paid state and federal emaployees,

- making government one of the largest employment sectors. Manufacturing and

~ service emplovment round out the employment numbers.

and Highway 395 are co-located for about two miles to the center of Carson City, at *

- which point Highway 395 continues north, and Highway 50 departs to the east. It

links Carson Cit&-' with remote central Nevada communities scattered along its length.. -~

Caraon Cm is not served b‘. rail. ‘The airport is capable of handling mult:i—eugme craft |
 but has no scheduled service. Local residents rely on the Reno-Tahoe International
~Adrport in Reno for commercial air service.

2005 Eﬁlplny*fnent Profile, Carson City |

Sector _ No. emploved
Total Nonfarm emplmment 34,000

| Manufacturing/ Other goods-producing 5,700
| Service non-gov't) incl. hotel-casino, retail 17,100
Service {gov't) 11,200

~ In 2004, Carson City ranked third in per capita income of Nevada’s 17 counties {US
- Department of Commerce Butean of Economic Analysis). This reflects the large
- number of mid-to-upper level wage carners employed by the state and federal
' govemments in the capital city.

’I‘rade

- Retail trade is an mcrr—:ﬂsmgﬁ; important part of the Carson Cm atea’s economic '_
. picture.. In the mid-199s, Carson City's population reached a threshold where it
attracted attention from national retailers. Carson City hosted Northern Nevada's

first Wal-Mart in 1993 (now closed and moved to north Douglas County), and a -

. Super K-Mart in 1995 (now closed). Two Albertson’s-anchored neighborhood
centers opened in 1996, one at the south end of town on U.S, Highway 395, and one

on the east side of town on LS. Highway 50. During that same petiod, there was

- considerable infill slong the south Highway 395 retail strip as well, with national
- restautant chains Q’—‘Lpplebee’s], fast food restaurants, and similar users.

'About the sarme tne that Carson Ci ity began to attract national retaﬂera, blg—hox -
_retatlers arrived 1 Reno. The first of these was Costeo, which opened its first store m
- Reno in'the 1980°s. Home Depot was the next to artive; shortly thereafter Firecreek

VWARREN & SCHIFFMACH ER, LLG )

- 06034 Carson City Parks & Recreation Department




Contract DBUT-031 [Desarmier) L . . REGIONAL DATA

Crossing in South Reno opened a local version of a power center. As these big-box

retailers became familiar with the Northern Nevada market, some began to look for
sites in Carson City as well.

- Catson City tr‘aditioﬁﬁﬂ}*.had been considered part of the Reno retail market, but the

growth of Carson City and its sureounding communities, particularly Douglas County, -
began to attract the interest of these retailers in Carson City as a market unto irself.
With the exception of Super K-mart, which built at the north end of Carsen, most of

. the big-box rerailers located in south Carson, because this enabled them conveniently
o serve not only Carson City, but also Carson Valley and Lake Tahoe.,

‘Development of the south Carson highway strip as the most favorite retail site in the -
. area spatked competition between Carson City and Douglas County for retail users.

The Douglas County line 1s vety near the Carson City urban area, and suitable large

sites in Carson City itself, with highway frontage, are difficult to find, Costco builta
100,000 square-foot store in south Carson City in the Carson City limits in 2000, but

 the site does not have highway frontage. Costco was preceded 1 1999 by Home . SRR
Depot and Target, both located on large highway-frontage sites at the intersection of

B Jacks Valley Road and Highway 395 in Douglas C{}unt}.

Carbr:m City's Wal-Mart closed and relocated as a super centet to a north Douglas
County site in 2002, In 2004, Bormingham, Alabama-based AIG Baker developed
another major retail project in Douglas County, Carson Valley Plaza, a 308,000+ rétail
center featuring Borders, Bed Bath & Bevond, Cost Plus, W ‘orld Market, PetCoand -
ether*; . L

_ In ?Uﬂ?’ J{LIG Bakar OPTIOﬂﬁd a ﬂeaﬂv 100-acre site on nghwm 395 in north Douglas | e
directly opposite their Carson Valley site. However, in 2005 they announced that they -
- were not moving forward with the proposed regional mall on this site, and they ler
_ thetr option lapse. This development signaled a major slow-down in what had bcc:n

very rr:rbu‘:t retail growth in this market.

-.In ’?i}DJ Aty al Mart returned to Carson City proper with a new Super (,enter in north
- Carson near the new College Patkoway/ US 395 mrerchange.

o Industrv : :
 Northern Nevada has a 9trong industrial marker, centered prunarﬁﬁ, on the warﬂhouse -
- distribution sector in Reno/Sparks. Carson City is an important part of the total

industrial picture in northetn Nevada, but development has focused on light

-manutacturing rather than distribution centers. The Reno/ Sparks martker is well
- served by major road and rail transportation cortidors, and by Reno-Tahoe -

 WaRREN & SCHIFFMACHER, LLC 3
06034 Carson City Parks & Recreation Department : i




~Contract 0607-031 (Desorriier) o o S . REGIONAL DATA

' International Jmpmrt These services are not as convenient to the Carscm CltT;
-market, and thus the emphasis on ight manufactuting over distribution.

- Carson City’s industrial district is in the northeast part of town, centered around the
mumicipal airport. Small to mid-sized assembly plants and similar facilities dominare.
- Typical industrial occupants in Carson City include a manufacturer of ski lifts,
electronics component assembly, metallurgical works, and so forth.

‘Another important part of Carson City’s industrial inventory is industrial flex,
~ otherwise known as incubator office-warehouses. Many blocks of industrial flex have
been constructed on the east side of Carson City south of the airport industrial area.
- New developments are clustered around the to-be-constructed interchange of College
Patkway and the U.S. Highway 395 freeway, Often these kinds of projects are
constructed at near 100% office finish and are occupied by State agency tenants.

- I—Iﬂusmg Market -
Like many communities throughout the West, Cﬂrson City's residential real estate
“market is now entering a cooling-off phase after a period of unprecedented inflation
in the eatly years of the current decade. The table below is illustrative. This data is-
-taken directly from the Multiple Listung Service, and includes all of the Carson City :
market. It hasn’t been vetted for errors and anomalies. Thus it may not have much
-statistical validity, but it 1s at least illustratve of trends.

No. of Single Family Units Sold in June & Median Price

Year | No. Sold | Median Price | Total Listings

2003] . 36 | $176,250 440 |

2004 74| $275750 479 | . S
2005 59 $298,900 479 e
2006 | 54 $332,500 | 499 PR o |

‘This dara doesn’t show the current cooling in the market. Although the much larger
Reno/Sparks marker has seen real declines in median selling prices, none is apparent
~mn Carson City. The number of sales has decline since 2004, but the number of
residential listings has remained relatively constant. However, much longer matketing
periods ate typical now. Where builders once maintained waiting lists and held
lotteries to allocate available homes, most projects now have standing inventories of
new homes. Builder incentives are common, such as free upgrades, no closing costs,

- extraordmary commussions to outside brokers, and so forth. However, based on the
MLS data, one would have to characterize the current market as stable

. VWARREN & SCHIFFMACHER, LLC 9
- 06-034 Carson City Parks & Recreation Departrnent R :
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Future Developments
Carson Ciry will probably continue steady population increase. !ob growth mﬂ come

from the industrial secror, and from continued growth in government. As the

commumnity grows, government offrcials will continue to be occupied mostly with.

planning tor, financing and constructng the necessary mfrastructure to accommodate

population growth,

: Oﬂe of the ma;or pu?f)hc works projects that will have an 1mpan::t on the qhﬂpe of

growth in the area is the extension of the US Highway 395 freeway. This will provide.

- a freeway bypass of Highway 395 in town, which 1s frequently congested. The first

leg of this project opened in 2005, extending the existing freeway south from Washoe

Valley through northeast Carson City to Highway 50. The second phase will connect
~ this segment to Highway 50F's westward extension at the south end of Carson City.
- This project is funded by the State of Nevada and the Federal Highway

Administration, but the local junisdiction is engaged in improving connectng streets
and redesigning circulation to accommodate new interchanges. 1If the project moves
ahead as planned, the freeway will be complere through Carson City in about five
vears. A direct freeway link to Interstate 80 in Reno may add to Carson City's appeal
for industry.

“Summary and Conclusion -~ - '

The sithject parcel 15 located in south Carson City on the Carson River. The -
community is a growing urban area with a reasonably healthy economy. Unlike much
of Nevada, Carson City's employment is not heavily de]pendent on garning, Carson
City has seen considerable p@pulﬂtmn growth in recent vears, accompanied by an

~expanding retail base and ongoing industrial dev -eiopmcnt.

The Sui}]ect’s Local Area :

The subject property is located on the Carson River in south central Carson Cm The
Carson enters the county from the south, flowing first northwest and then north |
through the county. Most of its course is well east of the traditional center of tovn,

“and the niver corridor has recerved only limited attentton as a residential area.

Historically the river was used as a transportation corridor for fluming and floating
wood products from the Lake Tahoe Basin to the Virginia City mines, and as a source -

- of power for an active milling district processing Virginia Ciry’s ores. Tt was also, and
-contnues to be, a source of irfigation warer for ranches along the corridor.

There’s no imprmfcd toad access that traverses the length of the river corridor. The

‘main access point is via the Carson River Road, which connects with Fifth Street, one.
‘of Carson City’s main east-west thoroughfares, on the east side of town, After

crossing the river, the Carson River Road turns to the north, where it connects with

WARREN & SCHIFFMACHER, LLC ‘ g -
08-034 Carson City Parks & Recreation Department IR
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' first Pinion Hills Deive and then Deer Run Road, and, as Deer Run, with US Highway
50 at the east Carson City imits. Naming seems to be ambiguous; properties on '
Pinion Hills and Deer Run often carry Carson River Road addresses. Pinion Hills

serves aneighborhood of one acre home sites overlooking the river, with a few tiver-
front lots. Homes are generally middle-market in design and price. There ate
approximately 50 homes i this area. '

 Sierra Vista Lane, also called Mexican Dam Road, runs south along the east side of

. the river from the Carson River Road bridge. It turns to dirt surface about two miles
trom the bridge, where it serves a neighborhood of five-acre home sites overlooking
the tiver.- It dead-ends there, although unimproved dirt roads go on to connect with
paved roads about 8 to 10 miles south in Douglas County. The cluster of homes it
serves includes good qualitv custom homes on river-front sites, as well as more
maodest homes. The area is served by the power and phone grid, and despite it’s

' seeming remoteness, 1s only a few minutes from east Carson schools and ahoppmg It

encompasses about two dozen homes.

There is ahother cluster of homes at the south end of the rver’s course on the-west -
bank. This area consists mostly of five acte and larger sites improved with custom

- homes, although there are a few older modest homes as well. There are probably
fewer than a dozen homes in all. Access 1s via Golden Eagle Lane, which is an

- extension of Snyder Lane, a main east-west thoroughfare along the southern outskirts =

“of Carson City. Sayder/Golden Bagle follows the river downstream on its west bank,
- and dead ends in steep terrain directly across the river from the Sierra Vista
- neighbothood described above. The subject is locared in this ﬂeighborhood

- T here are three good quﬂhw semi-custom hotmes on the east side of the tiver actoss
from the Golden Eagie neighborhood. These sites are about a quarter—mﬁe south of
- the subject. Access 1s etther from the Sierra Vista neighborhood via primigve dirt _
roads, ot from the south via average 1o good ditt roads from Stefante Lane in Dauglas _
- County. .

WARREN & SCHIFFMACHER, LEC _ |
06-034 Carson City Parks & Recreation Department .
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LOCATION MAP
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' SUBJECT PHOTOGRAPHS

Eagle Lane near Subject’s South Corner

£

View Upstream on Carson along Suhjeét’s River Frontage

WerRey & SCRIFFMACRER, 1D
0B-034 Carson Cigy Parks & Recreation Department
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‘SUBJECT PHOTOGRAPHS

View from Subject to Golden Eagle Lane and Carson River

WARREN & SCHIFFMACHER, LLC 18
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SUBJECT PHOTOGRAPHS

‘Subject’s Road Frontage on Golden Eagle Lane
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- SUBJECT DATA
o SITE DESCRIPTION
Location _ _ _ -
Assessor’s _ '
. Legal Parcel Parcel Address ‘Acres|
| Pen. SW L NW V4 Section 2, Tfm na]:up 14 10-502-01 | 4706 Golden 1928 -
North, Range 20 East, MDB&M Fagle Lane L
- Tax Data _ _
|APN - 10-502-01
Land Assessed | $17,107
Total Assessed 170y
2006-07 Taxes $301.35
- 10-Year Sale History "The transfer record maintained by the Carson City |
: e Assessor shows that the last there have been o
conveyances filed since 1997, when the current
""" owner acquired the property from Keeran, Real -
property transfer tax affixed to the deed indicate a
purchase price of $50,000. The property was listed
_____ - for with Coldwell Banker Best Scller Real Estate of
""" Carson City on January 24, 2004, The list price was
$249.900. The listing resulted in an offer to '
purchase of $237 500, which was accepted by the :
seller. The sale fell through when the buyer failed to -
""" complete his due diligence within the required time. _
- After the sale fell through, Mr. Desormier increased
the asking price to $335,000 (May 5, 2004). The
listing expired August 31, 2004, As of the date of .
this report, the property has just (December 27,
2006; been re-listed with Coldwell Banker for
£335,000.
‘Legal Description See above. A detailed legal description appears in -

the preliminary title report provided by the client, a

" copy of which appears in the addendum to this

repott, The uatle report was prepared by Notthem
Nevada Title Company under file CC-1060839- TO,
dated Drecember 29, 2006,

o WARREN & SCHIFFMATHER, LLC
5-034 Cargon City Parks & Recreation Department
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~Title Conditions

The title report noted above cites several exceptions’

from dtle coverage. These are:

Exceptions to Coverage — Part 1

- Commments

access based on proscription, or by implied
dedication to the public over said land or any

