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Garrett D. Gordon, Partner 

Lewis Roca Rothgerber Christie 

50 West Liberty Street, Suite 410 

Reno, NV 89501 
 

RE: Copper Canyon Master Planned Community 

 North of Interstate 80 and east of Vista Boulevard 

 Sparks, NV 89464 

 Appraisal Premise: Based on Current Approvals 

  

 

 

Dear Mr. Gordon: 

 

This is in response to your request for an appraisal report addressing the Market Value of seven existing 

contiguous parcels of land totaling 1,293.667± acres of vacant land located in the foothills north of 

Interstate 80 and east Vista Boulevard, comprising a portion of the mountains that form the eastern edge 

of the Truckee Meadows, Washoe County, Nevada.  The subject property can further be identified as 

Assessor’s Parcel Numbers: 

 030-022-02 & 15 

 037-300-02 & 04 

 037-293-15 

 037-430-01 & 02 

 

The subject ownership is currently owned by Copper Canyon Partners, LLC, A Nevada Limited 

Liability Company. 

  

The subject property is known as the Copper Canyon Master Planned Community, which on March 28, 

2016 received approval of the 2nd Amended Copper Canyon Final Development Standards Handbook 

from the City of Sparks.  This approval allowed development of the subject site 1,048 single-family 

residences on 162 acres, 1,061 high density residential units on 62 acres, 141 acres of business park 

land, 33 acres of mixed commercial uses, 16 acres of Hotel-Casino use, 847acres of open space, 42 acres 

of rights-of-way and 5-acres of Public Facility/Community Uses.  The subject ownership comprises a 

long, rectangular shaped site that ranges in width from 0.25 miles to over 0.50 miles (east to west) and 

which is 2.25 miles long (north to south).  The property has a variety of topography ranging from nearly 

level to very steeply sloping.  Only approximately 14.9% of the site has slopes of 0% to 15%, while only 

37.9% of the site has slopes between 15% and 30%.  The remaining 47.2% of the site ha slopes in 

excess of 30%.  The site ranges in elevation from 4,440± feet above sea level near the southwest corner 

of the site up to 5,460± feet above sea level along the east boundary of the site. Essentially, the subject is 

a series of mountain sides that are separated by six major ravines that are between 100 feet and 200 feet 
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deep.  Because of the topography, the topography, the approved Development Standards Handbook calls 

for development of the subject in a series of pads that are separated from each other by the areas with the 

steepest topography.  Although the subject will be expensive to develop, due to the topography, this 

topography will also result in extensive lot premiums.  As a general statement, the current approvals 

have the single-family residential on the northern portion of the site, with the southwestern portion of 

the property involving mixed-use areas and the hotel-casino site and the southwestern portion of the 

property comprising the business park area.  The medium and high density residential uses separate the 

northern and southern portions of the site.  

 

Utilities are reasonably available to the subject site but will have to be extended onto the property.  

There do not appear to be any earthquake hazards, environmental contamination or other factors 

adversely impacting the value or development potential of the subject to a greater degree than is 

accounted for through the design of the subject project.  A 2013 Geotechnical report on the northern 

portion of the subject site found that much of the site has expansive clay soils.  The report states: 

 

“The challenges presented by the project are unique and will provide the opportunity to apply 
and incorporate innovative engineering and design strategies.” 

  

Overall, it is the undersigned’s anticipation that the subject’s soils would not adversely impact the 

value of the subject to a greater degree than the costs required for proper mitigation of the soils 

with site development. 

 

The subject property is located on the eastern fringe of the City of Sparks and is close to Interstate 80.  

This provides the subject with good accessibility to the Tahoe-Reno Industrial Center (TRIC), which is 

home to a Tesla giga-factory, a hub for Switch and a 1,500-acre site that was purchased in 2017 by 

Google.  The subject’s location will make it the closest residential area to TRIC within the Reno-Sparks 

area and so the subject is considered to have a prime location.  It is expected that over the next several 

years, the greater Reno-Sparks area will require between 10,500 and 17,100 new single family 

residential units and so additional builders will enter the market and so there will be demand for 

development of the subject.  The subject property, the subject sub-market and the Reno-Sparks area are 

more completely discussed in the following report.  

 

The following document complies with the reporting requirements for an Appraisal Report as set forth 

under Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (USPAP), as 

promulgated by the Appraisal Standards Board of the Appraisal Foundation.  This report was for a 

private party and cannot be used by a federally regulated bank for lending purposes as it does not 

comply with the requirement that the report be prepared for a federally regulated financial institution 

and therefore, does not comply with FIRREA.  The following Appraisal Report presents and 

summarizes the data, reasoning and analyses that were used in the appraisal process to develop the 

opinions of value.  The depth of analysis is specific to the needs of the client and for the intended use.  

This appraisal report also complies with Nevada State law, as well as the Code of Professional Ethics 

and Standards of Professional Practice of the Appraisal Institute.  As I have completed numerous 

appraisals on vacant land parcels in the Northern Nevada area, I attest to having adequate technical and 

geographic knowledge to complete a competent appraisal of the property.   

 

This appraisal is based upon the following extraordinary assumptions: 
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1) In completing this appraisal, a preliminary title report on the subject property was not provided 

the undersigned.  It would be impractical to complete a document-by-document search of the 

Official Records of Washoe County to ascertain any and all easements encumbering the subject.  

As a result, in the following analysis, the subject property has been valued under the 

extraordinary assumption that there are no items of record other than those discussed within the 

body of the report which encumber the subject and which would adversely impact its value or 

development potential.  If this assumption proves to be incorrect it would impact the value 

conclusions. 

 

2) According to a Geotechnical Investigation on Copper Canyon Phase I, which is the northern 

150± acres of the subject site, the subject has expansive clay soils.  Additionally, the subject has 

highly varied topography and will require extensive new water facilities, including storage tanks 

and pumps. As a result, the subject site will be expensive to develop.  In completing this report, I 

was provided with cost breakdowns for on- and off-site improvements to the subject.  These 

costs were developed by Mid Valley Engineering whose principals are also principals in Copper 

Canyon Partners, LLC.  It is beyond the scope of expertise of the undersigned to affirm or deny 

the development costs, but they have been accepted by the undersigned as being reasonable. If 

this assumption is incorrect, it could impact the value conclusions. 

 

3) This appraisal is based on the assumption that the subject property would be developed based on 

the currently approved Copper Canyon Development Standards Handbook (CCDSH).  The 

current approvals may, or may not be the highest and best use of the property.  If the subject 

were not to be developed in accordance with the current approvals, it may impact the value 

conclusions. 

 

4) In completing this report, I was provided with an unsigned February 2017 Purchase and Sale 

Agreement (PSA) between Copper Canyon Partners, LLC (CCP) and D.R. Horton, Inc. (Horton). 

It has been represented to the undersigned that both parties agreed not to proceed with the 

purchase/sale, because CCP is in the process of obtaining new approvals for the subject project 

that increases the residential development in the project and removes the Business Park uses.  

This appraisal is based on the current approvals and is based on the assumption that if the subject 

developers were not going to attempt to modify the Copper Canyon approvals, that this PSA 

would have moved forward.  Based on the analyses contained in this report, I have concluded 

that the PSA terms are reasonable and so I have based the valuation of the subject’s Single-

Family Residential (SFR) land on the terms of this PSA.  Should the subject’s SFR land not be 

sold with the same terms as are set forth in the PSA, it could impact the value conclusions. 

 

5) In this analysis, the subject is being valued based on the subject property owner’s proposed 

business plan, which is to sell the subject in its current physical state to a series of buyers who 

would cooperate in jointly installing the backbone infrastructure and then would develop the 

pads in accordance with the approved CCDSH.  Historically, master-planned communities in the 

Reno-Sparks area were developed with a land developer obtaining the approvals and then 

installing the back-bone infrastructure, before selling individual parcels or villages to different 

builders.  However, it appears that the national builders are willing to purchase the land with 

approved Development Standards Handbooks and approved tentative subdivision maps, with the 

buyer installing the backbone infrastructure and then developing the villages or parcels to their 
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ultimate end use.  I have recently appraised another project in the Reno-Sparks area that is being 

developed in this manner and so I is the undersigned’s opinion that the business plan is 

reasonable.  Under this business plan, CCP is not so much a developer as a land-owner that is 

selling land over time, without requiring any development enterprise on the land-owners part.  I 

have concluded that this scenario represents the Highest and Best Use of the subject.  Therefore, 

valuing the subject under the current owner’s development plan is felt to result in Market Value 

as opposed to Investment Value.  Should the subject not be developed in this manner, it could 

impact the value conclusions. 

 

Furthermore, this appraisal is not based upon any hypothetical conditions or any contingencies.  Overall, 

based upon the available data, the following value was derived for the fee simple interest in the subject 

property, considering the approvals that are in place on the subject property, as of the November 25, 

2017 date of last inspection and effective date of valuation: 

 

Valuation Summary 

Valuation Scenario Value Conclusion 

Market Value – Based on current handbook $49,000,000 

 

 

Respectfully submitted, 

 

 

John S. Wright 

Nevada Certified General 

License Number A.000191-CG 

Expires: May 31, 2019 
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SUMMARY OF SALIENT FACTS AND IMPORTANT CONCLUSIONS 

Property Name Copper Canyon 

 

Addresses/ Assessor’s Parcel Numbers 

 APN 030-022-02 2401 Vista Boulevard, Sparks, NV 89434 

 APN 030-022-15 0000 Westview Boulevard, Sparks, NV 89434 

 APN 037-293-15 150 Salomon Circle, Sparks, NV 89434 

 APN 037-300-02 0000 E. Prater Way, Sparks, NV 89434 

 APN 037-300-04 0000 E. Prater Way, Sparks, NV 89434 

 APN 037-430-01 000 Salomon Circle, Sparks, NV 89434 

 APN 037-430-02 0000 Interstate 80, Sparks, NV 89434 

 

Location East of Vista Boulevard and north of Interstate 80 in the 

foothills of the Rah Rah Mountains the form the eastern 

edge of the City of Sparks, Washoe County, Nevada 

 

Owner of Record Copper Canyon Partners, LLC, A Nevada Limited Liability 

Company   

 

Legal Description A legal description of the subject is contained in the 

addenda to this report. 

 

Land Areas 

 APN 030-022-02    160.000± acres (  6,969,600± square feet) 

 APN 030-022-15    232.050± acres (10,108,098± square feet) 

 APN 037-293-15      39.120± acres (  1,704,067± square feet) 

 APN 037-300-02    160.000± acres (  6,969,600± square feet) 

 APN 037-300-04    160.000± acres (  6,969,600± square feet) 

 APN 037-430-01    301.614± acres (13,138,306± square feet) 
 APN 037-430-02    240.883± acres (10,492,863± square feet) 

 Gross Land Area 1,293.667± acres (56,352,135± square feet) 

 

Projected Land Uses 

 Single Family Residential    162± acres (1,048± units) 

 High Density Residential      62± acres (1,061± units) 

 Business Park    141± acres 

 Mixed-Use Commercial      33± acres 

 Hotel-Casino (200 rooms)      16± acres 

 Rights of way      42± acres 

 Public Facility/Community Use        5± acres 

Total Developed Area    461± acres (35.64%) (2,109 units) 

 Open Space    833± acres (64.36%) (Handbook says 847± acres) 

Gross Land Area 1,294± acres (Handbook says 1,308± acres) 
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Zoning NUD (New Urban Development) 

 

Environmental Concerns None noted 

 

Flood Zone 

  Community Panel Numbers 32031C3062G 

   32031C3064G 

   32031C3066G (Not Printed) 

  Effective Date March 16, 2009 

  Flood Zone Designation Unshaded Zone X (outside a 500-year floodplain) 

 

Unusual Seismic Hazards These is a single fault area, but it probably has not 

experienced movement for 1.8Million years and so is 

considered to be inactive 

 

Wetlands None noted 

 

ADA Considerations Not applicable 

 

Soils Conditions The subject soils include concentrations expansive clays 

and exposed bedrock.   As a result, over-excavation will be 

required under and around foundations.  With adequate 

care, the subject site should have adequate soils for 

development.  However, the site conditions will increase 

site development costs. 

 

Water Rights The subject has no water rights, which would have to be 

purchased and dedicated prior to recordation of final 

subdivision maps.  Development of the subject will require 

extensive new water infrastructure including multiple water 

tanks.  The subject will be served by TMWA, the local 

water purveyor. 

 

Appraisal Premises • Market Value in the condition observed on the effective 

date of value, but assuming that the subject would be 

developed in accordance with the current approved 

Development Handbook. 

 

Type of Report Appraisal Report 

 

Property Rights Appraised Fee Simple Ownership 

 

Effective Date of Valuation November 25, 2017 

 

Date of Report January 17, 2018 
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Highest and Best Use Assumed to be development in accordance with the current 

approved Development Standards Handbook.  

 

Valuation Methodology  

The subject property is vacant land.  As a result, the Cost Approach is not applicable.  Additionally, as 

land in the northern Nevada area is typically not purchased for its rental income earning potential, there 

is insufficient data to develop an appropriate rental rate for the subject site.  Generally, when valuing 

vacant land, the Sales Comparison Approach is considered to be the most reliable indication of value 

since it directly reflects the motivations of buyers and sellers in the market.  In this instance a Sales 

Comparison Approach will be used to value the individual development pads on the subject site and then 

a Discounted Cash Flow analysis will be used to derive a value for the subject ownership if sold to a 

single purchaser in one transaction. 

 

Extraordinary Assumptions 

1) In completing this appraisal, a preliminary title report on the subject property was not provided 

the undersigned.  It would be impractical to complete a document-by-document search of the 

Official Records of Carson City to ascertain any and all easements encumbering the subject.  As 

a result, in the following analysis, the subject property has been valued under the extraordinary 

assumption that there are no items of record other than those discussed within the body of the 

report which encumber the subject and which would adversely impact its value or development 

potential.  If this assumption proves to be incorrect it would impact the value conclusions. 

 

2) According to a Geotechnical Investigation on Copper Canyon Phase I, which is the northern 

150± acres of the subject site, the subject has expansive clay soils.  Additionally, the subject has 

highly varied topography and will require extensive new water facilities, including storage tanks 

and pumps. As a result, the subject site will be expensive to develop.  In completing this report, I 

was provided with cost breakdowns for on- and off-site improvements to the subject.  These 

costs were developed by Mid Valley Engineering whose principals are also principals in Copper 

Canyon Partners, LLC.  It is beyond the scope of expertise of the undersigned to affirm or deny 

the development costs, but they have been accepted by the undersigned as being reasonable. If 

this assumption is incorrect, it could impact the value conclusions. 

 

3) This appraisal is based on the assumption that the subject property would be developed based on 

the currently approved Copper Canyon Development Standards Handbook (CCDSH).  The 

current approvals may, or may not be the highest and best use of the property.  If the subject 

were not to be developed in accordance with the current approvals, it may impact the value 

conclusions. 

 

4) In completing this report, I was provided with an unsigned February 2017 Purchase and Sale 

Agreement (PSA) between Copper Canyon Partners, LLC (CCP) and D.R. Horton, Inc. (Horton). 

It has been represented to the undersigned that both parties agreed not to proceed with the 

purchase/sale, because CCP is in the process of obtaining new approvals for the subject project 

that increases the residential development in the project and removes the Business Park uses.  

This appraisal is based on the current approvals and is based on the assumption that if the subject 

developers were not going to attempt to modify the Copper Canyon approvals, that this PSA 

would have moved forward.  Based on the analyses contained in this report, I have concluded 
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that the PSA terms are reasonable and so I have based the valuation of the subject’s Single-

Family Residential (SFR) land on the terms of this PSA.  Should the subject’s SFR land not be 

sold with the same terms as are set forth in the PSA, it could impact the value conclusions. 

 

5) In this analysis, the subject is being valued based on the subject property owner’s proposed 

business plan, which is to sell the subject in its current physical state to a series of buyers who 

would cooperate in jointly installing the backbone infrastructure and then would develop the 

pads in accordance with the approved CCDSH.  Historically, master-planned communities in the 

Reno-Sparks area were developed with a land developer obtaining the approvals and then 

installing the back-bone infrastructure, before selling individual parcels or villages to different 

builders.  However, it appears that the national builders are willing to purchase the land with 

approved Development Standards Handbooks and approved tentative subdivision maps, with the 

buyer installing the backbone infrastructure and then developing the villages or parcels to their 

ultimate end use.  I have recently appraised another project in the Reno-Sparks area that is being 

developed in this manner and so I is the undersigned’s opinion that the business plan is 

reasonable.  Under this business plan, CCP is not so much a developer as a land-owner that is 

selling land over time, without requiring any development enterprise on the land-owners part.  I 

have concluded that this scenario represents the Highest and Best Use of the subject.  Therefore, 

valuing the subject under the current owner’s development plan is felt to result in Market Value 

as opposed to Investment Value.  Should the subject not be developed in this manner, it could 

impact the value conclusions. 

 

Hypothetical Conditions None 

 

Contingencies None 

 

Valuation Summary 

Valuation Scenario Value Conclusion 

Market Value – Based on current handbook $49,000,000 

 

 

Exposure Time Conclusion  1-2 Years
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INTRODUCTION 

Purpose of Appraisal 

The following report addresses the values for the subject summarized below: 

 • The Market Value of the subject property in its current condition and assuming that the subject 

would be developed in accordance with the currently approved Development Standards 

Handbook 

 

Client Garrett D. Gordon, Partner 

Lewis Roca Rothgerber Christie 

50 West Liberty Street, Suite 410 

Reno, NV 89501 
 

Intended User Client and client’s client (Copper Canyon Partners, LLC) 

as well as their subsidiaries and heirs   

 

Intended Use of the Appraisal Internal decision making and to obtain financing from a 

non-federally regulated financial institution.  Because the 

appraisal will be prepared for a private party, it cannot be 

used to obtain mortgage financing from a federally 

regulated financial institution. 

 

Scope of Work 

The following appraisal report has been prepared in conformance with the Uniform Standards of 

Professional Appraisal Practice (USPAP), and Nevada State Law.  The following appraisal complies 

with Standards Rule 1 of USPAP, while the report complies with the reporting requirements set forth 

under Standards Rule 2-2(a) of USPAP for an appraisal report.  This appraisal report presents and 

summarizes the data, reasoning and analyses that were used in the appraisal process to develop the 

opinions of value.  Additional supporting documentation concerning the data, reasoning, and analyses is 

retained in my file.  The depth of discussion contained in this report is specific to the needs of the client 

and for the intended use stated above.  As this appraisal was not prepared for a federally regulated 

financial institution, it does not meet the requirements of FIRREA and may not be utilized to obtain 

financing from a federally regulated financial institution.  Completion of the appraisal involved the 

following scope of work: 

 

1)  Review of information provided by the client to determine parameters and scope of the 

assignment.  
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2)  Inspection of the subject property on November 24 and 25, 2017. 

