City of Carson City - e e
 .Agenda Report

| DﬂteSﬂblﬂlﬂEﬂ ‘October 23,2006 o 4gea1da Daﬁe Requeste& Nm aitiber 2 2{}{]6'_
_ o = - Time Requested: i:Mmutes . _j:_'

'_..'."}[‘u MayorandSupemsmrsﬁ SRR o o

L ."_Frﬂm Parks and Racreatmn I}f:pa:rtment o

:'_'-'Suh;e-::t Title: Actmn to accept the recommenﬂaﬁan of the Open Space i‘&dwsum Cnmmxtzae o makc an .

- offer to Hall and Deborah Hutchison for the purchase of approximately 40 acres in fee title on pmpem
~‘located at Kings Canyon Road two miles west of the paved terminus of Kings Canyon Road: and east of

Horse Creek Ranch, APN 7- {}51 07, .

Staff Summary Thls action will result in the fee tltle acqmsrtmn of appmmmatelv 40 acres for a cash sum

- of $400,000. The owners of the land have verbally accepted the offer to sell the land to Carson City pendmg 5 r

- approval by the Board of Supervisors. Mr. Hutchison’s main concern'is that the transaction close prior to the o

end of December 2006 in order to meet their tax needs, This parcel is located within a pnonty area forland -
. -consewatmn as designated by the Open Space Master Plan. : - : T

 Type ﬂf Actmal Raquested {check one)

) Resolution : ) Ordmance
{____] Formal Acﬂomﬂviotmn - ( ) Other (Specify)
: Dnes Thls Actmn Requlre ‘A Busmess Empact Statement | {_’_j Yf':s (_} No -

- Recommended Bcard Actmn Tmove to accept the recc-nnnendatmn of the Open Space Advmmry
Committee to make an offer to Hall and Deborah Hutchison for the purchase of approximately 40 acres in feJe_ L
title on property located at Kings Canyon Road two miles west of the paved terminus of Kings Can}on Read RS
- and cast of Horse Creek Ranch, APN 7-051-07. R N

o Exp]anatmn fnr Recummended Board Action: B&sxdes the parcef lacaﬁun in a priority‘area for, the _ :

-~ protection of the scenic resources, the property was identified in the U.S, Forest Service Landscape Analyms

to be the subject of a pedestrian trail accessing a vista point commanding scenic views of Washoe, Eagle, and
: Carson'\falleys The City Charter and state law empowers the Board of Supervisors to purchase land. -

o Appllcahie Statute, Code, Policy, Rule or Regmaﬂon _ _ _ -
" QOpen Space \fiaster Plan/ C C.M.C. Chapter 13,06 / City Charter / N.R.S. Section 244, 273

: F&scai Impact 54013 000 plus one- haEf of escrow related fees and costs (appmmmatelv 31 {}ﬂﬂ) The State s

-of Nev ada Quﬁstmn 1 conservation grants has awarded 75% of the estimated cost for this transactmn .

o Explanatmn uf Tmpact: The cost of the land was estabhshad bya sekf—contamed apprmsal conducted by ST
Dan Leck, MIA. Upon the Board of Supervisors’ acceptance of a reimbursement aga‘eemem mth the State s::-f S

j Nﬁvada, 75% of the project costs are to be refunded to Carson City. : ReE
- Fundmg Smrrce Upen Space funcl o

IR Alternatnes Not to make an mffsr to pmchase o




" Supporhng Material: _
V__'{}ﬂ"e,r to purchase {Pages 1- 16]
' Appralsal {Pagﬂs 17-117)
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| DRAFT .
PURCHASE AND SALE ﬂGREEMENT

TI-IIS AGREEMENT { Agreement") is made and enterad into thiS e '&ay
. of L 20{}6 by and between Hutchison Family Trust, Hall - and Deborah -

" and Carsnn Cltj,r a  consolidated municipality of the State of Nevada by and thmugh its: Boardf -

- uf Superwsars of 201 North Carson Street, Suite 2, Carson Clty, Nevada 89701 (“ BUYER“’} 5

. SELLER and BUYER are sometimes hereinafter referred to indiv 1duallv as a “Par‘l} and. S

cmlectively as the “Parties.”
RECITALS

A, SELLER is the fee simple owner of all that land and real property lying and
: :situatedﬁiﬁ Carson City, Nevada, more particularly described on Exhibit “A” htta.chéd;._herlem_.' -
and -incurporatad'herein'b}f this reference (herein sometimes referred to as “Property”) and

| SELLER'desires' to sell and BUYER desires to acquire the ?ropertjf Itis uﬁdérétuod E’hﬁt this -

' "-knmvn water nghts appurtenant to this pmpert}
' ;"B. - The Parties - desire and intend by this Agreement to IIlﬁIIlﬂl‘lElllZE ﬁlﬁll‘: : '::'
e | agreaments by this writing. | _ .
| NOW THEREF{JRE in consideration gf the mutual cmfenants tenm emu:lE .

o cnndltmns herein contained, the Parties hereby agree as follows: -

1. REPRESENTATIONS AND _WARRANTIES: ~ NO PERSON IS

* AUTHORIZED TO MAKE, AND BY EXECUTION HEREOF BUYER ACKNOWLEDGES
. THAT NO PERSON HAS MADE, ANY REPRESENTATION, WARRANTY, GUARANTY

?aggj.cf.‘iﬂ |




. STATEMENT. REPRESENTATION OR PROMISE MADE BY ANY SUCH PERS@N[. i
" WHICH IS NOT CONTAINED HEREIN SHALL BE VALID OR BINDING ON SELLER.
© THE ONLY REPRESENTATIONS OR WARRANTIES OUTSTANDING WITH RESPECT

TO THE 'SUBJECT MATTER OF THIS TRANSACTION, EITHER EXPRESS OR

- IEMPLIED BY LﬁLW ARE SET FORTH HEREIN, AND BUYER EXPRESSLY. WAI‘»’ES

 THE RIGHT TO ANY WARRANTY IMPLIED BY LAW. THE PARTIES
_ ACKNOWLEDGES THAT BUYER AND SELLER HAVE MADE THE SUBJECT'_.;'_ R

Lo . PROPERTY AVAILABLE FOR THE OTHER’S INDEPENDENT INSPECTION.

2, PURCHASE AND SALE OF PROPERTY: SELLER agrees to convey. me'-'-' B

~ Property, mgether with all rights, title and interest in accordance with the terms Df thls' :_'Q :

: Acrreement the followt mg which shall comprise the sale mntemplateﬁ in this Agreemant

a. “All of the real property lying and ‘situate -in Carson Clt}', Nevan:la

- cnnsmtmg uf 40, D acres, more or less, and described in “Exhibit A.™

b. Any and all licenses, encroachment parrmt,s WH}S ‘easements of

© whatever type ot kind, 'tagéﬂier with all mineral rights, oil rights, gas rights, -gebfhﬁrrﬁal- -

- nghts sands and gravels which are appurtenant to or associdted in anyway with the Pmperty

. The foregmng listed elements of the Pr@pert}r in this Paragraph 2 are heremafter '

_ wllectwely referred to as the “Property”.

3  PURCHASE PRICE: The purchasa price for the above descrabed Pmperty -

__'4. " ESCROW. CONVEYANCE, AND TITLE INSURANCE: Escrow shall be

'_mth NORTHERN NEVADA TITLE CO. (“Es crow Holder™), which is E{)cateﬁ at 512 Nnrth-
”Dmsm St., Carson City, Nevada, 89703-4103

A ~ Escrow shall open as of the date upon which Escmw Holder has receiv ed:_-__

a ﬁi‘ll}f_'sigﬂed oi‘iginai, or counterpart originals, of this Agreement, accompanied by the sums

Pa gi.of!{}_i




_._-'and dncmnents reqmred herein. The date all such items have ’ﬂeen delivered o Escmw Holder EIR .

'shall be rf:ferred to herein as the “Dpemng of Escrow” and reported by letter to the Parties by SN

Bscrow iio!der, and the date escrow acmally closes and the deed is recorded shall be referred
" to as “Close of Escrow.” Escrow Holder is hereby authorized and inst:ructed.to: act in

" accordance with the provisions of this Agreement, which Agreement, together with Escrow

--_Hﬂider"s "standard ‘escrow instructions, shall constitute Escrow Holder’ s'-e'scmw-inSEructioﬂs

) _'As between the Parties, if there is a conflict between Escrow’ Holder’s standard instructions. BT

| and fms Agreement this Agreemem: will control.

‘b, Ad valorem property taxes for the current fiscal year shall be pmrated as' _ L

Uf the Clnsa of Escrow

e Al assessments and/or special taxes, mc‘iudmg the full prmc:lpal amount_'_ '

o 'nf ali bonded indebtedriess encumbering the Property, if any, shall be prorated to the clnse of e .

: .escmw “To the extent such amounts can be identified or reasonably estimated by Escmw' e -

. Holdr:r the:,r shali be accordingly paid (or reserved for payment) at Close of Escrow.

d. " SELLER, at SELLER’S expense, shall fumlsh BUYER mth a CLTA,

' '-NEVAD& TITLE COMPANY, subject only to those exceptions disclosed herem 0r uthmmse:-

- mot Ob_] ected to by BUYER or the preliminary title report.

" e. - BUYER and SELLER shall each pa}r 0ne~half (%}Qf the escrow fee and _ :

any and all other fees, including recording fees, docurment preparatmn fees, real property'_-" |

o 'transfer taxes and similar costs not specifically allocated in this Agreement

£ Title to the Property shall be conveyed b}’ Grant, Bargain and Sale Deed o

- AND MUST CONTAIN THE FOLLOWING LANGUAGE: “T his land was purchased w1th'.
_ Quahty of Life Sales and Use Tax Funds and is subject to the prmqslc-ns nf the Carsun Clt}f" |
R Mumc:pal Code Section 13.06.” |

el 5.’ PAYMENT OF PURCHASE PRICE The Purchase Price for the Pmpert}f -
_'descrlbed in Paragraph 3 above and detailed on the Exhlhlts hereto shall upcm satmf&ctmn uf |

Tof10°
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fnllows

o the cun{imuns set forth in Paragraph 6 be pa!.d by BUYER to Escruw Huﬁder for SELLER as

' The'su"m' of Four Hundred Thousand and no/100 dollars ($40[]I 000} shall

| he pald mto Escrow on or before the date set for the Close of Escrow, which is thirty (30) days .
from the Opening of escrow, in cash, fed funds or other readilv available funds.

I BUYER'S CONDITIONS ON CLOSE OF ESCROW: Close of Escr(m shalk.-: e

'_ be suh]ect to the following conditions: SELLER and BUYER shall dmgeﬂﬂy attempt tc. i
. : achw_i.fe the satisfaction of these conditions without undue {iﬂla}’. i an}' of these:condxtmns-. e

cannot be met, then, unless waived by BUYER, Escrow Holder, upoﬁ "recéi_;.l't'nf nntiﬁtatio_n '

f’rﬁﬁi-:BUYER or from SELLER that it cannot or will not be able to satisfy a cangdi'tian, s_h‘al"iQ -

- ) inmle&i'a‘tﬂly cancel the escrow and if such cancellation occurs before December 1, 2006,
'. 'feturﬁ' the respective dﬂcuméms to SELLER and BUYER, and each party shall be r’espﬁnsible*
for Gne—ha}f (1&)of the escrow costs incurred, and thereafter neither Party shail hava an},r . |

further obllgatmn nghts or liability under this Agreement.

a. - Except as otherwise approved by EUYER tltle to the Pmperty shall be

m:-nvﬁ},red to BUYER free of liens and encumbrances. SELLER shall, at its expense, furmsh'. S
- BUYER with a- prelnmnary title rf:port and, upon request copies of all récorded excepnons ’Eo

- title referred to therein within fifteen (15) days after Opening of Es-cmw‘ Within twent‘y {Zﬂ): -

da}rs nf reaemt of: {1) the preliminary title report and all documents referred to in it; or {u)“

] anj,f supplemﬂntal or amendatory report and the documents referred to as exceptmns thereto,

| .  BUYER shall give SELLER notice specifying those matters which are unac:cep-table condxtmns' :

“of title. Said preliminary title report as supplememed'andfﬁr amended is héreinﬁfter-te’f&fred- =
0 as. the “Title Report.” All exceptions in the Title Report not specifically drsapprt}ved by_-: o
:BUYER within twenty (20) days after receipt of the initial submittal andior ‘a8 apphcahle 5
' suppiementary or amendatory materials by BUYER, shall be deemed to have i:ueen apprm e : :

_SELiE'R' shall remove such objectionable items within fifteen (15) days thereafier, but inany |

" event prior to the Close of Escrow and if SELLER fails to remove suc}i'nbjecﬁ@na*ble' items

'Page 40f 10




' within -Sa‘id'ﬁp.ériﬁ'd,'anﬂfﬂr' if the Title Policy will not be jssued in‘the exact 'f_ﬂrm‘ apptbvéd--bjf;'_.:"'_:_:-