Item Description
Part 1-1 | Property taxes N/A
Part 1-2 | Any facts, rights, wnterests or claims which are Unknown, presumed to
not shown by the public records but which be minor. .
could be ascertamned by an inspection of the
property or which may be asserted by persons in
.| possession thercof. _ _
| Part 1-3 Easements, liens or encumbrances, or claims Unknown, presumed to -
' . thereof, which are not shown by the public be minor, :
1 | records. _ o ' _
Part 1-4 Discrepancies, conflicts and boundary lines, | Unknown, presumed to
o | shortage in area, encroachments, or any other be minor.
- | facts which a correct survey would disclose, and
o {which are not shown by the public records. .
Part 1-5 (a) Unpatented mining claims: (b} reservations | Unknown, presumed to
L or exceptions in patents or in Acts authorizing | be minor
the ssuance thereof; {¢) Watet rights, claims or |
| tide to water, whether or not the marter is
accepted under a, b, or c or shown by public
B records,
Pasrt 2-1 Property taxes for works in progress N/A
Part 2-2 | Liens levied by the Carson City Water and No significant imnpact.
Sewer District for water, sewer and storm water
urlities. ' -
Part 2-3 Lack of ingress and/ or egress to said land. Potental stgnificant
| impact, discussed In- -
| appraisal repott and
| noted as an '
extranrdinary
- _ _ | assumption. -
- Part 2-4 Notes, comments, easements and recitals set Impact unknown.
forth on Parcel Map 704, and Record of Survey
. _ Map Numbers 834, 1071 and 2201, o _
Part 2-5 - | Any easement or clams of easement or tights of | Impact unknown,

" WARREN & SCHIFFMACHER, LLC
06-034 Carson City Parks & Recreation Department
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 SUBJECT DATA

Golden Eagle Lane.

| Ttem Descmptmn Comments
part thereof for access for recreational purpmﬁ:
_ | to or upon the Carson River. _ o
Part 2-6 | Adverse claims arising from movements of the | Potendal impact; survey
Carson River. required to ascertain,
: | impact assumed to be
minimal for valuation
_ R _ _ PUIPOSES.
| Part 2-F Navigation and fishery easement as may exist on | Impact unknown,
- | Carson River. presumed to be minor
| Part 2-8 Easement reserved by H. I'. Dangler Land and | Easement retained when
Livestock Company., property was in
agricultural use, affects
rights of others to access 1
""" irrigation works, canals
....... and so forth. Impact
S o _ _ | presumed to be manor.
Part 2-9 Rights of way easements and conditions set - Impact unknown.
-+ | forth under Certain Grants of Easements '
recorded October 1, 1984 as Documents 30615,

o 30616 and 30617, . - _ 5 _
Part 2-10 | Terms, conditions and fees as set forth in Concerns rights-of-way
| Decision for Rights-of-Way Grant N-39520, over federal lands,

R . - | impact unknown.,
Part 2-11 | Road Mamtenance Agreement dated March 16, | Relates to maintenance |
11989, of Golden Eagle Lane.,
Part 2-12 | Grant of Easement | For the benefit of
' adjacent property owner
o prm'lde access, mpact
Part 2-13, | Access easements for the benefit of subject
14, 15, 16, | property and adjacent properties, aflows
17,18, 19 | propertes beyond subject to be accessed b}f """

| Parr 2-20,

21

- Tide company disclaimers regarding slgnaturc
| requirements and legal description.

No apparent mopact.

Access/ Frontage

- The parcel is traversed by a 50-foot wide private -
~access easement which provides access to the subject -
and six other parcels at the terminus of Golden

VWARREN & SCHIFFMACHER, LLC

06-034 Carson City Parks & Recreaion Department
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Eagle Lane, According to Mr. D'esormif:t:,.t.h.e.

easement was created for the benefit of the property
owners at the end of Golden Eagle, which includes
this property and other lands owned by Mr,
Desormier and others. The road 1s maintained
through a private maintenance agreement with the

VALIOUS PrOPerty Owilers.

The title report notes that the property lacks legal
access. Legal access to the subject parcel along _
Golden Hagle Lane 15 under a cloud. According to -
the client, and to Mr, Desormier, the actual legal
status of Golden Eagle Lane s uncertain. A portion
of the road 1s private and indwvidual property owners
have been granted permanent access along the
existing road (as noted in the exceptions to title

“above). Undisputed long-standing public access

along Golden Eagle stems from the catly days of the -
20" century when McTarnahan Bridge, the remains

“of which are located about a mile upstream of the

subject, was one of the main public thoroughfares in -
the area. That portion of the road, which extends

off Snyder Lane in Carson City, 1s paved, and _
according to local residents, 13 manrained by Carson

- Ciry. County maintenance also exrends to the

unpaved porton of the road which extends notth-
trom McTarnahan Bridge to approximately the
subject property, at which point the private L
maintenance agreement takes effect. The legal status

of this portion of the road apparently is clouded,
although not necessarily in dispute. Some regard it
as public, and others repard 1t as private, and

- apparently the issue has never been resolved.

Inasmuch as the road serves as the only access for a
fatrly larpe number of homes, apparently the issue
has not been deemed unduly hmiting to people’s
ability to build homes on vacant lots in the area, -

Physical access is available via existing roads that
traverse BLM lands. One access is via the north,
where a dirt road connects with the terminus of

WaARREN & SCHIFFMACHER, LLG

06-034 Carson City Parks & Recreation Departrment
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SUBJECT DATA -

Zoning

Golden Fagle Lane, and loops west, then south, to
enter the north boundary of the subject along it’s

high central ridge. This road connects witha
primitive road that traverses a shallow canyon . -
mmmediately west of the subject. Neither access road -
is sufficient for all-weather, passenper vehicle use.

The BLM typically will grant access to prwﬂte N _
pmpemea through their lands if no other reasonable

access exists. The access is granted in the formofa -

renewable license, rather than as a deeded right-of-

way. There is a modest processing fee associated

with the issnance of the permit. Whether BLM

would grant such a permit in the current cased is not

known. The subject parcel is not technically land- .
locked, and the BLM could take the position that the -

property owner would have to develop access via the -

existing road frontage, even if the cost would be
high.

My Dearemler behe‘f:eq that an access road coul(i be
constructed from the parcel’s Golden Eagle
trontage, without the need to resort to access
through the BLM. This access would be a private
driveway. o .

It is beyond the scope of this appraisal to offer a

. definitive opinion as to whether the subject property

~ has msurable legal access, or whether it could be
-obtained at relatively modest cost and without undue -

delay. Itis an extraordinary assumption of this
report that insurable legal access could be obtalned

at moderate cost and without undue delay.

SF-5A, Single family, minimurm patcel five acres.
Permitted uses include single family residences and
ancillary buildings, agticulture, and parks. Other

uses may be allowed by administrative permit or by o
special use perrmt {}nh‘ one primary residence 1s

permitted per minimum parcel,

- WARREM & SCHIFFMACHER, LLC
05-034 Carson City Parks & Recreatien Department
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Seismic Hazard

Environmental Status -

'Floed_ Zone

_ Topography

* Uniform Building Co:ie Scistmic Ribk Zone 3, t'rplcai '
- for northern Nevada. Potental purchasers of this

property would not view its level of seismic risk to

-be greater or less than competing properues in the

arcd.

- The cHent has not provided an environmental site”

agsessment addressing the subject parcel. 1did not -

~detect any Recognized Environmental Concerns

(RECs} during my inspection of the property, but T
am not an expert i the detection of RECs. The

“chient should retain a quakified environmental _
-~ eonsultant for more detalled information about the
- property’s environmental status. For the purposes -

of this valuation, I have assumed thar the property -
has no RECs,

" The subject paicel is maﬁ:’rpﬁﬂ'o‘n’ FEMA Flood

Insurance Rate Map 3200010175C, dared 9/30,/93.
Most of the subject 15 in Zone C, areas of minimal

flooding. The area along the tiver is in Flood Zong- o
A29, within the 100-year floodplain with a base
- MHlood elevation of 4,645 feet.

The subject is mostly \T:(tﬁp It is occupies southand
east-facing slopes on a steep, rocky hill, and narrow

- ridges where mpographv is more moderate. The low

point of the property is at the west bank of the

. Carson River, elevation approximately 4,600 feet,
- and the high point is approximately 4,960 feet. The .

high and low points are only a few hundred feet
apart. Topography could be limiting with respect to

~ subdividing the property. However, there is

sufficient moderate topography to develop one ot
more home sites. The property’s elevation would
endow home sites with excellent wiews of the area.

Most of the parcel is covered with sagebrush. There
is a narrow riparian band along the river with

sagebrush, poplars, and annual and petennial grawscw.] S

- WaRREN & SCHIFFMAGHER, LLC
064034 Carson City Parks & Recreation Department
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~ Soils

Utilities

Water .Right;s.
. | Land Use

Adi'ac'éh.t Land Use

- Improvements

~Comments

hydrophilic species.

No site-specific soil survey was provided. Soils on

 the subject parcel appear to consist largely of coarse

to medmum-grained decomposed granite. Soils along
the river appear to incluade silt loams and clayey '
loams. There are also nametous granite outcrops.
Sotls themselves do not appear to be lmiting, but

“slopes may be.

Improved parcels served by the power and phone
grid abut the north side of the property. The
property owner states that distance to power 1s
approximately 1,400 feet, which is considerable but -
within the budget of a typical rural custom home.

MNone included.

Wacant

Open lands under the jurisdiction of the BLM abut
- the north and west boundaries. The parcel is '

roughly triangular, and its boundary along its longest,
southeast side 1s the west bank of the Carson River.
Large home sites {mostly five acres), many improved

~with residences, face the subject on the east side of
the Carson.

Momne

“The subject is located on the west side of the Carson

River in steep terrain. It s accessed via Golden _
Eagle Lane, which traverses a private easement that

benefits the subject parcel and other properties. The .

parcel has complex terrain, but has sufficient _
moderate terrain on its high ground to support one
or more building sites. '

WaKHREN & SCHIFFMACHER, LLS
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The highest and best use of a property is the use that provides the preatest financial
reward to the property owner. The Appraisal Instivate, in The Appradiad of Real Ectate,
defines highest and best use as “the reasonably probable and legal use of vacant land
which is physically possible, appropriately supported, and that results in the highest
value”. Probabiliy is key to highest and best use. Ir's not enough to envision a use
that, if it were to occur, would result in a high land value. It has to be Z&ed to occour,
given existing zonistg, physical attributes, and financial considerations.

The subject is located in an afea along the Carson River where there are a numbet of =

- five-acre home tracts. The subject is zoned for the same use, With 19.281 acres, it is

‘concetvably capable of being divided into three parcels, but topographic constraints
might lumit 1t to fewer sites.

Any use of the property assumes that it has both perfected legal access and adequate
‘physical access. In the current case, physical access seems to be more of an issue than
legal, since the property is traversed by a 50 foot access easement that apparently

provides adequate legal access. If legal access can be obrained over existing use roads
that traverse the BLM, the subject’s access could be secured at reladvely modest cost.

- However, if accéss needs to be established through the parcel’s frontage on Golden

Eagle Lane, the cost to do so would detract from the property’s desirability.

The highest and best use of the site is for one or more homes sites as topography
permits.

Waprey & SCHIFFMACHER, LLC 25
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VALUATION OVERVIEW

An apptaisal is an opinion of value. The appraiser develops his or her opinion from a
study of the market. Real estate markets contain lots of varied information aboutr
value, mcluding sales, rents, construction contracts, building costs, assessments, and -
so forth. There are three different but interrelated methods that can be used to
process this market information. These pathways are known as the cost, sales

. comparison, and income approaches to value. -

Cost ﬁppmach
“The cost appmahh is based on the premise that thete is a re,]amcvﬂblmp betwf:en the
“value of a parcel of real estate and the cost of reproducing it. The cost approach is
mainly applicable to improved propertes. The formula for this approach is simple:

Site Value

+ | Cost to construct the
- | improvernents

- | Sccrued depreciation
= | Value

'Income Appmach . :
‘Commercial real estate generates operating income. Periodic rental income chrecth
relates to value. The income approach provides a vatiety of techniques for processing -

| income i valne.

Sa}es Cumpansnn Apprﬁach : :
“The sales companson approach 1s keyed to matket compeuuon Tt relies on analysis
of sales of competing propertes in the general neighborhood of the property being
appraised. The sales comparison approach usually is the most accessible of the three
approaches to value, since it depends on a general “whole property™ approach to

- valuatjon, based on direct comparisons between competing properties.

- The Subgect _ -

The subject is a v acant site. The only apphcable valuation method is th{-: E:alf::.

~ comparison approach. The subject site is located in 2 small, localized market because
~of its unique location along the Carson River. However, this matket doesn’t have
“enough contemporaty transactions to permit one to characterize it with any degree of

- confidence. Therefore, I have looked to nearby markets characterized by large parcels:

on the urban fringe. The sales charted below are representative.