  

3)  Review of background information and historical information on the subject property that was 

gathered from public records, as well as from my files on a previous appraisal completed on a 

portion of the subject property and in the sub-market. 

 

 4)  Regional and sub-market data was collected to assess supply and demand factors impacting the 

subject.  

  

5)  Through analysis of social, economic, governmental and environmental factors, the highest and 

best use of the subject property was analyzed.  

  

6)  Based upon the approved Development Standards Handbook, the following valuation analyses 

were conducted for each of the valuations required in this report.   

  

Valuation Scenario Cost Income Sales 

Market Value – Individual Pads N/A N/A X 

Market Value – Entire Ownership N/A X N/A 
N/A = Not Applicable 

  

7)  In valuing the subject property based upon the approved Development Standards Handbook 

consideration was given to the Cost, the Income and the Sales Comparison Approaches to value.  

Since the subject site is vacant land, the Cost Approach is not applicable.  Additionally, as vacant 

land in the Reno-Sparks area is not typically purchased for its rental income earning potential, 

there was insufficient data to develop a credible value indication for the subject by a direct 

capitalization Income Approach.   

 

8)  Generally, when valuing vacant land, the Sales Comparison Approach is the most reliable 

indication of value as it directly reflects the motivations of buyers and sellers in the market.  In 

many instances, a Sales Comparison Approach analysis is the only form of analysis for which 

there is sufficient data to develop a relevant value indication.  In this instance, a Sales 

Comparison Approach was the only analysis for which there was sufficient data.  In this 

instance, there was insufficient sales data available to value the entire subject ownership by the 

Sales Comparison Approach.  However, there was sufficient data with which to value the 

individual development pads in the subject ownership.  The sales data used in this report was 

found by searching on-line sources such as county records, Loopnet, Costar, MetroScan and 

MLS as well as realtor web sites and talking to realtors and brokers active in the local market.   

Depending on the land use designation, the comparable sales were compared with the subject 

property on a sale price per unit basis, for residential land or on a sale price per square foot basis 

for commercial land.  

 

9)  Once retail values have been established for each pad, as designated in the Development 

Standards Handbook, then a Discounted Cash Flow Analysis Income Approach will be used to 

value the entire ownership.  The Discounted Cash Flow analysis considers the development of 

the subject site to the finished pad stage and then the ultimate sale of the individual pads to end 
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users.  The analysis considers the time necessary to develop the property and the projected 

timing of sales.     

 

8) In completing this appraisal interviews were conducted with other property owners and real 

estate agents and brokers active in the northern Nevada area regarding current market dynamics 

and economics.  

  

9) The appraisal report was written. 

  

All of the sales data utilized in this report was verified with either the buyer, the seller, a real estate 

agent involved in the transaction, or through county records, if no other verification could be obtained.  

In completing this appraisal assignment, a comprehensive scope of work was employed utilizing all of 

the steps necessary to complete a credible appraisal of the subject property.  The scope of work was not 

constrained by artificial means.   

 

Market Value Defined 

“Market Value” means the most probable price which a property should bring in a competitive and open 

market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, 

knowledgeably and assuming the price is not affected by undue stimulus.  Implicit in this definition is 

the consummation of a sale as of a specified date and the passing of title from seller to buyer under 

conditions whereby: 

 

1) Buyer and seller are typically motivated; 

 

 2) Both parties are well informed or well advised, and acting in what they consider their own best 

interests; 

 

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

 

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

comparable thereto; and 

 

 5) The price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale.1 

 

Fee Simple Estate Defined 

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 

imposed by the governmental powers of taxation, eminent domain, police power and escheat.  

 

                                                 
1  Dictionary of Real estate Appraisal, 5th Edition, Page 123, Appraisal Institute 
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Effective Date of Valuation November 25, 2017 

 

Date of Report January 17, 2018 

 

Property Rights Appraised 

The subject property is appraised as held in fee simple ownership, affected by typical encumbrances 

such as easements and zoning ordinances.  The subject property is valued assuming it to be free and 

clear of any mortgages or special assessments. 

 

Extraordinary Assumptions  

An extraordinary assumption is defined as: “An assumption, directly related to a specific assignment, as 

of the effective date of the assignment results, which, if found to be false, could alter the appraiser’s 

opinions or conclusions.2  In addition to the general assumptions and limiting conditions contained at the 

end of this report, this appraisal has been prepared subject to the following extraordinary assumption: 

1) In completing this appraisal, a preliminary title report on the subject property was not provided 

the undersigned.  It would be impractical to complete a document-by-document search of the 

Official Records of Carson City to ascertain any and all easements encumbering the subject.  As 

a result, in the following analysis, the subject property has been valued under the extraordinary 

assumption that there are no items of record other than those discussed within the body of the 

report which encumber the subject and which would adversely impact its value or development 

potential.  If this assumption proves to be incorrect it would impact the value conclusions. 

 

2) According to a Geotechnical Investigation on Copper Canyon Phase I, which is the northern 

150± acres of the subject site, the subject has expansive clay soils.  Additionally, the subject has 

highly varied topography and will require extensive new water facilities, including storage tanks 

and pumps. As a result, the subject site will be expensive to develop.  In completing this report, I 

was provided with cost breakdowns for on- and off-site improvements to the subject.  These 

costs were developed by Mid Valley Engineering whose principals are also principals in Copper 

Canyon Partners, LLC.  It is beyond the scope of expertise of the undersigned to affirm or deny 

the development costs, but they have been accepted by the undersigned as being reasonable. If 

this assumption is incorrect, it could impact the value conclusions. 

 

3) This appraisal is based on the assumption that the subject property would be developed based on 

the currently approved Copper Canyon Development Standards Handbook (CCDSH).  The 

current approvals may, or may not be the highest and best use of the property.  If the subject 

were not to be developed in accordance with the current approvals, it may impact the value 

conclusions. 

 

4) In completing this report, I was provided with an unsigned February 2017 Purchase and Sale 

Agreement (PSA) between Copper Canyon Partners, LLC (CCP) and D.R. Horton, Inc. (Horton). 

                                                 
2  USPAP 2018-2019 Edition (c), Definitions; The Appraisal Foundation, page 4. 
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It has been represented to the undersigned that both parties agreed not to proceed with the 

purchase/sale, because CCP is in the process of obtaining new approvals for the subject project 

that increases the residential development in the project and removes the Business Park uses.  

This appraisal is based on the current approvals and is based on the assumption that if the subject 

developers were not going to attempt to modify the Copper Canyon approvals, that this PSA 

would have moved forward.  Based on the analyses contained in this report, I have concluded 

that the PSA terms are reasonable and so I have based the valuation of the subject’s Single-

Family Residential (SFR) land on the terms of this PSA.  Should the subject’s SFR land not be 

sold with the same terms as are set forth in the PSA, it could impact the value conclusions. 

 

5) In this analysis, the subject is being valued based on the subject property owner’s proposed 

business plan, which is to sell the subject in its current physical state to a series of buyers who 

would cooperate in jointly installing the backbone infrastructure and then would develop the 

pads in accordance with the approved CCDSH.  Historically, master-planned communities in the 

Reno-Sparks area were developed with a land developer obtaining the approvals and then 

installing the back-bone infrastructure, before selling individual parcels or villages to different 

builders.  However, it appears that the national builders are willing to purchase the land with 

approved Development Standards Handbooks and approved tentative subdivision maps, with the 

buyer installing the backbone infrastructure and then developing the villages or parcels to their 

ultimate end use.  I have recently appraised another project in the Reno-Sparks area that is being 

developed in this manner and so I is the undersigned’s opinion that the business plan is 

reasonable.  Under this business plan, CCP is not so much a developer as a land-owner that is 

selling land over time, without requiring any development enterprise on the land-owners part.  I 

have concluded that this scenario represents the Highest and Best Use of the subject.  Therefore, 

valuing the subject under the current owner’s development plan is felt to result in Market Value 

as opposed to Investment Value.  Should the subject not be developed in this manner, it could 

impact the value conclusions. 

 

Hypothetical Conditions 

A hypothetical condition is defined as “a condition, directly related to a specific assignment, which is 

contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is 

used for the purpose of analysis.”3   

1) None 

 

Contingencies None 

 

                                                 
3  USPAP 2018-2019 Edition (c), Definitions; The Appraisal Foundation, page 4. 
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RENO-SPARKS AREA ANALYSIS 

Reno-Sparks are two sister cities located at the intersection of Interstate 80 and U. S. Highway 395.  

These cities are located in a valley known as the Truckee Meadows.  Over the past 29 years, the Truckee 

Meadows has become one of the fastest growing areas in the nation, with the population increasing by 

well over 100%.  Set out following is a summary of historic population figures as well as projected 

population growth as provided by the State Demographer.   

 

Truckee Meadows Population 1995-20142 

Year Population  % Growth 

1995 291,050   4.0% 

1996 303,240  4.2% 

1997 308,700  1.8% 

1998 311,350  0.9% 

1999 323,670  4.0% 

2000 1 339,486  4.9% 

2001 353,271  4.1% 

2002 359,423  1.7% 

2003 373,233  3.8% 

2004 383,453  2.7% 

2005 396,844  3.5% 

2006 409,085  3.1% 

2007 418,061  2.19% 

2008 423,833  1.38% 

2009 416,632  -1.70% 

20101 417,379  0.18% 

2011 421,593  1.01% 

2012 427,704  1.45% 

2013 432,324  1.08% 

2014 436,797  1.03% 

     

Projections   (Vs. Prior Yr) 

2015 443,745  +1.59% 

2030 559,843  +1.56%3 

1  2000 & 2010 Census Data 

2  Information provided by Nevada State Demographer 

3  Compound annual growth rate 
 

The historic population growth (with the exception of 1997 – 1998, and 2002 and 2009) has been 

between 3% and 4% per year.  However, since 2009, the rate of growth has been lower, at just over 1% 

per year.  The state demographer’s future projections are slightly higher at around 1.56% per year.  It 

should be noted that nine years ago, the state demographer was projecting similar short-term growth 

patterns for the Reno-Sparks area.  However, the actual growth exceeded projections.   
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Considering that California is being burdened by infrastructure strained to capacity and rising tax rates, 

and also considering the proximity of the Reno-Sparks area to San Francisco and Sacramento as well as 

Nevada’s lack of income taxes, it would not be unreasonable to see increased population growth over 

the next couple of decades.   

 

Tourism is the major industry in the Reno-Sparks metropolitan area.  In an effort to diversify the 

economy, several quasi-governmental agencies have been created to promote the development of 

business and industry in the area.  As a result of these efforts, the employment growth in the 1990s was 

very strong, with total employment growth of 35.09% and with the average annual wage increasing from 

approximately $23,000 to over $36,700.  Set out following is wage and employment information for 

2000 through 2013. 

 

Year Work Force Average Annual Wage 

20001 189,123 $32,749 

20011 193,550 $34,297 

20022 199,000 $35,142 

20032 204,154 N/A 

20042 206,554 N/A 

20052 209,834 $35,568 

20062 211,510 $36,712 

20072 218,123 $41,342 

20082 220,610 $39,930 

20092 217,510 $40,126 

20102 220,539 $39,168 

20112 213,568 $42,694 

20122 204,655 $43,004 

20132 217,333 $42,380 

2014 224,503 N/A 

2015 228,865 $43,080 
1 Information is for Reno-Sparks area of Washoe County 
2 Information is for all of Washoe County 

 

The Reno-Sparks area has not been immune to the general slowdown in the national economy.  In fact, 

the Reno-Sparks area has been harder hit than many areas of the country.  This is illustrated by the fact 

that as of December 2006, the average unemployment rate in the Reno-Sparks area was 4.40%.  By 

August 2007 this had grown to 4.9%.  However, by January 2010, the unemployment rate had increased 

to 13.5%.  Since January 2010, the unemployment rate has declined to 5.7% as of November 2015.  This 

compares with the State of Nevada at 6.2% and the entire United States at 4.8%.  The decline in the 
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unemployment rate was due to 34 companies that moved to northwester Nevada or which expanded, 

creating 4,179 new jobs 

 

In 2014, the local work force finally broke through the 220,000-person barrier, which it had hit in 2008 

and 2010, before receding each time.  Moving forward, the Reno-Sparks area is poised for rapid growth.  

The Economic Development Authority of Western Nevada (EDAWN) is projecting the creation of 

51,000 primary and secondary jobs in the area between 2015 and 2019.  This total is based solely on 

companies EDAWN is currently helping.  These include Tesla (6,000 direct jobs and 12,000 indirect 

jobs), Clear Capital (400 direct jobs and 800 indirect jobs), Switch Supernap Data Center (400+ direct 

jobs).  Additionally, there are 5 additional, as yet not announced companies with 870 direct jobs, that 

EDAWN projects are very likely to move to the area as well as 7 companies with 3,430 direct jobs, 

which EDAWN rates as being probable.  Based on a 2:1 indirect to direct job ratio, the 11,100 direct 

jobs noted above would create a total increase in employment of over 33,000 jobs, which is a 15% 

increase in the workforce.  As a result, the Reno-Sparks area appears poised for rapid growth over the 

next 5 years.  

 

The tourism industry in the Reno-Sparks area has historically been driven by gaming.  With proximity to 

the San Francisco Bay Area and Sacramento, coupled with the presence of Interstate 80, Reno-Sparks 

has historically been a recreation destination for these metropolitan areas.  However, with the 

proliferation of Indian gaming and the national recession, the gaming industry in the Reno-Sparks area 

has been negatively impacted, as illustrated on the following chart.  

Leisure Industry Statistics 
Item 2006  2010 2011 2012 2013 2014 2015 2016 2017 

Gaming 

Revenues 1 

1,072,937 $788,509 $751,467 $738,152 $741,038 $744,962 $756,323 $785,536 N/A 

Hotel/Motel 

Rooms 

25,428 24,611 25,197 24,471 24,213 23,794 23,561 23,784 23,020 

Avg. Hotel 

Occupancy  

72.4% 61.1% 60.2% 64.3% 67.7% 64.9% 66.7% 68.3% 68.5% 

Rate $66.83 $71.95 $82.72 $79.82 $83.29 $86.00 $88.76 $95.09 $101.75 

Visitor 

Count2 

5,121,119 4,406,270 4,345,141 4,536,415 4,664,514 4,631,196 4,746,207 4,893,105 N/A 

1 Gaming revenues in Thousands of Dollars 
2 Visitor counts are by calendar year, while other statistics in fiscal year 

Source Reno-Sparks Convention and Visitors Authority 

 

As can be seen by the data set out previously, between 2006 and 2012, gaming revenues in the Reno-

Sparks area declined by over 30%.  However, over the last four years, revenues have increased slightly.  
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However, they are still below 2006 levels.  Average hotel occupancy rates and numbers of visitors have 

fluctuated, but they are increasing.  Additionally, average room rates have increased.  As a result of 

declining gaming revenues and declining hotel occupancy, a number of marginal hotel-casinos in the 

downtown area closed.  Several of these underwent renovation and conversion to condominiums.  This 

is why even though there have been several new non-gaming business hotels built in the Reno-Sparks 

area over the last 10 years, the number of hotel rooms has declined.  I do anticipate that the core gaming 

properties:  Harrah’s, Circus-Circus, Eldorado, Silver Legacy, Cal Neva and Sands, will continue to be 

viable in the downtown area for the foreseeable future.  Furthermore, there are plans for a large multi-

block development in the downtown area which would include a new major hotel-casino.  As a result, 

while gaming and the tourist industry is still the major economic engine which drives the economy, the 

area’s dependence on the tourist industry is growing less each year. 

 

In an effort to maintain market share, the Reno-Sparks area is also enhancing and expanding special 

events such as tourist attractions.  Historically, the Reno Championship Air Races, the Reno Balloon 

Races, Hot August Nights and the Reno Rodeo have been very successful events.  However, even with a 

strong emphasis on special events, it is anticipated that gaming revenues throughout the area will 

decline, as will visitors and needed room nights.  

 

With this backdrop, the current hot commodity in the tourism industry involves unrestricted gaming 

licenses that do not require hotel rooms.  A number of gaming licenses were grandfathered in when the 

state legislature required that any new hotel-casino in Washoe County and Clark County have at least 

300 hotel rooms.  If the grandfathered in gaming properties are condemned by governmental agencies, 

then the gaming licenses can be moved.  Attempts are underway at the present time to move two of these 

gaming licenses to suburban locations for “boutique” casinos.  These casinos typically do not have 

rooms, but rather are orientated toward local clientele.  These casinos generally generate significant cash 

flow and have much reduced overhead over those facilities which have hotel rooms.  With a continued 

proliferation of gaming, this emerging trend is expected to continue. 
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Tourism Industry 

The tourism industrial continues to suffer as a result of the soft economy.  This is illustrated by 

departmental income (Income after costs of sales and departmental expenses) reported by all large 

casinos in Washoe County over the last 13 years:  

 

Year Departmental 

Income 

Percentage 

Change 
2004 $699,486,628  

2005 $723,597,533     3.45% 

2006 $778,118,420     7.53% 

2007 $763,805,792   -1.84% 

2008 $725,501,058   -5.01% 

2009 $591,476,304 -18.47% 

2010 $553,935,677   -6.35% 

2011 $510,029,289   -7.93% 

2012 $558,517,686     9.51% 

2013 $513,838,571   -8.00% 

2014 $536,929,442    4.49% 

2015 $568,825,395    5.94% 

2016 $611,087,271   7.43% 

 

As can be seen by this data, gaming revenues in Washoe County, Reno Area have declined by 21.47% 

since 2006.  Although 2014 through 2016 have all illustrated increases, the revenues were still 

significantly below 2006 levels.  Because of the competition from Indian Gaming and on-line gaming, it 

is not certain that gaming revenues in the Reno-Sparks area will return to 2006 levels in the foreseeable 

future. 

 

Industrial Market 

In an effort to diversify the economic base of the area, the community leaders have focused upon 

expansion of the industrial segment of the economy.  The Reno-Sparks area offers 74,595,888± square 

feet of industrial warehouse and light manufacturing space.  At the present time, over 400 major U.S. 

and foreign corporations have headquarters or major facilities in the area including JC Penney’s 

catalogue distribution center, a Michelin Tire warehouse, General Motors (parts distribution) and 
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R. R. Donnelley & Sons, all of which have major facilities in Stead.  Kresge operates a large distribution 

facility in Sparks.   

 

In recent years there has been an emphasis on attracting high-tech and back office industry to the area.  

The Reno-Sparks area offers a sophisticated telecommunications infrastructure which can accommodate 

these types of uses, including fiber optics and digital switching equipment.  Through these efforts, IGT 

(International Gaming Technology) has developed a 75-acre campus facility for the construction and 

world-wide distribution of gaming machines; numerous other smaller high-tech industrial users have 

relocated to the Reno-Sparks area over the past several years including Microsoft, which opened a 

licensing division in late 1997.  Most of these companies have relocated to the south Reno area in South 

Meadows Business Park. 