BUYER, SELLER 'shaﬂ-'nmafy-'}amfﬁg in writing of such fact, and BUYER shall havé the

'eiectmn to be exercised in writing within five (5) days after deliv ery 1o BUYER of such nunce'

| of SELLER of enher

1) ' tf:rmmatmg this Agreement, in whwh event Escrc-w Holder shalE ; N

'return the documents {iep(}SIted herein to the Party depnsrtmg same; oF

| '2} . accepting the Property subject to the ﬂbjectlonable.ntems :

b To the extent that the same exists, SELLER shall furnish BUYER mm'f_ T

_any and all iand surveys, engineering information, environmental aSSBSSIanE pia:rmmg 01'__

. zunmg information or other evaluations of the Pr{:uperty in SELLERs pcssessmn w1t]1m

o _'f-ar whamver reason, BUYER - shall ‘promptly return all such land ‘suiveys, engmeenng-::: o

mfcrmatmn ﬁmflranmentai assessments, planning or zoning mfnrmatmn or other evaluatmns__ e

of the Pmperty to SELLER and treat as confidential all information cnntamf:d thereit.

c. _ BUYER shall perform and approve, at its sole cost and expense, a Phase o

1 Site Assessment.

Supervisors.

d. This Agreement shall be approved by the Carson City Board of

In the event that any of the cnndxtmns 10 clrase are nm met mthm the tnne L

_ fra.mas set furth herein the SELLER or the BUYER may cancel and Eennmate this Agreement _ o i

B and the _Escmw attendant hereto and thereafter this Agréement shall become null and m_ld and -

‘the .'parties'shall' be retutned 1o their original pre-Agreement condition, The parties will _'be.' ; e

_ _'_re'iéas#c.i.fmm an}f further -obligation to each other and neither will be liable to the other f.m_""3 N

_'_c'asts.'cf partial péerformance or failure to perform. BUYER will be entitled to the return sjf_ all

' moniés paid by it to the Escrow less one-half of the reasonable charges incurred by the Escrow, e

Agent. : : >

© Page S of 10




' SELLER'S REPRESENTATIONS, COVENANTS, WARRmTIEs AND’} e

_-.:OBLIGATIGNS

'the tttle m be conveyed to BUYER will not be encumbered by any easements, persons in

& SELLERr represents fo BUYER that to the best know Iedgf: of SELLER, i '?: o

-1::1[355»&3531&'11’1é gt_wemment patents or other rights, other than those items disclosed on th&.Tzﬂe__ L

' Repdrt-_ 0or 'which ﬁ-‘nluld be disclosed by a physical inspection of the p'mpema__'["@ _the.:‘bésjf »
kﬂﬁ'ﬁ#’iédgé of SELLER, there is no hazardous, toxic or radioactive material on the Prt}peﬁy'

B SELLER agrees BUYER and/or its agents may make all disclosures and file all feports whzch _ = g

o may be requlred by law -with ‘respect to discovery of any hazardous, toxi¢ of. radmacme_“f

- -":.'matemais on the. Pmperty as a result of such mvestzganuns and hereby Teleases and holds R o

. o B{IYER harmiess with respect to liability arising out of such dlsclesure

b; o SELLER warrants there are no threatened or pending annexation (:-r:-
- cundemnatmn pmceedmgs against or affecting any part of the Property |

e, SELLER shall not commit of suffsr to be committed anj,r waste 1 - c-r-:

o upon the Pmpem - Waste shall includé; but not be limited to, any 111]111}? to the Pmpeﬂy whlch = .'; '

"'rendars it in a condition matenalij.f different from its condition at the date of this Agreement, -

'd. To the best knowledge of SELLER, SELLER has complied, and the o

Pmperty is in conmllanca with all laws relating to the stnrage ‘use and disposal of hazarduus

| mxm or radloactwe materlals {collectively, “Tox ic Matenals”} _ -
” : g ‘e, The execution and consummation of this Agrﬂement pursuant.m its terms | :

- '._will' '?rmt'.r'és}ul.t 'i'n'..a material breach of, contravene any prmrlsmns of, violate, or constitute a’ - :

 default un{ier any articles of incorporation, charter, bylaw, mnrtgage contract agreement tﬂ'-f"

: ._'_wmch SELLER is subject.

£ i?rom the date of this Agreement to the Close of escrow, the SELLER ; n

o _wﬂE mntmua to prm ide BUYER full access to all of the Prnperty and information relatmg l:o_. L :

the hzsmracai use and nperatmn uf the Pmpﬁrt}'
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8. POSSESSION: Possession of the Property _'s'hall be given to the BUYER:-_EL'{'_:-_';  ' .

Close of Escrow, but during the term of this Agreement BUYER and its agents may eter upon~~ © =

.'t'hé'ProﬁErty for the ‘purpose of performing environmental or énginééri-ng,‘ sur'#'e'j.riﬁg or ;scil': R
'-'.iéstiﬂ'g " BUYER agrees to pay, defend, indemmify and hold SELLER 'h:n’mles.é from all i
'-'.llahlhty, _t:}alms m)sts and expense, except such as might accrue from the mere discovery nf
- hazardous or toxic m,aterlai resulting from BUYER's activities on the Property during the
."_"escmw perm& Should the BUYER fail to acquire the Property, then it is aga‘eed that SELLER ) -

shaH receive copies of all studies, test results and engineering generated by BUYER,

9. GOOD FAITH AND FAIR DEALING: During the term of this transaction the 'j: o

* parties hereto agree and covenant, one unto the other, to act in good faith and to .f.aLrly_and S

© openly deal with each other to accomplish the goals and objectives of the respective partlsas i

-'-::losmg the escrow envisioned herein. -

;1'('1.” ~ BINDING EFFECT: This Agreﬂment shall bind and inure to the benefit of the .

_1'1. NOTICES: No notice, request, demand, instruction or other d-:)cument o be o

give.n.hereunder to any Party shall be effective for any purpose unless personally delivered to

:.'thé:persdn at the appropriate address set forth below (in which event such notice shall be

B .df;t:méd effective only upon such delivery) delivered by air courier next-day delivery (e.g.,

_ 'Féﬂ_é‘ral Eﬁcpress) , or delivered by U.S. mail, sent by registered or certified mail, return recé'ipt-. _ L

 requested as follows:

If to SELLER, to: Hutchison Family Trust
. Hall and Deborah Hutchison -
1187 Coast Village Road 1-484 -
Santa Barbara, CA 93108

Ifio BUYER,to: Carson City, a Consolidated Municipality. -~
_ 201 N. Carson Street o L
Carson City, Nevada 89701




- Notices delivered by air courier shatl be deemed to have béﬂn 'giwf3eh the ﬁé:\&'ﬁ: =

- .busmess da& after deposﬂ with the courier and notices mailed shail be deemed t@ have bee:nr_-'_ SRt

'gwen on the semnd day following deposit of same in any United States Post Office maﬂhm i :

| '-the state to- whwh the notice is addressed of on the third day following dep{:-mt in any such pnst_' :

' "efﬁce box other than in the state to which the notice is addressed, postage prepmd addrassed: -

L as set fnrth abme The addresses and addressees, for the purpose of this Paragraph may be._ o

changed b}r giving written notice of such change in the manner herein provided for gwmg' : o

o 3-;_-_110{10&;' Unless and until such written notice of change is- received, the last address _and; S

; aﬂdtéSSea .stated'b?w:itteﬁ notice, or pmvided herein if no such w‘ritfeu notice of éhaﬂge"hﬁs :
~been recelved shall be deemed to continue in effect for all purposes hereunder. - ._ |
| - -12.. TiME ‘Time is of the essence for each provision of this Agreement nf w}nt:h '. e
} _tlme isa fac:tor SELLER has requested that this transaction be compiateﬁ prior to DECEIH]JEI:_ » o
'-':-31 2036 R

13 ATT ORNEYS' FEES ‘In the event of any action or proceeding, inclu&ing an .

o aib‘“au‘m hmught by eithier Paity against the other under this Agreement, the prevailing Party -

S 'sha]i be en’mied to recover all costs and expenses including the actual fees of its attomf:},fs

_ mcurped f(}r pmse:cumm defense, consultation or advice in such action or pme:eedmg

14, COMPUTATION OF PERIODS: All periods of time referred to i this

Agreement sha!l include all Saturdays, Sundays and state or national holiday, unless the permd:'_ SR

nf tlme spfamﬁes husmess days, provided that if the date to perform aiw act or give any nﬂtme_ _ R

. - with” re*sper;t to thls Agreement, shall fall on a Saturday, Sunday or state or national hohda}f,' -

- sur:h act or HGHCE: may be timely performed or gwen on the next succeedmg day w ‘hich is not a
- Saturday, Sun{ia}f or state or national holiday.

= '15.' ~ INTERPRETATION: The Parties hereto acknowledge and agree that each ‘has :

: .._'__-been glven the opportunity to review this Agreement with legal counsel mdependentl}f andfﬂr'_ - SN

has the- reqmsue experience and sophistication to understand, interpret and agree 1o the =

B i}ﬂfﬂwlﬂf lﬂﬂgllage of the provisions hereof. Thf: Parties have equal bargammg pﬂwer andﬁ SIS

Page E of 10
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intend the plain meanmg of the pr{:-wsmns herein. In the event mf an amblguat} in or dlspute SRR

. regardmg the interpretation of same, the interpretation of this Agreement shall not be resnlved SR

: by__any_mle.of mtefpretatmn-pmwdmg for -interpretation agamst the Party who  causes thf_z_

uncertainty to exist or against the draftsman, This Agreement contains the entire ﬁgreement o

between the parties relating to . the transactions cc-memplated hereby and all prmr ﬂr'_-'- o

o cnntempﬂraneeus agreements, understandings, representations and statements, orai_ur-wrltten, REREER

are merged and mtegrated into this Agreement.

e 15.'- SURVIVABILITY: Al covenants of BUYER or SELLER which are mtended

-'hereunder to be performed in whole or in part after Close of Escrow and ali a‘epresentatmns, : |
warranties and indemnities by either Party to the other, shall survive Close t)f Escmw and .

- éehvery of the Grant Bargam and Sale Deed, and be bmdmg upon and inore to the beneﬁt ﬂf

I the rﬂspectwe Pames

1?.. - MUTUAL INDEMNITY SELLER and BUYER hereby agree © 1ndenm1fy : .
| defend and hold the other Party harmless against any and all liability, clalms; costs or expenses
_arising. directly or indirectly out of the covenants, representations and warranties given by the _. :

mdemmfymg Partj,r to the other in this Agreement.

18. AUTHORITY OF PARTIES: ﬁm' cﬂrpnrannn sagnmg ﬂns Agre:ement an{i" o

each agent ofﬁcer ditector, or employee signing on behalf of such corpmauﬂn, but in hls o

mclmdual capacﬁ}r,-represents and warrants that said Agreement ls-dui}; suthorized by _and- :

© binding upon said corporation.  Any individual signing this Agreement on behalf of a -
. 'parmersth or business entity other than a corporation represents that ‘such other f:nﬂty has

| pcrwer and authority to enter into this Agreement, and by such person's act is bound herebj,r

19, COUNTERPART: This Agreement and any other agreement {or document)

__-deiiv'e:red pursuant hereto may be executed in one or more counterparts and by different Parties

© - in separate caunterparts . Al of such counterparts shall constxtute one ami the same agreemeﬂt
o and shall b@come effective when one or more counterparts of this Agreement have been mgned

. b}f each Part}f and delivered to the other Parties.

_ ?ag%\?f o
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IN WITNESS WHEREOF, SELLER and BUYER have ﬂﬂl}f executed. l:hls S

| Agreement as of the date first above written.

. HALL OUTCHISON |  Marv Teixeira, Mayor
o | L CARSON CITY =

' DEBORAH HUTCHISON

Pagslf&gfl@ .
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CPAGEL Exhlblt A
PRELIMINARY REPORT

Nmthem Nevada Tltte Company
512 M. Division Street

Carson City, NV 89703-4103 .

(775)-883-7513 FAX (775)-887-5065

To: o -Carsun Cnt:, Parks and Reereatmn o Escrow Ne, CC-1040162-T0 '
: o Att: Juan Guzman L - TitleNo. 1040162 '
. . : Your Mo,

: Prﬂpert;-}' Address
- Mome Available _
Carson City, NV 39703

.ﬂs’sessor.’s ‘?arﬁak Mumber
705107

in respunse to the above referenced apphcatmn for a policy of title insurance, Northern Nevada Tltle C@mpaﬁy herebv repnrts that it is

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

* interest therein heremafter set forth, insuring against loss which may be sustained by reason of any defect, Ben or encumbrance not shown

or referred to as.an Exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and Snpulatmn of sald o

" Policy fomas

The prmted Exceptmns and Exclusions ﬁ‘nm the coverage of said Policy or Policies are av m!abie from the nfﬁce which msued this report '
Copies of the Policy forms should be read.