" WARREN & SCHFFMACHER, LLC 2
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WALLIATION

the price-per-potential lot basis. The reason for this 1s that given the subject’s terrain,

substandard access, and lack of infrastructare, it is still speculative as to the potential
yield of lots that could be achieved. The comparable sales include both sales of
parcels that ate zoned the same as the subject, and parcels that have no potential for
further divisions. Unit prices (price per acre) reflect the potential for subdivision and
are considered in the value conclusion,

WaRREN & S;CHIFFMNEH.EH. LLi 27
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- COMPARABLE LAND SALES SUMMARY CHART
Sale | APN Sale Date Zoning
MNo. | Location Sale Price Acres Uitilities Price/Acte
1 12118, 22, & 23 270,00 GG 1 SFSA {5 acre #4933
|1 ¥4 miles 8 of Pinion Hills | $299,000 $4933 | min) L
_ A Read on Sierra Vista Road Powertosite | - . .|
2. | 10-281-32 6727 T | | SF5A | F7143
- 4306 Golden Eagle Lane $150,000 ¢ Power to site S
L _ Well & Septic : SR B
30 1012108 L 1/2/04 38 SF3A C Bd4Td
.| 3435 Carson River Road FLTO000 Power 1o site o _
4| 1221-00-002-003 5/31,/05 350 FR-19 12,604
| O Pinenut Road, 5 mi. B 00 GO0 Powrer 14 mule |
| of Gardnervilie an . :
Feoo | 1012142 B 43 6720705 4301 SF5A $14,519
: Terminus of Golden Eagle = | $628,730 Powet adjacent . :
. Lane _ . o :
o 10-121-44 620705 204 SERA $20.167 |
Terminus of Golden Eagle | $393,000 Porwer adjﬁ.ce.ﬁir 1
] Lane - - s _ | N
71 55-081-58 - [ Tie2i05 : 24041 HDR ] $20589 |
- | Hidden Lake Ranches, - | $412.000 - | Utllitfes to site | '
| Washoe Valley e R L R
3 1321-32-001-011 ] 277006 SR RAS $19 888
Windmill Lane, Fish 1 $730,000 Power adjacent o
.| Springs o S S :
o | 1420-30-001-00% 3715706 2028 | ALO | $17.258
| Off private dirt road, ¥ mi. | $350,000 Underground | :
| W of TIS 395 ar a point 11 - to site
mile N of Stefamie Lane
" WARREN & SCHIFFMACHER, LG 28
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' COMPARABLE LAND SALES LOCATION MAP

o
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| o 'CONCLUSION OF VALUE
Land Sale 1 is located on both sides of the Carson River at Mexican Dam. The

- property was purchased both as a home site and for potential resale of some of the

components. Power and telephone were to the site at the time of sale. Access to west

side parcels is via private road extension of Snvder Lane. Fast side access is off Sterra
Vista Lane off Pinion Hills Drive. Terrain is moderate to steep.

Land Sale 2 is a 21-ace site located at the énd of Golden Eagle Lane on the west _
~side of the Carson River. The site mostly encompasses mild tertain along a bench
above the river. Some in 100 year floodplain. Purchased as a home site.

- Land Sale 3 is the January 2004 putchase of a 38-acre site located at the end of
Golden Eagle Lane on the west side of the Carson River. The site is mostly steep ~
- terrain on a bluff and rocky slope. Purchased by the BLM via the Southern Nevada -
Public Land Management Act for conservation purposes. Purchase price established
by independent appratsal, voluntary transaction. :

_ ~ Spting on the east side of Carson Valley. Divisible to two lots under current zoning -
T {FR-19). Power and phone approximately one mile. Gravel road access. Moderate
L topography.

" Land Sale 5 is located at the end of Golden Fagle Lane on the west side of the

- Carson River. The site 1s mostly steep terrain on a rocky slope above the Catson
River. Good views, some mild terrain with meadow. Purchased for development
-into five-acre parcels. .

Land Sale 6 is located at the end of Golden Eagle Lane on the west side of the

Carson River, The site encompasses both steep terrain on a rocky slope above the

Carson River and more mild terrain along the niver bench. Purchased by alocal -

resident as a home site and for eventual subdivision. Private, secluded parcel with no
~ through access

east end of William Brent Road in Washoe Valley. This parcel is one of aboura .
- dozen large parcels in a lake-centered gared community, Zoning would permit splits
down to 2 1,/2 acres, but water rights dedications required. There are several large
custom homes complete or under construction in the community, Terrain is mostly

level. '

WrREEN & SCHIFFMAGHER, LLC an
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" Land Sale 8 is the February 2006 sale of a 37 acre parcel in Fish Spring area east of =

Minden, Gardnerville. The parcel 1s in moderate terrain. Power and phone adjacent.
‘The property is zoned for five acre home sites. It has good access on paved Windmill
Road.

' Lﬁnd Sale 915 a level building site located at the north end of Carson Valley, The
‘parcel 1s accessed via a dirt road that connects with US Highway 395 at a point

approximately one mile north of Stefanie Lane. The sale parcel is one of four twenty-

- acre home sites in this area. Underground utlities are installed to the site. The
property sold in March 2006 for $350,000,

_' Ad]ustments toSales -

The premise of this valuation analysis 1s that the sales charted abmﬁ are the

- appropriate markers for the au!)].eci s value. This premuise in turn is based on the ©

~ assumption that these transactions occurred under market value conditions as defined

in this report. Market value occurs in a free-will transaction, where knowledgeable
parties transact business without duress and in good faith. The property is adequately
exposed to the market, good and marketable title passes, and the consideration is cash

ot its equivalent. If any of the sales occurred under conditions that were not market

conditions, then it is possible that the sale price may not be an accurate representation -
of market value. It may still be possible to rely upon this transaction, however, if

‘there i3 enough information available to determine how the non-market elements of

_the transaction affected the sale price.

By convention, there ate several elements of a sale transaction that are examined as 2

" -034 Carson City Parks & Recreation Department

test of market value. These are addressed beloss

' Pronem Rights Conveved

All the sales involved the transfet of the fee. No adjustments ate neceawzm'
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- Financing

_'The table below summarizes terms of payment,

- Sale Sale Date : Terms on
No. - | Sale Price | Acres | Price/Acre | Cash at Close Balance
1 |9/10/99 606 | 34,933 1805 -

| $299,000 . : :
2 [e/27i00 | 21 &7 143 00% L
o sts0000 | Lo

3 | 1/2/04 38 p4474 | 100% -
8170000 | | . )
4 5/31/05 39.59 $12,604 TO0%% ; ---
- $499,000 | |
5 16/20/05 | 4391 | 314319 0% Unknown
Lo 15628750 - o
6. 620405 20.4 $29,167 | T .-
18595000 | | o
7 T /22/05 20001 $20,589 $100,000 Market
o | S412,000 | 24.2% o _
8 277706 3772 $19 888 253%, Market
o smoe00 | | R
9 |3/15/06 20.28 517.258 100% ---
| $350000 | | =

Cash sales requite no adjustment. Sale 5, however, involved no cash at closing. The
seller provided 100% financing as an accommaodation. The buyers are in the process
of subdividing the property into five acre parcels; resale of these will pay off the -
~ purchase money deed of trust. The 100% financing needs to be converted to its cash
“equivalent, since the market value definmion applicable in this valuation is based on a
~cash sale. Since the actual terms of repayment are unknown, this adjustment is based
- on the assumption that repayment will come from the sale of the lots to be created
from the property, and that given the ome required to process a subdivision and
- market lots, this will not take place for three vears. Although there may be interim
interest-only parments on the unpaid portion, the mterest rate is not known. T have
- viewed the actual value of the financing to the seller to be equivalent to the present
value of $628,750 to be recerved in three yvears. ['ve discounted at a modest rate,
based on the supposition that some of the difference 1s offset by interim interest
- payments. The formula, then, is the present value of $628,750, discounted at 5% for

. WaRREM & SCHIFFMACHER, 1LE
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three years. “The caﬂh—ﬁqmvalent value of the nnancmg 1s thus $379,629, rounded to
$580,000.

Sale 7 involved seller financing at market terms, but the buyer stated that financing
did not mfluence price. Sale 8 involved seller financing at market terms, no impact on -
price. -

C ondmons of Sale

The condition of sale ﬂ,d]uwtt‘ﬂﬁﬂt addresses various quﬁct‘: of a transaction to make
sure that the transacton itself generally meers the test of a marker-value transaction.
Market value implies a number of conditions, including a reasonable marketing effort,

' m}rmal motivaton on the part of the buver and seller, and other factors,

- The sale propetiies were tramact&d in the normal course of business by ﬁ(}ﬁ}’laﬂ‘}'- -
- motivated sellers and buyers, Not all were exposed to the market through brokers,

but prices were negotiated without bemng affected by duress, family relationships, of

" other factors. None of the sales require adjustments,

Market Conditions - -

" Prices have increased substanoally in recent vears, consistent with the trf:nd in most of ;
- Nevada and most western markets. The sales range in date from September 1999 to

March 2006, Since mid-2005, the market has slowed, and the rapid price increases of -
the eatlier years have come to a halt. However, the eatlier price increases have left the

“older sales no longer representative of current values. These older sales can be
adjusted to their equivalent current values by examining price trends in the area.

The sales chirted above show a definite upward trend, but they don’ : necessatily help

‘to quantify rates of increase. Matching Sale 2 wath Sale 6, both 20+ acre parceis on
~ the west side of the river, Hlustrates a price increase from $7,143 pet acre to $29,147
‘per acte, an nctease of 300% in five vears, or 60% annually. It is evident from the

sales data, however, that Sale 6 is uﬂuauaﬁr high, attributable to its particular
characteristics.

-Thf: ‘market for five acre parc::is in the subject’s area has hcen relatively active. Since
- many of these parcels are similar in therr physical ateribure, march-ups among them
- may serve to 1solate value change ateributable to time-related price increase,

Representative pairings are detailed below:

VisRREN & SCHIFFMACHER, LLC . 13
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VALUATION

Time Pairing No. 1

Sale APN Acres Sale Date | Sale Price Unit Price
T1 10-503-29 | 5.43 1012700 | $61,000 [$11.234
12 10-503-37 |5 8/7/03 | $80,000 [$16,000
| Difference 2.85 years | $4.766
R - 4 Difference | 429
| Annualized rate of increase 14,79

Time Pairing No. 2

These patcels are about a quarter mile apart with similar views, access nd terrain.

Sale | APN Actes Sale Date | Sale Price | Unit Price
T3 10-503-32 5.0 4419701 | 562,500 312475
T4 | 10-503-19 5.31 62904 150,000 $28.248
' :Difference 3.24 vears $15,733
%o Difference 126%
Annualized rate of increase 38.9%
These 'ﬁxl'o.yparcelg sit side-by-side with similar views, access and terrain,
Time PairingNo.3 =~ G
“| Sale APN | Actes Sale Date Sale Price | Unit Price
T4 10-5013-19 3.31 6/29/04 150,000 §28,248
| 16 10-303-04 | 5.0 5/11/05 §250,000 $50,000
Difference 0.88 years T $21752
% Difference T
Annualized rate of increase |  87.5% |-

_ These more recent sales show a very strong rate of inflation. This petiod, mid-2004

- to mid-to-late-2005, was when the market was at its most frenzied, as it were, and
- -ptice increases in the housing sector were measured monthly.

- About two miles upriver from the subject’s area ther¢ Is a neighborhood of mostly

one acte lots ovetlooking the nver. Some have river frontage, but most do not. 1

-examined sales from this area as well, including one sale/resale of the same parcel:

WakHREN & SCHIFFMACHER, LLT
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- TlmePa:mn No. 4 -

Sale APN ; _:{cres S'alé Dare s Saie Price

7 1008711 | 1 2/9/04 - $125,000
T8 | 10-087-11 1 2/8/06 L $250,000
Difference | 1 year 1 $125,000
3 ; % Difference 100%
Annualized rate of increase | 100%

 This 'c‘e:.:ua:reé:poﬂds' closely with Pairing No. 3.

If one looks at the 10n.g term trend here, the following resules:

Time Pairing No. §

o Fsate APN ;icres Sale Date Sale Price

T9 T0-097-07 1 L 9/22/00 $57,500

| T8 D T0-087-11 1 L 278706 $250,000

| Difference | N 5.45 year $125.000
: % Difference 335%,
Annualized rate of Increase | 61%

reflects slower appreciaton from about 2000 to 2003 followed by rapid change after

late 2003 or thereabouts. This experience corresponds almost exactly with the
. Renoy/Spatks and Carson City residential market as well, :

 Time Pairing No. 6

1Sale . |APN . Acres Sale Date Sale Price Urut Price -
T1 [ 10-503-29 [543 10712700 $61,000 | $11,234
T _ 10-503-04 5.0 5/11/05 $250,000 $30,000
Ditference _ _ 4.64 vears $38,766
L - %o Difference 3455
Annualized rate of increase 4%

- "This long-term paiting supports the results of Paiting No. 5. It's clear that value -
- increase has been robust. Applying the above results suggests that the older sales
charted in the summary chart need to be adjusted about 60% annually, The

WARREN & SCHIFFMACHER, LLC _ _ _ 35
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appropriate question is whether the same rates are applicable to the subject parcel. -

- It's-also relevant to note that price differences between parcels aren’t necessarily all

attributable to price mnflation. Even parcels in close proximity to one another can vary
in desitability due to views, neighbors, access, and so forth. Price differences can also -

- reflect in part the relative skill buyers and/or their brokers bring to the bargaining

table. Therefore, it 1s reasonable to assume that observed value differences over time

‘reflect not just inflation, but include orher intangible facrors as well,

T also hedge because the time period encompassed by these sales includes the
overheated market of 2003 to 2005, when the market was in its most frenzied phase.

For a brief period, the market became, if not chaotic, at least detached from any

normal rules of supply and demand. Buving decisions were made based on the notion

that prices would continue to mncrease at double digit monthly rates. Huge profits

- were made opportunistically; sellers who had the right property at the right time -

reaped extraordinary profits.

annual rate of increase as calculared is large, but 1t 15 my duty as a market analyst to .