 

Through 2006, the Reno-Sparks area benefited from a strong California economy.  Smaller companies 

had adequate resources to relocate to the Reno-Sparks area.  With a workforce of less than 250,000 

people and historically low unemployment, the Reno-Sparks area is generally not in the running for 

larger companies seeking to relocate.  The primary allure of Reno-Sparks involves its smaller 

community atmosphere, lower costs of business and quality of life issues.  Additionally, Nevada has no 

personal or corporate income tax.  In discussions with marketing agents for the larger industrial parks in 

the Reno-Sparks area, it was indicated that with the slowdown in the national economy, the industrial 

market has also slowed.  Since the slowdown took the market by surprise, vacancies spiked.  However, 

with a slowdown in new construction in 2010 and 2011, vacancies have begun to decline.  Although 

absorption was slow in 2010 through 2012, it picked-up significantly in 2013. 

 

Set out following is a chart summarizing industrial construction and overall vacancies within the market 

since December 2000. 
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Industrial Market Overview 

Date 

Total 

Inventory 

New 

Construction 

Gross 

Absorption 

Net 

Absorption 

Vacancy 

Rate 

Rental Range/ 

SF/Month 

12-00 51,157,511± sf 3,035,029± sf 6,000,000± sf 3,300,000± sf 6.73% $0.29 to $0.33 

12-01 55,514,918± sf 4,357,407± sf 4,200,000± sf 1,633,008± sf 11.11% $0.29 to $0.33 

12-02 55,604,721± sf 1,258,595± sf 3,300,000± sf    588,000± sf 9.80% N/A 

12-03 56,490,721± sf   886,000± sf 3,300,000± sf    240,000± sf 10.50% $0.27 to $0.33 

12-04 57,376,519± sf 885,798± sf 5,895,293± sf 2,483,365± sf 8.74% $0.28 to $0.33 

12-05 59,176,519± sf 1,800,000± sf N/A 2,400,000± sf 7.36% $0.35 to $0.65 

12-06 62,406,449± sf 3,229,930± sf 6,110,148± sf 3,970,856± sf 5.43% $0.25 to $1.25 

12-07 68,346,203± sf 5,939,754± sf 6,033,020± sf 2,813,796± sf 9.16% N/A 

12-08 71,355,490± sf 3,900,287± sf N/A 206,717± sf 13.3% $0.24 to $0.79 

12-09 73,517,637± sf 2,162,147± sf N/A -1,946,984± sf 15.3% $0.29 to $0.94 

12-10 73,622,195± sf 104,558± sf N/A 350,239± sf 15.1% $0.32 to $0.59 

12-11 73,995,188± sf 372,993± sf N/A 814,857± sf 14.6% $0.31 to $0.74 

12-12 74,595,888± sf 600,700± sf N/A 569,600± sf 13.8% $0.28 to $0.87 

12-13 73,842,296± sf 537,800± sf 1,668,673± sf 1,449,351± sf 9.1% $0.25 to $0.34 

12-14 77,296,483± sf 800,000± sf N/A 1,591,532± sf 6.7% $0.35 to $0.63 

12-15 81,878,456± sf 4,581,973± sf N/A 5,206,750± sf 6.1% $0.36 to $0.63 

12-16 85,420,807± sf 3,542,351± sf N/A 5,248,346± sf 8.1% $0.36 to $0.76 

 December 2000 data was provided by Colliers International. 

 December 2001 data was provided by Johnson-Perkins & Assoc., Inc. & William G. Kimmel & Assoc. 

 2002-2005 data was provided by Colliers International. 

 2006-2007, 2010 & 2013 data was provided by NAI Alliance 

 2008-2013 data was provided by Colliers International. 

 2014-2016 data was provided by CBRE – At year end there was an additional 2,195,608± sf under construction with 

2,000,000 sf being a build-to-suite for Tesla.   

   

The increase in rental rates prior to 2005 was due to a rapidly declining base of available land.  Almost 

all of the industrial land in the urban core is now absorbed.  As a result, development is taking place in 

outlying areas such as Spanish Springs, the Truckee River Canyon and Fernley.  With the completion of 

the U. S. 395 Freeway to and through Carson City, it is anticipated that the area’s industrial market will 

become more regionalized, with Carson City, Mound House and Dayton entering into the larger Reno-

Sparks industrial market.  Furthermore, with completion of a highway from Interstate 80 south to Silver 

Springs, this will bring additional lands into the market over the next decade.  As a result, there is room 

for extensive new industrial growth.  However, most of it will take place outside of the Reno-Sparks 

area in Washoe County or other surrounding communities.  

 

2007 began with increasing vacancy rates in the industrial sector. This was due to the fact that in the 

fourth quarter of 2007, 1.4 million square feet of spec construction hit the market, bringing the year-end 

total to 4.3 million square feet. As a result, vacancy rates increased to 8.9%.  The average rental rate for 

high cube remained stable throughout most of 2007 at $0.53 per square foot.  The industrial sector has 

also suffered as the national economy has slowed.  The average rental rate since the fourth quarter of 
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2007 has declined from $0.53 per square foot per month to $0.36 per square foot per month, while 

vacancies increased from 5.43% to 15.3%.  However, since 2010, the market has stabilized and has 

begun a slow recovery.  The pace of this recovery has accelerated in 2013.  By the end of 2013, the area-

wide vacancy rate had dropped to 9.10%.  The 8.1 % vacancy rate included 3.8% direct vacancy and 

4.3% sub-lease vacancy as some tenants have moved into larger spaces, but have not yet back-leased 

their old space. 

 

The biggest economic news of 2014 is that northern Nevada beat out 5 other states in attracting Tesla 

Motors new lithium battery factory.  The three-story factory is planned to have 15 million square feet of 

manufacturing space and at full production in 2018 is expected to employ 6,500± workers at an average 

wage of $25.00 per hour.  In total, the project is expected to create 22,000 direct and indirect jobs.  

Twenty-two thousand new jobs equate to approximately 10% of the region’s workforce.  Construction 

will involve approximately 3,000 people.  Tesla’s investment in the area is expected to have an 

economic impact to the region of $100 billion over the next 20 years.  The Tesla project is being 

constructed on a 100± acre site in the Tahoe-Reno Industrial Park, approximately 15 miles east of Reno, 

but it is expected that the Reno-Sparks area will reap the majority of the economic benefit from this 

project.  Not only will Tesla have a major impact on the region, but a number of satellite companies are 

also expected to need facilities to service Tesla.  As a result of the Tesla announcement, the industrial 

market is poised to continue its current comeback over the next 1 to 2 years.  

 

The news of Tesla was followed in January 15, 2015 announcement by Switch that they would be 

constructing a 3 million square foot SUPERNAP data center campus on approximately 1,000 acres of 

land in TRIC.  The anchor tenant for this facility will be eBay.  Switch’s business model is to provide 

rack storage space in highly secure data storage campuses.  The tenants provide their own personnel to 

maintain their servers, so Switch provides the facility, including office space.  A key component of 

Switch’s expansion into Reno is the “Superloop”, a fiber network that will kick off with a 500-mile 

route between Las Vegas and Reno.  The Network will also extend from Las Vegas to Los Angeles and 

the Bay Area.  According to Switch, this will place 50 million people within 14 milliseconds of date 

hosted at the SUPERNAPs in Reno and Las Vegas. 
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According to the Economic Development Authority of Western Nevada (EDAWN), the following 

companies have reported that they are moving to the Reno Sparks area, or they have announced major 

expansions of existing facilities in the area: 
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The pace of demand is increasing as is illustrated by the fact that 2,746,039± square feet of the 

5,248,346± square feet of net absorption for all of 2016 took place in the 4th Quarter of the year.   

 

With all of this interest, it was expected that industrial market in the Reno-Sparks area would be strong 

for several years.  This conclusion was further bolstered by Google’s April 17, 2017 announcement that 

they had acquired 1,210± acres of land in TRIC for a future campus.  According to Google’s Patrick 

Lenihan "Yes, we acquired the 1,210-acre property in Nevada last week with the intention of eventually 

turning the site into a data center, although we do not have immediate plans to develop the land at this 

time. And, no, I can confirm it has nothing to do with Tesla or autonomous vehicles." 

 

On April 21, 2017, Mr. Lance Gilman, the sales agent for land in TRIC spoke at a luncheon for the 

Nevada Chapter of the Appraisal Institute.  At that luncheon, Mr. Gilman indicated that since the Google 

announcement he has received calls from more than 20 international companies, not requesting 

information on TRIC, but wanting to schedule a site visit to TRIC.  He indicated that the Google 

announcement has generated far more interest in TRIC than was generated by the Tesla announcement 

or the Switch announcement. 

 

On November 16, 2017, TRIC announced a 1,200± acre “nano-technology” research and development 

campus, as well as a 60,000-acre project that will close right after the first of the year.  Overall, it 

appears that there will be rapid job growth in the Reno- Sparks area for the next several years and that 

the industrial market will experience strong growth. 

 

Retail Commercial 

Another sector of the Reno-Sparks economy, which is closely related to tourism, is the retail sale trades.  

The Reno-Sparks area has five regional shopping centers including two established malls and three 

power centers.  In addition to the five regional facilities, the Reno-Sparks area has 79 neighborhood or 

local shopping centers.  By the end of 2011 the Reno-Sparks area had approximately 15,664,571± 

square feet of retail floor space.  In their fourth quarter retail market reports, Colliers International 

provided the following statistics regarding the Reno-Sparks area’s retail market.  
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Retail Market Overview 

Year Net Absorption Vacancy 

1997 198,580 SF 6.40% 

1998 411,576 SF 6.10% 

1999 686,202 SF 4.60% 

2000 103,043 SF 4.10% 

2001 215,000 SF 6.75% 

2002 315,430 SF 7.93% 

2003 274,804 SF 7.50% 

2004 269,000 SF 5.60% 

2005 466,710 SF 5.99% 

2006 862,000 SF 7.10% 

2007 540,180 SF 8.25% 

2008 -225,515 SF 14.05% 

2009  20,609 SF 16.85% 

2010 31,046 SF 17.88% 

2011 100,690 SF 17.25% 

2012 34,761 SF 18.52% 

2013 116,823± SF 17.45% 

2014 159,376± SF 16.59% 

2015 180,388± SF 15.00% 

2016 325,026± SF 12.2% 
*Source: 1997 – 2008 is Colliers International; 2009 – 2014 is NAI Alliance; 2015 & 2016 are CBRE 

At the end of the fourth quarter of 2012 monthly average asking rents were at $1.223 per square foot, 

down from $1.79 per square foot in 2007.  By the end of 2016, the average rent had increased to $1.32 

per square foot.  The Net Absorption in 2016 was the largest seen since 2007, which was when the real 

estate market crashed.  However, over half of this absorption was the sale of a 177,809± square foot 

former Lowes to Renown Health, who will be converting the building into a satellite hospital clinic.  

Even though there has been strong net absorption, the vacancy rate remains high and rents have not 

recovered to their highs.   

 

At the end of 2016 monthly triple net expenses were averaging $0.39 per square foot, compared to 

fourth quarter 2009 of $0.28 to $0.90 per square foot.  Colliers International expects new absorption and 

lease rates to remain level, with vacancy rates declining slightly. While the office and industrial markets 

experienced rapidly declining vacancy rates in 2013, the retail market has lagged behind.  Realtors 

active in the market have reported some increased interest on the part of retailers.  However, there were 

several large box retailers that closed in 2014 and this inventory has not been absorbed 
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According to Colliers International, Washoe County has approximately 36.5 square feet of retail floor 

space per capita.  The average for the United States is approximately 20 square feet per capita while in 

the United Kingdom and France the number is even lower at 2.5 and 2.3 square feet per capita, 

respectively.  As the Reno-Sparks area has almost double the national average, it is anticipated that there 

will be very limited new commercial construction for the next several years. 

 

The retail market has also been hard hit by the slowdown in the economy.  With people’s employment 

being terminated or downscaled, there is far less disposable income to spend.  This trend is illustrated by 

the following taxable sales data for Washoe County: 
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Year No. of 

Firms 

Taxable Sales Percentage 

Change 
2005 16,511 $6,660,263,045 +10.6% 

2006 10,546 $7,268,593,250 +8.7% 

2007 11,144 $7,202,640,557 -0.91% 

2008 10,623 $6,823,700,706 -5.26% 

2009 10,544 $5,707,791,051 -16.35% 

2010 10,677 $5,176,981,699 -9.30% 

2011 10,199 $5,282,935,192 +2.05% 

2012 10,167 $5,522,605,351 +4.54% 

2013 10,548 $5,824,726,136 +5.47% 

2014 10,782 $6,370,684,534 +9.37% 

2015 10,972 $6,817,522,648 +7.01% 

2016 11,479 $7,550,466,734 +10.7% 

 

As can be seen by this data, taxable sales in Washoe County declined from 2007 through 2010.  They 

have then increased to be back to above the 2006 previous highs.  Although taxable sales are up and net 

absorption is up, vacancy rates remain high. As a result, it is expected that the retail market will remain 

soft for the next couple of years.  However, as the impact from Tesla is realized, the retail market should 

recover.   

 

Office Market 

The Reno-Sparks area is also a regional center for precious minerals, mining and exploration.  Over 125 

companies involved in mining and mining related services have offices in Reno and Sparks.  Nevada is 

the third largest gold producer in the world and accounts for 64% of the total U.S. gold production.     

 

There are 57 gold and silver mines in the state with 32 additional mines producing minerals such as lead, 

zinc, gypsum, limestone and other precious minerals.  Although gold and silver prices are at very low 

levels, most Nevada mines are still profitable and are expected to continue in production for the 

foreseeable future.  

 

A large percentage of the Reno-Sparks area employment base involves service industries, many of 

which are office occupiers.  The area provides the central banking area for a large portion of northern 
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Nevada and northeastern California.  The Reno-Sparks area contains approximately 6,043,759 square 

feet of professional office space with approximately 1.48 million square feet located in downtown Reno.  

Set out following is a summary of the Reno area office market. 

 

Year Construction Absorption Vacancy 

1997 248,000 SF 209,000 SF 9.00% 

1998 250,000 SF 289,000 SF 9.90% 

1999 445,000 SF 274,000 SF 12.90% 

2000 343,000 SF 443,000 SF 10.30% 

2001 380,000 SF 113,000 SF 12.70% 

2002 230,000 SF 309,000 SF 11.30% 

2003 298,000 SF 250,000 SF  10.50% 

2004 273,000 SF 245,000 SF 12.69% 

2005 508,914 SF 510,000 SF 13.56% 

2006 350,000 SF 456,700 SF 12.10%   

2007 82,667 SF  -86,838 SF 15.60% 

2008 106,600 SF   -147,947 SF 19.20% 

2009 17,000 SF   -115,187 SF 21.00% 

2010 73,038 SF    203,306 SF 20.40% 

2011  0 SF -51,270 SF 19.10% 

2012 24,000 SF 109,000 SF 17.00% 

2013  235,000 SF 16.50% 

2014    46,489 SF 20.90% 

2015  127,879± SF 18.60% 

2016  107,864± SF 17.10% 
*Source – 1997 – 2013 Colliers International, 2014 - 2016 CBRE 

Typical lease terms for 3- to 5-year leases in the Reno-Sparks market are as follows: 

 

Building Class Lease Rates Terms 

Class A $1.88 Full Service 

Class B $1.58 Full Service 

Garden Style $1.65 Modified Gross 

 

The rents set out above are similar to rents being generated more than ten years ago.  Among the hardest 

hit of the commercial real estate sectors is the office market.  The area wide vacancy rate rose from 

15.6% in the fourth quarter of 2007 to 19.2% in the second quarter of 2008 and to 21.00% in the fourth 

quarter of 2009.  Since then vacancy rates declined but only slowly.  The average rental rate has 

declined from $1.65 per square foot per month to $1.23 per square foot per month between the fourth 

quarter 2008 and fourth quarter 2012.  Since then rental rates have been increasing, but the average 

asking rent is still only $1.60 per square foot.  With 1,033,500 square feet of direct and sublease vacancy 

space, it is anticipated that it will be several more years before the market recovered to more normalized 
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vacancies and rental rates begin to increase.  According to industry experts, the area-wide vacancy rate 

is expected to stay well above the normal market level of 7.50% for the next couple of years, but it 

appears as though we have turned a corner and the office market is beginning to be healthier. 

 

Housing 

Between 2003 and 2005, the residential market in the Reno-Sparks area was very strong.  However, 

beginning in 2006, there was a significant decline as illustrated by the following data: 

 

Year New House Sales % Change 

2003 4,194 +16.50% 

2004 4,947 +17.95% 

2005 5,318 +7.50% 

2006 2,329 -56.20% 

2007 1,910 -17.99% 

2008 1,063 -44.35% 

2009    739 -30.48% 

2010    527 -28.69% 

2011    427 -18.98% 

2012    546 +27.87% 

2013    714 +30.77% 

2014                970 +35.85% 

2015   1,580 +62.89% 

2016 1,550 (E) -1.90% 

 

2005 represents the highest number of new home sales in the Reno-Sparks area since possibly the 

1970’s when several of the larger hotel-casinos were constructed in the Reno-Sparks area.  However, 

between 2005 and 2011 the number of new home sales declined by almost 92.00%.  Since then the 

number of sales has increased, but it is only 18% of the number in 2005.  According to the to the 

Washoe County Assessor’s Office, there are approximately 3,800 vacant single family residential home 

sites in the Reno-Sparks area ranging in size from 5,000 square feet to 20,000 square feet.  While some 

of these are custom home sites, the majority of the lots in this size range would be considered production 

home sites.  Based on 2016 production, the area has a 2-year supply of vacant residential home-sites. 

 

The primary reason why there is only limited new home development in the Reno-Sparks area is due to 

a lack of subcontractors.  In the boom years, labor was plentiful and because the apartment market was 

stabile with vacancies between 4% and 5%, subcontractors were able to import labor to satisfy demand.  
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However, as is discussed more fully in a subsequent section of the Area Description, vacancies are in the 

low 1% range and rents are increasing rapidly.  As a result, there is no place to put imported labor.  All 

of the home builders that I have interviewed since 2014 have said that the biggest issue that they have is 

labor to finish houses.  Until more apartments can be constructed, it is felt that this shortage will 

continue.  