This report {and any supplefents or amendments heretu) is ;ssuod su!e]y for the purpose of facﬁllmtmg the issuiance of pﬂluc}.r of title
. insurance and no liability is assumed hereby, If it is desived that {iability be assumed prior to the issuance of a policy af t1tle isurarice, a
Binder or Cﬂmmﬁtment shau!::l be requested

Dated?bflarth _1,'29_04&'?:3@.&;.&1._ . I 3 ")5071)11& '

Bunnlf: CGraybill, Title O

er . ,f;/ '
: The form af poilcy of t:tle insurance contemptated by thss repart is: CLTA Owners .

The estate of !nterest in the iam:l hcremaﬁer described or referred to covered b}f this repoﬁ is: A fee

' Ltle. tu smd ﬁstate or mterest atthe date heveof is vested ins -~
“Hall F Hutch:sun and Debnmh A, Hui{:hlsun Trustees of Huchison Famlly Trust dated Apr:l 1[} 1991
N The 1ami referred 1o in the report is situate in ﬂae State of Nevada, County of Carson City and is descnbed as. fultows

The Nurth&ast 1/4 nf the Snutheast 144 of Sectmn 27 in vanshlp 15 North, Range 19 East M. D. B & M

Reference is: hereh}' made to that certaun Record of Surwy Map of "Neal's Flume or Dltl‘.h" recnrﬂeli in athe

office of the Carson City County Recorder, State of Nevada on April 29, 1870 in Book 13 of Puwers, Plats -_

_ and Mlscelianews at Pagc 55.
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| - " NORTHERN NEVADA TITLE COMPANY
Escrow Nu ccmmm-m  PRELIMINARY REPORT

: m the date hereuf excephons to coverage, in addition to the exclusions caniame& in saud policy fom: wnuld be as fol!u:ms

'EXCEPTIONS FROM COVERAGE

 The pohc}, with the. exceptmn of any ALTA Lenders policy, contemp}ated to be issued hereunder w:lf not: L
_ insure agamst loss or damage (and the Company will not pay costs, attorneys' foes or expenses) whmh ansa b}f. i

reason of

1. - Taxes or assessmems which are not shown as existing liens b‘v the ren:urds of any taxmn authﬂrlt} that levms taxes oF

' assessents on real property or by the public records.

- Proceedings by a public agency which may result in taxes or assessments, or notices of such pmcaadmgs whether o nat shc‘wn'f
by tbe remrds of such agency or by the public records.

- 2 ' - ' An} facts, rlghts interests or claims WJ'EJCh are not shown E}y the puhllc records but whzch could be asceitamed by an mspmtmn _ '
- of the tand or w’nmh may be asserted by persons in possession thereof.
3 ' Eas:&ments liens or encumbmnces or claims thereof, which are not shown by the public records.
. _ 4. . Dlserepanmes conﬂlcts in boundary lines, shortage in area, encroachments, or any other ﬁwts which' a mrm-ct surve;.f would_ .':.j:

".dlscfuse and which are not shown by the puhi;c records,

5 o (&} U_n.pa_tanted mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) watar
SR rightfs:, claims or title to water, whether or not the matters excepted under (a), (b), or (c} are shown by public records..

" PART H

B The hen if any, fbr tawces for ampmvements compieied orin progress but whach wete rmt ShDWﬂ on the tax bill fﬂr R
the- currem year :

2) g Anv hens levied by the Carson Ctty Water and Sewer Dlstract, by reason that subject pmperty is Iocated mthm Said
dtstnct L : :

3)' B Lack of access toa puhhc roadvfa}f

Ay . The reqmrament {hat an executed Certification of Trust pursuant to NRS 164 f-m{} et seq. be submmed prmr to the

" issmance of a Title Insurance Puhc}f

5 "Prellm:nary Reports“ are furnished in connectmn with an appiacanon for title insurance and are offers to 1ssue a tltle

* 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 &ccumc}r of the vestmg, legal description or items contained in or deleted from this report.

) i itis desued that ilabllaty E}e assumad prior to the issuance of a policy of t|tIe insurance, a Bmder or Commmneut should be
requasted : . o .

Continted...




PAGE 3
L NORTHERN NEVADA TITLE COMPANY -
Escrow No. CC-1048H62-TG . FRELIMINARY REPORT
At the dat_e' h_e‘r-r‘:of eﬁ:cepti{ms 10 énverége; in addition to thé exclusions contained in sa;ii_! ;JDHC-}&' Fbrm, would beas follows:

| NOTE: As a matter of .E'nf.unﬁaﬁﬂn., we report that taxes for the vear 2003-2004, have been paid'in fuii.':_

TOTAL AMOUNT:- . $191.11
ASSESSORS PARCELNO.. . 705107




United General Title Insurarice Company

R and o

- Morthern Nevada Title Company - -
| 512 N, Divislon Street

Garson City, NV 89703
Privacy Policy Motice
asofMay 3, 2001

PURPOSE OF THIS NOTICE

United General Title Insurance Company "United General'} and the abiove named Agent {the “Agent") share Zyau-r. coricerns about

privacy. Each Campany is committed to respecting the privacy of our policyholders. Therefore, in accordance with Federal and - :

- State laws and regulaimns We are pmwdlng you with this notice of how we: mlght use the anfun'ﬂaton ahout you whrch we gather in
" the process of issuing our policy of fitke insurance, . _ _ '

* Title V.of the Gramm- Laaﬂh-Blriey Act (GLBA) and the laws of the State in which ydu resade general!y pmhlbtt us from shanng non

~ public personal information about you with a third pardy unless we provide you with this notice of cur privacy poficies and practices,

- such as the type of information that we collect about you and the categories of persons or entities to whom that information may be - -
.. disclosed. In compliance with the GLBA and the laws of this State, we are providing you with this dﬂcument which noﬂﬁes :ﬂ:m uf o
- the pnvacy poiac;es and practices of United General and the Agent. . i

" QUR PRIVACY POLICIES AND PRACTICES

. - Information we collect and sources from which we collect it: _
" We do not collect any nonpublic personal information about you uther than the a‘ollowmg

L - Infarmatlun we disciosetathlrd parties:

Infurmatmn we receive from you of from your attomey or other representatives on app%rcatmns or cther fnrms

- : _Informaa}un abott y::uﬂr transactions with us, our affiliakes or our agents.

In’ addition; we may coliect other non public personal information about yttu frc»m tndmduaks and mmpanaes oﬂ*:erman

those proposed for coverage. _
L

_ X Unfess it is specifically stated otherwise in an amended Fn‘.racyr Palicy Motice, no additional information mli be o
- coﬂected about you. o

In the coursa of our general business practices, we may disclose the information that we mileat {as descnbed abuve} abuut yﬂu nr
- others-without your permission to the following types of institutions for the reasons described.

F’macy Natice

 UsTFomNat3 12 201)

To a third party such as a surveying, real estate tax research or municipal data firm if the dusck:sure wﬁl enable

that party fo perform a business, professional or insurance function for us;

_.To an insurance institution, agent, or credit repoiting agency in order to detect or prevent CHET’IIHE| achwty fraud
- - or misrepresentation in connection with an insurance transaction;

- Toaninsurance institution, agent, or credit reporting agency for either this Compan}r orthe enhﬁy tﬂ whﬂm we :
-~ disclose the information to perform a function in connection with an insurance transaction involving you; .

- To an insurance requiatory authority, law enforcement, o other governmental autharity in order fo piotect d{ar )
. “interests in preventing or prosecuting fraud, or if we believe that you have conducted ilegal activities;

* To an dctuarial or research organization for the purpose of conducting actuarial or research studies;

" The disclosures described above are permitted by law.




 WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH AFFILATES ORNON-.
 AFFILIATED THIRD PARTIES FOR ANY PURPOSE THAT IS NOT SPECIFICALLY PERMITTED BY LAW,
mo Your right to access and amend your personal information:; | | '

- You have the right to request access to the personial information that we record about you. Your right inchides the right to -
- know the: source of the information and the identity of the persons, institutions or types of institutions to whom we have:
- disclosed such information within 2 years prior to your request. Your right includes the right to view such information and
- copy it in person, o request that a copy of it be sent to you by mail {for which we may charge you a reasonable feé 1o cover

our costs). Your right also includes the right to request corrections, amendments or deletions of any information in our”. R

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

- Io obtain access to your information from United General: You should submit a request in writing to United -~
- General Title Insurance Company, Attention: National Risk Department, P.0. Box 1680, Denver, CO 80201, The - .
- Tequest should inchxde your name, address, policy number, telephone number, and the information to which your =+
- would ke access. The request should state whether you would fike access in person or a copy of the information +
- sentto you by mail. Upon receipt of your request, we will contact you within 30 business days to airange providing -
- you with access in person or the copies that you have requested. o _ o o

' To obtain access to your information from the above named Agent: You should submit your written .
- request including the specified information o the address stated at the top of page 1. The request
- should include the same information menticned above for requests fo United General. L '

- To corect, amend, or delete any of your information: You should submit a request in witingtothe =
address referenced directly above. The request should include your name, address, policy number,
- telephone number, the specific information in dispute, and the identity of the document or record that
- contains the disputed information. Upon receipt of your request, we will contact you within 30 business ~ -
days to notify you either that we have made the correction, amendment or deletion, or that we refuse to - -
- 0 s0 and the reasons for the refusal which you will have an opportunity to challenge. '

" IW.  Ourpractices regarding information confidentiality and security: -

- We restrict access to nonpublic personal infermation abaut you to those employees who need to know that information in order o S
provide: products or semvices to you. We maintain physical, electronic, and procedural safeguards that comply with federal -
regulations to guard your nonpublic personal information. . : e

v, . Durpdi]ﬁy regarding dispute resolution: _ _ _
. Any confroversy or olaim arising out of o relating to our privacy policy, or the breach thereof, shall be settied by arbitraion 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 havirg jurisdiction thereof. _ o RO
VI, _ "Rés‘am:atidn of the right to disclose information in unforeseen circumstances: '

I connection with the potential sale or transfer of its interests, United General and Agent and their respective affiiates reserve the

" - right to sell or transfer your information (including but not limited to your address, name, age, sex, zip code, state and country of -

- residency and other information that you provide through other communications) to a third party enfity that { 1} concentrates s -
 business in a similar practice or service; {2) agrees to be a successor in interest of United General or the Agent with regard to the
- maintenance and protection of the information collested; and (3} agrees to the obligations of this privacy stalement. - :

. PrvagyMabea
" LKET Foam Mo 113 (BM201)
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THE HUTCHFSON PRGPERTY

- Locmsn IN THE NEY, OF THE SEY: OF secncm
| 27, TOWNSHIP 15 NORTH, RANGE 19 EAST
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| Prepared For: |
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~ A'SUMMARY APPRAISAL REPORT OF

THE HUTCHISGN PROPERTY

e _'_'-;LOCATED IN THE NEY: OF THE SEY OF SECTION 27

TOWNSHIP 15 NORTH, RANGE 19 EAST
- SOUTH OF KINGS CANYON ROAD
| ~CARSON CITY, NEVADA

Prepared For:

Mr JUAN GUZMAN Open Space Manager o
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R REAL ESTATE APPRAISERS and CONSULTANTS ~ = .
408 WEST FOURTH STREET =~ o . PO.BOX 1180 .

- {775) 882-899%9: Phone/Fax N - B _ CARSON CITY, WEVADA 29702 _ :
August 5, 2006 o _ LT e T T F

* Mr. Juan F. Guzman, Open Space Manager
- Carson City Parks & Recreation Department
3303 Butti Way - Building #9
Carson City, Nevada 89701 - | L o e .
RE: THE HUTCHISON PROPERTY: LOCATED IN THE NE% OF THE SE% OF
~ CANYON ROAD, CARSON CITY, NEVADA
Mr. Guzman, B o |
~ Pursuantto Your i'eq_uesﬂ have prepared a Real Estate Appraisal presented in a Su'mh"iérgr
- Space Committee (client} and may not be used or relied upon by anyone other than the
- client, for any purpose whatsoever, without the express written consent of the appraiser. |

- market value of the real property to assist in a possible purchase. The effective date ofthis ||
~report is July 15, 2008, which coincides with my final inspection of the property.