-temper the results with a broader view than the simple marhematical results of the

paited sales analyses. Therefore, I have elected to adjust prices at the rate of 40%

- annually. The rates calculated above are not compound rates, so the adjustment to

the sales is not compounded. The chart below shows the calculadon of the

Cadjustments.
WARREN-& SCHIEFMACHER, LLG a5
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VALUATION

-CASH EQUIVALENCE AND TIME ADJUSTED
COMPARABLE LAND SALES SUMMARY CHART -
Sale | APN Sale Date Zoning
No. | Loecation ... . | SalePrice Acres - | Utilities Price/Acre
110412118, 22, & 23 9410799 60.6 | SF5A {5 acre min} $12.445
© ] 1% miles 8 of Pinien 3734, 144 Power to site
Hills Road on Sietra Vista
- Read . o
2 10-281-32 6727 /0 21 SF5A 315,738
g 4306 Golden Eagle Lane 3330500 | Power to site :
3 _ | well & Septic 5
3 L10-121-08 172504 38 SF3A $8,043
| 3455 Carson River Road 305 622 Power to site o
4. | 1221-00-062-003 5731703 3059 FR-19 15,545
- P OME Pinenut Boad, 5 o, F06i5,433 Povwer 1 mile
1 E of Gardnerville o N -
5 10-121-42 & 43 6720705 43,91 SF3A $15.997
7| Terminus of Golden 702,444 Power adiacent '
Eagle Lane _ o o
G 10-121-44 620705 20.4 SF5A $33,324
- | Terminus of Golden $720,611 Power adjacent
.| Eagle Lane S _ _ e
¥ 55:0181-58 _ 22508 2001 HDR 20,590
"Hidden Lake mnthes, G412 0600 Ttlides to site
| Washoe Valley _
8 [ 1321-32-001-011 247706 3772 [ RAS $19.883 . -
' Windmill Lane, Fish &750,000 Power adjacent
Springs o _ - '
9. 1420-30-001 003 | 3/15/06 2028 AlD $17,258
' Off private dirt road, 4 $330,000 Underground to
il WooE US Mbata site
point 1 mile Nof - ¢ L
Stefanie Lane
WWARREN & SCHIFFMACHER, LLC
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Other Ad}ustments : -
- After making these adjustments, sale pﬂ{:{tb {:harted above range from $8,043 per acre
to $35,324. This is an extremely wide range, and isn’t much help in reaching a value
 conclusion for the subject parcel. Based on this range, the subject, with 19.28 acres,
-could range anywhere from about $8,000 per acre, or $154,0004, to $35,000 per acre,
-ot $673,000. The next step in the process, then, is 1o try to reduce the variability of
this range by making other comparisons based on the subject’s physical attributes, .
~with the goal of finding which of the sales charted abowve 1s most represenrative of the
subject’s value,

Prior to undertaking this step in the adjustment process, Sale 6 needs to be addtessed.
* The adjusted umt sale price of $35,000+ per acre doesn’t seem to cortespond with
any other sales of similar properties. The seller’s comment on this sale was that this
was the “jewel” of the parcels he sold at this location, secluded, private and with a
riverside meadow and tiparian forest of cottonwoods. Apparently the buyer gave _
ereat weight to these attributes; the sale can’t really be explained in any other way. All
of the other sale prices tend to cluster around the $15,000 to $20,000 per acre range, '
Rather than try to reconctle Sale 6 with the other market evidence, it will be
“eliminated from further consideragon.
In addition to the clements addressed above, 1t's evident thart the sale pmperties are
" not uniform in their legal and/or physical attributes. They vary in location, size, .
access, Proximity to ufilifies, and other fearares. In more active markets, it’s possible
to isolate how different atrributes affect value. An example would be two sites that
‘are similar 1o most respects, where one has unlities on site and the other does not. If
the site with unlities sells for frve dollars per square foot, and the site without sells for
four dollars per square foot, it’s a reasonable inference that having utilites on site
- contributes about a dollar per square foot to value, Thus, if one is appraising a site
without utilities, 1t would be necessary to adjust the sale prices of any sites with
- utilities down by a dollar per square foot to emulate the condition of the property
being appratsed.

_ ~In the current case, the market is not nearly that structured. There aren’t many sales
P -of large parcels like the subject in the neighborhood, and thus the analvsis depends in
' - parton “foreign” sale from different but similar neighbothoods. The sales
‘themselves vary widely in terrain, access, parcel size, and other feature, so it’s really
“not possible to isolate the impact of any one element. However, it’s possible to
identify a few trends, as discussed below:

WarRREN & SCHIFFMaCHER, LLD 35
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' 'Locatmn .
Most of the sales come from ﬂlft Carson River neighborhood where the subj Vectis
located. These sales are recapitulated below:

Sale | APN ' Sale Date | Zoning :
No. | Location - - | Sale Price Acres | Utilities Price/Acre
1 10-121-18, 22, & 23 07 10,/9% 6.6 SF5A /5 acre min} F12.445
: 1 %: miles § eof Pinion 5734144 Povweer 1o site :
_ Hills Boad on Sierra
- Vista Road . C L o
2 T0-281-32 Lafzzing 21 SFAA §15738 1
4306 Goiden Eagle F330,500 Porwer to site :
~ . |'Lane Well & Septic N |
A0 112108 172704 38} SF3A 2,043
. ‘5455 Carson River  $305,622 - Powarer 1o site
| Road ] o
7 | 1612142 & 43 6/ 20/04 43591 | SF5A $15.997
Terminus of Gelden 3702 444 Power adjacent
- FEagle Lane ' L
Average Unit Price $13 036
Average Unit Price excluding 5ale 3 $14.726

A seconci group comes from Carson Valley immediately south of the subject.

Carson‘i?’alley Sales _ » L . o
- 4 C12271-00-002 003 5/31705 3950 | FR-1% 1335451 -
.| Off Pinenut Road, 5 | $615,433 | Power 1+ mile '
- ‘mi. B of Gardnerville . _
B 1521-32-007-011 277006 3772 1 RAS 19,883
Windmill Lane, Fish $7 50,000 Powwer adjacent :
. Springs L
9 | 1420-30-001-003 3/15/06 20,28 | A9 172381
Off private dice road, | $350,000 - Underground to site’ |
Yimi W ol US 3% | . (|
apoint T+ mile N of
Stefanie Lane L
Averaee Unit Price $17.577

The average selling price for these properties is about $2,800 more per acte than the

B :wemge fadjusted for Sale 3) of the properdes in the subject’s area.

highest-value markets outside the Tahoe Basin. Just one sale doesn’t allow any

Sale 7 is located in \.‘a ashoe ‘i aHea which is generallm recognized as one of the atea’s

WARREN & SCHIFFMATHER, LLE
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WALUATION: -

generalizations, but 1t’s reasonable think that Sale 7°s locationt makes it more

. valyable than the subject.

Pascel Size . o
- The table below ranks the sale parcels by parcel size.

| " Sales

§iT2sE|

. Ranked by Parcel Size o
| Sdle. | APN Sale Date R
No. | Location Sale Price | Acres | Price/Acre |
"7 | 5508188 7/22/05 | 20.01 $20,590 |
- 'Hidden Lake Ranches, Washoe Vallev $412,000 '
9} 1420-30-001-003 3/15/06 20.28 )
| Off private ditt road, Yom1, W oof US 395 | $330,000 | 314,458+
| at a point 11 mile N of Stefanie Lane . . L
2 [10-281-32 6/27/00 21 $15,738 |
| 4306 Golden Bagle lane | $330,500 o :
8. 11321-32-001-011 27 /06 3732 $19,883
.| Windmill Lane, Fish Springs $750,000 - » - $17,083*
T3 [10121-08 [1/2/04 38 | $8,043
| 5455 Carson River Road | $305,622 R
4 | 1221-00-002-003 | 5/31/05 3959 | 0 $15545
. |'Off Pinenut Road, 5 mi. E of Gardnerville [$615433 | | = $12,745¢|
5 [ 10-121-42 & 43 6/20/05 43.91 - $15997 |
| Terminus of Golden Eagle Lane | $702,444 - B &
1 [10-121-18, 22, & 23 9./10/99 60.6 $12,443
- 1 V2 miles S of Pinion Hills Road on Sterra | $754,144 .
o Vista Road :

*Sale price less $2,800 location a.djuéﬁneﬂt

 The szﬁﬁﬁﬁeat'par?:ei soldfofﬂaéhig’hest unit price and the .larg.e'st p:é.fcel sold fot the

- lowest. Other than that, there doesn’t seem to be a strong correlation between parcel

~ size and unit price. Even after making a $2,800 per acre “locadon adjustment” on the -
Carson Valley sales, the analysis remains inconclusive, 1t's a ptinciple of real estate,
~ however, that an economy of scale discount often 1s manifested in sale prices. This -
“principle is that, all other conditions being equal, a larger parcel will sell for a lower
~unit price than a smaller parcel. The relatonship isn’t straight line, and other factors
‘come onto play as well. For example, Sale 7 1sn’t just the smallest parcel — its price -~
was probably also influenced by its good location in a gated subdivision in Washoe -
Valley. | '

WaRREM & SCHIFEMACHER, LLG : 41

08-034 Carson City Parks & Recreation Department




Contract 0607-031 (Desormier] - o : - \ALUATION

It is reasonable to give parcel size some consideraton in the final analysis, but ir has -
only minor inpact.

Topﬂgraphv

Although intuitively one would think this factor to have a major 1mpar:t on value, with

the sale samples it does not seem to be important. One reason for this may be that
although steep terrain makes for mote difficult building sites, it also makes for better -
views because of elevation.

The sﬁbject’ s steep tap{jgr.ﬂph}-' from Golden Eaglelane will limit suitable building

sites and will make the cost to establish access unuseally high. It will have an impact -
on the subject’s price. :

“Jalue Conciusmn

The sales charted above range i pnce imm $8,043 per acre to ;‘?“G 590 per acre. Tor -
sales in the subject’s immediate area on the Carson River, the range is $8,043 to -

$15,997. If this same range were applicable to the subject, its value would be
appm‘:unatelv $155,000 to $308,000.

" “There are, of course’, weaknesses in the data and apparent anomalies. Sale 1isan
~older sale; it’s adjusted unit price of $12,445 is a projection based on current market
- studies, but the sale occurred seven years ago and it has to be acknowledged that the
“time adjustment process is an approximation only. Sale 3 at $8,043 per acre is also a

low end indicator. This was a purchase by the BLM at a time when the market was

~ not particularly active; it is possible that that its adjusted unit price is anomalously low,

Thus, one could discount to some degtee the low-end markers, leaving the
preponderance of marker data ranging from about $15,500 per acre (Sales 2, 4 and 5}

o 317,000 per acre (Sale 9. This range would vield a price for the subject’s 19.28

acres of $298 840 to $325,000.

Another way to look at the issue 15 to look at individual buﬂ.di.ng site sales. The

* predominant site size in the area is five acres. The subject has the potential for three .
~ building sites, but this potential is constrained by ropography and access. However, as

- it stands today, the site is at a minimum suitable for a single home. Recent sales of

- single home sites on the Carson River ate summarized below: '

WARREN & SCHIFFMACHER, LLC _ a2
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- Carson River Five Acre Home Site Sales o
Sale | APN Sale Date Zoning -
Neo. | Location Document | Acres | Utilities .~ Price |
1A | 10-303-04 5/11/05 5 SEF3A (5 acre $250,000 |
Sierra Vista Lane - 336315 i}
N Power to site . '
2A 10-503-06 8721706 502 | SF5A $335 {}Dﬂ
6463 Mexican Dam | $335,000 Power to site
Road | Well & Septic
- Five Acre Home Site Sales Location Map
"""" N 172 SECTION 2, T.14 N, R20 F, MDA & M 10~-50
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Both properties are located in the Sierra Vista neighborhood across the river from the
subject. Unlike the subject, both parcels have good road access via all-season gravel
roads, and i...a terrain that will require normal site development and building costs. -

‘Sale 2A had a domestic well on site and underground utilives (power and phone) at.
- the time of sale. Sale 1A has no river frontage, whereas Sale 244 has approximately -
" 400 feet of frontage on the Carson River. However, the site’s building area is located

across Mexican Dam Road from its river frontage.

WARREN & SCHEFMACHER, LLC
0B~-034 Carson City Parks & Recreation Depariment
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Strictly in terms of its suitability for use, the subject is inferior to cither sale. Tt lacks
developed access, power is some 1,400% feet distant, and its topography is extremely”
limiting. However, the subject has certain advantages. It has the potental for three

- separate building sites. Although there may well be significant engineering challenpes |

to create two or three sites on the subject, that possibility 1s completely lacking in the
sale properties, which are now at the zoned munimum parcel size. Addittonally, the .

site’s topography also has a positive aspect — the level buildable area on the subject, =
- neatly 400 feet above the river, has commanding views of the region, a feature that

tends to appeal to prospecuve buyers. The discussion above indicates that
comparable sales support a value range for the subject of from about $300,000 to
$325,000. These two sales support that range as reasonable.

Prior Sale of Subject

A third indicator of current value is the 2004 bm* {sell agreement for the aub}ect T hat_:_ :

agreement vielded a purchase price of $237,500, This agreement did not lead toa

- closed sale, so it is appropriate to regard this as a somewhat weak indicator of value. .

Whether it would have closed is unknown. According to the agent representing the
seller, it was the seller’s decision to walk away from the deal by refusing to extend the -
due diligence period when requested by the buver.

T one accepts this deal at face value, it needs to be updated to current value, based on- o

the same adjustment factors discussed earlier. I have made this adjustment, (see =
addendumy], but the resulung “adjusted” sale price of $408,500 1sn’t credible 1n hight of
the subject’s current listing at $335,000. It’s rare that knowledgeable sellers {as Mr.

Desormier appears to bej, working with active local real estate agents, underprice their

properties to any ngmilcant degree. If one completely discards the mathematical
analysis, however, piven the changes in the market over the last two or three years, it’s

- almor:t certain that the subject’s current value s in excess of the 2004 price of

237,500

' I\elther the five acte single home site sales; nor the 2004 buy /sell agreement for the
“subject, contradict the conclusion of the direct sales comparison approach, that the

subject’s value 1s in the range $300,000 to $325,000. The subject’s steep top@grﬂphﬁ; '

“suggests a value at the low end of this range.