 

Because of a lack of new housing, buyers are being forced into the resale market.  This trend is reflected 

through the resales of homes through Multiple Listing Service (MLS).  This data is summarized as 

follows: 

 

 No. of Percentage  Median Percentage 

Year Resales Change Sale Price Change 

2004 5,753 

 
$312,000 

 2005 6,072 5.54% $355,000 13.78% 

2006 4,111 -32.30% $309,000 -12.96% 

2007 3,365 -18.15% $283,950 -8.11% 

2008 3,591 6.72% $218,900 -22.91% 

2009 5,245 46.06% $169,900 -22.38% 

2010 5,342 1.85% $165,810 -2.41% 

2011 6,132 14.79% $155,000 -6.52% 

2012 6,090 -0.68% $165,000 6.45% 

2013 6,077 -0.21% $213,000 +29.09% 

2014 5,966 -1.83% $245,000 +15.02% 

2015 6,318 5.90% $280,000 +14.29% 

2016 6,565 3.91% $305,000 +8.93% 

 

As of January 30, 2016, there were 1,444 stick built homes listed for sale through the Multiple Listing 

Service.  Based upon 2016 sales activity, this equates to a 2.64-month supply.  Of these, 45 are bank 

owned properties and 82 are advertising short sales.   

 

Based on the Although sales volumes have been relatively stable since 2011, prices have been 

increasing.  This is being fueled by limited new development and increasing demand.  Because of Tesla 

and the other companies looking to move to or expand in the area, employment is expected to increase 

in the region.  According to the Economic Development Authority of Western Nevada, employment is 

expected to pass the peak pre-recession employment of 223,900 persons in 2016 and is expected to 

increase to 250,000 by 2019.  Additionally, there once again are retirees moving from the Bay Area of 
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California to the Reno-Sparks area due to the lack of a state income tax, the lack of an estate tax and the 

relatively low cost of housing.  As a result of this projected growth, it is expected that the Reno-Sparks 

area will require between 24,660 and 39,456 new residential units between 2015 and 2019.  The demand 

is forecast as follows: 

 

 

 

The projection is for the majority of this demand to occur in 2017 and 2018.  Please note that the 

projection of this housing demand was made in late 2014 and it was based on projected job growth from 

companies that had made commitments at that time. 

 

The impact of residential demand is reflected in a June 25, 2017 story in the Reno Gazette Journal, 

which indicated that the median house price in Reno was $355,500 in May 2017.  This was up 5% from 

April and 8% from May 2016.  The median for the Reno-Sparks area was $335,575, which represents a 

10+% increase since January 2017.  The area’s current median house price was only slightly below the 

peak median price of $365,000, which occurred before the housing bubble burst in 2006.  Existing home 

sales also reached near record levels in May, with 652 units being sold.  That was only exceeded by June 

2005 when 679 units were sold.  The average days on market has declined from 4 months at the 
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beginning of 2017 to 3 months in May.  At the end May, there was only a 1.4-month supply of houses 

on the market.  A normal level would be 5 to 6 months’ supply.   

 

By July 2017, the market had tightened even further as the median house price in Reno was $387,250, 

which exceeded the previous high median price of $380,000, in January 2006.  These numbers reflect an 

8% increase over the previous month and a 17% increase from a year ago.  The regional median price of 

$357,500 is only 2% below the record of $365,000, also set in January 2006.  Even so the median price 

was up 5% from June and 13% from July 2016.  Although the inventory increased slightly to 1.6 

months, the gap between new home listings and closed sales is starting to narrow, with 75% of listings 

being under contract and the number of listings being down 15 % over July 2017.  Sales volumes 

dropped from 736 sales in June to 627 sales in July, but sales volumes are still up 4% over July 2016. 

 

With anticipated increasing employment and with ongoing constraints in the new housing construction 

market, I would anticipate that the resale market will remain strong for the foreseeable future.  

 

Multifamily Residential  

Set forth following is the indicated construction of multifamily residential units in the Reno-Sparks area 

since 1993.   
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Multifamily Inventory History 

Year 

Beginning 

Inventory 

Units 

Added 

Ending 

Inventory 

Reported 

Vacancy 

Vacant 

Units 

Net Change 

 in Occupancy 

1993   39,193 3.05% 1,195  

1994 39,193 617 39,810 2.98% 1,186 626 

1995 39,810 799 40,609 3.22% 1,206 678 

1996 40,609 285 40,894 2.95% 1,224 386 

1997 40,894 1,394 42,288 8.43% 3,565 (965) 

1998 42,288 732 43,020 6.40% 2,753 1,544 

1999 43,020 1,897 44,917 7.14% 3,207 1,443 

2000 44,917 1,284 46,201 2.78% 1,284 3,201 

2001 46,201 1,188 47,389 5.38% 2,550 (78) 

2002 47,309 910 48,299 4.79% 2,314 1,146 

2003 48,299 1,012 49,311 4.63% 2,283 1,043 

2004 49,311 464 49,775 4.33% 2,155 592 

2005 49,775 1,060 50,835 4.00% 2,033 1,182 

2006 50,835 453 51,288 4.70% 2,410 830 

2007 51,288 103 51,391 6.50% 3,360 -847 

2008 51,391 11 51,402 7.35% 3,778 -418 

2009 51,391 428 51,819 9.08% 4,705 -927 

2010 51,830 134 51,964 7.16% 3,721 984 

2011 51,964 154 52,118 6.56% 3,419 302 

2012 52,118 68 52,186 4.83% 2,521 966 

2013 52,186 426 52,612 4.06% 2,136 385 

2014 52,612 180 52,792 2.97% 1,568 748 

2015 52,792 654 53,446 2.90% 1,550 672 

2016 53,446 596 54,042 2.93% 1,583 563 

 

During the housing boom of the early to mid-2000’s there was little new apartment development in the 

Reno-Sparks area. This was due primarily to extensive condominium development.  Home ownership, 

whether detached or attached, was easy due to lax lending regulations.  Because profits were so high in 

the “For Sale” market, developers were concentrating on this product type as opposed to the “For Lease” 

market.  The spike in vacancies in 2007-2009 was due to construction workers moving out of the area 

and households consolidating.  Additionally, as single-family homes became more affordable, lease 

rates for homes dropped, decreasing demand for apartments.  This is illustrated on the following chart.   
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Reno-Sparks Area Apartment Vacancy/Rental Rate History 

Quarter Vacancy Rate Average Rent 

July-06 3.50% $857 

Oct-06 3.07% $863 

Jan-07 4.70% $873 

Apr-07 6.24% $872 

July-07 4.88% $876 

Oct-07 4.54% $881 

Jan-08 6.50% $885 

Apr-08 6.85% $886 

Jul-08 6.83% $884 

Oct-08 7.35% $885 

Jan-09 9.63% $875 

Apr-09 10.87% $863 

Jul-09 10.93% $844 

Oct-09 9.08% $857 

Jan-10 8.54% $848 

Apr-10 7.87% $858 

Jul-10 7.79% $837 

Oct-10 6.18% $834 

Jan-11 7.16% $824 

Apr-11 5.64% $821 

Jul-11 5.51% $837 

Oct-11 5.38% $840 

Jan-12 6.56% $822 

Apr-12 5.59% $822 

Jul-12 5.13% $836 

Oct-12 4.83% $836 

Jan-13 5.60% $834 

Apr-13 5.12% $829 

Jul-13 4.65% $843 

Oct-13 4.06% $859 

Jan-14 3.83% $876 

Apr-14 2.41% $852 

Jul-14 2.13% $887 

Oct-14 3.31% $868 

Jan-15 2.97% $889 

Apr-15 2.27% $920 

Jul-15 2.67% $942 

Oct-15 2.90% $946 

Jan-16 2.30% $990 

Apr-16 1.98% $1,029 

Jul-16 2.24% $1,054 

Oct-16 2.93% $1,066 

Jan-17 2.23% $1,111 

Apr-17 1.17% $1,194 

Oct-17 2.41% $1,202 

 

As can be seen by the data set out above, the vacancy rates for apartments have declined to the point 

where the vacancy rate is below 5.00%, which has historically been viewed as the stabilization level, for 

over 4 years.  However, during that time, only 1,856 units in larger projects have been constructed.  As 
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vacancy rates declined, rents have increased.  However, they have lagged behind vacancy rates.  As a 

result, it wasn’t until the first quarter of 2015, that the average rent finally exceeded the average rent in 

April 2008.  However, in 2015, the average rent increased by 6.41% and it increased another 12.68% in 

2016.  The pace of rent increases is skyrocketing as the average rent has increased 12% in the first 6 

months of 2017.  Currently rents are above the mortgage payment for a similar sized house of similar 

vintage and so this may dampen the rate of future rent increases, unless mortgage interest rates rise. 

 

Due to depressed rents, there has been limited larger new apartment development in the Reno-Sparks 

area over the last several years, as illustrated on the following chart. 

 

APPROVED NOT YET BUILT OR UNDER CONSTRUCTION 

Completed in 2007: None 

Completed in 2008: None 

Completed in 2009 

 The View Phase A & B Northeast Reno 308 units 

 The Alexander at South Virginia South Suburban 120 units 

 The Trails at Pioneer Meadows Sparks 300 units 

 Total New Units for 2009 728 units 

 

Completed in 2010: 

 The Alexander at South Virginia  South Suburban 230 units 

 

Completed in 2011: None 

 

Completed in 2012: None 

 

Completed in 2013: 

 Ryder Homes Village at ArrowCreek Apartments 208 units 

 

Completed in 2014 

 Silverwing Bungalows at Sky Vista 180 units 

 

Completed in 2015 

 Tanamara The Villas at Keystone Canyon 288 units 

 

Completed in 2016 

 Land Cap Investments Square One 100 units 

 Silverwing Development Fountainhouse Apartments (first half) 118 units 

 Basin Street Properties/Bentar Dev. 3rd Street Flats 94 units 

 Silverwing Development Edge Water at Virginia Lake  284 units 

 Total New Units for 2016 596 units 
 

  

In discussions with developers of and Realtors marketing multifamily residential sites, it was indicated 

that, until recently, the only way that it was economically feasible to develop new apartment complexes 
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is if the developer had little to no basis in the land, since apartments are not generating sufficient rent to 

bring a return to the land.  However, in 2015/2016, rents have increased sufficiently to make new 

construction feasible and so demand for multifamily residential land has increased.  Furthermore, as 

construction of the Tesla project and other associated developments ramps-up, there is anticipated to be 

increased demand for apartment development, especially in Sparks.  The following data was compiled 

by Johnson-Perkins-Griffin, who has been completing a quarterly survey of apartment units in the Reno-

Sparks area for over 20-years. 

 

The projects that are currently under construction (3,762 units) comprise approximately 170% of the 

total number of apartment units constructed in our market over the last 10 years (2,230 units).  If all of 

these units come on line in 2018 (some will most likely not come on line until 2019) and based on the 

inferred absorption in 2017, the vacancy rate by the end of 2017 will only increase to 7.63%.  However, 

as many younger people are looking to rent as opposed to buy and because of the ramp-up of Tesla and 
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other businesses, absorption for the next several years will probably increase above historic norms.  

Additionally, because of new home prices and wage levels, I would anticipate that a large percentage of 

the new jobs being created will hire workers that will reside in apartments as opposed to single family 

residences. 

 

Overall, I would anticipate rapid growth of new apartments in the Reno-Sparks area between 2017 and 

2019, with the possibility of the market becoming overbuilt by 2020 or 2021.  However, for the next 

several years, the apartment market should be strong.  

 

Summary and Conclusion 

Overall, the Reno-Sparks area underwent rapid growth and appreciation in the early to mid-2000s.  This 

resulted in significant appreciation in the residential market between 2003 and 2005.  Beginning in 

2006, the market retrenched.  This retrenchment created a spread in pricing between houses in the 

California market and Reno-Sparks, which makes the area more attractive to residents seeking to flee the 

high price of living in California.  Furthermore, as the baby boomers retire, it is anticipated that a 

number of them will seek to move to the Reno-Sparks area due to the favorable tax structure.  Between 

2010 and 2015, the Reno-Sparks area economy experienced a slow recovery.  There have been stops and 

starts, due to a declining retail base, declining house values, high unemployment and declining rents.  

However, the recovery in the industrial markets exceeded expectations, while the retail and office 

markets continued to lag behind.  In late 2014, the area was able to attract Tesla, which is expected to 

have a major impact on the economy over the next several years as their manufacturing plant comes on-

line.  Additional announcements by Switch and Google have also worked to put the Reno-Sparks area 

on the map.  In fact, based on 2014 data, EDAWN projects 51,000 new jobs will be created in the area 

between 2016 and 2019, which will increase the number of jobs by almost 25%.  This job growth, 

coupled with rapidly increasing house prices in California are anticipated to result in substantial growth 

in the area over the next 3 to 5 years.  

 

Over the next one to two years, I would anticipate the office and retail markets will continue to recover, 

while the residential and industrial markets will see extensive new construction, increasing rents and 

increasing prices. 
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SUB-MARKET MAP 

 

SUBJECT 
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SUB-MARKET DESCRIPTION 

The subject property is situated in the northeast quadrant of the City of Sparks.  The sub-market is 

bounded on the north by Baring Boulevard and the south arm of Los Altos Parkway, on the east by the 

foothills of the Truckee Meadows, on the south by the Interstate 80 Freeway, and on the west by 

McCarran Boulevard.  The major roadways servicing the subject sub-market include Interstate 80, 

McCarran Boulevard, Baring Boulevard, Vista Boulevard, Sparks Boulevard and East Prater Way. 

 

Interstate 80, which forms the southern boundary of the subject sub-market, is a limited-access, all-

weather freeway passing in an east-west direction through the Reno-Sparks area.  Access to the 

Interstate 80 Freeway in the subject sub-market is by means of full interchanges at McCarran Boulevard 

in the western portion of the sub-market, Sparks Boulevard in the central portion of the sub-market, and 

Vista Boulevard in the eastern portion of the sub-market. 

 

McCarran Boulevard, which forms the western boundary of the subject sub-market, is a major arterial 

roadway which encircles the Reno-Sparks area.  In the subject sub-market, much of McCarran 

Boulevard corridor is developed with commercial and residential utilizations.  Baring Boulevard, which 

forms the northern boundary of the subject sub-market, is the major roadway providing access to the 

residential subdivisions in the northern portion of the subject sub-market.  Vista Boulevard extends in a 

northerly direction from Interstate 80 into Spanish Springs Valley, a short distance north of the subject 

sub-market.  In addition to providing access to the residential subdivisions in the eastern portion of the 

sub-market, Vista Boulevard also provides access to the industrial utilizations in the southeast portion of 

the sub-market. 

 

East Prater Way, which bisects the subject sub-market in an east-west direction, is a secondary arterial.  

East Prater Way is one of the major roadways providing access to the subject sub-market from 

downtown Sparks.  This roadway defines the northern boundary of the industrial/commercial areas in 

the southeast quadrant of the subject sub-market and the residential development to the north.  The East 

Prater Way corridor is developed with a mixture of residential, commercial and professional office 

utilizations. 
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In the extreme eastern portion of the subject submarket is the Northern Nevada medical center, the only 

hospital in Sparks.  Northern Nevada Medical Center is a 108-bed acute care hospital located on a 23-

acre site.  The hospital has an emergency room and surgery center.  The Hospital is owned by Universal 

Health Services, one of the largest healthcare management companies in the nation.  There are two 

multi-story medical office building adjacent to the campus and several other smaller medical office 

buildings have been developed along the arterial roadways in the vicinity of Vista Boulevard and Est 

Prater Way. 

 

Finally, Sparks Boulevard is a major arterial roadway that bisects the central portion of the subject sub-

market in a north-south direction.  This roadway provides access between the industrial developments 

on Kleppe Lane and Greg Street in southeastern Sparks and the residential developments of northeastern 

Sparks.  Sparks Boulevard generally provides the dividing line between the industrial utilizations in the 

southeast portion of the subject sub-market and the residential and commercial utilizations in the 

western portion of the sub-market. 

 

Overall, due to the freeway and other major arterial roadways, the subject sub-market is considered to 

have good accessibility to most portions of the Reno-Sparks area. 

 

The sub-market is approximately 85% built-up, with development reflecting a mixture of residential, 

retail-commercial and industrial uses. The typical residential uses in the sub-market include single 

family homes, condominiums, townhouses and apartment buildings.  The commercial uses are primarily 

retail shopping centers, auto service facilities and fast food restaurants.  Industrial properties include 

office warehouses, distribution warehouses and manufacturing plants. 

 

The residential uses in the subject sub-market include a wide variety of condominium, townhouse, 

apartment and single family residential utilizations.  The largest developed neighborhood in the 

submarket is the D’Andrea master planned community, which is located in the northeast quadrant of the 

submarket, being north of Prater Way and east of Vista Boulevard. The project contains 861.41± acres 

and has an approved master plan for 2,200 single family residences on 465.12± acres of land, 21.8 acres 

of office/commercial development, 192 acres which is designated for a golf course, clubhouse and 

recreation center, 108.8± acres of open space, 12.0± acres of parks, 10.0± acres of schools and 49.4± 
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acres of streets and streetscapes.  This project is nearing completion and there is only one subdivision 

currently selling homes.  Although the golf course was opened in 2002, it closed in 2012 for financial 

reasons and the golf course has reverted back to native vegetation.  

  

Outside of D’Andrea, the newest subdivision in the sub-market is the Harbor Cove Subdivision being 

constructed on the east side of the Sparks Marina.  This project was constructed in 2003-2004 and 

offered 2,297± square foot to 2,816± square foot, two story homes that sold for between $305,000 and 

$510,000.  Other subdivisions in the subject’s sub-market include Park Place, Ashley Park, Satellite 

Hills, Willow Creek Station, Willow Creek East and Country Ridge.  These residences generally range 

in age from 20 to 30 years and involve one and two-story homes that are on concrete foundations having 

hardboard exterior siding and composition shingle gabled roofs.  

 

The townhouse and condominium developments include Bristlecone Condominiums, Woodside 

Condominiums, North Hills Townhomes, Bradley Square Condominiums, Sunrise Villas 

Condominiums and Willow Creek Villas.  Generally, the condominium and townhouse projects range in 

age from 15 to 30 years old.   

 

The subject sub-market has also experienced some apartment development.  Most of the complexes are 

20 to 30 years old and are located in the western portion of the sub-market.  The major apartment 

complexes in the western portion of the sub-market include Innsbrook Village Apartments and Home 

Suites.  The largest apartment complex, the Park Vista Apartments, is almost 30 years old and has 800 

average quality units.  This is a garden style apartment complex offering extensive on-site recreational 

amenities.  This project offers one-bedroom and two-bedroom apartment units on an attractively 

landscaped site.  The units have covered on-site parking and recreational amenities include a clubhouse, 

three swimming pools, tennis courts, children’s playground lots, three spas and a fitness course.  In 

addition, Eastland Hills Villas, a 296-unit project located on Baring Boulevard west of Vista Boulevard, 

is in the subject sub-market. 