' The final value estimate reflects the fee simple value of the real property only. The_ﬁal_ue--_'f i
~ of personal property items were not considered unless specifically addressed in the report.-

- As aresult of the investigation and analysis set forth in the attached report, it is my opinion
that the "As Is” fee simpie market value of the subject property, as of July 15,2008, is:

_ I?oﬂ:r_att'eﬁﬁdn'is invited to the supporting data, explanations, and conclusions contained |

 Respectiully subitied,
o ;j:’ l,.;f{,éi_,«;/:;'{;-f') ik, ﬁl,f,{"/f o
~Daniel A. Leck, MAI

| State of Nevada A.000043-CG

. DANIEL A. LECK & ASSOCIATES

. SECTION 27, TOWNSHIP 15 NORTH, RANGE 19 EAST, SOUTH OF KINGS

Report on the above referenced property which is owned in fee by the Hutchison Family ||
Trust. This appraisal report has been prepared exclusively for Carson City and the Open

The purpose of this appraisal is to provide a written estimate of the "As Is" fee simple-

FOUR HUNDRED THOUSAND DOLLARS
{$400,000.00) o

in the body of the attached report. It ) can be of further assistance, please contactme. || B

Certified General Appraiser

3 _ . REAL ESTATE APPRAISERS & CONSULTANTS
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Type of Property: A Vacant Rural Undeveloped Parcel of Land | |

' Lo'c'at'ioh: o Located some .40 miles south of Kings Can}rﬁh Road, béihg the . |
. : NEY: of the SE% of Section 27, Township 15 North, Range 19

“East, south of Kings Canyon Road, Carson City, Nevada S

B Owner of Record:  Hutchison Family Trust e r

APN: 0705107
'.-Z-unir;g;':; e . CR {Conservation Reserve)

...Hi'gh'e‘St and : . L
- Best Use: .- Develop as a single home site

. Land Area: - - 4Dz acres (based on Assessor's Parcel Map and legal description) |

i improvements: The parcel is a vacant rural undeveloped property, with native |
R . vegeiation, some pine ftrees and rock coverage. The |

- predominance of the property has gradual to steep sloping |
- topography. No municipal utilities service the property.

' Effective Date of Valuation: | July 15,2006 |

AL ESTATE APPRAISERS & CONSI i1 vanre

'EINAL VALUECONCLUSION: ‘sa00000 |
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|- REAL'ES?ATEA?A ISERS & Fﬂ.".?’i'i‘".’!.‘]?‘.‘f.ﬁ.’??‘?_

. Market vaiue is defined as 'ﬁthe amount in cash, for which in al# pmbab;hty the prﬂper!y’

~would: have sold on the effective date of the appraisal, after a reasonable exposure time
on ihe open competitive market, from a willing and reasonable knowledgeabie seller toa '_
i wﬂlmg and reasonably knowledgeable buyer, with neither acting under any compuision to
by or seil given due consideration to all available economic uses nf the pmperty at the

in developmg this appraisal report, the following steps were followed:

'PURPOSE OF APPRAISAL

| " The purpase of this appralsat is to provide a written estimate of the "As Is" fee 5|mp S B
:mafket value- of the subject property, subject to the conditions of this report as of the e
: effectwe date of valuation. - : :

USE OF APPRAISAL - CLIENTIUSER -

= Itis my understandmg thaf this Summary Appraisal Report is to be umlzed by the Carson _Z_'f
- City Open Space Committee (intended user) for a potential purchase U '

MARKET VALUE DEFFNED

trme of the appraisal.” LR
Stiures: Umfmm ﬁ.ppransat Standards for Federal Land Acquisiticns. 2004, Pacse 13

EXTENT OF PROCESS SCOPE UF WORK

. Determme Appraisal Problem
' ‘identification of the reai estate.
ldentification of the propenrty rights to be uaiuea:?
Determine use and users of the appraisal.
- Determine definition of value. -
Establish the effective date of valuation.
D -Limiting conditions. : ' '
e Determme and analyze the market area pertinent to the sub;ect
* - Inspect the subject property. '
" ... Describe and analyze the physical features of the subject property
 Evaluate public use tand controls which have an effect on the sub;ect
» . Discuss Highest and Best Use. . .

ﬁmcﬁm?

s Determine how to solve the appralsal problem - o
»  -Collect and verify sales, rents, and costs utilized in the appralsal {data
. collection, selection, and analysis). . o
e Apply appropriate valuation techniques to market data,
. » . Estimate value from the applicable approaches to value.

Thss report is prepafed in accnrdance wﬁh the Ethics and Standafds m‘ the Appraisal. o
' Instltute and confam'ls to bo!h the Uniform /Shanﬁards of Professmnai App{aisa Prachce‘

iy




_3' potentlal

~ (USPAP) and Uniform Appraisal Standards for Federal Land Acquisitions. The Income ||
. Caprzallzatmn and Cost Approaches are not included in this report as neither approach |s_'
“a vahd method of eshmatmg the value of unimproved vacant land with no present income -

EFFEGTWE DATE O OF VALUAT!ON INSPECT!ON

The eﬁectwe “As Is" date of this appraisal is July 15, 2008, which coincides with the = | =~
awrarses ‘s final irispection of the property.  The date of the zppraisal report is thijsi 5,
2006, | |

PROPERTY RIGHTS hPPR,AISED

' The pr-:::perty nghis considered in this report are those nghis nna’maily mherent tofee |
. sample ownership. This is the highest form of individual ownership subject only to the nghts' I
of the state, mcludlng eminent domain, police powers, taxation, and escheat, as wella = |
-typlc:al easements encroachments and restrictions. ' ' ' ' '

Unless othe;wlse siated in the appraisal, no attempt has been mac?e 1o lcientlfy or
~report any toxic materials and/for conditions such as asbestos, ureaformaldehyde

- foam insulation, or soils or ground water contamination on any land or ||

" improvements described in the appraisal report. Before committing funds to any -

. _-property, or transferring ownership righis, it is strongly advised that appropriate e
- experts be employed to inspect both land and improvements for the existence of o

~such toxic materials and/or conditions. If any toxic materials andfor conditions are

- -_.-.:p;esent on the property, the value of the properly may be adversely affected and 1 o
~ areappraisal at an additional cost may be necessary 1o estimate the effects of such - |

- - circumstances. At the time of inspection no hazardous material or odors wereﬁ- :
~evident. L . L L

| f 2. g jSznce an engmeered solls survey of the stibject site was hot prawded thls appralsal_ -

s, sub;eci to a cerlified soils survey.

3. Based on currem mapping there are no public roads thai service the site, hut a'

- meandering:dirt road does provide vehicle access io the site. Since this rcadway. o
-+ hasexisted for some time, and traverses land owned by the US Forest Service, the
- - appraiser is assuming the roadway from Kings Canyon Road to be a legal access:

. Hlstuncal data demonstrates the US Forest Service cannot land lock a. prwate '

" RE4L F?T‘ATF#PPRM‘:FRQ&PI’JMW'I'MIT\ s s Pase 7 ol
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- -'-"cmm CITY AREA DESCRIPTION

. Loeatlun and General Charactersstlcs '

~Carson City is located in western Nevada at the intersection of U.S. H;ghways 395 and_' |
| U.S.Highway 50, approximately 30 miles south of Reno and 14 mites east of Lake Tahoe.
LS. nghway 385, behueen Reno and Carson City and U.S. Highway 50, behmreen Carsan :

Clty and i_ake Tahoe, are both four-lane, mrn—way, asphalt paven::t highways.

' Carson Clty is sﬂuated at an elevation of 4,675 feet and experiences a mlfd climate The e
'colclest month is January with a mean minimum temperature of 19.1°F and a mean. B
:mammum temperature of 45.2°F. The hottest month is July with a mean maximum -
: .temperatwe ‘of 89°F and a mean minimum temperature of 50.4° F The mean annual'::- j' _

_prempftannn is11. 83 mches

Transgortatm

As mentmneﬁ U.sS. Highway 395, referred tc: as Carson Street is ihe majar N{)nhfSouthV
-thomughfare That portion of U.S. Highway 50, east of Carson Street, is referred to as
William Street. South of William Street, to the south end of Carson City, U.S. Highway 50 |
~and 395 are. the same route. - In addition to the two major vehicle transportation Toutes
(U.8. nghway 395 and U.S. Highway 50), the Nevada Depariment @W

o 'recently npened the north ieg of the new U.S, Highway 395@5& That portion of the
\la_afgaﬁs between Annwhead Drive and U.S. Highway 50 opened in Febyuary 2006.

Construction of the seconff leg to U.S. Highway 50 to Lake Tahoe, is curreméy under - '

:cunsirucison The\pypassa is located along the east fringes of the communlty

Air servie isavailahle at Carson Cif? Airport, a general awa’tmn facllﬁy that is locatedin |

) 'nﬂrrheast Carson City. Through-the-fence access is available to many of the industrial
i _pmperiles that adjoin the clty owned airport property. Nc major commercial flights are_' -

permlﬂeﬁ

1 Railéérvicéis not available to Carson City. The closest track service is located inthe = ||
i _ RenofSparks area which provides both passenger and freight cars. A private bus line _
i | “provides bus sewme to the area from Reno. It aiso serves the Garﬁnemli&!Mmden and i
"_Lake Tahﬂe regmns S _ Lo

| .




s Governmenﬂ&emces

City _c_f.Carson City and the County of Ormsby on July 1, 1968, Carson City is gcuemec_l
by a mayor and four supervisors who are elected at large for overlapping four-year terms.

Supemsms BT TR R E o -

~ there are also two substations. -

“addition to the new 128 bed facility, the property includes a separate ambulatory 'SUTQEI“;F

- City with a tota’l of 200 beds.

The Clt?,i‘ also offers an indoor swimming pool and two autdoor pomts six Ilghtecf tenms

- ressdentaa! ‘housing projects that buffer the golf courses.

- Pogulaho

| -Garsnn City is a combined gouernment entity that was formed by the mnsoiudatmn nf the
An appointed CI’[‘y’ manager performs the administrative functions for the Board of -

. Police .pmte-ctinn is prbvided by a Sheriff's Department which has a total staff 101 .
*including 80 deputies and a reserve force. The Carson City Fire Department has a full-time :
- paid staff of 45 firemen and 25 volunteer firemen. In addition to the downtown fire station,

" The Carson-Tahoe I'-.Ecispit.ai' (now referred to a Carson-Tahoe Regional Medical Center),
- {l" originally opened in 1949 in the central west Carson City area, has recently relocated
. u {December 2005) to a new 300,000+ sq.ft. multi-story facility in northwest Carson City. In

| center. There are approximately 140 doctors who have hospital privileges, with some 900+ |
~ employees. Additionally, there are three private convalescent homes located in Carson

‘gourts, a number of unlighted tennis courts, a number of baseball fields and_softbail o
facilities for men & women, and an outdoor handball court. Two championship 18-hole |

municipal golf courses are located near Centennial Park, which is situated three miles east
- of downtown. Two additional golf courses have been constructed in the past twelve years '
- {Silver Oak and Empire Ranch). In addition to the golf courses, both have appmved' )

~ The popuiatlon of Carson Clt‘y’ had shawn rapid, steady gmwﬁh in the three decades pnor =
1o 198;[]. Since 1950, the population has nearly doubled each census year, with gm-wth.' :
finally tapering down in the 1980's. Following is a chart examining Carson's past, present,
| - and future popuilation figures, based on the NV Dept. Of Demographer, the University of
_Nevada-Reno, and the Bureau of Business and Economic Research projections. Based ,
onthe 1990 census data, Carson City's population was 40,192, which resuits in a.2.269%. i
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o 'popuiaticn increased 30.5% to 52,457 for the ten years ending in 2000

- yearly compcunr:ied growth since 1980, mdmatmg that Carson City's gmwth has slowed o
g -.dramatn:ally me 1850 1o 1960 the population increased 93.3%:; from 1960 to 1970 .
| 9 8% and from 1970 to 1980 - 107.6%. As previously ilustrated, the growth from 1980__ "
1 to 199{) increased only 25.2%, however according to the 2000 census data, Carson CE’QJ S

CARSON CITY POPULATION STAT!STICS REREEREEE

“YEAR ~ POPULATION % INCREASE
1950 - | 4,172 R
1960 o ©oB082r . S
So1870 - . 15468* - o+ 918%
1880 - 3} - +107 8%
1985 SR 35,400 - +102%
1880 - 40192% S+ 1354% 0
o891 41,130 S+ 2.33%
o882 42,140 + - 2.46%
1983 43 460 S+ 313%
o 1g84 44820 - +  287%
1885~ . . . 48770 .+ 482%
o988 49,320 + 5.45%
1987 50,410 o+ 221%
1988 51,860 + 2.88%
1989 - 52,620 4+ 1.47%
.o2000 52,457 - L31%
L2001 54,171 + 3.27%
002 54,844 + 1.24%
2003 - .. 55220 -+ 68%
2004 56,148 + 1.68%
2005 | 57,104 + 1.71%

*UE. Bureau of the Census
NV Dept. Of Demagrapher, Bureau of Business and Economuc Research, College of Busmess
. Administration - UNR

Prior to 1980, the area experiencéﬁ a rapid increase in population that had put a strain on |
' m'a:ny of the city's services, schools, and utiliies. However, the expansion of Carson :I'-'I'ig'h_ e
~-School and the opening of a new elementary school, has reduced the pressuré on the
Carson Citf school system's physical facilities. In addition, the recent acquisition nf'both:

) 'suﬁace and underground water rights has eliminated the potential water shortage whlch'- :
) had threatened future commercial and residential development in Carson Crtg.r

"""“—‘n‘mLAmemm =t e NS e
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'_ TOTALINDUSTRY

--'Em_qle},gment | . | | - o
As Cersen City is the eaprtal of the Stai:e of Nevacia the pramaﬂ; empleyers inthe areaare L
~_the State of Nevada and the federal government. The gaming and tourist- oriented 1nriustry B