' Value 'i}}* Sales Compatison Approach. ... .. .. - ©$300,000

WARREN & SCHIFFMACHER, LLG _ ) 44
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RECDNCILIATION

The sales compatison ﬁppmach is the only suitable approach tor valmng the prc:spertf,

Although the report charts nine comparable sales, the market lacks good

- contemporaty indicators of value.  The need to appiv a time adjustment also
- diminishes confidence in the data: Prices for most classes of real estate have

- increased substantially since the tune of the earliest sales, but rrving to quantify that

- increase ts difficult. During late 2004 to mud-2005, when the market was at its most .
- frenzied state, some reaped windfalls i sale-resale transactions just weeks apart. Some -
- of these situations were just serendipitous — timing was perfect, and the needs of the
- buvers were compelling. The prevailing market mentality ar the dme was that prices

would continue to mncrease, and that it was better to pay today’s asking price rather
- than wait and pay more. The challenge of this analysis is to calculate a rate of change
- that s .bmadij; applicable across the market, '

| The -:ales compﬂﬂson appmach is the basts of the value opinions reported below:
: Mﬁrk’et Value 'Opininn, Effective December 6, 2006: - '_ o o $3s}{j],gg'{l)'_'

o Extraordmary Assumptmns . _ _

“ 1y It is an extraordinary assumption of this valuation that mburab]e iegai access to
~ the subject property could be obtained at moderate cost and without undue

delay. a

2y Tris an assumption of this report that there s no significant adverse impact to .
) ‘ % it po \ grutica Crse imp
__the subject property if the public has acquired a prescriptive ot implied
easement for access to the Carson River for recreation.

3 It is assumed that there is no adverse i impact on value from any ﬁnphed or
prescriptive navigation or fishery easements on the Carson River,

4y - Itis assumed that the pr@pem is free of environmental contamination:

o H}vpothetital Conditions. .. ... |
- None o

: _ WARREN & SCHIFFMACHER, L0 45
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. Contract 0607-031 (Desormier) - . o ASSUMPTIONS AND LIMITING CONDITIONS

LIMITS OF LIABILITY:
The Eiabﬂm of Mark Warren, MAT and Warren & Schiffmacher LLC is : limited to
the client (ml} and to the fee actually received by the apprasal firm.- There is no

 ASSUMPTIONS AND LIMITING CONDITIONS

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

- repott submitted herewith are contingent upon the following assumpuons and

]jmjting conditi{ms:

accountability, obligation, or liability to any thied party. If the appraisal reportis
disseminated to anyvone other than the client, the client shall make such party or -

. partles aware of all imiting conditions and assumptions affecting the appraisal

assignment. The appraiser is not i 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.

COPIES PUBLICATION DISTRIBUTION AND USE OF REPORT-:
~ Possession of this repott or any copy thereof does not carry with it the right of |

publication, nor may it be nsed 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. The -
appraisal report remains the property of the appraiser, though it may be used by

- the client in accordance with these assumptions and limiting conditions,

The Bﬁ, ~La\1 s and Regulanons of the Appraisal Tnstitute reqmrf: each Membcr to .

-control the use and distribution of each appraisal report signed by such Member.

Except as hereinafter provided, the client mav diseribute copies of this appraisal

“report in its entirety to such third parties as he may select. This appraisal is to be

used only in its entirery and ao part is to be used without the whole report. All.
conclusgions 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 mdicated 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. The appraiser shall beat no responsibility for any unauthorized
r:hanges '

CDNFIDENTIALITY

: Except as provided for subsequenﬂw the appraiser mav not dwulge the analyses,
~opinions o conclusions developed i the appraisal report, nor may he 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

WARREN & SCHFFMACHER, LEC i
0B-034 Carson City Parks & Recreation Department ' T
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Contract 0607-031 (Desorimier) ' L ASSUMPTIONS AND LIMITING CONDITIONS

Institute or the State of Nevada 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 bodj_f with the power of subpoena.

3 Ihe appzaher may : be requested to submit cupieq of work to bgna fide fmancmi
_ institutions in otder to be approved to complete appraisal work for their

instituiion. When requested, the apprasser will contact the chent to obtain release

~ to disserninate copies of the report to requesting institutions. Requests for _
dissemination will be controlled by the client; however, approval to disseminarte

the report will not be unreasonably withheld, Any reports disseminated to

- requesting financial institutions would be edited to remove specific references to -
the subject property’s name, location and owner. Additionally, any specific

reference to the client will also be deleted.

o IN PGRMTIDN SUPPLIED BY OTHERS:

Informaton {including projections of income and ex;)enaes\ prowded by mtormed

Jocal sources, such as government agencies, financial insutunons, .R-ealtm:sj buyers, -
- sellers, property owners, bookkeepers, accountants, attorneys, and others 1s

assumed to be true, cotrect and reliable. No responsibility for the accuracy of such |

information is assumed by the appraiser. The appraiser is not liable for any
“information or the work product provided by subcontractors. The comparable -
~data relied upon in this report has been confirmed with one or more parties

familtar with the transaction ot from affidavit or other sources thought reasonable.
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. It is suggested that the chient consider mndependent verification as a :
- prerequisite to any transaction involving a sale, a lease or any other commitmient 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 falfilled fmd

the total fee is pavable upon completion of the report. The appraiser or anvone -

- assisting in the preparation of the report will not be asked or requited to give
_testitnony in court of 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 addidonal fee. If testimony or a deposition 1s required because of any
subpoena, the client shall be responsible for any additional time, fees and charges, -
regardless of the issuing party. Neither the appraiser nor anyone assisting in the

preparadon of the report is required to engage in post appraisal consultation with |

- D8-034 Carson City Parks & Recreation Department.
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and ar an addmon:al tee,

: EXHIBITS AND PHYSICAL DESCRIPTIONS
Iris-assumed that the improvements and the unlization 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 appraser and no responsibility s

assumed in connection with such matters. Anv maps, plats, or drawings _
reproduced and included in the report are there to assist the reader in visnalizing
the property and are not necessarily dreawn to scale. The reliabuity of the
information contained oo any such map or drawing is assumed accurate by the
appraiser and 15 not guaranteed to be correct.

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS:
No responsibility is assumed by the appraiser for matters legal in character or
nature. No opinton is rendered as to the status of ttle 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 appraser, 1s 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 ate a
patt of any property described in the appraisal report. Although the appraisal may
contain information about these physical ttems {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 valuatdon and not as a completé or derailed report |

on these physical items. The appraiser 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 1s subject to modification upon receipt of

additional information from appropriate experts. The client is advised to seek
approptiate expert opinion before committing any funds to the propetty descnbed

- in the appraisal report.

"Any statement in the appraisal regarding the observed condition of the foundation,
* roof, extetior walls, intertor walls, floors, heatdng system, plumbing, insulation,

. electrical service, all mechamicals, and all matters relating to construction is based -

on 4 casual inspection ondy. Unless otherwise noted in the appraisal report, no

- WARREN & SCHIFFMACHER, LLG ' jii ~ -
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drataﬂed mE,peLtmn was made. For mstance, the apprzuf:er is NOL 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 cc:{ie requirements unless stated

othetwise in the report.

- Such items as conditions behind walls, above ceibings, behind locked doors, under
- the floor, or under the ground are not exposed to casual view and, therefore, were

not inspected, urdess specifically so stated 1n the appraisal. The existence of

- insulation, if any is mentoned, was discovered through conversations with others -

and /or circumstantial evidence, Since it 1s not exposed to view, the accuracy of
any. statements regarding insulation cannot be guaranteed.

" Because no detailed inspection was made, and because such know ledge goes
beyond the scope of this appraisal, any comments on observed conditions given in
- this appratsal report should not be taken as a guarantee that 2 problem does or

does not exist. Specifically, no guarantee is given as to the adequacy of condition
of the foundation, root, exterior walls, interior walls, floors, heating systems, air

“conditioning systems, plumbing, elecrrical service, insulation, or any other detailed
- constructon matters. If any interested party is concerned about the existence,

condition, or adequacy of any particular item, it 1s strongly suggested that a

- mechanical and/ or structural inspection be made by a qualified and Heensed

contractot, a civil or structural engineer, an architect or other experts. |
This apprfusal rep(}rt is based on the aaqumptmn that there are no apparent or
unapparent condrtions on the property site or improvements, other than those

- stated in the report, which would materially alter the value of the subject. No

r:eaponﬂlbﬂm 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 propernes of the subject type. Conditions
- of heating, cooling, venulating, electrical and plumbing equipment are considered

to be commensurate with the condition of the balance of the improvements unless -

~otherwise stated. No judgment 1s made in the appraisal as to the adequacy of
nsulation, the type of msulation, or the energy efficiency of the improvements o -
-equipment which is assumed to be standard for the subject's age, type and

-~ condition,

| AMERICANS WITH DISABILITIES ACT:

. The Americans with Disabilities Act became effective on January 26, 199’7 Unles

- otherwise noted in this report, I have not made a specific compliance sutvey or

analysis of this property to determine whether or not 1t 1s conformance with the -
vations detatled requirements of the ADA. Tt is possible that a compliance survey .

. WARREN & SCHIFFMACHER, LLC _ it
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of ﬂ‘lﬂ proptrt‘, together with a detailed anahms of the requirements of the AD A,
would reveal that the propetty is not in comphance with once or more requirements
- of the Act. If so, this fact could have a negative effect on the value of the property
as detived in the attached report. Since 1 have no direct evidence relating to this
issue, and since I am not an expert at identifying whether a property complies or
 does not comply with the ADA, unless otherwise stated 1 the report, 1 did not

~ consider possible non-compliance with the requirements of ADA in estimating the
value of the property. Before commutting funds to any property, it 1s strongly
advised that appropriate experts be emploved to ascertain whether the existing
improvements, if any, comply with the ADA. Should the improvements be found
to not comply with the ADDA, a reappraisal at an addidonal cost may be necessary -
- to estimate the effects of such circumstances.

' TUXIC M&TERIALS AND HAZARDS:

- Unless otherwise stated in the appraisal repott, no arrempt has been made to
‘identify or report any toxic materials and/or conditions such as asbestos, urea-

 formaldehyde foam maulﬁtmn or soils or ground water contamination on any land

ot improvements described 1n the appratsal report. Before committng funds to

- any propetty, it 18 strongly advised that appropeiate experts be emploved to inspect’

‘both land and improvements for the existenice of such toxic materials and/or
conditions. If any toxic materials and/or conditions are present on the property,
the value of the property may be adversely affected and a reappraisal ar an
additional cost may be necessary to estimate the effects of such circumsrances.

~ SOILS, SUB-SOILS, AND POTENTIAL HAZARDS S

It is assumed that thete are no hidden ot unapparent conditions of the soils or
sub-soils which would render the subject property mote ot less valuable than
reported in the appraisal. No engineering or percolation tests were made and no
liability is assumed for soil condinons. Unless otherwise noted, sub-surface rights
(minerals and oil} were not considered in making this appraisal. Unless otherwise
noted, the land and the soil in the area being appraised appeared to be fiem, butno -
mmvestdgation has been made to determine whether or not any detrimental sub-soil
conditions exist. The appratser 1s not liable for any problems arising from soil

- conditions. Therefore, it 1s strongly advised that, before any funds are committed
to a property, the advice of appropriate experts be sought.

- If the appraiser 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.

.. WarREM & SCHIFFMACHER, LLG W
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- The appraiser assumes no responsibility fot any costs or for any consequences

- atrising 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. '

: LEGﬂLITY OFUSE
This appraisal report assumes that there is full comphzmce with all apphcabﬁe
" federal, state and local environmental regulations and laws, unless non-compliance
18 stated, defined and consideréd in the apprasal report. It is assumed that all
applicable zoning and use regulations and restrictions have been complied with, -
-unless a non-contormity has been stated, defined and considered in the appraisal
report. It is assumed that all required licenses, consents, or other legislative or
-administeative authority from any local, state or national government, private entity
or organizaton have been or can be obtained or renewed for any use on which the
- value estimate contained in this report is based.

COM?ONENT VALUES -
- If the total property value set forth in this report 1s distribured between land and
- imiprovements, this distribution applied only under the existing program of utilization
as set forth in the appraisal. The separate v aluations for land and buildings must not
be used in conjunction with any other appraisal and are invalid if so used.

WarrEN & SCRIFFMACHER, LLC
(6034 Carson City Patks & Recreation Deparnment
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.Tlme Ad]ustment to Subgect’s 2004 Buy /Sell Agreement

The exact date of the sale isn’t known, but it oceutred prior to the May 2004 price
hike on the listing, so for analytical purposes 1 have assumed that the sale occurred
March 1, 2004, The sales charted earlier were all adjusted through 12/31,/2005 at

- 40% annually. From March 1, 2004 to December 31, 2005 i3 22 months or 1.8 'j,*'ears.'

At 40% per vear, this means that the resulting adjustment is 4050 x 1.8, or 72%.
pery £ ad ,

~Adjusting the 2004 sale price up by this amount yields a time-adjusted price of .

S408,501).

WARREN & SCHIFFMACHER, LLC Addendum-1-+
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ADDENDA

Property [dentification

“Record D

Property Type

Propeity Name

Address
Locatio

TaxID .

Sale Dats

Graptor
Grantee

Sale Date .
Deed BookPage
Property Highis
Finaneing
Verification

Sale Price.:
Land .Déttaﬁ._

LZoning
Topography .

 Utilities -

Land Sale No. 1

82
Restdential, Vacant land
Carson River Home Site

Sierra Vista Lane, Carson City County, Nevada

Mexican Dam area )
13-121-18

Charles Rikalko

Janice E. Crosby

September 10, 1999

240397

Fee simple _

Trade, values established by buver and seller
Public Records; Confirmed by Mark Warren

$209 (i

SESA, Residential
Moderate to steep

Power and phone

- WWARREN & SCHIFFMACHER, LLC _
C6-034 Carson City Parks & Recreation Department
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ADDENDA

Dirmensions

~ Flood Info

Land Size Information

Gross Land Size
Indjcators

Sale Price/Gross Acre
Sale Price/Gross SF

Remarks

Sale of parcel on both sides of Carson River in Mexican Dam area.

Irreg, cut by river

 Bome in Flood Zone A

60 60K Acres or 2,639,738 KF

84,934

B0.H

Purchased fot residential site.

Traversed by Carson River. Access via Sierea Vista Lane [former Maxican Dam road). Areg has scatterad
five acre sites, some inproved with good guality homes.