 

The newest large apartment project in the subject’s sub-market is Marina Village Apartments.  This 

project was constructed in 2004 adjacent to the Sparks Marina.  The complex contains 240 apartment 

units and offers one bedroom, one bath; two bedroom, two bath and three bedroom, two bath units 
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ranging in size from 739± square feet to 1,256± square feet.  These units rent for between $845 and 

$1,250 per month, without an attached garage.  With an attached garage, the rental rate increases to 

$1,025 to $1,545 per month.  It should be noted that the three bedroom, two bath units with attached 

garages have 2-car attached garages.  The project includes a swimming pool and spa, tot lots, barbecue 

areas, a full service business center, gas fireplaces in each unit, walk-in closets, washers and dryers, as 

well as a fitness center.  This project is reportedly experiencing good market acceptance.  

 

The subject sub-market also has a variety of commercial development.  Most of the retail-commercial 

uses are located along McCarran Boulevard or on Baring Boulevard.  Three neighborhood shopping 

centers are located at the intersection of McCarran Boulevard and Prater Way.  These shopping centers 

include McCarran Plaza, located on the northwest corner, the Silver State Plaza, located on the southeast 

corner and the Ironhorse Shopping Center located on the southwest corner. 

 

The McCarran Plaza Shopping Center is approximately 25 years old and is anchored by AutoZone, 99 

Cent store and Big Lots, which are discount retailers.  In addition to the major anchor tenants 

McDonald’s fast food restaurant, a Nevada State Bank and a variety of other tenants are also located 

within this center. 

 

Silver State Plaza is anchored by Ross, CVS Pharmacy, a Big 5 Sporting Goods, Planet Fitness, Dollar 

Tree and a Fallas department store.  Additional tenants include a Wendy’s fast food restaurant and a 

branch office of Bank of America, as well as numerous retail tenants in the line shops.  Wells Fargo 

Bank of Nevada operates bank branch offices at the intersection of McCarran Boulevard and East 

Lincoln Way. 

 

The third center is the Ironhorse Shopping Center, constructed in the early 1980’s.  This large 

neighborhood shopping center contains approximately 225,000± square feet of gross leasable area and is 

anchored by a Save Mart supermarket.  In addition, Family Dollar, Payless shoes and Pizza Plus are 

junior anchor tenants.  Applebee’s, Jack-in-the Box, Sizzler, El Pollo Loco and O’Reilly auto parts are 

located on out parcels.  This center also has a vacant 105,705± square foot retail box that had been 

occupied by Target until they opened their Legends store in 2008.  This space has been vacant since that 

time. 
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Commercial developments in the vicinity of McCarran Boulevard and Interstate 80 include the Truck 

Stops of America (formerly Sierra Sid’s), Western Village Casino and Hotel, as well as Triangle 

Village, an eight-lot commercial subdivision developed in the early 1980’s.  Businesses located in 

Triangle Village include a Chevron service station, Inn Cal Motel, Kentucky Fried Chicken and Burger 

King fast food restaurants. 

 

One of the commercial developments in the subject sub-market is centered around the intersection of 

Sparks Boulevard and East Prater Way.  The southwest corner of Sparks Boulevard and East Prater Way 

has been developed with a number of freestanding retail and commercial structures, including a Les 

Schwab Tire Center, a Tires Plus building, a branch of First Independent Bank, a Starbucks and a Panda 

Express.  The remaining portion of this intersection is a project known as the Marina Marketplace, 

which will be developed with a variety of neighborhood retail commercial uses.  

 

At the northeast corner of Sparks Boulevard and East Prater Way is Hacienda Plaza.  Hacienda Plaza 

includes a Carl’s Jr. Fast Food restaurant and a 7-Eleven convenience store.  Along the north part of the 

property is a neighborhood strip shopping center with a number of tenants, including a pizza 

parlor/sports bar and an Asian restaurant.  Just north of Hacienda Plaza, on the west side of Sparks 

Boulevard is a branch of Bank of the West.   

 

The southwest quadrant of the subject sub-market is dominated by a project known as the Sparks Marina 

project.  The Sparks Marina project is a multi-faceted development centered around a 93.93± acre gravel 

quarry formerly known as the Helms Pit.  Mining operations in the quarry were abandoned in the mid-

1980s.  At that time, the City of Sparks began the planning necessary for conversion of the pit and 

surrounding area into a regional recreational facility.  When the 1997 flood filled the quarry, it provided 

a catalyst for the development of the surrounding area and triggered the creation of the Marina Area 

Plan.  The area plan includes the development of the Sparks Marina Public Park.  Private development 

in the area will include multifamily, single family and commercial development.  The Marina Area Plan 

guides development on some 343 acres east and north of the subject. 

 

Within the Marina planned area, there are several proposed projects.  The largest of these is Legends at 

Sparks Marina Shopping Center.  This project began construction in the fall/winter of 2007 and is 
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anchored by Scheels, a 240,000 square foot recreation retailer.  Other existing anchor tenants in Legends 

include Target and Lowes.  Junior Anchors include Best Buy, Old Navy, TJ Max and an Imax Theater.  

Other well-known retailers include Bath & Body works, Converse, Nike, Banana Republic, Famous 

Footwear, Forever 21, Lane Bryant, Osh Kosh, Gymboree, Levi’s and Rue 21.  The central portion of 

the project, centered around, Scheels is also known as The Outlets at Sparks.  With the exception of the 

food vendors, the other retailers in this portion of the project are all factory stores, outlet stores or are 

discount retailers.  To date 19 of the 34 buildings proposed for this center have been constructed.  These 

buildings comprise 1,014,116± square feet.  At build-out, an additional 222,881± square feet of retail 

space will be constructed.  In addition to the retail component, the project was planned to include a 300 

room hotel-casino.  The hotel-casino pad is currently being improved with two free-standing hotels that 

will not have any gaming.  

 

At the same time that the Sparks City Council approved the Legends at Sparks Marina Shopping Center, 

they approved a AAA minor league baseball stadium to be constructed on a 92-acre site within the 

Marina area plan.  However, the stadium site was moved to downtown Reno.  Overall, the Legends at 

Sparks Marina is one of the three super-regional shopping centers in the Reno-Sparks area (the other two 

are Summit Sierra and Meadowood mall) and this project has met with reasonable market acceptance 

even though the retail market has been in recession during most of the center’s existence. 

    

The Marina Village comprises 32.5± acres of land.  The project has already been developed with 59 

single family residences, marketed as the Harbor Cove Subdivision, a 240-unit apartment project and a 

27,659± square foot, three story mixed use building.  Other projects proposed for this development 

include the Marina Villas Condominiums, a 135 unit mid-rise condominium project with 127 residential 

condominium units and ten commercial condominium units constructed around a four story parking 

garage, and Marina Square, a 30-unit condominium project with underground parking.   

 

In addition to the Sparks Marina project, there are several recreational amenities available in the sub-

market.  These include the Wild Island Water Park that is located on Sparks Boulevard near Interstate 

80.  There are a number of small city parks throughout the sub-market.  The Shadow Mountain Sports 

Complex adjacent to Reed High School at the northwest corner of Baring Boulevard and Sparks 

Boulevard, is one of the larger recreational amenities in the area.  Additionally, this sub-market has 
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access to all typical public services and utilities including City of Sparks Police Department, Sparks Fire 

Department, public water, sewer and electricity. 

 

The southwestern portion of the subject sub-market is primarily industrial in nature.  These industrial 

utilizations include distribution warehouse facilities such as parts distribution and light manufacturing.  

The major developments include Owens Distribution and Vista Distribution Center.  Most of the 

industrial development in this area has occurred over the last 15 years and the southeast quadrant of the 

subject sub-market has one of the Truckee Meadows’ largest concentration of industrial structures.  

 

There is currently one large project that is proposed for development in the subject submarket.  This is 

Copper Canyon. This 1,294± acre development is located north of Interstate 80 and east of Vista 

Boulevard in the Pah Rah Mountains, east of the Sparks industrial area.  Copper Canyon currently has 

approvals for 141± acres of Business Park use, 33± acres of mixed-use commercial use, a 16-acre hotel-

casino site, 62± acres of high density residential development supporting a total of 1,061 units, as well 

as 1,048 single family residential homesites on 162± acres of usable land.  This project has an approved 

development standards handbook, but has not begun development.  Reportedly, the owners of the 

property are completing a re-design of the site that will reduce the non-residential uses and increase the 

residential uses to help satisfy the demand being generated by new employment in TRIC.  However, it is 

expected to be at least a year before any new approvals are finalized and this project moves forward. 

 

The Truckee River meanders along the southerly boundary of the subject sub-market.  The banks of the 

Truckee River have been designated as a greenbelt area featuring parks, lawns, and jogging paths.  Due 

to the close proximity of the Truckee River, the southerly portion of the subject sub-market is prone to 

flooding.  Portions of the subject sub-market have been designated by the City of Sparks and FEMA as 

being floodways.  This floodway designation limits the development within some portions of this sub-

market to “break away fencing”, and pavement for parking lot usage.  All other improvements that 

would either impede the flow of water during a flood, or add to the debris are prohibited.  

 

The Southern Pacific Tank Farm is located on the south side of Nugget Avenue, in the southwesterly 

portion of the subject sub-market.  The fuel tank farm was built in the mid-1950’s and is currently 

utilized by ten separate companies storing gasoline, diesel fuel, heating oil and jet fuel to be distributed 
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in northern Nevada.  The Environmental Protection Division discovered a fuel plume, 3 to 5 feet thick, 

sitting on top of the ground water, 100 feet below the tank farm.  It has been estimated that there was at 

least 4,000,000 gallons of fuel in the plume.  Mr. Lou Dodgion, Administrator of the State 

Environmental Protection Division, stated that, “it is most likely an accumulation from spills and leaking 

tanks over the last 30 years.”  A year after the plume was first discovered in 1987, the fuel started 

seeping into the Helms Gravel Pit located 4,500± feet due east of the tank farm on the north side of 

Interstate 80.  Environmental experts estimated that the clean-up of this spill would take five to ten years 

and cost “millions of dollars.” 

 

As a result of the oil spill, a number of parties, including the State of Nevada Department of 

Environmental Protection Agency, the City of Sparks, as well as numerous property owners, initiated a 

lawsuit against the owners of the tank farm and Southern Pacific Pipeline.  The litigants settled the 

lawsuit with the owners of the tank farm indemnifying the affected property owners, and a remediation 

program has been underway for the past several years. 

 

As a result of this settlement, the City of Sparks has proceeded with the development of the former 

Helms Gravel Pit, a quarry which was turned over to the City of Sparks in January of 1996.  The Sparks 

Marina Park contains 93.93± acres, including a 76.84± acre lake containing over one billion gallons of 

water.  The lake is bordered by two swimming beaches, two sand volleyball courts, numerous picnic 

tables, gazebos, a lighted trail system (2.1± miles) and extensive landscaping.  Future improvements are 

planned to include fishing docks and additional restroom facilities.  Fishing and swimming are 

permitted, as are small sailboats and fishing boats with electric motors.  Gas propelled motors are not 

permitted on the Sparks Marina Lake.  The east and a portion of the north boundary of the Marina Park 

is formed by the Legends at Sparks Marina and the western portion of the shopping center offers good 

view of the lake. 

 

The subject sub-market offers good access to both elementary and secondary education facilities, 

medical facilities, recreation facilities and all typical public services.  Additionally, all utilities are 

immediately available to the subject sub-market. 
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In summary, the subject sub-market is the northeast quadrant of the City of Sparks.  The sub-market is 

generally middle-income residential developments and light industrial utilizations, with retail-

commercial centers located on major intersections.  Additionally, the central portion of the subject sub-

market along East Prater Way has recently been developed with a number of professional office 

utilizations. 

 

The sub-market has adequate recreational, medical, educational, and shopping facilities.  With the 

continued growth of the commercial and light industrial utilizations in the southern portion of the sub-

market, as well as considering that the subject submarket is the closest portion of Reno-Sparks to TRIC 

coupled with the submarkets good access to TRIC via Interstate 80, it is this appraiser’s expectation that 

there will continue to be strong demand for existing and proposed residential development for the 

foreseeable future.  As I am unaware of any inharmonious uses in the subject sub-market which would 

detract from real estate values, it is my expectation that properties in the subject sub-market will 

continue to enjoy good market appeal into the future. 
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DESCRIPTION OF THE COPPER CANYON MASTER PLANNED COMMUNITY  

The proposed Copper Canyon Master Planned Community comprises seven parcels of land located east 

of existing development in the City of Sparks, between Interstate 80 to the south and the D’Andrea 

Master-planned Community to the north.  The Copper Canyon site is approximately 2.5 miles long 

(north to south).  The site ranges in width from 0.5 miles at the north end and 1.25 miles on the south 

end.  The property is located on the west flank of the Pah Rah Mountains which form the eastern edge of 

the Truckee Meadows, which is valley where the cities of Reno and Sparks are located.  Copper Canyon 

contains 1,293.667± acres of land area.  The project is named for the largest and deepest of the six east-

west canyons or ravines on the project.  This canyon is second to the southern-most canyon on the site. 

 

The Copper Canyon site has been annexed into the City of Sparks.  The original Development 

Handbook was approved by the Sparks City Council on October 24, 2005 and was recorded on 

December 13, 2005.  This handbook was modified on October 13, 2008 and again on March 28, 2016.  

The current Copper Canyon Development Handbook was recorded on March 2, 2017, as Document No. 

4684359 of the Official records of Washoe County.  It is this version of the Handbook that is discussed 

below.  It should be noted that this version of the handbook identifies the subject as containing 1,308± 

acres, or approximately 14 acres more than the 1,293.667± acres that is indicated by the Washoe County 

Assessor’s maps.  One of the extraordinary assumptions of this report is that the site contains 

1,293.667± acres of land area and that the discrepancies in land areas are in areas designated for open 

space and so the acreages of the development areas of the project as set forth in the Handbook are 

correct. 

 

The purpose of Copper canyon, as set forth in the approved Handbook is: 

 

“to attract and retain high quality businesses in the City of Sparks. The purpose of the Copper Canyon Master Planned 

Community is to provide quality housing opportunities for the business parks owners and employees. The plan shall provide a 

campus environment for e-commerce, business/professional offices, venture-capital firms, general retail, hotels, restaurants, 

tourist commercial uses, finance, headquarters offices, accessory high technology component assembly, and medical and 

scientific research and development. The plan shall also include complementary housing such as estate lots, view lots, townhomes, 

condominiums, apartments and senior housing. 

 

The Commerce and Technology Park is specifically designed to attract technology companies that shall manufacture technological 

products within the park. Manufacturing and assembly of components and/or products is specifically intended in this park.  The 

primary function of the buildings in this park shall be to provide space for high value investment in equipment and building 
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improvements to support high value production of goods and services. The park is not intended to provide warehouse or 

distribution space; buildings constructed for the sole purpose of storing and/or distributing goods shall not be permitted.  Short 

term storage of finished products and materials and components used in manufacturing shall be permitted in not more than 20% 

of the gross floor area of commerce and technological buildings.”   

 

The Development Handbook “provides land use, public services and facilities, requirements and 

design standards” for the project.  The Handbook recognizes the subject’s unique setting “amid open 

hills with views to the Truckee Meadows and the east flank of the Sierra Nevada.” As a result of the 

subject’s topography, the handbook indicates that 65% or 847 acres of the project will be left as open 

space. 

 

The property has a variety of topography ranging from nearly level to very steeply sloping.  Only 

approximately 14.9% of the site has slopes of 0% to 15%, while only 37.9% of the site has slopes 

between 15% and 30%.  The remaining 47.2% of the site has slopes in excess of 30%.  The site ranges 

in elevation from 4,440± feet above sea level near the southwest corner of the site up to 5,460± feet 

above sea level along the east boundary of the site. Essentially, the subject is a series of mountain 

sides that are separated by six major east-west trending ravines that are between 100 feet and 200 feet 

deep.  Because of the topography, the approved Development Standards Handbook calls for 

development of the subject in a series of pads that are separated from each other by the areas with the 

steepest topography.  As a general statement, the current approvals have the single-family residential 

on the northern portion of the site, with the southwestern portion of the property involving mixed-use 

areas and the hotel-casino site and the southwestern portion of the property comprising the business 

park area.  The medium and high density residential uses separate the northern and southern portions 

of the site. 

 

The subject will have access from existing roadways along the west edge of the subject site.  Primary 

access points for the subject will be provided at Brierley Way and there will be a single arterial road 

that will extend through the project, exiting to the north into a residential development in D’Andrea.  

A secondary arterial roadway will connect to Loop Road, with a collector street connecting to 

Salomon Circle.  The major street patterns are projected as follows.  This should provide the subject 

with adequate access for development. 
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The Copper Canyon project will utilize public utilities.  Water service will be provided by the Truckee 

Meadows Water Authority (TMWA).  In a memo dated December 6, 2006, from TMWA, it was noted 

that the subject project will require major new water facilities, including at least 4 new booster pumping 

stations, 3 new water storage tanks, at least 10 pressure reducing stations and two connections to the 

D’Andrea development to the north.  Additionally, improvements will be required in the “Sparks gravity 

zone”, which were not analyzed by TMWA.  The 2006 projected cost for water infrastructure to the 

subject was $15,684,020.  This cost does not include the cost of purchasing water rights, which are 

necessary to obtain a will-serve letter for water service. 

 

Electricity and natural gas for the project will be provided by NV Energy (Sierra Pacific Power 

Company).  The northern portion of the Copper Canyon site is crossed by two parallel, but not 

contiguous, easements for overhead power lines.  The two easements (140’ wide and 100’ wide 

respectively) are separated by approximately 100 feet and so they essentially create a 350’ wide corridor 

that is improved with high voltage power lines, that are 345 kV and 120 kV respectively.  The 

Handbook indicates the possibility that with development of the subject, an electrical substation might 

be developed within this easement to “ensure that there is constant, clean electrical power available for 

the commercial and high-tech users in the project.  Connections to service the subject are expected to be 

created from existing facilities to the west. 

 

Sewer service is planned to be provided by the City of Sparks.  There are currently no sewer facilities on 

the subject site.  The plan is to capture sewage from the subject site into four zones that will connect to 

existing facilities to the west.  Pads 1, 2, 3, a portion of 4, 7 through 12 and 22 are designated as Zone 1 

and will connect to an existing 8” line near the southwest corner of the site at Brierley Way.  Pads 23, 24 

and 25 are designated as Zone 2 and will connect with an existing line on Salomon Circle.  The 

remained of Pad 4, as well as all of Pads 5, 6, 13 through 16, 18 and 21 are designated as Zone 3 and 

will connect to an existing sewer line at Loop Road, while Pad 17 is designated as Zone 4 and will route 

sewage to the existing main in East Prater Way. 