' related businesses. All economic indicators for the Carson City area have shown strong . |
- and steadymcreases Overall the employment base has been relatively stable throughthe |
1980's with an average annual growth rate of 1.5%. - The following chart ilustrates the |
' empieyment posture for the area. ' ' -

1990 1995 2000 2002 2003 2004 2006

Labor Force - 21800 21,230 22,740 24170 24,600 24,800 27,301
TOTAL EMF*LOYED 20,510 - 18,550 21,970 22,960 23,080 23528 26,051
- UNEMPLOYED - 1,250 1,880 770 1210 1,521 1.271 1,250
_Unemploy. Rate 54%  _7.9% 34% _50% _860% _51% _486%

" Seurce: State Diepd of Demographer and Employment Security Researdh

_In acidltlen te the teial Iaber ferc:e stei:stms the feliewmg is'a break-:iown as to hew "Ehe
a -Iaber feree is tétspersed into the different employment sectors. - o

- Carson -City'_ coo . Ave.Na. - Annual - Annual  State |
L - -~ of Annual- Payrolt - Average Ann.Average =
- Emplovees ~ ($000's}  _Wage Wage
5 _'Tetai 2004 - . 31800 $1.162,891  $36,764 $37,106
‘Natural Res. & Mining -~ > * * 336,108
- Construction - 2,057 O T1173 0 $34,476 $56,313
- Manufacturing L 3182 129,355 = 540,924 $42,569 -
Trade/Trans./Utilities .~ 4,320 150,358 $34,788  $33.347 -
-+ Information 299 13,431 $44,876 $47.643
.. Financial Activities 1,737 66,072 . $38,084 . $46,193
~Profess. & Business Serv. =~ 2,399 35,647 $35,620 545426
_ Education & Health Care . 2,318 04,300  $40664  $41642 -
- Leisure & Hospitality 3,912 66,535 $17.004 $26,44%
. Other Services _ S 807 25500 . $28236 . $27178
: _Pub'ic-Admin (Government) 10,426 457,250 . $43,858 $44535 ..

Reﬂects an msngmﬂeant number;

_ Souree Nevada Dept. Of Demography, Empleyment Security Research Empioyment and Pey fol!s-'

i the next largest employer and is followed by manufacturing and wholesale and retail B B

\
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E _'As Carsun f:lty is the State Capltal government services accounts for 39. 3%+ c-f the total - -
paymli but only 33.0% of all employees In Washoe (Reno/Sparks} and Clark (Las Vegas)
' Cnunt;es the service industry is the predominant empioyer, while the mmmg an_d-
government services (BLM and Forest Service) are predominant in the rural counties. The :
data also clearly illustrates that the community imports some 24% of the work force (8,072+ |
'_ :'emptdyeés) from outside Carson City. With the exception of Lyon County, no other 'ca'unt'y' . | SR
_ ‘has a manufacturmg payroll percentage that exceeds 10% of the 1otal Gnun’ty payroil. For, 1 :_:" .
the entire state, the manufacturing only contributes 4.6+% of the total payroll. Gveralt the -
| _employment sectors for Carson City are fairly well balanced.

"Gammq and Retasis Sales e _
| The gross taxable gaming revenues had shown dramat;c increases prlcr to 1980 Gmuﬂ:h . o
o throughoutthe 1980's was fairly stable with periods of decline. ltis anticipated thatgammg _

revenues will continue on its stable pace.. Gaming revenues in the early 1990's were
- reiatwely flat, but with the opening of the Pinon Plaza, Slotworld and Fandango gaming
- -facrlitles annual gaming revenues have maintained steady annual increases. Currently, _
- the E}n'nsby Hotel and Casino is closed for renovation. When reopened, gaming revenues - :
|l should result in an overall area increase. Though the gaming figures include both Carson. ||

| City and Carson Valley, the majority of growth has taken place in Carson City.: The table
I on the following page demonstrates the change in gaming revenue over the past 30 year' |

penod B - R :

Taxable retail sales, as with many indicators, have also shown a steady increase through
~ the mid 1980's and 1990's. In 1980, 1982 & 1083 taxable retail sales showed a slight
, decline, which was due to the poor naticnal and local economies. However, retail saies

have rebounded sharply since then. The national recession of 1991 slowed retail sales
_' 'g‘rowth'sbme, but the area has resumed its annual strong growth. With the expansion of at
the large retail boxes in the North Douglas County area, retail sales declined in 2003, but. - | SRR
K have reboundedin 2004 and 2005. Over the past years, two major retailers (Wal- Martand 3  SIS
N " 'K-Maﬂ} have closed their stores in Carson City. The charts on the foliowing pages R
flustrate the historical gaming and retail sales figures for the mmrrtunltyr '
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1e70
1975

REVENUE

$ 3,710,000
13,685,000

32,194,000

' GROSS GAMING REVENUE (Catender Year)

9% CHANGE

O 4268.0%
- +135.0% -

i! o qe97* . 73,759,000

N T | |
et 32448000 o+ 7.92%.
o es2 33,011,000 T
1983 34736000 .+ 523% .
Co1o84 39301000 .+ 1570%
o885 39,206,000 . -  24%.
1986 38,534,000 1.71%
b 1987 35664,000 7.54%
o o1e88 o 37,004,000 3.76%
11989 .. 38,585,000 L 4.27%
4980 38,895,000 3.65%
o881 41,728,000 443%
4882 . 43309000 . 4.01%
4883 80624000 NA
1804 61565000 . + 155%
1995* -~ 66,280,000  7.66%
1996* 71,313,000 7.59% -
343% - -
- 982%
8.66% .
2.20%
3.65%
4.22%
 5.94%
1 9.35%
10.67%

¥

4 F o+ b

o498 . 81,010,539

- 1999* . 88,028,820

- 2000% ) 89,961,437
L2001 - 93,240,454
Sooe2002 0 - 97.186,332
02008 . 102,861,022
Loz004 '112,587.881

_ 4! 2005 124,600,000

SRR TR I R A

- Source: Mevéda Gaming Control Board {* In 1893, the taxable gaming revenue for Carson City was combined with -
- the Carson Valley) U

"
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 TAXABLE (RETAIL)SALES

(Fiscal Year - Year Ending)

" YEAR . . _SALES | ' % CHANGE -
. 1980 - . 203,840,665 7%

- 4881 - 206,661,730 ¥ 14%
1982 . . 199,072,115 . - BT%
1983 . - 192,277.738 - - 34%

1984 = 241426819 - +25.8% -

1985 267,846,918 A 109%

1986 - 286,119,000 = + 6.8%
1987 323848786 . +132% .
1988 . 346002175 - . .+ B9%
1989 380440410 - . 9.9%

© 1990 411,952,336 8.3%
1991 416,732,492 1.2%

1992 . 440,396,035 5.7%
1993 . 462,381,873 .+ 50%
1994 495,937,998 | L 7EY%
1895 . 547,906,266 o +10.48%
1996 840,819,638 ... 4 11.48% .
1997 638,138,117 4 447%

1998~ 670,182,116 . . o+ 5.02%

1998 740,980,594 . +1058%

S 2000 0 754,678,043 o+ 185%
2001 822598759 -+ 9.00%.
2002 . 888,249,423 o 7.98% -
2003 . 861,278,413 ) - 340%

2004 925500080 4 7.46%

2005 - 979,049,468 S+ 5T9%

- Bource: Mevada State Department of Taxation

S

Housmgfﬂonstmcun _ : |
On the next page isa summary of the average home prlc.es in both Carson Cm_f and the'_ _'
: -C-arson Valley area {does not include the Lake Tahoe region of Douglas’ County} nver the - |

past 17 years. These prices were based on the documented sale prices of every home

- sale fecarded in each Bﬂunty, as compiied by the County Assessnr

The ::hart' clsarEy'iEi'LrStra'téé the dramatic appreciat}on that has taken place over the pés%t_
15+ yeérs Since 2001, the average home price in Carson City has increased 80.36%, or
22, 59%!3!&&;’ ‘During that same time period, Carson Valley home prices have: mcreased'
111.73%, or 27 .93%lyear. It's interesting to note that the average home pnce in Carson
. City {$1ﬂ*! 612) and Carson Valley ($103,000), were fairly similar in 1988, a 1.36% |
-~ difference. Today, the difference is 26.71%. Based on discussions with home buiiders
and Iocai Realtors, deveiopers have priced themselves out of the entry level marke’: but:
lt has nmt srgﬂf!cant!y hun the housang industry. ' § '

@3 “
Al
®
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" AVERAGE SINGLE FAMILY HOME PRICE

e _--*"mm TRCR T RSS0CIATES
R RE&LE‘}TATE »JPPRAFSERS& CONSUITANTE

- Year _Carson City _Carson
e #of Sales | Average Price | = #ofSales | Average Price
1988 . 806 . $101.612 497 $103.000
1989, 787 $107.052 596 $102.125 -
1990 901 $114,035 757 - $113.800
1991 798 $118.070 659 - $128,800
1992 879 $120.660 667 $134,600
1993 951 $127.528 828 _$146,547
L1904 911 $130,291 807 $158,500
1 | 1905 751 $145.814 690 $163,128 |
11906 786 $150,596 633 _$172,124
1997 742 $152.585 610 $167.431
1998 830 $159,462 698 $171.389 |
1899 - 952 $161,901 770 $183.431
2000 945 $187.553 777 $198.516
2001 1.058 $178,541 981 $203,392
2002 1.185 $198,703 1.048 $242.676
2003 1,153 $227,410 1,105 $285219
. 2004 1,083 $282,995 1,263 $364,910 |
- 2005 933 $339,868 1,041  5430,648 |

A further indication of the moderate but constant growth which the Carson’ Ciiy:éréa -
_experienced since the mid-1970's can be illustrated by reviewing the number of residential -
- building permits issued. A drastic decline was seen in the early 1880's

,butin 1983, with

- the improvement of the national economy and lower interest rates, the number of permits - ||

started to increase once again. With only two developers controlling the majority of I

- residential building lots in Carson City, new home construction has siowed. Inthe past15 8
-~ years; the highest number of permits (401), were issued in 1993. Only 110 permits were |

~ issued in 2005, but this number is expected to increase due to the recent appmval of the

_ "52? lot, Schultz Ranch Subdivision in southeast Carson Crty '

et |




1980

1982

-’1.'9-??3 -
1979

o081

- 1083

SFR RESIDENTIAL BUILDING PERMITS
" PERMITS

488
649

674
262
100
106
e
© 199

VALUATION

- $18,930,983

25,155,692
35,267,865
17,193,497
7,792,972

- 6,659,503

5,082,068

% CHANGE

+32.00% -

+ 40.20%

- 51.20%
- 54.70%
- 14.50% -

- 10.20%
+113.40%

; | | . 12,784,578 o

1085 248 17,668,533 oo #3180%
1986 - 424 32046724 . +8140%

. 1987 . 343 . 25988125 - . - 1890% . | oo
lt S 1988 . 329 - 27,712,318 -+ :660% - “ o

1989 378 - . 33827867 . +22.10%
1980 - 423 - 34628922 . ..+ 240% - |
4081 334 | 28,565,408 - 17.50%
1992 374 . 31475851 .+ 9.20% -
1993 401 34710817 +10.28%
1994 379 . 32003424 - 780% - |

1885 - 334 ' 30768861 - 3.86% li

1998 324 ' - 30,784552 . - 0.01% .
1997 328 29,021,031 - BB7%
1 - 1998 264 ... 27,185,983 -19.76%
~ 4009 . 293 o 33,073,363 L +21.66%
2000 0 243 - 29,394,115 _ -17.41%
2001 308 42 493 323 L+ A4588%
2002 . 308 : 49,491,118 C+168.47% |
S2003 195 o 34,482,477 o0 -30.32%
S 2004 o130 . 20568763 . - - -1425% ol
2005 110 - 31,027,578 . - -1538%

: Scurca Carson F:,:rty Buitding Department -

DUring the'same period of time t'he number of commercial buildin'g'permits-a'nd vaiuaﬁnﬁ '- "
- tended to vary less drastically. When the valuation of the new building permits was

- ai.te.rat:mn and additions. .