GG

fiestriner

e ded Ho

RELY MEe .
FE D R LOTETE
FETWEDs 407 LOES

WARREN & SCHIFFMATHER, LG
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Contract DEG7-031 (Desarmier)

 ADDENDA

Property Identification

Record ID

" Property Type

Property Name
Address
Eocation

“Tax ID

Sale Data
Grantor
Grantee

Sale Pate .
Deed Book/Page

-~ Property Rights
"Financing

Yerification

"Sale Price

Land Dats
Foning
Topography
Utilities

Land Sale No. 2

83 -

Residential, Yacant tand

Carson River Home Site

Golden Eagle Lane, Carson City Coonty, Newvada
Mexican Dam area

1028332

Ehizabeth Raes

" Gilbert & Karen A. Goode

Junme 27, 2000

23004

Fee simple S

Cash ' : :

- Gil Goode; Confirmed by Mark Warren

$150,000 -

SF3A, Residential C
Woderate to steep, bench along river
Power and phone

WaRREN & SCHIFFMACHER, LLD )
CE-034 Carson City Parks & Recreation Department ey "y
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Contract 0507-031 {Desormier) _ _ R o ADDENDA
Dimensions SR !rfeg, cut b‘. river

Shape: . . _ o Trrep :

Flood Info - -~ - Some in Flood Zone &

Land Size Information
Gross Land Size _ 21000 Acres or $14,.760 SF

mitors B
Sale Price/Gross Acre . %
Sale Price/Gross SF $

Remarks - ' S :

Sale of pareel on west side of Carscn Hiver stuth of Mexican Dam. Purchaszed for residential sité. Fronts
Carson River. Access via Golden Eagle Lane. Area has seattered five acre sites, some improved with good
quality homes, Pond, mature trees. Tmproved with domestic well and septic system at time of sale.

WARREN & SCHIFFMACHER, LLC Addendum-5
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Land Sale No. 3

'i’mijértv fdentification

Record 1D . . 84 .

Property Txpe © - Residential, Vacant land .
- Property Name ~ . Carson River Home Site
Address _ ' Golden Eagle Lane, Carson City County, Nevada
Location B Mdexican Dam area
“Tax1D 10-121-08
Sale Data
Grantor . o . Jack Foerschier
Grantee . R ESA
Sale Date ' January 02, 2604
" Deed Book/Page _ 311927
‘Property Rights : . Fee simple
Financing : : Cash
Yerification _ Public records; Confirmed by Mark Warren
Sale Prive .~ - $1 70000
Land Dats
Foning _ SF2A, Residential
Topography’ - Mostly steep

Ligilities - Power and phone

YWARSEN & SCHIFFMATHER, LLG o Addendumi-6
08-034 Carson City Parks & Recrastion Department {?ﬂ“\“
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. ADDENDA -

Dimensions ..

Shape -

" Flood Info

Land Size Information
Gross Land Size

Indicators o -
© Sale PricefGross Acre _
Sale PricerGross SF

Remarks .

- $4.474

Fereg, cut by river

frreg
Sexne in Flood Zone A

38,000 Acres or 1,655,280 SF

519

Sale of parcel on west side of Carson River at Mexican Dam. Purchased by BLM :tﬂmugh Sowthern |

Meviada Public Land Management Act for envivommental parposes.
_appraisal. Voluntary fransfer not conducted under color of condemnation. Parcel is steep; limited access.

S rwstsd thia

HARE -

Sale price based on third-party

i
g ?@
52‘5
?

15
R
Fiet

PR g

53

o
el
o4

piizea
;
}
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Land Sale No. 4

Record ID 86

Praperty Type - Residential, Vacant land _
Property Name = Douglas County home site o -
Address ' . Pine Nut Road, Gardnerville, Douglas County, Nevada
Location .. R 5 miles E of Gardnerville oftf Pine Mut Road
TaxID - ' C 0 1221-03-000-001
- Sale Data . :
Grantor . . Michael W. Chaney
. Grambee = - Bravid H. Schwarz
. SaleDate . May 31, 2005
Deed Book/Page 643607
Praperty Rights ~ - Fee simple
Financing - Cash . o : _
Yerification- I Lyn Norberg, MAT: Other sources: Public record, Confirmed by Mark
S Warren
- Sale Price - - | - B400 (HN
Land Data _ : :
Zoning o . FR-19, Residentzal
- Topography . . Moderate
CWARREN & SCHFFMACHER, LLT : Addendum-8
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ADDENDA

Utilities

. Dimensions

Shape.

Land Size Information
Gross Land Size
[hﬂicatﬁrﬁ : _
Sale Price/(zross Acre
Sale Price/Gross SF

Remarks . o

Power and phone
LA % B350
rectangle

39590 Acres or 1,724,340 SF

§12.604

$0.2%

Remote parcel off Pine Nut Road east of Fish Springs on the east side of Carson Valley. Divisible to two
lots wnder current Foning {FR-19). Power and phone approcimatefy one mile. Gravel road access.

flomglae

trzaiy,
Yaady
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-
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;e
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.
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Contract 0607-031 {Desormier)

ADDENDA,

Property Identification

Record ID
Property Type
Property Mame
Address
Location

CTax I

le Data
Grantor
Grantee
Sale Date
Deed Bonk/Page

Y

Property Rights .

Financing
Yerification

Sale Price
Land D i

Zoning
Topography

Land Sale Mo, 3

B8

Residential, Raw land

Carson River Home Sie

End of Golden Eagle Lane, Carson City Cﬁunh \exada
Mexican Dam area

10-121-42 and 43

D]Eter Buim & Cherisse Helling v.nrtél

River Ranch Holdings, LLC and Alpenglow Dex-eln-p*nent LLC
Tume 24, 2005

J3832% and 324

Fee simple

E00%4 seller financing

Drieter Bubing Avgust 24, 2006; Other sources: MES, assessor,
Confirmed by Mark Warren

$628.750

SF5 A, Residential
Mostly steep

WARREN & SCHFFMACHER, LLE
05-034 Carson Cily Parks & Recreation Department

Addendum-10




" Flogd Info

 Cortract 0607-031 (Desormier)

ADDENDA

Utilities
‘Dimensions
Shape.

Land Size Information
Gross Land Size

ndicators _' .
Sale Price/Gross Acre
Sale Price/Gross SF

Remarks

Powerand phone
[vreg, borders siver
frreg

Some in Fioad Zone &

43010 Arres or 1,212,720 5F

wr B

fom gt
Los
Lol Ll

=

Sale of adiacent paicels on the west side of Carson River at Mexican Dam. Purchased by two separate
LLC's, selter says same individeal. Purchased by developer for eventual split into five acre parcels. Access

BERG

Tilbwad A

PORTIGN

vig private extension of Golden Eagle Lane. Power and phone to adiacent parcels. Steep tervain,

LR & M

V-
. £

%,

I8

el
Reviver

b GEFED: e N )
I7E, S R LIFATES -
Tty L LEEs

GeLb FI Fo T 1 F JRE SR DT
LESIEST a2 =

WARREN & SCRIFFMACHER, LLC

. 06-034 Carson City Parks & Rec

d

reation Department @

Addendum-11




. Coriract 06[}?—3.31 (Desiurmfer}' : : L . o _ ADDENDA

Land Sale No. 6

ange riy Identifica

Record [D &7
Property Tvpe : ' Residential, Raw land
Property Mame Carson River Home Site _
Address : : End of Golden Eagle Lane, Carson City County, Nevada
Location T Mexican Dam area
TaxID : 10-121-44
Sale Data .
Grantor _ Dieter Bufin & Cherfsse Hollingsworth
Grantee - Mexican Dam, LLC
Sale Date - ' < June 20, 2003
Deed Book/Page . T 338326
Property Rights . Fee simple
Financing _ Cash : . :
Verilication Dieter Bulin; August 24, 2006; Other spurces: MLS, assessor, -

Confirmed by Mark Warren

Sale Price ' 53

soon
Land Data

Zoning : ' SFSA, Residential

Tapography o - Mostly steep, some mild terrain

WaRREN & SCHIFFMACHER, LLC Addendum-12 -

GB-434 Carson City Parks & Fecreation Department é?]




Seqrabue] i

‘Contract 0607-031 {Desormier)

- ADDENDA

Utilities-
Dintensions -
Shape

Flood Tufo

Land Size ?ﬁfﬂrmatiun :
Gross Land Size

Indicators - _
Sale Price/Gross Acre
Sale Price’Gross SF

Remmhs

‘Power and phone

lrreg, borders river
[rreg
Some in Fiood Zone A

20,400 Acres or 888,634 5F

Sale of parr:el O Waest x]de of Carsmn River at Mexican Dam. Purchased by for eventual split into five acre

parcels and as personal home site. Access via private extension of Golden Eagle Lane.
end of lane, good views from potential home site. Purchased by local area resident.
- adjacent parcels.

ik -

Private parcel ar
Power and phone to

[F u: pet]ind

CWARTEN & SCHFFMATHER, LLC
05-034 Carson City Parks & Recreation Depariment ﬂ
R | 0%

Addendum-13




Comiract 0807-031 (Desormiet) . » ' ' . ADDENDA

Land Sale No. 7

Property Identification

Record ID ez _

‘Property Type Residential, Wacant land

Progerty Name Hidden Lake Ranch

Address . - 18520 Lake Vista Road, Washee County, Nevada

Location : o Washoe Valley

TaxiD . - 53-081-88

Sale Data - : o

Grantor .~ . RTD Rezalry, LLC

Grantee .~ . KTBE,LLC

Sale Date. = ~ uly 22, 2003

Deed BookTage C L 3249037

Property Rights = -7 Feesimple

Conditions of Sale © Market _

Financing . o S312 000 deed of trust with sefler

Sale History ' o Mewly created parcel R o
- Werification . . . - - Publicrecords; Other sources: Lyn Norberg; MAL Confirmed by Mark
' ' - Warren

Sale Price ~ - s41.200

Cash Equivalent =~ - S412.000

WARREN & SCHIFFMACHER, LLC Addendurn-14

06-034 Carson City Parks & Recredtion Department




- Contract 0607-031 {E}e'-sorm.iegj

ADDENDS

Land Data

Foning
Tnpngrﬂ'phy
Blmensmns o
Shape

. Flood info

Land Size Information

CGross Land Size

“Indicatirs

Sale Price’G FDSS Acﬁ:
Sale Price/Gross SF

Remarhs

LIS, Rural
Lewvel

To site
Irreg

R U =
~ Mot in flood Fone

20,01 Acres or §71,636 SF

§2.059
$00z

Sale of a parcel in tlie Hldden Lake 3ubdwlsmn at the east end of William Brent Road in Washoe Vallev.

to 2 152 acres, but water rights dedications required. Several estate-guality homes in area.

1 .-.. vu L B
£00 d A 82 mtm o)
I e e

Gt Washos Covty Aszenssr. Nevash - fodient I, WeGowas

- Cme of about a dozen large parcels in a lake-centered gated community. Zoning would permit splits down

Trisgws g moh shemacn

BDTE. St =

SRt ELINEESE

55-08

WERREN & SCHIFFRMACHER, LS

" 0B-034 Carson City Parks & Recraation Department ' L,g 2 )

Agdendum-15




Contract 0607-031 (Desarmier)

ADDENDA -

Property Fdentification

Recard D
Property Type
Property Name
Address
Location .

Tax ID

Sale Data
Grantor
Grantee
Sale Date -

" Deed BookiPage
- Property Righits

Financing

¥erification

KSale Price

Land Data

S Loning

Topugrap'hy
Utilities

Land Sale Mo. §

Pestdential, Vacant tand
Donglas County home site

Windmill Road, Gardnerville, Douglas Coundy, W
Fish Spring, approx. = miles E of Gardnerviile

F321-32-001-01%

Walter Adamski

Cravid Friedman

February 07, 2005

657471

Fee simple

Seller financed

Public records; Confirmed by Mark Warren

STSO.000

RA-5, Résidentiat
Level
Power and phone

WeRREN & SCHIFFMACHER, LLC
045-034 Carson City Parks & Recreation Department r‘?

JW\&
03)

Adde ndﬂm-?ﬁ 1-




ek

- Contract 0BC7-031 (Desormiery - ' : : . ADDENDA,
Dimensions o Agipiox, 114 mi square
Shape R _ ' Rectangular
ftood Info . - Wt in flocd plain
Land Size Information e .
Gross Land Size Coo L 370 Acres or 1,643,083 5P
indicators _ :
: Sale Price/Gross Acre - . 5149883
""" Sale Price/Gross 8F o 5046
Rentarks _

Parcet in Fish Spring ares cast of Minden/Gardererville.  Parcel in maderate terrain,  Power and phone
adjacent. Foned for 5 acre home sites, Numerous semi-custom hemes in area,

AW RE Eff BEC. 35 [H ¥ SEC ;1321-32'-01331 :

; Dagglad

’ Eraoi.
| Xaseds

WARRER & SCHIFFMACHER, LLE _ Addendum-17

- DB-034 Carson Ciy Parks & Recreation Departrment




Contract O607-031 (Desormier)

- ADDENDA .

Piroperty Identification

Record ID
Property Type
Properiy Name
Address

. Location .

Tax ID

Sale Daia
Grantor

Grantee

Sale Date
Dieed Book/Page
Property Rights
Conditions of Sale

Financing

Yerification

Sale Price

-.Lan'd Data

Zoning o
Topography

Land Sale M. 9

R

Vacant kand, Vacant land
Vacant Home Site

MiA, Douglas County, Mevada
Cradlebangh Bridge Area
142030001 003

Doug Lippincott

Michael & Wargaret Hakansson
March 13, 2006

HHIGTY

*fee simple

Mtarket

Cash o

Public records; Comfirmed by Mark Warren
FA50, 000

A9, Residential
Level

WaRREN & BCHIFFMACHER, LLT Y
[6-034 Casson City Parks & Recreation Department ('5,5‘

J

Addendum-18




‘Confract 0607-031 (Desormier) 5 L o ADDENDA-

Utilities -~ Underground fo site

Dimensions . - Irregular
. Bhape : - lrregular -

Flood Info - L _ Wostly in Zone A (100-vear floodplain)
Land Size Information _ o

" Gross Land Size 7 20.280 Acres or 883,397 SF
Indicators : S _' .....
Sale Price/Gross Acre - - $17.258
Sale Price/Gross SF © 8040
Remarks

Sale of 4 level building site in the north end of Carson Valley near Cradiebangh Bridge. The site is one of
fopr 200 acre home sites north of Carson River and west of US Highway 395, Access is via a private dit
surface road. Underground wtilities to the site. Other large sites in the area are improved with good quality
semi-custom homes and hobby ranches.