 

Currently storm-water run-off from the subject site contributes to flooding in the developed portion of 

the City of Sparks due to “an existing undersized storm drainage system discharging to the North 

Truckee Drain and then out to the Truckee River.”  The existing storm water flows have ben modeled 
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into 37 watershed areas encompassing approximately 2,400 acres.  With development of the subject, a 

detention facility with dam is planned for Copper Canyon, while the other canyons will have lesser 

facilities.  With development of the subject, the run-off from the 37 watershed areas should be better 

controlled, reducing flooding to the west. 

 

According to the Handbook, telephone and cable service to the project site will be provided by a 

local service provider, in addition to state-of-the-art telecommunications including DSL and fiber 

optic services to the project.   The telecommunications infrastructure shall be designed to support 

voice and data services utilizing twisted copper pair technology, cable and fiber optic infrastructure 

for inter-building connectivity. A switching facility shall be located on site providing dual points of 

access to the site. It is the intent of the project developers to ensure that businesses have access to the 

best available business support technology. 

 

There are no endangered species of flora or fauna on the subject site and no portions of the project 

involve critical habitat for ant endangered species.  The vegetation on the site includes Crested 

Wheatgrass, Cheatgrass, Great Basin Wild Rye, Indian Ricegrass and Needle Grass.  Shrubs include 

several species of Sagebrush, Rabbit Brush, Horse Brush and Antelope Brush.  Along the drainages, 

Bull and Russian Thistles, Tumble Mustard, Kochia, Sego and Mariposa Lilies as well as Creeping 

Wild Rye are found.  A wetland investigation of the property found 2.2 acres of wetlands, but there are 

no Jurisdictional Waters of the United States on the site.  Additionally, there are no known cultural 

resources located within the project area.  It should be noted that there have been several wildfires over 

the last several years including a major fire in the summer of 2017 that removed most of the brush. 

 

One of the primary constraints on development of the Copper Canyon site is its topography.  The site 

ranges in elevation from 4,440± feet above sea level near the southwest corner of the site up to 5,460± 

feet above sea level along the east boundary of the site. Essentially, the subject is a series of mountain 

sides that are separated by six major canyons or ravines that are between 100 feet and 200 feet deep.  

The most dramatic of these canyons is the second most southerly and it is this canyon from which the 

subject project derives its name.  The subject’s topography is shown on the following map: 
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Because of its topography, the Copper Canyon project will be subject to the City of Sparks Hillside 

ordinance, which reduces the maximum area that can be disturbed as slopes increase.  The areas that can 

be disturbed are summarized as follows: 

 

 

 As can be seen the original approvals allowed the developer to disturb approximately 50 more acres 

than is allowed under the slope ordinance.  A large portion of this is due to the dam and detention area in 

Copper Canyon. 

 

Set out following is a map depicting the slopes on the various portions of the subject site. 

  



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 53 

 

JSW A 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 54 

 

JSW A 

Only approximately 14.9% of the site has slopes of 0% to 15%, while only 37.9% of the site has slopes 

between 15% and 30%.  The remaining 47.2% of the site has slopes in excess of 30%. 

 

Because of the slopes, the approved development plan calls for development of the subject in a number 

of pads that are separated from one-another by areas of steeper topography, that will be left as open 

space. The currently approved development plan for the subject projects the following cuts and fills on 

the site: 

 

Set out following is a chart summarizing the individual pads proposed for development on the subject 

site.  
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As currently approved there are 9 major land-use designations approved for the project.  These are 

summarized as follows: 

Residential Single Family (LDR, LMDR) 

Single family homes will be located in the northern portion of the plan area. These areas provide dramatic views to the 

west and north.  The residential parcel sizes and housing types are compatible with the adjacent D’Andrea and the Sunset 

Rancho View Estates residential neighborhoods.  Calico Hills Road shall connect north to the estate residential area to 

the D’Andrea project. The neighborhood streets shall provide access to the open space/ common area as required in 

Section 2.1.6 Access for Service and Emergency Traffic and provide a looped system for emergency access. 

 

Residential Medium to High Density (MDR, HDR) 

Townhomes may be located north of the business park along Calico Hills Drive or within pad 4 adjacent to 

apartments and commercial uses.   The units shall have a density range of 7 to 43 dwelling units per acre.   Dwelling 

units in this density range typically include attached unit types; however, detached units on small lots may also 

occur. Dwelling units may be located at the edge of the plateau constructed for this use, but shall not be allowed to 

extend over the edge of the plateau or step down the slope. 

 

 

Dwellings may have common walls and be clustered around a common green. The townhomes shall be located on both 

public and private streets dependent upon the need for direct circulation between the commerce and technology park 

uses and the D’Andrea project to the north.  The dwellings shall include garages in single and group configurations. 

Small private yards and courtyards shall be attached to each dwelling unit.  All common areas shall be landscaped and 

maintained by a home owner’s association. 

 

 
Apartments may be located near core activities, including the sports club, Village Center and hotel. The units shall have an 

average density of approximately 16.0 dwelling units per acre.  Dwelling units in this density range are conventional 

apartment buildings and may be two or three stories in height. The intent is to provide easy access to the activity center and still 

provide a connection to the natural character of the project area. In accordance with the DSM, the apartment projects shall 

include recreation facilities, such as a clubhouse building and a play area, that includes equipment for children. Apartment 

buildings may be clustered around a common green or landscaped area. The apartments shall be located on private driveways 

with limited access points to the adjacent streets. One covered carport parking space shall be provided for each unit. Small private 

patios or courtyards shall be attached to each dwelling unit. 

 

Business Park (BP) 

The purpose of the Office/Business Professional/ Technology Component Assembly land use is to provide unique sites that 

provide development and expansion opportunities for technology based companies that have high value products. The goal 

for this land use is to attract those companies that require a skilled, high salary work force. The type of uses planned for this 

designation include conventional office buildings, laboratories, research and development facilities and assembly of high 

technology components. The land use does not accommodate manufacturing of low value, bulk products, provide storage, 

distribution warehousing or outdoor operations including outdoor storage. Figure 3-5 demonstrates buildings that are typical 
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of the corporate office environment planned for Copper Canyon. These sample buildings are indicative of the scale and quality 

of buildings anticipated in the project. 

 

 
Each site shall offer unique views and a distinct presence in the park. The business park may attract both primary users and 

supporting uses.  Primary users shall be required to terrace parking and buildings with the natural contours of the site 

in order to minimize the visual impact.  Refer to Section 1.6.2 Grading for a discussion of grading concepts relative to the 

size of development plateaus. 

 

 
The primary users within the Business Park may include regional offices, high technology component assembly or research 

and development operations. These uses will typically be high end and will attract a skilled workforce. The supporting users 

shall provide services to the primary users, other businesses within the community and the public at large. The business park 

sites shall be developed as planned developments that incorporate a common design, theme, landscape and signs program to 

ensure a sense of place, continuity of appearance and efficient circulation. 

 

 
A limited amount of service commercial and retail activities may be permitted for the convenience of the employees within the 

area. The goal is to provide a mix of basic services in close proximity to employees to reduce the need for vehicle trips outside of 

the project area. The limited service uses may include restaurants, banks, day care, personal services such as hair care and shoe 

repair, specialty retail and similar uses.  Such uses shall not account for more than ten percent (10%) of the total gross floor 

area of each building in order to reduce the need for large, heavy delivery vehicles to service and supply those commercial 

areas. Convenience services within the office land use shall be distributed within the area to be easily accessible by employees. 

These uses shall have primary access within the business-professional building complexes, but may have secondary access from the 

exterior and shall not be constructed as freestanding structures. 

 
Mixed Use (MX) 

The mixed-use designation shall allow multi-family uses along with a combination of commercial, office and retail/ restaurant 

facilities as outlined in this section of the Development Handbook in the subheadings that follow. Some anticipated uses 

include a sports/racquet club, garden office, retail, restaurant, hotel, townhome/condominiums and apartments (see Section 

3.8.3 for residential development standards). The objective of this designation is to provide a mix of residential and non-

residential land uses to create a vibrant center for Copper Canyon Master Planned Community while allowing flexibility 

in locating compatible land use activities that complement each other. 

 

Sports Club 

The sports club is planned as a comprehensive commercial recreation facility that includes a wide range of active sports, 

retail and sports-themed leisure facilities. The intent is to provide year-round active sport facilities for use by the residents of 

the Truckee Meadows region and the employees of the commerce and technology park. The facility may provide a limited 

range of services on a 24-hour basis. 

 

 
The active sports facilities in the club may include such activities as: soccer, basketball, indoor/outdoor swimming, tennis and 

other court sports such as racquetball, weight training, indoor jogging track and roller blading.  The sports facilities may 
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also include lighted outdoor uses such as tennis, pool activities and basketball based on demand and limited by neighborhood 

lighting standards. 

 

 
Virtually any sporting activity may be included in the sports club. The mix of uses may change over time as the individual 

sports rise or fall in popularity. 

 

 
The sports club building can include a restaurant or food courts, retail space, other leisure space such as a sports bar and locker 

rooms and sports training facilities associated with sports medicine activities. 

 

 
In addition to the primary building, the sports club may include one or more satellite buildings. These buildings will serve 

the sports medicine, retail and restaurant/leisure activities envisioned for the sports club. The sports club, hotel, and village 

commercial center comprise a core of high activity public uses. 

 

 
Restaurants 

Restaurants are envisioned as the primary use on one or more of the pads. However, a restaurant can be located on many 

of the pads in conjunction with the office, retail, hotel and sports club uses. Conversely, the office uses may occupy the 

restaurant areas and the uses can be mixed in some buildings. Figure 3-6 provides illustration of outdoor dining settings. 

Although the restaurant land use is intended to accommodate year-round facilities, outdoor dining is anticipated to be a 

common feature in the restaurant areas and the mixed-use areas such as the village center. Outdoor dining creates animation 

and visual interest and allows people the opportunity to interact. It is anticipated that outdoor dining will include a variety 

of choices for people within the Copper Canyon Master Planned Community.  All outdoor dining will be required to follow 

City standards. 

 

Sports Club 

The sports club is planned as a comprehensive commercial recreation facility that includes a wide range of active sports, 

retail and sports-themed leisure facilities. The intent is to provide year-round active sport facilities for use by the residents of 

the Truckee Meadows region and the employees of the commerce and technology park. The facility may provide a limited 

range of services on a 24-hour basis. 

 

 
The active sports facilities in the club may include such activities as: soccer, basketball, indoor/outdoor swimming, tennis and 

other court sports such as racquetball, weight training, indoor jogging track and roller blading.  The sports facilities may 

also include lighted outdoor uses such as tennis, pool activities and basketball based on demand and limited by neighborhood 

lighting standards. 

 

 
Virtually any sporting activity may be included in the sports club. The mix of uses may change over time as the individual 

sports rise or fall in popularity. 

 

 
The sports club building can include a restaurant or food courts, retail space, other leisure space such as a sports bar and locker 

rooms and sports training facilities associated with sports medicine activities. 
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In addition to the primary building, the sports club may include one or more satellite buildings. These buildings will serve 

the sports medicine, retail and restaurant/leisure activities envisioned for the sports club. The sports club, hotel, and village 

commercial center comprise a core of high activity public uses. 

 

 
Restaurants 

Restaurants are envisioned as the primary use on one or more of the pads. However, a restaurant can be located on many 

of the pads in conjunction with the office, retail, hotel and sports club uses. Conversely, the office uses may occupy the 

restaurant areas and the uses can be mixed in some buildings. Figure 3-6 provides illustration of outdoor dining settings. 

Although the restaurant land use is intended to accommodate year-round facilities, outdoor dining is anticipated to be a 

common feature in the restaurant areas and the mixed-use areas such as the village center. Outdoor dining creates animation 

and visual interest and allows people the opportunity to interact. It is anticipated that outdoor dining will include a variety 

of choices for people within the Copper Canyon Master Planned Community.  All outdoor dining will be required to follow 

City standards. 

 

 

Village Commercial 

The Village Commercial site shall serve as a primary focal and activity center for the community’s residents. This commercial 

site is intended to include uses such as retail shops, office, hotels, services and restaurants. The quantity and mix of shops and 

services shall serve the convenience shopping needs of the residents and employees in the plan area. The center may also be 

utilized for limited office uses associated with personal or professional services. The Village Commercial is distinguished from 

other commercial sites by the neighborhood oriented focus and by including a small park that serves as the town square. 

Buildings are arranged around the park to enable views into the park and views through the village center. Buildings shall be 

located adjacent to the town square so that restaurants or other social settings can overlook the recreation or cultural events 

occurring in the park. Buildings shall also be located to provide views to the west. The buildings and the park are designed to 

allow pedestrian access and a seamless visual interface between the commercial uses and the park. Openings between 

buildings and extension of pedestrian streetscape to the turfed open areas of the park are required unless physically 

constrained from accomplishing these connections.  The buildings located along the west side of the village shall be 

angled to provide a more interesting edge condition and to encourage a master plan design for the site that avoids the 

typical L-shaped building layout. The 200-unit high density complex in this area shall also pay special attention to edge 

conditions and view corridors to create a unique and complementary addition to the Village Commercial concept. 

 

Tourist Commercial (TC) 

The hotels are planned primarily to serve business travelers through the use of conventional meeting rooms, conference 

facilities, restaurants and other visitor support facilities. Informal recreation, such as walking trails shall be included on the 

hotel grounds and shall connect to the other walking trails in the project, as illustrated in Figure 3-8 (see page 3-14). The hotels 

shall provide rooms catering to business travelers with state-of-the-art communications capability in each guest room, a meeting 

and work area in each room, small meeting or conference rooms, teleconferencing capability, clerical and report processing 

capabilities, state-of-the-art presentation equipment in the meeting rooms and business oriented concierge services to assist 

business travelers. The hotels will also provide restaurants and lounges. Figure 3-9 (see page 3-14) shows examples of hotel casinos 
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that have design characteristics anticipated in the project.  A hotel/casino may be developed in this planning area. The casino 

may also provide indoor/outdoor entertainment venues. The architecture and location of any buildings would be reviewed 

by the Master Developer and the City of Sparks to ensure compatibility with the overall theming. 

 

PUBLIC FACILITIES (PF) 
 

The Public Facility uses allow for community serving facilities that promote gathering and activity. Typical uses include 

community gardens, community recreation centers, houses of worship and utilities. 
 

 
OPEN SPACE (OS) 

 
Open Space uses allow for pedestrian and bicycle trails, protection of native slopes, drainage facilities, passive uses and 

natural terrain. These may include landscaping and erosion protection for regional utilities and required infrastructure. 
 

 
PERMITTED AND CONDITIONAL LAND USES: 

 

Permitted uses, uses requiring a Special Use Permit and Site Plan Review requirements within the Development Plan, are 

provided in the Land Use Table, Table 3-1. This table organizes potential uses presented in the development plan. The following 

symbols are used in the table. 

 

 
(P) Permitted by right within the development plan 

(S) Special Use Permit required 

(R) Site Plan Review 

(A)  Ancillary Use – Uses only allowed when permitted uses are present for a particular land use (not to exceed ten percent 

(10%) gross floor area) 

(  ) Not permitted with the Development Plan (Empty Cell) 
 
Uses not listed are not allowed. Parking and Density standards are shown in Tables 3-2, 3-3 and 3-3A respectively (see pages 

3-70 thru 3-73). 

 

  



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 61 

 

JSW A 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 62 

 

JSW A 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 63 

 

JSW A 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 64 

 

JSW A 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 65 

 

JSW A 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 66 

 

JSW A 

SETBACK AND DENSITY COMMENTS 
 

 
A)  Projections into Required Setbacks: Cornices, canopies, eaves, chimneys or similar architectural features may extend a 

maximum of 2 ft. into a required setback and are not to exceed 5% of facade with architectural feature. 

 
B)  Screened vehicle storage: recreational vehicle, boat or trailer storage is allowed, but must be located in the rear yard & 

screened by a solid fence 6 ft. in height. Pickup trucks with campers or vans that serve as primary transportation are 

exempted from this provision. 

 
C)  Minimum lot width (4,500-6,000sf min lots) =45ft width (average) & 35ft frontage (minimum). 

 

 
D)  Minimum lot width = 1-acre minimum lot size; 100ft width (average) & 35ft frontage (minimum); building 

limitations proposed on any lot located adjacent to the western property line of 24890 Westview Blvd. (APN 030-192-

01) building height shall be limited to a max of 1 story. 

 
E)  Minimum 20ft setback from edge of open space areas for a primary structure, accessory structures may be 10 feet from 

the edge of open space/property line and shall be consistent in materials and color to the primary structure. 

 
F)  Front yard setback to curb 15ft on terraced pads; minimum rear yard 400 sq. ft.  

G) Any standards not addressed above shall comply with SMC for PO. 

H) Any standards not addressed above shall comply with SMC for TC. 
 
 

NOTES 

• Anywhere the project design restricts fire truck access, the units beyond allowable distance as determined by City of 

Sparks Fire Department, these units shall have an NFPA 13 fire sprinkler system installed that is locally monitored to the 

satisfaction of the Fire Chief.  Any standards not addressed above shall comply with SMC for R3 & RS.  Setbacks may 

vary from those listed in SMC for R3 due to building constraints found on terraced pads. 

• Projection into required setbacks: cornices, canopies, eaves, chimneys or similar architectural features may extend a 

maximum of 2 ft. into a required front or rear yard setback and are not to exceed 25% of facade with architectural feature. 

• Builder shall provide front yard landscaping in single family residential areas. 