Mu iti—famfly resadentlal permats {units) followed the pattem of smgie-famﬂy permlts w1’th |
. steady growth experienced during the 1970's and a drop-off during the 1880's. The mnst - |
~recent trend has been the construction of a large number of units over a two year permd A
| then a slow down in order for the market to absorb the new units. A recent survey = |
| ) 'in._d'icates 'th.e'\;_a't_ﬁaﬁcy_rate has remained within a range of 2% to 10%. The muiti-family

| REAL ESTATE APPRAISERS & CONSULTANTS . (%) 0 ~Page18
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————

: --,'.-c-bhsf-rq&t-in-h valuation contributes only 4-8% of the total construction valuation. The' _
. cbmn%e_rcia'l-_con'stru-ctican valuation has increased significantly due to the permits forthe | -

new CarsbwTahoe hospital, two new hotels and the Carson Quail Park projects. The :
' followmg isa summary of the muki ?amlﬁy and commercial permits (valuation) over the past . |

_:25""?‘33[5 ) : o L R _. e :
MULTI FAMILY AND COMMERCIA BU!LD&NG VALUATEONS
B S Commercial Commercial - S
| fobuilti- Feu‘nulz,rr Meulti-Family - Permits o Mew/Addn - Total .
I Year - ParmifstUnits - Walualion _ ' Mew fhddn . Malwation - - Valuation? o]
1979 2 12 % 420 45 114 - 20,186,803 39,732685 -
1980 - 12 438 - 884304 o 42 /9 23498877 0 . 33,819,886
S - B o _ 1,291,836 ' 26 /11 11,470,826 o 20362282
ig82 b . /34 S P~ Ur i AR T 1 S & iy <R 20,367,288 -
CooieB3 . 328 502,815 . o2 M1 COT0ETE0 . - 22,206,867
1984 7 3 {18 o 1,234,406 27 {188 . 10262108 - . 252088567
1885 8 4T 2,246,445 21 {176 15027143 38820701 |
1986 33 72 .0 2730858 - 25 1187 oM TH2B0 0 T 4BBERBET L
1987 - 13 /88 T 1,925,181 o33 B4 15,588,289 - - 45851,155
1888 - 14 . f34 1,711,911 18 /181 17,181,772 48,780,497
1989 - 26. {88 3147634 21 1191 12,588,714 . 52580714
- 1980 200 /68 2,104,508 0 28 {187 14,604,186 - 53,887,474 -
1991 12 157 1,740,544 .23 4205 20190840 . 53765800 _ :
1982 20 - M08 L 3250044 o 38 1T 15,843,853 - . B3,T60.484 - SRR
1883 . 20 /B4 ' 2,908,143 38 /137 0 22408887 - GE3MM27 . T
1994 0160 M15 4,001,787 . 38 f140 - 28866203 - . 66150807
Joooiees 27 82 . 2,865474 - B8 /120 - 28,163,243 - BYTETETS
#1908 37 18 _ 5,040,890 40 234 236404083 60,464,892 .
~1887 | B4 . J3FT . 14,153,277 83 f 172 o 22977184 87,238,178
19588 1 f-2 ' 97,154 44 H1BD L 3347885 - BOTITETS
1980 41 F 38 - 1882895 45 f NiA 24,088,089 _ 82,029,687
2000 0 . fQ0 AL : 41 7166 © - 36,784,684 - 72,156,563
2001 15 .S 80 3,880,883 - 20 f 158 : 21,211,924 _ 70,190,490
2002 g .73 ©1,803.385 - 7 12 113 CABR32974 . TTE20478
203 2 . f 8 . ZTBBOT : 17 {130 . 79625455 114,386,739
2004 ‘-1_5- My 5801583 CodR e 42664256 . B2A39699 -
2005 B0 3,834,322 20 4117 | 31,605,858 : 75528411
* Inchudes SFR Beushi- Famniyf Garages Commermal {MewAddn), Publicly Owned Construction, etc,
Source: Carson City Building Dept.
Prior to 2003, single-family residence demand and supply characteristics were fairly. ||

balanced, with multi-family housing vacancies stabilizing due to new units being - ;I T
* constructed. The nrimary reason for a balanced housing demand is the growth ordinance - '
‘plan %mpaSecﬁ 'by' the Carson City Board of Supervisors in 1879.- Building permits are |
currently restricted to a 3% yearly growth. Residential building permits (708 approved} for |
2006 are distnhuteci based on the followmg allocations: |

_ Ge‘naramategary (304 permi{s} L 10 per p-ersah '{‘élst. 4 m-::-nth's}'
o o - - _ & per parson (2nd 4 months)
" Development Category (404 permits) 35 per development {1st 4 months)

17 per development (2nd 4 months)

| REAL ESTATE APPRAISERS & CONSULTANTS (357}
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- calendar year 20086, while a ‘prefiminary number of 715 are ailocated for 2007.

* Commercialindustrial Sectors

airport in-du’sttial region averaged some three new buildings per year. Front 1980 to 2000,

'resuirtmg in the restricted gmwm in the area.

o Though retail-grrGMh was ve'ry'strnng in the 1990's, it also has been stagnate to mild over

| the downtown area typically features restaurants and some specialty shops. The majori_ty

. Theindustrial and manufacturing sector is p'redom'inanﬂy located inand around the Carson -
-~ City airport area, which is located in the northeast section of the city. Priorto 1990, the =

new constructmn averaged 5 new buildings per year. Since 2000, activity has slowed. The
| stagnati ng growth is primarily due to the lack of available land. The majoﬂty of vacant land .
. F irt the industrial area; including the U.S. Highway 50/Deer Run Road area, is owned and

u controlled by John Serpa.  Mr. Serpa has been very selective to whom he sells !;}r»::-p@rt*,r '

- of reiaii shopping is located in the south Carson City area, but the North Douglas Co-uhty B B
region has -rec:ently been ﬁeveloped with some 1,000,000 sq.ft. of new retail stores, |-

Fnr 2005 there were a tctal of 110 permlts issued. As shown, resmentlal gmwth in Carscm :
Clty has been sgmﬁcantly less than 3%/year. 708 permits have been approved fm the 4

‘Though the area has shown consistent growth over the past decades, its residential |
e‘xp’ansiﬁnf in the past ten years has been declining. Though the growth management - e
program helped stabilize the housing market, the lack of available vacant residential land . | =~
has greatiy dxmlnished the pmgrams worth. The following is an illustration of the city's fee_ ﬁ

'schedule f@r new res|dent|ai and commercial use properties:
- ety INFRASTRUGTURE FEES o
Category I Sewer ‘Water
Single-family resncéent;ai ' - 85,777 - $3,968
: Duplex (each unit) . $577¢v . $3,868
| - Apt./Triplex (each living umt] - $2,888.50 31,884
Mobile Home Estates (each Eot) oo 88777 - $3,868 - R B
Mobile Home Park {each space} - $2,888.50 - $1.984. 5(] {master metared}
-Parks Tax 1% of valuation, not to exceed $1000

the past 2+ years. Carson City is a shopping hub for a geographical area containing ||
approximately 200,000 people, which includes Carson Valiey, Dayton, and portions of |
Washoe Valley and South Lake Tahoe. Several shopping centers servé the area, while -

AEECmm

REAL ESTATEAPPRASERS & CONSULTANTS ——— (ypy - Page20 |




. I tnciudlng WaI Nlart Hr.:ma Dept}t Staples, Marshalls, Pier One, Best Buys Borders, plus:

: _numemus addltmnal national retailers. . The initial Wal-Mart Store that was located in the' = o

~South _Cars_o_n City was closed due to the City's inability to allow the store to expand. Wal- } o
Mart o‘;jéne'd a new facility in North Douglas County. After opening the relocated store in 1 R

j | :North Duuglas Cuunty,f Wal-Mart recently opened {2005} a second store in North Carscm o REEEE

_ . Clty anng Cnilege Parkway and the new LS. nghway 395 Bypass '

ThoUgh-ther_e is more _than- adeq‘ﬂate shopping areas that service the bammuhity,- (ali |
= ﬁxhibiﬁng arelatively high occupancy), the downtown business district is exhibiting a fairly u R

“strong t}bcup'ancy'du'ef'to the renovations and upgrades to many of the older buildings. To | R,

'fur{her'_enhance the atfractiveness of the downtown area, the City expanded two public EEE

' p'a#king-_ ;’@_g's__ .Man'?:of the buildings in the area {downtown) exceed 50 years of age. N

'Ecnnnmm Base . . A
As prewously shown, Carson City has a fairly well balanced empleyment base sector. - ﬁ'i! o
Even- thaugh the gnvammen‘t sector is the largest empioyer in the cnmmumty this has i
- heen a vew stabilizing factor to the city. Unlike Reno and Las Vegas a dowratum inthe -~ f - .
gaming mdustry_ does not impact Carson City fo the degree that the State's two largest i R
 cities are affected. Local govemment officials have readdressed a commitment to diversify |
the’ ecnnamy by aggresswe%y encouraging new industrial and commercial deveiopments ' I' e
tothe area. The industrial region in and around the Carson City Airport has been one of
_' the stahl |zsn§ characteristics of the community. Though the industrial sector has - :
_ hlstancaliy experrencerj a vacancy rate of fypicaily fess than 5%, the rate is -::urrentiz‘;r ] ':_: [
| approachmg 1[3-%. due to a number of older buildings being vacant. SRR ) {‘ T

In addii'ian-'tc the gaming revenue which was previously aridréséed, the affect of the |
" tourism industry impact on the community is further demonstrated by reviewing the © | B
hotel/motel r'ob'm tax collections. In 1970, room taxes collected was $55,217. This figure | S
| _' mcreasecf 181% by 1975. A sharp increase was seen in the late 1970's, but it began to ﬁ - '_ -
slow down by the early 1980's. A chart on the following page examines the room tax;",_- SR
cr:-llected ltis lmpor’zant to note that the tax has been based on an 8% tax of the gross | e
' revenue repcrted Thls rate was raised in February 2003 to 10% for the purpose of . ﬂ e
financing the canstructmn of the - V&T railroad project. Of the tax amount collected, the |
» Carson City & Visitor's Bureau receive (7 7/16% of gross room revenue} the State of :
o Nevada (3!8%} yﬂuth spcrts (31’15%} and Carson Crtyr receives 2.0%.

RVl 1590 1 R F Y ¥ DI e e St
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- Th_‘e_fb%‘_iﬁﬂ_in_g_nh&xfﬁ summarize the Room Tax Revenue for the past '1:'5_+' years. PRI S

. ROOM TAX COLLECTED
el | {Fiscal Year) S
. YEAR . TOTALS ' % CHANGE
C.o1989-90 676367 |
©1990-91 ' ' B80,676 o B%
199192 . B56345 . 3B%
Lo 1892-93 ' o BB9121 _ + 2.0%
U 1993-94 - 820,768 - BS%
7 1994-95 . 861728 0+ 514%
189596 . T21044 .+ 00%
oo18%e97 698936 - - 31%
199798 - . B74,582 o - 3.5%
199899 o 772,239 o +14.5%
199900 . - - . 807345 S+ 45%
o 2000-01 L 891,305 S +10.4%
o202 0 g10054 +21%
200203 1011008 L%
C200804 - 1,231,004 o +21.7%
- 2004-05 1,360,446 o H11.2%
~ Source: Carson City Convention and Visifor's Bureazf o _

| .E..ﬂ______uca,.t.!_.@.!!

 The Carsc-n Caty Schcﬂl Dsstnct includes seven elemantary schonis twa gumor h:gh- _'
- sc:ho;qls. and one high school. There are also three private elementary schools including -

- St. Teresa Catholic School. The school district provides' adequate education and is | -

 planning for the future growth needs of the community. in 1990, Carson City taxpayers'-'._:i' e
: approved a $29 000,000 bond to ensure adequate facilities for the coming years. The | = .
bond pmwded for 2 $15,000,000 renovation/expansion of the high school complex an_d th_e_ N o
= cnnstmctibn of two néw elementary schools. One of the new elementary schools replaced - | : .
an older schaal that was sold to the State for expansion of their Capital Complex project. Tae) _' S

B past three years has declined. With few residential developments planned, the enmllment: __

a Though school énroliment in the 1890's increased 3% to 4% per year, enrollment over the

s expecter:i tc continue its slow decline.

 Wester Nevada Community College, completed in December of 1974, involves '8 |
*$3,000,000 facility which is focated in northwest Carson City. The college has -"a'n"'-_ :
“enroliment of approximately 4,800 students. There currently.is a staff of 40 full and 127 S
part-time instructors.  Additional higher education sources are also auallable at the;_ i R

. Unwersﬂy of Nevada Reno campus, 30 miles north in Reno.