Yoot rpos Envetey o s e (TN ReDE; | SEC. 3¢ | [ 4 2 BEC I [$420-30-004 ||
-~ [ 5 : [y e r : A
- P " 1i¢ Pped Subt5eg Yarber Pomm ] cle]aks]alt - . .
|.",‘s|uwry,.n‘ JJ_N : “““““ Exswmenti, " Fardl he-ata LY s 7 lefeim|eefin
pRALE ‘] { o3| =meesmem=r Towa Bowrdany . i e Bk Ko > ) ve]wkwiaz ] ]
: —_— e TreestiaRumiSectoe 3 LIRS PRI :
., B ' Ewul Lt Harber 3 :
b h.lg\ 4 g‘ R Baen HoaewConer, Exe . e s oAk T
Ehjﬁ; i \\: :E ErUTT T Pacshing e - #oH hitesn ARG B * ¥ n mes

Sh
o

o A

f fim premans. Mo Rabkty in febiaed gt the autlichny 2 evcwacy .
4t the dabn dabvaated hwrwn, :

i
3
i
B
g
E
i
§
i
F
i

" I dosn el raprm

NOTE: THa mop i Wi

. WaRREN & SCHIFFMACHER, Lil N Addendum-19 -

06-034 Carson City Parks & Recreation Department




 Confract 0607-031 {Desormier) ____ QUALIFICATIONS OF APPRAISER

QUALIFICATIONS OF MARK W’ARRE“J IviAI

_ PROFESSIDNAL AFFILIATIONS:
- Member of the Appraisal Institute, MAT - o S
1998 President Reno-Carson-Tahoe Chapter of the %ppmtqai Tnstitate

© LICENSES: S
 Nevada Certified General Real Estate Appraiser #-IDEIG?:
' Cahfomla Certified General Real Estate Appraiser #AG026185

' BACKGROUND AND EXPERIENCE:

. ‘Warren & Schiffmacher, LLC . e B 2!.][]2 to present -
 Wright, Warren & Schiffmacher, L1 C Psincipd O ioor2002
....... | ihdependent Fee Appmﬁer Reno Nevada - | | - '1992—1'9‘.97.’-' SR
Seaiot ﬂpprajser First Interstate Bank of Nevada, Reno, Nevada | o 1991-1992
. bt‘atf “?pﬂuner Western Farm Cre&l{ Bank | Alturas, California o 19‘8?-195;'1.-_ o

~ Appraiser/Loan Officer, Iﬂtem{}'tlﬂtﬂjﬂ Federal Land Bank Association/ - 1983-1987 "
Sierra Nevada Production Credit Association, Almras, California - '

Appraiser/Toan Officer, USDA Farmers Home Administration,  ~ 1979-1983
f\-a:rmm Grande and Alwaras, California : =
- Peace Co orps Agrlculture Program, Chile ' SR 1977-1979 |
' FORMAL EDUCATION:

University of California, Davis

 B.S. Degtee, Plant Science : e e | 97

- WARREM & SCHIFFMACHER, LED
. DB-034 Carson City Parks & Recreation Department (P;,ﬂ




‘Contract 0607-031 (Desommier) . | QUALIFICATIONS OF APPRAISER -

 APPRAISAL EDUCATION:
Appraisal Insttute _
~ Appraisal Litigation Practice & C ourtroom Management -
Uniform Standards of Professional Appraisal Practce, 2003 Updaie
Uniform Standards for Federal Land Acquisitions (The Yellow Book)
Condemnation Appratsing (Courses 710 and 720)
- Federal Land Acquisition
Principles of Valuation (Course 110}, Exam
~ Valuation Procedures (Course 120}, Exam -
Case Studies in Real thate Valuation {Course 2-1)
- Report Writing and Valuaton Analysis (Course 54{)) .
" Capitalization Theory & Techniques A & B (Coutses 1B-A, 1B- B“‘
' Standatds of Professional Appraisal Practice, Parts A & B
Livestock Ranch Valuation

American Society of I'arm Managers and Rural Appraisers
Uniform Standards of Professional Appratsal Practice
- Appraiser Certification
- Advanced Rural Appraisal . .
. Principles of Rural Appraisal
Report Wridng _
Fundamentals of Rural Apprm&i

 TYPESOFPROPERTYHPPﬂhmED:

- Industrial buildings - Automobile dealerships -
- Subdivisions : : Irrigated farms '
Development land - ' - Livestock ranches
-~ Offices Orchards and vineyatds
Shopping centers ' _ ~ Recreation land
Single family residences - Tmnberland
- -Apartments ' . Sawmills =~
-~ Restaurants _ ' Geothermal facilites
. Auto service centers Utlity easements

2003

2003

2002
2001
2000
1993

1994

1992
1994

1991

Co1991
1986

©1990
1990

1988
1988

1987
1987

© WaRREN & SCHIFFMACHER, LLC N
. 06-D34 Carson City Parks & Recreation Department (o @




: Ccmtraa'z:isa?-ﬂm (Desormier)

- QUALIFICATIONS OF APPRAISER -

o REPRESENTATIVE APPRAISAL CLIENTS:

AMRESCO
Bank of America Nevada
Bank of the West '

‘Bureau of Land Managemerit

California Trout, Inc.

- California Wildlife Conservation Board
Citvof Reno .. . .
Comstock Bank -~

. Conservation Fund

- Douglas County, Nevada
- First Chicago Bank

Fitst Interstate Bank
First Western Savings Bank

‘Gordon and Silver, Ltd. : :
~ Hale, Lane, Peek, Dennison and me ard

Lassen County, California

Mations Bank

Nevada Department of Transportation -~

Pegasus Gold forp@rauon

- Plumas Bank

Regional Tramportauon Commisswn
Rocky Mountain Elk Foundation
Sierra County, California '
Sierra Pacific Power Company -
Siskon Gold Corporation

Tahoe Donner Land Trust

The Trust for Public Land

Various individuals and trusts

- Washoe County Water ﬂuthoritj
- Wells Fargo Bank

Western Agticultural Finance

- WaRREN & SCHIFFMACHER, LLC
- 06-034 Carson City Parks & Recreation Department




PAGE !

PRELIMINARY REPORT

‘Morthern Nevada Title Company
' 512 N. Division Streat

> Carson City, NV 88703-4103

----- (775)-883-7513 FAX (775)-887-5065

Te: - Carson City Parks & Recreation Escrow No, CC-1060830-TO

- Attor Juan Goneman - Title We. 1060839
Yo No.
 Property Address

4706 Gelden Eag]e.l..ane
Carson City, NV 89701

Agzeseor’s Parce! Number
J10-802-01

In response to the above reforenced applicdtion for a pelicy of title insurance, Nerthern Nevada Title Cornpamy hereby reports that it is

- prepared to issue, or canse 1o be issued, as of the dats hereof, a Policy or Policies of Title Insurance deseribing the land and the asrate or

interest therain hereinafier set fonth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not shown
or referred to as an Exception below or not excluded from coverage pursuant to the printed Schedulzs, Conditions and Stipulation of said -~

. Policy forms.

The printed Exceptmus and Exclusians from the coverage of said Policy or Policies are available from the office whlm issued this rapmt .
Copies of the Policy forms shonld be resd.

This repart (and any supplements or amendments hereto) is issued solely for the pu:puse of fﬂmhtatmg the issuance of a pehc}r of uﬂe .
insurance and no Hability is assumed hereby. If it is desired that lability be assumed prior to the Ssuance of 3 policy of title insurance, .
Binder or Comunitment should be requested.

Dared: Decemh-erza, 2006 6 T30 AM. . ( @mrxm

Carey Ratali, Titla Oééjcer

The farm of pohc}f of title insurance cnntemplat@d b}' this report is: CLTA Owners

The estate or interest in the lxnd heremaft-er described or referred to covered by this report'is:

A fee astn i'arﬂei l and an gasement as to Pareel 2

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

William L. Desormier and Patricia L. Besormier, Trustees, and their Successurs umicr The Wi]ham I. &
Patnc:a L. Desormier Family Trust U/D/T 05-18-00, as Community Property




 CC-1060839-TO
1060830

EXHIBIT “4” .iTTACHED TO PRELIMINARY TITLE REPORT DATED DECEMEER 29,2006

EXHIBIT “ax

" Al thay certain real prdpertj;'situaté'in the County of Carson City, State of Nevada, described as follaws; . e
'BARCEL1: S |

| Being a portion of the Southwest % of Narthwest % Settion 2, Township 14 Nonié, Range 20 East, -

M.CKB. &, Carsem City, Wevada and mors partienlarly deseribed as follows:

COMMENCING at 4 found G, L 0. brass cap being the Northwest Section comer Section 2, Tuv,mhip 14

- North, Range 20 East, M.D.B.&M,;

- THENCE Solith 00°07°39" East, 1, 256.90 faet to a point, said puin’: being the Northwest 1/16 comer of
. Section 2, said point also being the TRUE POINT OF BEGINNING;

 THENCE North $5°54°47" East, 1,258.36 foet to 2 paint, said point bein on the mean high water Jine nfthe
Ca:sml Riwver;

THENCE along the mean high water ine of the Carson River on the follw.rmg meandsr courses:

South 62°35°32" West, 02.58 feet; N -

" _' South $3°05°57 West, 134.18 feets | |
 South 49°51°49" West, 428,27 fee;

| South 2192718 West, 9930 feet
 South22°33°08" West, 233,41 foet,

 Soutit 35°06°07 West, 421.11 feety

. South 60°05744" West, 205.86 feer;

 South 70°58* 07" West, 162.65 feet;

- THENCE leaving said meandar courses of the Carmn Raver North Uﬂ“ﬂ’?”*\g’* Westg 1,297, 33 fest to THE

TRUE POINT OF BEGINNING.

Reference is hersby made to that certain Record of Survey Map No. 2201, recorded an Fahruary 14, 199725
Drocument Ne. 199237, o

Contingsd. ..

A |
(rf !'\:' x
s




Lo n L b e BB et et 2 I I I S L S U R R
.

" PARCEL?: o | L
' Roadway and uiility rights of way as desoribed in Grant of Easemerc recorded in the office of ths County - _

Recorder of Carson Clty, State of Nevads, oo Ociober 1, 1984 in Book 377 atPage 233,237 and 241 as -
_ Document No.’s 30613, 30616 and 30617, Official Records.

L NOTE: Légﬁ} geseription pravicnsly contained in Docwrent No. 250331, recorded on .Tul}' 5, 2000,
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PAGE 2

S . NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1060830-T0 PRELIMINARY REPORT

- Atihe date hereof exceptions 1o coverage, in addition to the exelusions contained in said policy form, would be as follows:

| 'EXCEPTIONS FROM COVERAGE | |
B 'The'pt:-lit}'r,' with the exception of any ALTA Lenders policy, contemplated to be issued hereunder will not -
insure against loss or damage (and the Company wall not pay costs, attorneys' fees or expensesy which arise by
reasonofl T

PART I
1, © Taxes of assessments which are not shown as existng liens by the records - of any taung aufliority that levies Txes ar

assessments on real property or by the public records. _ _ _ -
- Procaedings by a public agency which may result in taxes of assessments, or notices of such proceedirigs, whether or not shown

- by+herecords of such agency or by the public recard,

o

of the land or which may be asserted by persons in possession thereof.

443

~ Eassments, liens or encumbranices, or clairs thereof, which are nat shown by the public records.

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, o any other facts which 4 correct survey would

disclosz, and which are not shown by the public records. _ :

5 {a)} Unpateated mining clzims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (¢} water
" rights, claims or tile to water, whether or not the matters excepted under (g}, (b), o {c} are shown by public records. '

o1y - The lien, if any, for taxes for improvements ¢ompleted or in progress, but which were nat shown on the tax bill for
- the current vear.

R Liens levied by the Carson City Water and Sewer District for water, sewer and storm water utilities, by reason that
subjéct property is loeated within said district. To verify payments, delinquencies or liens, contact Carson City Utilities at
(775) 887-2355 extension 1020, =

3)  Lack of ingress and/or egress to said land, access may be provided by the United States Department of e Imterior,
Rureay of Land Management over that portion of the West ¥ of Lot 2 within the Northwest % of Section 2, Township 14
North, Range 20 Bast, R

o Netes’, casements and recitals as set forth on Parcel Map No. 704, and Record of Survey Map No."s 894, EU'T land
2301 herein refirred. Said notes, easements and recitals will affect the use of the herein described property and a review of -
said map is advised. o

5y Any easement or ¢laims of sasement of rights of access based on pmsbﬁption or by implied dedication to the pubiic - |
over said land or any part thereof, for access (or recreational purposes) to or upon the Carson River, - -

Any facts, rights, interests or claims which are nof shawn by the public recards but which conild be ascertained by an inspection -
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PAGE 2

NORTHERN NEVADA TITLE COMPANY
* PRELIMINARY REPORT

]
[xN}
L
Ti
T

At the dafa hetaof exceptions to coverage, in addition to the exclusions contzined In said policy farm, would ba as foliovs: -

) Any adverse claim based upon the assertion that:

a) ""Saiﬂ Jand or sy part thersof is now, or at any time has been, balow the ordinary high water marh .gf the Carson B

" Riwer.”