 

Summary and Conclusion 

The subject project as approved, comprises a 1,293.667± acre site located on the eastern fringe of the 

improved portions of the City of Sparks.  The subject property is located on the western flank of the Pah 

rah Mountains and will offer expansive city views.  However, due to challenging topography and soils 

issues, the subject will be expensive to develop.  As currently approved, the subject project focusses   

equally on residential uses (224± acres) and non-residential uses (190± acres).   As presently proposed, 

only 461 acres of the site (35.64%) will be improved, while the remaining 833± acres (64.36%) will be 

left as open space.
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 COPPER CANYON LAND USE 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING WESTERLY DOWN BRIERLEY WAY 

FROM WHERE IT WILL INTERSECT WITH COPPER CANYON PARKWAY 

 

 

VIEW SHOWING THE ALIGNMENT OF COPPER CANYON PARKWAY 

FROM NEAR THE TERMINUS OF BRIERLEY WAY 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING EASTERLY UP AN EXISTING DIRT ROAD  

ON THE SOUTHWESTERN PORTION OF THE SUBJECT 

 

 

VIEW OF THE WEST-BOUND I-80 OFF-RAMP AT VISTA BOULEVARD 

FROM THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHWESTERLY  

FROM NEAR THE SOUTHERN EDGE OF THE SUBJECT SITE 

 

 

VIEW LOOKING WESTERLY FROM THE SOUTHERN PORTION  

OF THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING EASTERLY SHOWING THE TOPOGRAPHY  

ON THE SOUTHERN PORTION OF THE SUBJECT SITE 

 

 

VIEW LOOKING EASTERLY UP THE SOUTHERNMOST RAVINE  

ON THE SUBEJCT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING WESTERLY FROM ATOP A LEVEL AREA ON THE SOUTH-CENTRAL 

PORTION OF THE PROPERTY – NEAR PAD 1 

 

 

VIEW LOOKING NORTHEASTERLY FROM NEAR PAD 1, TOWARD  

THE BUSINESS PARK PORTION OF THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHERLY AT A LOW PEAK ON THE WEST EDGE  

OF THE NW1/4 OF SECTION 12, T10N, R20E  

 

 

 

VIEW LOOKING SOUTHEASTERLY AT INTERSTATE 80 AND THE TRUCKEE RIVER 

FROM NEAR THE SOUTH EDGE OF THE SUBJECT SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHWESTERLY AT THE INDUSTRIAL DEVELOPMENT 

TO THE SOUTHWEST OF THE SUBJECT FROM THE SOUTHERN PORTION OF THE SUBJECT 

SITE 

 

 

VIEW LOOKING WESTERLY ALONG THE SOUTHERN PORTION OF THE SUBJECT SITE 

NOTE THE TWO BILLBOARDS ON THE LEFT, WHICH ARE ON THE SUBJECT SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW OF THE SLOPES ON THE SOUTHERN PORTION OF THE SUBJECT SITE 

 

 

VIEW OF SOME FILL THAT IS BEING PLACED ON THE SUBEJCT SITE  

TO MAKE PAD 22 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHERLY ACROSS THE SOUTHWESTERN PORTION  

OF THE SUBJECT SITE  

 

 

VIEW LOOKING NORTHEASTERLY ACROSS THE SOUTH-CENTRAL PORTION 

OF THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

LOOKING WESTERLY DOWN LOOP ROAD TOWARD VISTA BOULEVARD 

 

 

LOOKING WESTERLY UP THE EXTENSION OF LOOP ROAD 

NOTE THE “S” ON THE HILL, WHICH IS ON THE SUBJECT 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHERLY SHOWING THE ALIGNMENT OF THE PROPOSED 

EAST SLOPE ROAD 

 

 

 

VIEW OF THE “S” ON THE HILL ON APN 037-430-01  
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING WESTERLY DOWN PRATER WAY 

TOWARD VISTA BOULEVARD 

 

 

VIEW LOOKING EASTERLY UP PRATER WAY TOWARD NORTHERN NEVADA MEDICAL 

CENTER, WITH THE SUBJECT IN THE BACKGROUND 
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SUBJECT PHOTOGRAPHS 

 

VIEW OF THE SUBJECT FROM PRATER WAY 

 

 

VIEW FROM THE SUBJECT’S FRONTAGE ON WESTVIEW BOULEVARD 

LOOKING SOUTHERLY 
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 SUBJECT PHOTOGRAPHS 

 

LOOKING NORTHEASTERLY UP WESTVIEW BOULEVARD 

FROM IN FRONT OF THE SUBJECT 

 

 

VIEW WESTERLY DOWN WESTVIEW BOULEVARD  

FROM IN FRONT OF THE SUBJECT 
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 SUBJECT PHOTOGRAPHS 

 

LOOKING NORTHEASTERLY UP S. D’ANDREA PARKWAY  

FROM NEAR THE NORTHWESTERN CORNER OF THE SUBJECT 

 

 

LOOKING SOUTHWESTERLY DOWN S. D’ANDREA PARKWAY 

FROM NEAR THE NORTHWEST CORNER OF THE SUBEJCT SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHERLY ALONG THE NORTHERN PORTION OF THE SUBJECT’S WEST 

PROPERTY LINE FROM NEAR THE NORTHWEST CORNER OF THE SITE 

 

 

VIEW LOOKING SOUTHEASTERLY ACROSS THE NORTHERN PORTION OF THE SUBJECT, 

FROM NEAR THE NORTHWEST CORNER OF APN 030-022-02 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING EASTERLY ALONG THE NORTHERN BOUNDARY OF THE SUBJECT SITE 

FROM NEAR THE NORTHWEST CORNER OF APN 030-022-02 

 

 

VIEW LOOKING WESTERLY DOWN VICINATO DRIVE IN THE D’ANDREA 

MASTER-PLANNED COMMUNITY, WHICH WILL PROVIDE SECONDARY ACCESS 

FROM THE NORTHERN PORTION OF THE SUBJECT SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING WESTERLY DOWN VICINATO DRIVE IN THE D’ANDREA 

MASTER-PLANNED COMMUNITY, WHICH WILL PROVIDE SECONDARY ACCESS 

FROM THE NORTHERN PORTION OF THE SUBJECT SITE 

 

 

VIEW LOOKING SOUTHERLY UP VECCHIO DRIVE IN D’ANDREA, WHICH WILL PROVIDE 

SECONDARY ACCESS TO THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHERLY FROM NEAR THE NORTHEAST CORNER  

OF THE SUBJECT SITE 

 

 

VIEW LOOKING WESTERLY DOWN THE CANYON ON THE NORTHERN PORTION  

OF THE SITE, FROM NEAR THE NORTHEASTERN CORNER OF THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VALLEY VIEW FROM NEAR THE NORTHEASTERN CORNER  

OF THE SUBJECT SITE 

 

 

VIEW LOOKING NORTHERLY FROM THE SOUTH SIDE OF THE NORTHERN-MOST RAVINE 

ON THE SUBJECT SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHWESTERLY FROM ATOP THE NORTHERN-MOST 

RIDGELINE ON THE SUBJECT SITE 

 

 

VIEW LOOKING NORTHWESTERLY FROM ATOP A KNOLL  

ON THE EAST CENTRAL PORTION OF APN 030-022-02 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING WESTERLY FROM ATOP THE POINT 

ON THE EAST CENTRAL PORTION OF APN 030-022-02 

 

 

VIEW LOOKING SOUTHWESTERLY ACROSS THE CENTRAL PRTION OF THE SUBJECT 

FROM ATOP THE POINT ON THE EAST CENTRAL PORTION OF APN 030-022-02 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHERLY ALONG THE SUBJECT’S EAST PROPERTY LINE 

FROM NEAR THE NORTHEAST CORNER OF THE SITE 

 

 

VIEW LOOKING NORTHERLY AT THE POINT ON  

THE EAST CENTRAL PORTION OF APN 030-022-02 

 

 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 91 

 

JSW A 

 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHWESTERLY DOWN THE LARGE POWERLINE 

CORRIDOR ON THE NORTHERN PORTION OF THE SITE 

 

 

VIEW LOOKING NORTHERLY ACROSS THE EASTERN PORTION OF THE SUBJECT SITE  

FROM NEAR THE EAST CENTRAL PORTION OF APN 030-022-15 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHWESTERLY ACROSS THE EASTERN PORTION OF THE SUBJECT 

SITE FROM NEAR THE EAST CENTRAL PORTION OF APN 030-022-15 

 

 

VIEW LOOKING WESTERLY FROM NEAR THE EAST CENTRAL PORTION  

OF APN 030-022-15 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHERLY ACROSS THE LEVEL AREA  

ON THE CENTRAL PORTION OF APN 030-022-15 

 

 

VIEW LOOKING EASTERLY AT THE HILLTOP ALONG THE EASTERN BORDER  

OF APN 030-022-15 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHEASTERLY FROM THE LEVEL AREA 

ON THE CENTRAL PORTION OF APN 030-022-15 

 

 

CITY VIEW LOOKING SOUTHWESTERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF APN 030-022-15 
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SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING WESTERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF APN 030-022-15 

 

 

CITY VIEW LOOKING NORTHWESTERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF APN 030-022-15 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHERLY ACROSS THE CENTRAL PORTION OF APN 030-022-15 

 

 

 

VIEW LOOKING NORTHERLY AT THE EASTERN PORTION OF LEVEL AREA 

ON THE CENTRAL PORTION OF APN 030-022-15,  

FROM NEAR THE NORTH LINE OF APN 037-300-12 
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 SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING NORTHWESTERLY FROM NEAR  

THE NORTHEAST QUADRANT OF APN 037-300-02 

 

 

CITY VIEW LOOKING NORTHWESTERLY FROM NEAR  

THE NORTHEAST QUADRANT OF APN 037-300-02 
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 SUBJECT PHOTOGRAPHS 

 

VIEW OF THE LEVEL AREA ON THE SOUTHERN PORTION OF APN 037-300-02 

 

 

 

VIEW LOOKING NORTHERLY FROM NEAR THE EDGE  

OF THE LEVEL AREA ON THE SOUTHERN PORTION OF APN 037-300-02  
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SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING WESTERLY FROM NEAR THE EDGE  

OF THE LEVEL AREA ON THE SOUTHERN PORTION OF APN 037-300-02 

 

 

CITY VIEW LOOKING SOUTHWESTERLY FROM NEAR THE EDGE  

OF THE LEVEL AREA ON THE SOUTHERN PORTION OF APN 037-300-02 
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 SUBJECT PHOTOGRAPHS 

 

LOOKING SOUTHERLY ACROSS THE LEVEL AREA ON THE WESTERN PORTION OF APN 

037-300-02 AND THE EASTERN PORTION OF APN 037-300-04 

 

 

VIEW LOOKING SOUTHWESTERLY ACROSS THE LEVEL AREA ON THE WESTERN 

PORTION OF APN 037-300-02 AND THE EASTERN PORTION OF APN 037-300-04 
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 SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING WESTERLY FROM THE LEVEL AREA ON THE WESTERN PORTION 

OF APN 037-300-02 AND THE EASTERN PORTION OF APN 037-300-04 

 

 

CITY VIEW LOOKING NORTHWESTERLY FROM THE LEVEL AREA ON THE WESTERN 

PORTION OF APN 037-300-02 AND THE EASTERN PORTION OF APN 037-300-04 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING NORTHERLY FROM THE LEVEL AREA ON THE WESTERN PORTION OF 

APN 037-300-02 AND THE EASTERN PORTION OF APN 037-300-04 

 

 

VIEW LOOKING SOUTHWESTERLY AT THE TOPOGRAPHY  

ON THE EASTERN PORTION OF APN 037-300-04 
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SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING NORTHWESTERLY FROM THE LEVEL AREA  

ON THE SOUTHCENTRAL PORTION OF APN 037-300-04 

 

 

 

CITY VIEW LOOKING NORTHERLY FROM THE LEVEL AREA  

ON THE SOUTHCENTRAL PORTION OF APN 037-300-04 
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SUBJECT PHOTOGRAPHS 

VIEW LOOKING NORTHEASTERLY ACROSS THE LEVEL AREA 

ON THE CENTRAL PORTION OF THE SUBEJCT SITE 

 

 

VIEW LOOKING EASTERLY ACROSS THE LEVEL AREA ON THE CENTRAL PORTION OF 

THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHEASTERLY ACROSS THE  

SOUTHEASTERN PORTION OF THE SUBJECT SITE 

 

 

CITY VIEW LOOKING SOUTHERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF THE SUBJECT SITE 

THE HILL IN THE CENTER HAS THE “S” ON THE OTHER SIDE  
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 SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING SOUTHWESTERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF THE SUBJECT SITE 

 

 

CITY VIEW LOOKING WESTERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF THE SUBJECT SITE 
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SUBJECT PHOTOGRAPHS 

 

CITY VIEW LOOKING NORTHWESTERLY FROM THE LEVEL AREA  

ON THE CENTRAL PORTION OF THE SUBJECT SITE 

 

 

VIEW LOOKING NORTHERLY ACROSS THE LEVEL AREA  

ON THE CENTRAL PORTION OF THE SUBJECT SITE 
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SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHEASTERLY AT THE LARGE RAVINE THAT  

SEPARATES THE CENTRAL PORTION OF THE PROPERTY FROM THE SOUTHERN PORTION 

OF THE SITE  

 

 

VIEW LOOKING SOUTHERLY ACROSS THE SOUTHERN PORTION OF THE SUBJECT SITE 

FROM THE NORTHWESTERN CORNER OF APN 037-430-01 
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 SUBJECT PHOTOGRAPHS 

 

VIEW OF THE LARGE RAVINE THAT SEPARATES THE CENTRAL PORTION OF THE 

PROPERTY FROM THE SOUTHERN PORTION OF THE SITE 

 

 

VIEW LOOKING NORTHERLY TOWARD THE LEVEL AREA  

ON THE CENTRAL PORTION OF THE SUBJECT SITE 
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 SUBJECT PHOTOGRAPHS 

 

VIEW LOOKING SOUTHWESTERLY AT A LEVELED PAD  

ON THE WESTERN PORTION OF THE SUBJECT SITE 

 

 

CITY VIEW LOOKING WESTERLY FROM THE LEVELED PAD 

ON THE WESTERN PORTION OF THE SUBJECT SITE  
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SUBJECT PHOTOGRAPHS 

 

VIEW OF THE SLOPES ON THE WESTERN PORTION OF THE SUBJECT SITE 

 

 

 

VIEW LOOKING EASTERLY SHOWING THE TOPOGRAPHY ON THE WESTERN 

PORTION OF THE SUBJECT SITE  
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 SUBJECT PHOTOGRAPHS 

 

VIEW OF THE SOUTH FACE OF THE HILL THAT HAS THE “S” ON THE WEST SIDE 

 

 

 

VIEW OF THE CANYON THAT HAS THE SMALLER POWER LINE  

CROSSING THE SOUTHERN PORTION OF THE SUBJECT SITE  
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SUBJECT PROPERTY PLOT PLAN – PAGE 1 

A.P.N.s 030-022-02 & 15 – Northern Portion of the Subject Site 

 

 
 

 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 114 

 

JSW A 

SUBJECT PROPERTY PLOT PLAN – PAGE 2 

A.P.N.s 037-300-02 & 04 – Central Portion of the Subject Site 
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SUBJECT PROPERTY PLOT PLAN – PAGE 3 

A.P.N 037-293-15 – Southwestern Portion of the Subject Site 
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SUBJECT PROPERTY PLOT PLAN – PAGE 4 

A.P.Ns 037-430-01 & 02 – Southwestern Portion of the Subject Site 

 

 

 
TOTAL LAND AREA:  29.71± ACRES (1,294,168± SQUARE FEET) 
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AERIAL OF THE SUBJECT 

 

 

 

 

SUBJECT 
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PROPERTY IDENTIFICATION AND SITE DESCRIPTION  

Property Name Copper Canyon 

 

Addresses/ Assessor’s Parcel Numbers 

 APN 030-022-02 2401 Vista Boulevard, Sparks, NV 89434 

 APN 030-022-15 0000 Westview Boulevard, Sparks, NV 89434 

 APN 037-293-15 150 Salomon Circle, Sparks, NV 89434 

 APN 037-300-02 0000 E. Prater Way, Sparks, NV 89434 

 APN 037-300-04 0000 E. Prater Way, Sparks, NV 89434 

 APN 037-430-01 000 Salomon Circle, Sparks, NV 89434 

 APN 037-430-02 0000 Interstate 80, Sparks, NV 89434 

 

Location East of Vista Boulevard and north of Interstate 80 in the 

foothills of the Pah Rah Mountains the form the eastern 

edge of the City of Sparks, Washoe County, Nevada. 

 

Owner of Record Copper Canyon Partners, LLC, A Nevada Limited Liability 

Company   

 

Legal Description A legal description of the subject is contained in the 

addenda to this report. 

 

Land Areas 

 APN 030-022-02    160.000± acres (  6,969,600± square feet) 

 APN 030-022-15    232.050± acres (10,108,098± square feet) 

 APN 037-293-15      39.120± acres (  1,704,067± square feet) 

 APN 037-300-02    160.000± acres (  6,969,600± square feet) 

 APN 037-300-04    160.000± acres (  6,969,600± square feet) 

 APN 037-430-01    301.614± acres (13,138,306± square feet) 
 APN 037-430-02    240.883± acres (10,492,863± square feet) 

 Gross Land Area 1,293.667± acres (56,352,135± square feet) 

 

Projected Land Uses 

 Single Family Residential    162± acres (1,048± units) 

 High Density Residential      62± acres (1,061± units) 

 Business Park    141± acres 

 Mixed-Use Commercial      33± acres 

 Hotel-Casino (200 rooms)      16± acres 

 Rights of way      42± acres 

 Public Facility/Community Use        5± acres 

Total Developed Area    461± acres (35.64%) (2,109 units) 

 Open Space    833± acres (64.36%) (Handbook says 847± acres) 

Gross Land Area 1,294± acres (Handbook says 1,308± acres) 
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Zoning PUD (Planned Unit Development) 

 

The New Urban District (NUD) designation is a zoning designation which requires adoption of a 

Development Standards Handbook or other similar document.  The Copper Canyon Development 

Handbook for the subject received final approval from the Sparks City Council on October 24, 2005 and 

the Handbook was recorded on December 13, 2005.  Then, an amendment to the Handbook was 

processed and approved on October 13, 2008.  An additional amendment was approved on March 28, 

2016.  This amended Handbook was recorded on March 2m 2017.  This 2nd Amended Handbook is the 

current approved handbook for the subject.  This handbook allows for the following uses on the subject 

site: 

 

 

These uses are planned to be developed on 23 pads, which are laid-out as follows: 
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 Essentially, with approval of the Handbook and its amendments the uses proposed in the Handbook 

become the zoning.  Therefore, by definition the subject conforms with the zoning. 

 

Project Approvals 

Because of the approved Development Handbook, the subject has the approvals necessary for 

development.  As a result, as long as a site is being developed with a use permitted for that site, the only 

approvals required are administrative approval to assure that the tentative or final map (single family 

residential), or the site plan (townhomes, apartments, hotel/casino, sports club, individual office/business 

professional and commercial buildings, and any additions or accessory buildings to these uses.)  

Traditional Special Use Permits are required for the conditional uses in each land use category.  

Additionally, Special Use Permits are required for water storage tanks, associated pump stations, the 

storm water recycling plant and the electrical substation.  Prior to submittal of any map, site plan or 

Special Use Permit, the master developer is required to approve the proposed architecture. 

 

Overall, with the exception of the items requiring a Special Use Permit, the subject does not require any 

discretionary approvals to allow for development of the project as approved.     