N VEY & TLEC, > 3 _ 7 E ? ——----*-----—————— ; ""“"“‘"‘"—" =
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CARSON C CITY

- SCHOOL DiSTR!CT ENROLLMENT FIGURES

'_YEAR . ENROLLMENT % CHANGE e

feg0-81 - 5904 | -
1982-83 548 -810%
198384 5514 - o 180%
1984-85 5514 . +0.00%
. 1985-86 | 5512 O 010%
" 1886-87 5360 - - . .259%
. 498788 5588 . +4.08%
o i988-88 5759 +308% |
198990 o083 o +583% |
498091 8349 . sazm% ik
Cqgete2 6570 S +348%
199293 - Co87Te o a3t4wm
198394 7006 +A72%
Coqgess 71 +3.88%
19956 . 7695 R T Y
1996-97 B3 sa47%
199798 8,306 o +3.32%
1998-98 -~ 8,372 s 80%
199900 . 8333 A%
200001 8433 CH120%
" 2001-02 . g71E2 o a3e0%
2002:03 o gg34 e 82%
2003-04 8755 - 09%
200405 . - 8725 . . sa%
200506 8518 . -237%

" Source: Carsen Citg Schnnl District

Taxation | TR
Nevada offers-a very unique and favorable tax structure environment to individuals and -

" businesses. ‘Nevada's Freeport Law exempts personal property of interstate origin and _
destination from taxes while located within the state. This tax policy was expanded to
include all}t’ypest-f- business inventories, and in 1982 the state eﬁpanded-the exemption .

toinclude inventories in the state, regardless of origin. In addition, Nevada presently has

no- persanal income tax, bank excise tax, corporate income tax, inheritance tax, nr-'*
B franchise tax '

- The state sales tax was raised from 3.5% to 5.75% in 1981, in a “tax shift designed to
reduce real and personat property taxes. The property tax limitation was dropped from :

$5-'{107per '$100 of assessed valuation fo a constitutional | limit of $3.64 per $100 of

' county optlon tcs gc:- to 7%. Carson City's current rate is 7%.

assessed value. The “base” state sales tax has subsequently increased to 6.5% with “ S

| REAL ESTATE APPRAISERS & CONSULTANTS . @/ oo Page23 |



'. il _News a erfoReh ion | | .
| Carson Cit‘y’ has one daily newspaper two weekly newspapers ‘and three local radm

Carson City A-sses‘sm'ent records have shown a gradual increase in assessed valuationfor - ||
_the Cnunty Since 1980 the valuation has increased on an average of 5¢% annually. The_ - 3
_ fo{lnw;ng is a summary of total county assessed valuation.. - ' '

CARSON CITY TUTAL ASSESSED VALUATEGN

Tax Year ) Total Assessed - % Change =
SRR 1 T4 2r i S - § 118,498,807 o L
- ..1980-81 $ 321,382,786 S 4258
1985-86 $ 413,000,000 + 37
- -1980-91 $ 523614737 +2.9
- 198192 - $ 561,543,877 2 + 7.2
199293 - $ 598,307,785 - . -+ 65
© 7198394 - § 633,889,847 + 59
198495 % 682,666,699 + 7T
. 1995-96 $ 738,281,457 - +82
1996-97 $ 798,464,872 + 8.2
1997-98 -$ 830,650,469 + 40
1998-8¢ $ 883,733,920 + 6.4
1909-00 - $ 926,044,257 C+ 48
- 2000-01 $ ove.B05722 -+ 58
2001-02 - § D87.525557 S+ 20
2002-03 . $1,050,486,854 + 53
200304  $1,089,001,557 + 1.8
2004-05 ' $1,125,818,236 C+ 53
2005-06 . - $1,204,395,768 + 7.0

- Sourge: Carson Glhr AsSes50r's Oﬁ' e

| Under Nevada state law, the county assessor's office is required to estimate the taxable || -
R ~value of Iand based upon its full cash value. Then the assessor’s office estimates the;':-:. S
i replacement cost new of the improvements through utilization of Marshali Vafuatmn' i L
~Service and deducts a straight line depreciation at 1.5% per year to arrive at an estimate B
* of the taxable value of the improvements. Adding the taxable value of the land to the
| taxable value of the improvements results in an indication of the total taxable value of the ||
subject pmperty A 35% assessment ratio is then applied to the taxable vaéue of the‘ B
. |:wrc}pert;-,r tc arrwe at the assessed value, ' SRR

’Fmally. the 2005 Leglsiature pfacecl a 3%!year cap for cwner GGCUpIEd residences and =B
B%fyear cap for ali other types of real estate, S B TR

| - stations. Five Reno television stations are received in Carson Gity. Cable TV is offered ||




B 'by TGI Cable of Nevada. Cabte TV service is available to most parts of the mmmumty '
"vs:.spe-:;ialyr in ihe buiit-up areas. - :

| Sierra :Paciﬁc Power Cdmplany provides electrical service to the community, while Nevada
e Beli pmviﬁes phone service. Natural gas is distributed by Southwest Gas Company which :-}_
i avallable in the major population areas. The City furnishes both water and samtary_
. sewer semce Capata% Sanitation pmwdes weekly garbage pickup. |

o Summam | | | | | | -
I summary, remdentlal gmwth is expected to mntlnue its siow decime due to the lack nf ;

“available land, with the fypical resident anticipated to have fewer children with a high -

~_percentage being sither retired or close fo retirement age. With Carson City's p‘upuiati’on’

now gré'aterthaﬂ 50, 00{]' and recognized as a metropolitan community, retail commércial_.- '

- and industrial grcw&h is expected to continue, with the North Douglas County area takmg'-.

- the "lien

“Finally, the subject is located outside of the urban and suburban regions of Carson Gity. =~
“There are few improved properties in the area due to the lack of public facilities but also '_
* the most of the properties in the area have moderate fo steep topagraphy and very limited ||
road access. Since the federal government (Forest Service) owns a high percentage of :'
the' rura! ragmn west of Carson City, anticipated growth is expected to be very- sparse

s’ share The greatest restriction to the retail commercial growth is the limited -
availability of large parcels of vacant land where large retail boxes can be build, and good
acoess to major thoroughfares. With diminished land avaiability, the City will need to
' undeﬁake_:rédeveiopment programs in order to maintain its gurrent growth.

REAL ESTATE APPRAISERS & CONSULTANTS @/ R . Page25 ||

| Most religibus démmina’cions are represented in the Carson City area. Carson City also -
o offers a public Ilbrary and access to the Nevada State Library. The Nevada State Law 3 '
' Lnbrary is also available to the pub§
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-'Longwew Way. These are 2-lane, 2-way paved streets.

- NEIGHBORHOOD DESCRIPTiGN |

. 'The pnmary narth south streets semctng the nesghborhood inciude Ormsby Bivci and-_

: The pnmary east-west streets mclude Winnie Lane, Washlngmn Street and King Sireet {IS_. | .
- renamed ngs Canyon Road along the periphery). These are also 2-lane, 2-way streets.
= Scme of these thoroughfares have concrete curb, gutter, sidewalks and pavéd 'sﬁeet
i surfaces As some of these streets extend into the suburban west regions, concrete curb _-j |
| "gutters and sidewalks are not required. '

'af_'-h'e'-are'éf Wést-ﬁf Omﬁs‘by Blvd. has been the logical rég'iohﬁ for-reSEdentEat expansion. of |  _:'
the houSing tracts built on the west side (subject neighborhood) in the past 10 to 15 years,
: _most have consisted of lots ranging in size from 12,000 sq.f. to 1 acre. This has resuited' '. e
in Iarger hnmes being built in the area. Home sites east nf Ormsby.»r Blvd. typlcaly range'-_-' A
in snze frem 6 BSG sq.ft. 10 12,000 sq.ft. .

3 Tihc-ugh h‘_c'_:mesﬁ on the west 's'idfe' consist of both older and newer construction, the overall |
"iE '_ ‘average home price is higher than any other area in the community. A recent survey by

The subjects nenghtsorhood can best be described as the central and southiern west N "
- suhurban and rural region of Carson City. This area consists primarily of undeueiapeci and" L
resmientlal tracts of land. The neighborhood boundaries are generally the Sierra Nevada_'

- Mountains (Carson Range) to the west, residential tracts to the east (bounded by Ormsby | E
"3Bivd ) Wmme Lane to the north and U.S. H:ghway 50 to the south. :

| The'-majqriiyfcf t_he neighb@rhoad i built-up with single family housing and undeveloped ||
: pmperti‘es'outside' of the urban regions. Overall the neighborhood is 25%2 built;up This -
" “is somewhat deceiving in that the area east of Longview Way is 75% build- -up, while the ]
'-_'_-pmpertfes located west of Longview Way are 25%: built-up and foothill area south and I
_ north .;:_rf _ng Canyon Road is only 1% built-up. The sparse build-up of homes or Gthe_r_ ol e
improvements west and south of the suburban west area are due to most of the land area :
s tj'Whed by government agencies (federal, state and local). Most private 'ownér"s-ﬁ%p'-' o
nutssde the suburban region is also undeveloped due to moderate to steep slcpes mﬁ‘ﬁcult._ j I
acoess and Eack cf utilities. - ' R :

|

I REAL ESTATE APPRAISERS & CONSULTANIS - (L o e Page 28




subject's suburban west location is some 61% greater than the average home price in

- their-specific region is as follows:

. nepghbcrhood Mnst of the foothill properties tack utilities.

'Pubfiﬁ_uti-l-ities {water, sewér,-electrfcity, natural gas, telephone and cable TV) service the o
' x majntity of built-up regions of the neighborhood. Regions éiong the western and southern
il - extreme of the neighborhood are typically serviced by overhead power and telephone. A .

' pnvate weli and septic are common for the homes located along the penphery of the

Iccated in the Carsan City area was $339,868. The: hnmes typscaiiy iacated.east of.; 3 o
‘Ommsby Bivd. indicate an average price was $370,277, while those homes located west .|
of Ormsby Bivd., command an average home price of $546,758. You will note that the |}

| Carson City. ‘A summary of the average home prices in the Carson City area, based on [ o

I ~ CARSON CITY: REGIONAL HOME PRICES - Year: 2005 |

B (T  Location No.of Sales | Average Home Price | |

| Central Northeast o 212 | ses179 |
Central Southeast. 49 . 8248578 It
Suburban Southeast- West of Edmonds 182 . $303.173

§ Suburban Southeast- East of Edmonds 164 - $359,121

Suiburb'aﬂ Northeast - | M7 | . $327,082
|UbanWest | o4 | ssro2r7
Suburban\West 105 . $548,758

| Qg - |l -~ Overall Average Home Price * 933 $339,866

'- %i '- .'TIWO':eiemeritary schools are located i the neighborhood as well as Carson Middle School. RS .

in the cemtrai east portion of Carson City.

' -Tha nverall demand for propeﬁfes on the west side is expected to continue, wihich WIH most
I l:keiy resume the upward trend of housing prices. It is anticipated that the oider !'mmes'

B ngh school students are bused to the only high school in the community which is Jocated_ _

o
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'Incated near the cormmercial district will continue to be purchased for professsonal aﬁ:oe'f_ ' E -
use: 'f"hls has been the | primary driving force that has initiated the renovation of some of N S
" the older pmpemes in'the community. Furthermore, there has been a very active market o

i for ﬂider homes along the west side, that are being renovated.

- As the demand fm' hnusmg continues, !:he remammg undevelcped Iam;E west of Ormsby '
Blvd. :s expected to be acquired for new housing projects. The vacant land along the -
'sutmmg periphery is expected to remain in its current state due to public seni"iment -
'_ expectmg this region to continue in its current environment. The U.S. Forest Service's o
" purchase of the Borda Meadow at the west end of Kings Canyon Road is a clesf iEi‘ust'fatEr.m{ : ) 8 S
- ‘ofthe publlc s desire to maintain the mountainous regions abutting the urban areas in therr_
~ current state o B
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'_Legal

| {Vacant}:ﬁ:

- progféfphy:' .

' Location:

APN:
Descnptmn E

La'n'd*Ar.e'a

Shape

|| FEmA Flood:

.D?~D5‘i G?

SITE DESCRIPTION -

" Located some .40 miles south of Kings Canyon Road; beingthe NE%
- of the SE¥of Section 27, Township 15 North, Range 19 East, south - -
“of Kings Canycn Road, Carson City, Nevada

. The NEYA of the SEY of Section 2? T@wnshlp 15 North, Ranga 19
'-..EastMDB&M . .
a0+ acres.{basefd on Assessor’s Parcel Meap'and: Iég‘-éi description)

o Rectangui

. Zone"C": Areas of minimal ﬂoomng {the subject site is outside of the
-surveyed area, but City Engineering Staff indicated a “C” Zane} ?

: -_There are deep ravines that are subject to flash ﬂnc}dmg

 Soil Cqﬁﬁdiﬁonsﬁ :

_The parce'l has -moderate 'to'steep slopes, wn'h numerous Favines and
- drainage channels bisecting the property. According to the USGS - I

- Soils Report, the subject has slopes of 30% to 75%. Accordingtothe . || -
"Carson City Hillside Ordinance calculation, the site’s overall stope - || -
" averages 30%z, but the northern portion has a slope of 1% to 7%. . -
- Due to the slopes, the parcel offers excellent views of the Carson

Valley area.

The U.S. Department of Agriculture, Soil Conservation Service 1979 || .
Soil Survey, indicates the subject property to have a soil classification -
. of Corbett Gravelly Sand (#9}, Glenbrook-Rock Cutcrop Complex, . |
" Toiyabe-Rock Outcrop Complex and Vicee-Aldax Variant Complex
(#75), with slopes of 30% to 50%. The soils consist primarily of very -
- fine sandy loam and very stony very fine sand loam, with the soils
mostly on north and easterly facing side slopes. Elevations range'
- from 6,000 to 7,500".