) "Seme portion of aaul land has beeri created by artificial means or has a;:crﬁted ta Such partions 50 creatad "

- ¢) "Some pomnn of said land has been brought with the boundar}f thereof by an a,wism movement of the Carson
" River or has been formed by accretion to any such portion." :

7). Such nghta and easernents for navization and fishery which may exist over that portion of said lsmd tyin.g' beneath ' E

the waters of Carson River,

8)  Eascment, together with the rights incidental thereto,

 RESERVEDBY:

PURPOSE:

 RECORDED:

BOOK;
PAGE;

- DOCUMENT ND

AFFECTS:

HE, Dangbe:rg Land & Live Stock Cnmpany a

Nevada Corporation
Rights of other users of common rhtches,
canals, stremmms in accordance with, but not

-~ limited to, historical custom and usage

March 30, 1979 TS

227, Official Records

612

78173 :

A portion of said land exact Jocation is nat
defined of record

9y Rights of way, easement and conditions as set forth in those ceriain Grants of Easements, |

RECORDED:

BOOX: .

PAGE:
DGCWENTNU’S

Continued..,

October 1, 1984 o :

377, Official Records

233,237 and 241

30615, 30616 and 30617




SteAEY . MORTHERM My TITE o o NO.®
PAGE 4
R |  NORTHERN NEVADA TITLE COMPANY -
© Escrow No. CC-1060839-¥0  ° .~ PRELIMINARY REFORT

T\J :
o
&
T

EEZ :‘3

7 Atthe date hereof exceptions 10 coverage, in addition to the exclusions cantained i said policy form, would be as follows: :

I - Tarr_m conditions and fees as set forth in Decision for Right-af-Way Grant,

- FILE CASE wNO: o N-35520
RECORDED: S October 3, 1934

-~ BOOK: . - T R 377, Official Recards
PAGE: - e 368

" DOCUMENTNO: 30685

: AéSignment of Right-ofﬁ‘v”ay Grant,

RECORDED: . ' February 4, 1985

. BOOK: . - . .. 38 0Official Records
CPAGE: .. - AU 276
DOCUMENTNO: * - 33372

- 'Df:cisioﬁ Right-of-Way for Partial Assignment appraved Amendment approved. |
DATED: '_ L uly7,1992
Aqs*i,mment of mvht-of Way Grant N-39520 for use of access madbv other owners.

11 :-*-Lg;r ement, on the ferms and conditions contained therein.

-'PURPDSE-:' : ' _ RnadMamt=nameAgreement

© EXECUTED BY: - S . William L. Desormier, Eli H. Keeran, Iaazk
o L o Foerschler and John 1, Stein
RECORDED: L ~ March 16, 1989
DOCUMENTNO: . 82797, Official Records

12) | Gram of Easement, tUgeﬁler with the rights incidental thereto, _

GRANTEDTO: - .. | Tack Foreschler and Charlene Foerschler

PURPOSE: - . Easement and right-of-way farandadeanate"

travelway and right-of-way for all nsefid utility |

access for residential purposes, but nat

. IR commervial parposes
RECORDELD: N L May 1, 2000

DOCUMENTNO.: _ 247954, Official Records

- Continued, ..
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SRR _ NORTHERN NEVADA TITLE COMPANY
Escrow No. CC-1060839-TO - PRELIMINARY REPORT

- F.B-

Atthe date hereof exceptions to coverdge, in additicn to the exchusions contained in said poticy form, would be as follows:

13) - Eascment, together with the rights incidental thereto, 77
GRANTED TO: R " Paul D. Dasormier and Sandra K, Desormier
PURPORE: , . Permanent sasement and right-of-way for an

N = - ' adequate travelway and right-of-way for all
* ussful wility access, and residential purposes,
IR o _ © butf not commercial purposes
RECORDED: .~ April 14, 2004

DOCUMENT NC.: 317100, Official Records

14} Eascrens, together with the rights incidental thereto,

 GRANTEDTO: . Paul . Desormier and Sandra K. Desonmier
PURPOSE: _ . Permanent casement and right-of-way foran

adequate travelway and right-of-way for all
usefil utility access, and residential purposes,

o _ R o .. burnot commercial purposes
REECCRDED: - April 14, 2004
DOCUMENTNOC.: - . 317101, Official Records

13) - 'Easemen't, fﬂgeﬂm with the rights incidental thereto,

GRANTEDTO: ' ~ PaulD, Desormier and Sandra K. Desormier
PURPOSE: .~ ' Permanent easement and right-of-way for an

adequate travelway and right-of-way for all
useful utility access, and residential purposes,

' o o ; © but not commercial purposes
RECORDED:; ' : April 14, 2004
- DOCUMENT RO - 317102, Official Records

16} Easement, together with the rights incidental thereto,

GRANTED TO: William L. Desormier and Pairicia :
: o L Desormier, Trustee, under The William L. &
Patricia L. Desormier Family Trust, UTWT
o 05-18-00
PURFOSE: - . . Permznent easement and right-of-way foran
SRR adequate travelway and right-of-way for all
nseful utility access, and residential purposes,
e : but not commercial purpeses
RECORDED: ... . April 14,2004
DOCUMENTNO.! ~ . 317104, Official Records
. Continued. ..
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R, NORTHERN NEVADA TITLE COMPANY
Escrow No, CC-106083%-TO0 PRELIMINAERY REPORT

At the date hereof exceptions to coverage, in addition to the exclusions contaned in said pelicy form, would be as ollows:

17} Easemert, fogether with the rights incidentad thereto,
"GRANTED TCQ: o Williarn L. Desormier and Pamam -
' . o " L.Desammier, Trustees, under The Willlam L.
& Parricia L. Desormier Family Trust, UDIT -
TR 05-13-00
PURPOSE: . . ' Pgrmanent sasenient and ripht-of-way for an
R adequate travelway and right-of-way forall
nseful utility access, and residential purposes,

S . _ but not comunercial purposes
. RECCRDED: o Apri] 14, 2004
- DOCUMENTNO. o 317105, Official Reconds

18)  Easement, together with the rights incidental thereto,

GRANTEDTO: . - DavidK. Riskeand Alisa D, Riske, Flusband

and Wife as Joint Tenants with Right of
o e Survivership _
. PURPOSE: - - - " Permanent easement and right-of-way foran

- adequate travelway and right-of-way for all
sefirl uiility access, and residential purposes,

' o e : . 'blrtnatcommemalpurpuses
- RECORDED: = - - April 14, 2004
DOCUMENT NC.: - ' L 317108, Offictal Records

19 | Easemem; toaerhf:r with the nﬁﬂs meidental thereto,

: GRAN"[ED IDL S Jack Fuvarschierand Charlene Foerschler,
' © Husband and Wife as Joint Tenants with Right
. o e - " of Survivorship .
PURPOSE: S Permanent easement and right-of-way on 2n

adequate travelway and right-of-way for all
nseful utility access, and residential purposes,
T . . _ - - but not commercial purpases
RECORDED: - o - April 14, 2004
: DOCUI\.{EN‘E NG o . 317109, Official Records
' 2[}} The reqwament that an executed Certification of Trust pursuant to NRS 164.400 etseq, be mbmmed pricr o tﬁe
issuance of a Title Insurance Policy. _

Comtinued. .
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Atthe date hereof amépﬁtms to coverage, in addition to the exclusions contained i said policy form, would be as follows: -

21} . "Preliminary Reports” are furnizhed in connection with an application for title insurance and are offers to issue atitle .

o  policy subject to the stated exceptions set forth in the report. The information contained hersin, while desmad reliable, does -

. notreflect the information that would be shown in an ahstract of title, and no liability is assumed nor is any assurance given

- astothe aceuracy of the vesting, legal description or items contained i or deleted from this report,

o Ifitis desired that liability be assumed prior to the issuance of a policy of title insurance, a Binder or Commitment should be o |
- orequested. . : . :

NOTE: Asa maiter of infmm:ﬁﬁmﬁ_, we report that taxes for the yéar 3006-2007, have been paid in full.

TOTAL AMOUNT: - . 830135

ASSESSORS PARCEL MO S o 10-502-01 |
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- Northem Nevada Title Company
 512N.Division Street
~ Carson City, NV 83703

Privacy F‘alicf.r Netice
as of September 20, 2005

 PURPOSEOFTHISNOTICE

. Northem Nevada Tille Company (NNTC) and it's Undenwriters share your concems about pﬁ'vacy} Each Company [s comitied to _
respecting the privacy of our policyholders. Therefore, in accordance with Federal and State laws and rsguletions, we are providing - - -
you with His notice of how we might use the information about you which we gather in the process of issuing a policy of title

- insurance,

Tile V of the Gramii-Leach Biley Act (GLEA) and the l2we of the State in which you reside generally prohibit us fom shiafing non™

- “plblic personal information about you with a third party unless we nrovide you with this nofice of our privacy poficiss and practeas,

such as the type of infermation that we coliect about you and the calegeries of persans or entities to whom that infomation may be

" disclosed, In compliance with the GLBA and the laws of this Stats, we are providing you with this document, which notfies you of

the privacy policies and practices of NNTC and it's Underwriters. o

_ " OUR PRIVACY PCLICIES AND PRACTICES
Information we collact and sources from which we collect it: -

~ We do not collect any nenpublic persanal information about yau other than the following:

' Information we recsive from you or from your atiormey or other representaiives on applications or ofher forms; -~
Irformation about yolr fransactions with us, our afiiiates or our Undenwriters. ' '

" addition, we may collect ather nor public parsanal infermation about you from indiduals and com panies ofherthan
- those proposed for coverage. _ | -

* Unless itis specifically stated othernise i an amended Privecy Policy Nofice, o additional information wilibe
coliected about you. _ =
Information we disclose to third parties: | o SIS
* Invthe course of our general busingss practices, ws may disclose the inormation that we collent (a5 described ahove) about you of -

“others without your permission % the following types of institutions for the reasons described: .

To 4 third party such as a survaying, real estate tax research or municipal data firm if the disclostre will enable.
- trat party to perform a busness, professional or insuranse furclion forus; TR

" Toan insurance insfituton, agant, or credit reparting agency in arder to detect or prevant criminal activity, faud
or misrepresentation in connection with an insurane2 transaction;

- Taaninsurance institution, agent, or credit reporting agency for either this Company or the entiiy to whom we |
- disclose the information to periorm a function in connection with an insurance ransaction invehing you; :

_ To an insurance regLiatery aithonity, kaw enforcement, or ather governmenta! authority in order to protectour
inferas’s in preventing or proseciting fraud, or ifwe believe that you have conducted flegal activities;

To an actuaral or research organization for the pumpase of conducting actuarial or research studies. - |

The disclosures described above are permitted bylaw. '

F’a'i‘.raf‘:anﬂce ................
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WE DO NDT DESCLDSE ANY HUNF‘HBLIC PERSDHAL INFORMATION ABOUT YOU WITH AFFILIATES OR NON-
AFFILIATED THIRD PARTIES FOR ANY PURPCSE THAT 1S NOT SPECIFICALLY PERMITTED BY LAW. |

Your right to aceess and arend your personal information:

You have the nght to request access i the personal amrmannn that wa TE-GGTC[ ahout you, ‘r'mur right includes the nght tn'

- know the ‘source of the informafion and fhe identity of the parsens, institutions or types of insfituions lo whom we have

disclosed such information within 2 years prior to vour request. Your right includes the right o wiew such information and
copy it in person, or request that a copy of it be sent fo you by mail (for which we may chargs you a resscnable fee fneover
our costs). Your right also includes the right to request corrections, amendments or delstions of any information in our-
possession, The procedures that you must follow to request access to or an amendment of your information are as follows:

- To ohtain ascess to your information from Northam Nevada Tite Company: You should submit @ reguest inwriting
- Northern Mevada Title Company, 532 N, Division Sireet, Garson City, Mevada 89703, The request should include -~
“your name, address, policy number, telsphone number, and e information to which you would ke access, The -
" request should state whether you would like access in person or @ copy of the information sent to you by mail, - -
- Upon receipt of your request, we will contact you within 30 business days o arrange providing you with accessin-
~ . person or ihe copies that you have requested, o

To obtain acesss to your information from the Underwdter: You shotld submit your writen request -
- inchiding the specified information fo the address stated above. The request should incleds the same
information mentioned above for requests to NNTC. The request will be forwarded 1o the Undenwriter
~ which insured your transaction

To comset, amend. or delete any of your information: You should submit & request in writing to the
- address refererced directly above. The request should include your neme, address, policy number,
 felephane number, the specific Information in dispute, and the identity of the document or record that -
- contains the disputed information, Upan reseipt of your request, we will contact you within 30 business
 days to nofify you either that we have marde the comection, amendment or deleion, of that we refuse to
do so and the reasons for the refusal which you will have an opportunity to challenge.

¥, Qur p:rantices regarding Information confidentiality and security:
We resirict dcoass to ncnpubh: parsonal anfnrmahm about you to those emp&ayﬂes who nead 1 knu W thiat mimrmahm in arder tn R
provide products or services to you. We maintain physical, elscironic, and procedural safeguards that comply with federal - -
~ regulations to guard your nonpublic personal information. o
V. ~ Our palicy regarding dispute resolution: _ _
‘Any confroversy ‘or claim arising out of or mlaﬁﬁg fo our privacy policy, or the breach ﬂ'leréuf shall be setfied’ h‘f arbitration in
accardance with the nyes of the American Arbitratiun Associaticn, and judgment upon the award rendered by the arblh'ainﬁs} may -
~ be entered in any court having jurisdiction thereof. _ _
Vi Reservation of the right to disclose information In unforeseen circumstances:
In connection with the potental sale or transfar of its interests, Northem Nevada Title Company, ts Undehwriters and thelr'-:_' g
- respective afiliates reserve the right to sell or transfer your information {including but not limited to your address, narte, age, sex,
Zip tods, state and couniry of residency and other information that you provide through other communizations} fo 2 thisd party entity
- that { 1) concentrates ifs business in a similar practics or service; [2) agress to be a successor in interest of Northem Nevada Title
Comparty or the Undarwriter with regard o the mainfenance and protection of the infarmation colected; and {3} agrees fo the
obligations of this pnvany statement. :
Privazy Nofice
f’? 0}
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