~ Permeability of this soil is moderate, while the water capacity is also-
. moderate. Surface runoff is rapid and the hazard of erosion is high.
‘This soil is used for both livestock grazing, range and wildlife and

- watershed, L :

 Since ah engineered soils survey of the subject site 'Was not pfovidéd, '
-this appraisal is subject to a certified soils survey. '
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E _Ea_r'thmjake: -

!i - Access:

_ Zoning:

Hazards:

Utiities:

Easements:

B Carson Ci{y: Conservation Reséwe {CR)

1.
2.
3.
o4

| --A:djoiﬁing:' |
_-_P_mperty Uses:

‘The 1979 Nevada Bureau of Mines and Geology (University of
Nevada - Reno) Earthquake Hazards Map indicates the existence of -
earthquake faults within close proximity of the subject property, but - -

none appear to directly impact the subject. Faults are fairly typicalin - ||

- the Carson City area. The parcel is iacated in & Seismic Zone 3of
_the Uniform Building Code. . . B

~Overhead power and telephone are located 'same'_‘E.ZE miles
- northeast of the subject, along Kings Canyon Road. The-closest |
- publicwater and sewer systems are located 2+ miles northeastalong |
- Kings Canyon Road near Longview Way Prwatewelfs and septlcare- N B

- typical for the area. o

A Preélmmar\_.r Trtle Repnrt was not avaslabte to the appraiser; hut no o
reservations, easements and restrictions that adversely mpast the
- marketability of the property, was noted.

_ Kings Canycm Road: A countydesignated roadway. The county
maintains the roadway only within the urban area boundary, some 1 -
“mite northeast of the subject. The portion of the ruadway that s

proximate fo the subject has only a dirt surface. '

= A jeep trail ;provisd_-es access from Kings Ca'nyon Road to the su;bjectf
_This jeep frail is located within the jurisdiction or ownership of the US
“Forest Service. Historically, the Forest Service has granted legal
access for properties that are land {ocked. As noted, | am assuming -
- the subject property has legal access.

-~ Minimum Land Area:’ 20 acre
- Minimum Lot Width: 300° o
- Building Setbacks: - Front. 30
S . Sides: 200
Rear: .. 30"

. Sou’th:’.ﬂ'-bundary: - _ | Vacant uﬁdeveland Iia:.n'd'.- '
© WestBoundary: - Vacantundevelopedfand
- East Boundary: ‘Vacant undeveloped land -

North Boundary: - - Vacant undeveloped land

* Permitted uses: Slngle family, publtc & agncultural :




 Assessed . Taxation Value =
S - {35% of Taxation Value) - T o
- Land : _ $7,000 - $20,000
~ Improvements =~ $ o . %
Total . §7,000 . - o $20 DDE}

o Ta:& Rate: 3.0287 per $*§U{} assessed valuatlcn
. 2006-07 Taxes:  $212.01 o
LastAssessed: = 2005

History of T - R
~ Ownership: ~  Carson City records indicate that the subject property. is currently . -

- Trustees).

" The Hutchison's have owned the property in excess of 15 years.

S S E— e
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vested in the name Hutchison Family Trust (Hall & Deborah Hutchison B



~ HIGHEST AND BEST USE OF THE SUBJECT PROPERTY AS VACANT

As noted, the subjecﬁt' property is situated some 1.50 miles northeast of Canyon D?iv'é.,':: |

along the eastern ridge of the Carson Range and the western Carson City foothill area.

This analysm will tilscuss the potential uses of the subject property as well as its highest_ -
'andbestuse T o e :

| The.l}nifdrm-'AppraEsaI'Standards for Federal Land Acquisitions (UASFLA) summarizes S
highest and best use as: “The highest and most profitable use for which fhe prc;-perty s -
b adaptab!e and needed or .":kef}r to be needed in the reasonably near fulure...

- Before. the propeﬁy S highes£ best use is determmed its four criteria wm he dascussed 1} .

o physically possmie 2) legally permissibte, 3} financially feasible, and 4) must resultin the"
- hughest value (maxnmalty productive). ' '

1) thsucaliv Possible: This ciiterion considers the physma! features of the site, suah as j
 street fm_ntage, depth, access, soil conditions, utilities, etc. The property offers excellent | =
views of the: north Carson Valley area and Sierra Nevada Range. Its excellent view are i
 duetothe subject’s gradualto steep up slopes. According to USGS Mapping, the subjects |
- elevation ranges from a low of 8,300+ feet (southeast comer) to a high of 6,692+ feet ||
 (central north boundary), which indicates an average slope of 30%:. There is a relatively | -
‘level bench area located along the northern portion of the property. This bench area is -
- very suitable for a building improvement(s), and is most proximate to the jeep trail from | -
' Klngs Canyon Road. Due to the steep up slopes, there is a drainage channels and/or. | o
- ravine on the pmperty _ e

. Access tn the mreraﬂ pmperl:y is via Kings Ganyon Road adirt surface, County deslgnated -
: roadway ‘The closest pavement area is located some 1+ mile northeast of the subgect o
where the suburban boundary area of Carson City ends. it should be noted’ that Kings
- Canyon Road was the original roadway from Carson City to the Lake Tahoe area during

I|  the mid .ah::i late 1800's, when the Tahoe Basin was being logged for the needed wood to - .

expand:' the mining activities in the Virginia City and Carson City regions.

Though zhe pmperty is nnly 2/3'rds of a mile north of U.S. nghway 50, this is a cantmlled |
5 access h ghway, with no access pomis to serve the subject.
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- _Currentiyf there are no publnc ﬂtllEtIes abutting the subject property. The closest eiectncaty: I
‘and telephone semces are located 1+ mile northeast of the subject, at the end of the | B
_ pavement along Klngs Canyon Road. Public water, sewer and natural gas utilities are

another 1 mile further northeast. The lack of these utiliies is not uncommon for regions:

outside the suburban communities. Though lacking these public utilities, the properties in- o o
' these areas use gas or diesel powered generators, drill wells and use septic systems.

| The majority of the property is covered with native vegetation and rock outcrop. In | |
-~ addition, some pine and juniper trees are located on the property. The sparse number of :_ _ R
 trees reduces any potential val ue from logging. Also, the exlstmg trees offer gfeater
B aesthetlc vatua for the recreational buyemnvestﬂr

_ Thé‘fé is no .réc’:ord of wate'r rights associated 'WEth 'the pircp'erty,. Also, there are no known A |
 minerais on the site that would provide an economic benefit to the property. . |

- 2) Legj-_ﬁi’!u’_:-P'ermi's_'sihi'é: This criterion considers 'the'legai réétrictibns ofthe 'pmperty‘.. T'he"' -] .
subject is currently zoned CR (Conservation Reserve). According to the Carson City Title

18, Zoning Code, “The purpose of the conservation reserve district is to identify the outlying |

“lands that may be developed in the future when water supply, roads, schools, sewer, and .
“other public facilities and services are provided for potential development and lands with
 environmental constraints.” Basically, the CR classification is designed to facilitate two |
property uses: {1) It is a holding zone until development expands to the area and the e
~ property can be developed to its highest and best use, or (2} It is a protective zonefor |

'pfﬁpertieé.with environmental constraints. The subject tends to fall within the later. -

n addiﬁgn to the current zoning of the property, the Carson {iity Master Plan (La‘hd Uéé"_'

Plan Element Update) was also reviewed. The master plan designates the area as AR, |

Agricultural Residential (10 acres/dwelling unit to 40 acres/dwelling unit), in which slopes : -
“are typical' ‘greater than 15%. - The current CR zoning allows 1 unit/20 acres. Nate'

Zomng takes preoedeme over the master plan density.

Due to _thé-:s'ubjéct’s current fopography, the site is also regulated by the Carson City |
' HiiiSidé"DéueiopmentOrdiname.. This ordinance affects ali property with slopes in‘excess   3 N
of 15%, chording to the appraiser’s estimate, the subject's overall average slap'e'_i 8 |
. apprnaches 3{]% hut the northern 251 of the sabject property has slopes t'y’plca Iy less

i M i a H [ f o . ’y ,'r‘"",:"‘-...'\\ o N e . B EEEE
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| than 10%. The purpose of the Hiliside Development Ordinance “is to protect the public
| health, safety and welfare by minimizing the potential of such development to catise or
- contribute to landslides, erosion and sedimentation, deforestation, flooding orthe aesthetic -
dé@i‘aﬂaﬁﬁn of the city's natural environment”. Ultimately, this ordinance places gréater X
restrictions on developing sloped property in Carson City. It should be noted that a special -
- use permit Wfllll be required if improvements are constructed at or above the skyline limit. -
Accordlng to pEannlng staff and available maps, the subject pfﬂperty is located above the ||~

Skylme Limit.

B -Two-addiiianal. restrictions are addressed in the Hillside Development Standards: (I) No -
roads are permitted on natural slopes in excess of fifteen percent (15%]); and (Il) Roadway -
accesses must be provided in and out of the developed areas (two means of ingress and - |

- 'egrESS}'.--hs noted, the sabjec’:t’s- natural slopes average some 30%, and currently, anly_'a' o

| jeep traif provides access to the property. These two additional conditions basically -

* eliminate the further parceling of the subject property. |

 The final limitations are easements, restrictions and encumbrances of record. Other than |
~ the discussed impacts from recorded access and utility easements, there are no othe{: 3
. restrlctaons that adversely impact the marketablhty of the property.

In mncEUSiah the bu‘rrent'z'dn'ihg is a'rural community dlassification {CR) that overseesthe
- development of a site along the periphery of the town, with additional resfr;cflc-ns dueto

the subject S topography and access.

' 3} Fmanclall\r Feasable This criterion considers those uses that will praduoe a posﬂwe
- cash flow in which the cash flow is greater than anticipated property expenses. As noted, |

the subject property consists of a legal 40 acre parcel. This property is accessible froma ||

jeep trail, via Kings Canyon Road, a dirt surface County road. An aerial photograph of the " _. I :
- subject portion can be found on the following page. Both Kings Canyon Road and jeep
trail illustrate the steepness of the area. RPN
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: pn}peny to be spht or parceieci

: madway scaring the hiliside, it would most likely diminish the scenic pumy of the 'f !
S _;'.-gj'surmuncfmg reg;on ' S

| 4 M&mﬂﬂi’@uﬂﬁe This criterion considers the specific use that is f;ihysicélé? |
¥ | posmble Eegaﬁly and financially feasible, and will produce the highest rate of return to the _ |
.ipmperiy Due to the subject's physical constraints (slopes and limited access), the highest_ SR
g and best use is to develop the northern portmn of the property with a smgle famliy homef i
| B .sate o _ SRR I _ . .

| Based on the curreni: zoning and Hillside Ordinance restrictions, enEy one parcaf can be : -";;
= '--.cfeveiaped Even though the zoning allows parcels as small as 20 acres, if a parcel map s I =
were approved two means of ingress and egress would be required. Given prewcus._'_ 'j_
'.'.'dlscussmns with Forest Service personnel, they indicated they would provide access to a- 8
and locked parcel, but are not obligated to provide no more than one roadway. Since oniy 1
' one means of access would be possible, it is most likely that the City would not aEIow the _ '_

o :Curremly, there are three potentlal uses for t‘he subject property 11} its current use, an :-
: '. mdmdual home site over the entire parcel, {2) develop the property into two- resudentlai o b
B sates consistent with current zoning and hillside ordinance criteria, and (3) assemblage of
___the site to adjacent federally owned lands for the purpose of mamtaanmg the scemc: :
: mtegrtw of the Borda Meadow and Kings Canyon area. - o - '

N ;Thé'ﬁrst item s the'm'ost' !ikceh.ir Use'based onthe higheSténd best use of the property. This ||
results in the pro;::erty being used as a single homesite with the balanced used as Qpeﬂ b
'_:;space and not deveEopeci ‘Since a second means of ingress/egress is not likely, the |
-}~ second items is not considered reasonable. Since the Forest Service owns the entire fand

around the sub;ect s 40 acres; the property would benefit knowing there would not be’ any. .
'_'nther hames or mpmvemerﬂs proximate to the subject property. C

| The fi nal use is the purchase of the pmpeﬁy by a feder:al state or local agency in order o |
s pmtect the environmerital integrity of the property and surmmdmg area. If the property o
| - were developed with one or two single family home sites, including construction of the | -

Peges0 |




~ MARKET COMPARISON APPROACH
“In this analysis, the subject land is considered as vacant and available for developmentto ||

S its _H'_ighe's:t and Best Use. Sales of similar properties are compared to the subject, with
. specific differences determined by pairing the sales to each other. Adjustments are based -

- on these and other compariscns, as well as the appraiser's best judgment.
" To establish i‘h’é market value of the subject site, the Official Records of the Carson City, |

Washoe County, Douglas County and Alpine County Assessor's offices were searched for - | |
-~ sales of comparable land parcels, and the following sales were subsequently selected for | S
~ use in this analysis. A transaction detail of each selected sale as well as a discussion is ||
pmvidét{ ‘The unit of measurement selected is the price per acre, as it best reflects the |
'_ .?i - mcﬁwes of buyers of vacant land. This is followed by the correlatlon and final land value: :

ok _estlmate ‘conclusion.-
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