  

Topography 

The property has a variety of topography ranging from nearly level to very steeply sloping.  Only 

approximately 14.9% of the site has slopes of 0% to 15%, while only 37.9% of the site has slopes 

between 15% and 30%.  The remaining 47.2% of the site ha slopes in excess of 30%.  The site ranges in 

elevation from 4,440± feet above sea level near the southwest corner of the site up to 5,460± feet above 

sea level along the east boundary of the site. Essentially, the subject is a series of mountain sides that are 

separated by six major ravines that are between 100 feet and 200 feet deep.  Because of the topography, 

the topography, the approved Development Standards Handbook calls for development of the subject in 

a series of pads that are separated from each other by the areas with the steepest topography.  A more 

complete description of the subject’s topography is contained in the Description of Copper Canyon 

contained earlier in this report.  The subject’s topography is one of the most significant factors 

impacting the development potential and the value of the subject.  
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While the subject’s topography creates challenges for development, it also provides the subject project 

with the opportunity for extensive view amenities, across the City of Sparks, toward the Sierra Nevada 

mountains.  The view amenities from the subject were extensively depicted in the photographs 

preceding this section of the report.  Overall the subject’s views are felt to be one of the distinguishing 

features of the subject project.  Considering that city views can generate premiums in the range of 

$60,000 per lot, it is anticipated that the subject’s lot premiums will off-set a portion of the subject’s 

higher site development costs due to its steep topography. 

 

Access 

The subject property is long and linear, having several access points from Vista Boulevard, which is the 

easternmost north-south arterial roadway in the City of Sparks.  The primary point of access onto the 

subject site will be an extension of Brierley Way near the southwest corner of the project.  This roadway 

will be a 4-lane, two-way asphalt paved “Moderate Access Control” street.  This roadway will extend to 

the hotel/casino site, where there will be a roundabout.  From this roundabout, there will be two 

roadways: one that heads north as Copper Canyon Boulevard and one extending to the south and east, 

known as Silver Stream Road.   

 

Copper Canyon Boulevard will be a two-way, two-lane low access control arterial and will provide 

access to the single-family portion of the project.  Silver Stream Road will be a two-way, two lane 

moderate control arterial that will provide access to the Business Park portion of the property. 

 

Secondary access points will be provided by an extension of Salomon Road to Brierley Road, as a two-

lane collector street and Eastern Slope Road to Copper Canyon Parkway as a two-way, four lane low 

access control arterial from a roundabout at the current terminus of Loop Road.   

 

It is expected that the subject will have a secondary access to the north through the eastern-most 

subdivision in the D’Andrea master-planned community as well as out onto Pleasant View Drive or East 

Prater Way adjacent to APN 030-022-15. 

 

In any event, all of the traffic onto and from the subject site will use Vista Boulevard.  Vista Boulevard 

is a two-way, four-lane arterial roadway.  Vista Boulevard has a full diamond interchange with Interstate 
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80.  Additionally, the intersections of Vista Boulevard with Brierley Road, Loop Road, Prater Way and 

South D’Andrea Parkway are signalized.  Overall, the subject will have adequate access to support 

development of the property as proposed.     

 

Easements and Other Encumbrances 

A preliminary title report was not provided the undersigned.  It would be impractical to complete a 

search of Washoe County’s recorded document database on a document-by-document basis looking for 

anything that affects the subject property.  Therefore, this type of a search was not done.  In completing 

this report, I did review an A.L.T.A/A.C.S.M. Survey of the subject dated 01-21-2016, which was 

completed by MVE, Inc.  Additionally, I completed a physical inspection of the subject.  Based on my 

research, it is the undersigned’s opinion that the only encumbrances of record that would have an impact 

on the value of the subject are the 350± foot wide powerline corridor that crosses the northern portion of 

the subject site as well as the single power line that crosses the southern portion of the subject site.  With 

regard to the powerline corridor, this area is planned to be left as open space.  Therefore, the 

development plan for the subject recognizes this corridor.  With regard to the single powerline, which 

crosses the subject site, this line could be easily relocated and considering the size of the subject project 

and the fact that utility services will need to be extended through the subject project, the cost of 

relocating this line is considered to be nominal and would not materially impact the value of the subject.  

Overall, based on the available data, I have concluded that other than the powerline corridor, there are 

no easements, encroachments or other such encumbrances which would negatively impact the value or 

development potential of the subject.    

 

Flood Zone 

The subject site comprises portions of Community Panel Numbers 32031C3062G; 32031C3064G and 

32031C3066G, all of which have an effective date of March 16, 2009.  The portions of Community 

Panel Number 32031C3062G and 32031C3064G that encompass the subject are set forth at the end of 

this section of the report.  Panel 32031C3066G is not published, which means that no floodplains have 

been identified.  As can be seen by the maps set forth at the end of this section of the report, there are no 

identified floodplains impacting the subject. 
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While there are no floodplains impacting the subject, storm-water run-off from the subject site 

contributes to flooding in the developed portion of the City of Sparks due to “an existing undersized 

storm drainage system discharging to the North Truckee Drain and then out to the Truckee River.”  The 

existing storm water flows have ben modeled into 37 watershed areas encompassing approximately 

2,400 acres.  With development of the subject, a detention facility with dam is planned for Copper 

Canyon, while the other canyons will have lesser facilities.  With development of the subject, the run-off 

from the 37 watershed areas should be better controlled, reducing flooding to the west.  The water 

captured by the detention facility is planned to be used to irrigate landscaping in the subject project.  

Overall, it is not anticipated that floodplain designations will impact the value of the subject.      

  

Earthquake Hazards 

According to a Geotechnical Report on the southern portion of the subject project, which was completed 

by Wood Rodgers and which is dated September 17, 2013,  

 
The Truckee Meadows lies within the western extreme of the Basin and Range physiographic province 

sandwiched between the Pah Rah to the east and the Carson Range to the west. The Basin and Range province is 

characterized by a series of valleys bounded by north/south trending mountain ranges, byproducts of the 

seismically active zones of the Wasatch Front in Utah and the Sierra Nevada Mountains along the 

California/Nevada border. Faulting and seismic activity are integral to the formation of this series of alternating 

valleys and mountain ranges. As a consequence, the presence of faults, active and inactive, is common in western 

Nevada. 

 

A criteria for evaluating earthquake faults has been formulated by a professional committee for the State of 

Nevada Seismic Safety Council, but has not yet been adopted by the State or Counties. The guidelines present that 

faults with evidence of movement within the past 10,000 years (Holocene time) are considered Holocene Active. 

Faults with evidence of displacement within the last 130,000 years are considered Late Quaternary Active and 

faults with movement within the last 1.6 million years are considered Quaternary Active.  The Nevada Bureau of 

Mines and Geology (NBMG) and the USGS Earthquake Hazards Program were accessed to review the proximity 

of any potentially active faults as previously characterized. Recently, in lieu of showing fault traces as specific 

lines on a map (see insert Figure 4, USGS Quaternary Fault Map), the Nevada Bureau of Mines and Geology has 

taken to showing potential fault areas as colored zones, extending for wide bands across an area (yellow coloring 

in Figure 4). The closest mapped fault (NBMG, USGS) transects the site and trends north‐south; based on their 

work this fault would be considered Late Quaternary Active. Previous work associated with this development 

(Copper Canyon) may have isolated the mapped fault and specifically assigned an age or activity. Previous work 

associated with the development to the north and west trenched the lineation upon which the fault trace had been 

mapped. This work product described the northern extension as follows: 

 

Three sedimentary layers were identified. The top layer was three feet of organic‐rich weakly plastic sandy clay. 

The second layer was approximately two feet of iron rich silty clay with gravel. The third layer continued to depth, 

and consisted of felsic tuffacious lithic sandstone that classified as slightly plastic sandy silt with gravel. Summit’s 

staff geologists interpreted this third layer as being part of the Truckee Formation, based on its similarities to that 

mid‐ to late‐ Miocene volcanic unit as described by the U.S. Geological Survey and the Nevada Bureau of Mines 

and Geology in the area. No offsets were observed to these sediments. This suggests that if there is a fault through 

this area, there has been no displacing movement throughout the Pleistocene (1.8 million years). 
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The report recommends that for design purposes, ground-shaking intensities of 7.5 on the Richter scale 

should be anticipated.  This magnitude is typical for northern Nevada.  Overall, the subject does not 

appear to be impacted by earthquake hazards to a greater degree than is typical in the market.  

 

Site Soils 

According to a Geotechnical Investigation on the southern portion of the subject property completed by 

Wood Rodgers and which is dated September 17, 2013: 
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the site is mapped in an area known as the Lousetown Formation which consists of andesite and basaltic 

andesite flows. Flows are typically dark gray to black and 6 to 7 million years old. Flow thickness is typically 

5 to 30 feet. The Lousetown Formation unconformably overlies the Kate Peak Formation and Alta Formation 

although the Lousetown Formation shows none of the alteration that is typical of the other two. This helps 

explain the presence of hard competent rock along the ridgelines and hilltops with the softer/altered zones 

being encountered in lower elevations of the canyons and drainages. When examining material types 

garnered from our explorations against elevations of the test pit locations, the more competent samples were 

typically obtained from test pits located at higher elevations (TP’s 6, 7, 11, 12, 13, & 16). 

 

The report indicates that the bedrock competency is highly variable and therefore, some armoring may 

be necessary.  Additionally, cut slopes steeper than 1.5:1 (H:V) will likely require a mesh or some sort 

of facing to limit erosion. Of the 23 samples tested, 10 had clay soils with a plasticity index greater than 

15.  Areas with these soils require at least 3 feet of separation form overlaying structural improvements 

or the use of structural foundations such as Post-tensioned slabs.   

 

The Geotechnical report notes the presence of Alta Formations.  Alta Formations are highly weathered 

bedrock that has been geothermically altered, so that over time the bedrock decomposes into expansive 

clay soils.  These soils are not uncommon around the perimeter of the Truckee Meadows, especially 

along the north rim of the valley.  It has been the undersigned’s experience that if proper care is taken, 

site with Alta Formation soils can be successfully developed.  However, if care is not taken, the soils can 

cause severe damage to buildings. 

 

Because of the expansion variability of the soil, the report recommends an “initial maximum fill 

differential of 10 feet be maintained beneath each building pad.  The report further notes that “drier fills 

typically experience more post-construction strain as the fill profile becomes wetter due to irrigation 

practices employed by the homeowners.”  The over-excavation requirements are summarized on the 

following chart: 
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Overall, it is anticipated that the subject will have adequate soils for development.  However, the soils 

considerations will require careful monitoring.   Overall, with adequate care, the subject site should have 

adequate soils for development.  One of the extraordinary assumptions of this report is that the 

recommendations of the geotechnical engineers will be followed precisely.  Overall, it is the 

undersigned’s anticipation that the subject’s soils would not adversely impact the value of the subject to 

a greater degree than the costs required for proper mitigation of the soils with site development.  

 

Environmental Concerns 

A Phase I environmental assessment of the subject site was not made available to the undersigned.  

However, a surface inspection of the property did not reveal any overt signs of environmental 

contaminations such as distressed vegetation, soil staining or noxious odors.  As a result, it is anticipated 

that the subject property would not be impacted by environmental contamination.  The reader is strongly 

cautioned that the undersigned is not an expert at identifying environmental contamination.  As a result, 

I would recommend that any potential purchaser of, or lender on the subject property retain the services 

of a competent engineer to complete a thorough environmental assessment of the site.  As there are no 
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overt signs of environmental contamination, in the following report, the subject property has been 

valued as though it is not adversely impacted by environmental hazards.  

 

Current Condition 

At the present time, the subject site is vacant and unimproved. 

 

Water Rights 

To the best knowledge of the undersigned, there are no water rights appurtenant to the subject.  

However, water rights are available for purchase in the market.  Recent sales of larger blocks of water 

rights are summarized as follows: 
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WATER RIGHTS SALES CHART 
Sale 

No. 

Sale Date 

Doc. No. Grantor Grantee Sales Price 

Volume of 

Water Price/AFY Notes 

WRS-1 02-18-15 

4436716 

Reno Land and 

Water Company 

Don Rodger 

Norman 

$4,293,650 898.73± AFY $4,777 Although recorded as a Deed In lieu of 

Foreclosure, this was a negotiated transaction 

before buyers bought the Kiley Ranch.  

Portions of Claims 346/347 

WRS-2 04-10-15 

4456769 

Reno Land 

Development 

Company 

TRI General 

Improvement 

District 

$3,083,364 501.36± AFY $6,146 Price negotiated at $6,150/AFY.  Portion of 

Claims 17, 33, 46, 47, 48, 49 and 94 

WRS-3 09-30-15 

4518720 

Middlefork Limited 

Partnership 

TRI General 

Improvement 

District 

$2,177,038 353.99± AFY $6,150 Portions of Claims 207 and 208.5 

WRS-4 02-29-16 

4564762 

Reno Land 

Development 

Company 

TRI General 

Improvement 

District 

$1,537,500 250.00± AFY $6,150 Portion of Claim 47 

WRS-5 01-06-17 

4669035 

County of Washoe Pyramid Lake 

Paiute Tribe 

$2,896,000 362.00± AFY $8,000 Claim 14 – already converted to municipal, 

required no reduction for return flow 

WRS-6 01-31-17 

4675689 

Caesars 

Entertainment 

Operating 

Company, Inc. 

TRI General 

Improvement 

District 

$1,129,293 192.22± AFY $5,875 Portion of Claims 206.5, 207 and 207.5 
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Wetlands 

A wetland investigation of the property completed by Huffman and Carpenter, Inc., in April 2000 

identified a total of 2.2 acres of wetlands that conforms to the definition of waters of the United States.  

However, the US Army Corps of Engineers issued a letter dated October 13, 2005 delisted those Waters 

of the United States previously determined, but there are no Jurisdictional Waters of the United States 

on the site.  As a result, wetlands issues should not impact the subject. 

    

Utilities 

The subject will be serviced by public utilities.  The utilities will be provided by the following 

purveyors.  

Utility Services Purveyor 

Electricity NV Energy 

Water TMWA 

Natural Gas NV Energy 

Sewer City of Sparks  

Telephone AT&T 

Waste Disposal Waste Management Company 

Cable Television Charter Communications 

 

The availability of utility services was more completely discussed in the Description of the Copper Canyon 

project.  Based on that discussion, it appears that the biggest utility infrastructure will be water, which will 

be provided by the Truckee Meadows Water Authority (TMWA).  In a memo dated December 6, 2006, 

from TMWA, it was noted that the subject project will require major new water facilities, including at 

least 4 new booster pumping stations, 3 new water storage tanks, at least 10 pressure reducing stations 

and two connections to the D’Andrea development to the north.  Additionally, improvements will be 

required in the “Sparks gravity zone”, which were not analyzed by TMWA.  The 2006 projected cost for 

water infrastructure to the subject was $15,684,020.  This cost does not include the cost of purchasing 

water rights, which are necessary to obtain a will-serve letter for water service. 

 

Sewer service is planned to be provided by the City of Sparks.  There are currently no sewer facilities on 

the subject site.  The plan is to capture sewage from the subject site into four zones that will connect to 

existing facilities to the west.  Pads 1, 2, 3, a portion of 4, 7 through 12 and 22 are designated as Zone 1 

and will connect to an existing 8” line near the southwest corner of the site at Brierley Way.  Pads 23, 24 

and 25 are designated as Zone 2 and will connect with an existing line on Salomon Circle.  The 
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remained of Pad 4, as well as all of Pads 5, 6, 13 through 16, 18 and 21 are designated as Zone 3 and 

will connect to an existing sewer line at Loop Road, while Pad 17 is designated as Zone 4 and will route 

sewage to the existing main in East Prater Way. 

 

Public Services 

The subject property has access to all typical public services.  Fire protection is provided by the City of 

Sparks Fire Department.  Police protection is provided by City of Sparks Police Department.  At the 

present time, there is no mass transportation to the subject site, but RTC, the areas mass transportation 

provider does operate Route 28 to Northern Nevada Medical Center.  With development of the subject, 

RTC may extend a bus route to the subject’s Business Park area.  Overall, the subject’s proximity to 

mass transportation is felt to be typical for the newly developing areas of Reno-Sparks and should not 

adversely impact the value or development potential of the property.   

 

Surrounding Utilizations 

The subject property is bordered on the east by mountains of the Pah Rah Mountains.  Most of this land 

is owned by the Bureau of Land Management (BLM), and due to its steep topography will never support 

meaningful development.  The subject is bordered on the south by Interstate 80 and the Truckee River 

Canyon.  The canyon in the vicinity of the subject is narrow and has limited vacant lands.  As the 

canyon supports Interstate 80, the Truckee River and railroad tracks for the Union Pacific Railroad, 

there is little land in the canyon that could be used for development in the vicinity of the subject.  

 

To the west of the subject, there are a number of developments that front on or which have access from 

Vista Boulevard.  The southeast corner of Brierley Way and Vista Boulevard was recently sold to a hotel 

developer.  On the northwest corner of the intersection is a mini-market and an office building.  Further 

to the north, continuing all the way to Prater Way to the north, the development along Vista Boulevard 

involves large box, multi-tenant distribution warehouses.   

 

The east side of the intersection of Vista Boulevard and Prater Way is dominated by medical uses 

including Northern Nevada Medical Center, the only hospital in Sparks.  There are several medical 

office buildings in the vicinity of the hospital.  North of Prater Way, the development involves primarily 

single-family residences.  Just north of Prater Way, along the west edge of the subject is Sunset View 
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Rancho Estates, which involves 1+ acre residential homesites.  This area has average quality custom 

homes that were built between the 1970’s and the early 2000’s.  The appeal of this area is its proximity 

to the urban portion of the city and its good views. 

 

North of Sunset View Ranchos, is the D’Andrea master planned community, which forms the northern 

boundary of the subject site.  D’Andrea, as approved contains 861± acres of total land area.  At build-

out, D’Andrea is planned to involve 2,155 residential units, including 256 apartment units and 1,899 

single family residences on 3,200± square foot to one-acre sites.  The D’Andrea project also has 21.8± 

acres of commercial/office use; 17.6± acres of streetscapes and trails; 12.0± acres of parks, 126.5± acres 

of open space, and a 1.5± acre fire station site.   

 

When originally approved, D’Andrea also had a 192-acre 18-hole championship golf course.  The golf 

course opened in August 2000 as a semi-private course. The centerpiece of the golf course is a 

clubhouse and recreation center.  This 11,194-square foot facility includes the pro shop, a fitness center, 

a swimming pool, tennis courts and other recreational facilities.  In addition to the 18-hole, par 72, golf 

course, the facility includes a full-service driving range.  The facility was supported by an 8,313± square 

foot metal maintenance building and cart barn.  The golf course opened in 2000 and was open until 

March 2012, when it closed.  Reportedly, the golf course only experienced a profit in 2009, and that was 

reportedly only after cutting expenses below a sustainable level.  Since the gold course closed, the 

property ceased to be irrigated and the grass died, being replaced by native grasses and weeds.  Then, in 

October 2015, the club-house was destroyed by a fire.  Currently, the only remains of the clubhouse are 

a pile of charred wood and the foundation. 

 

D'Andrea is nearly built-out.  The subdivisions currently being developed are being completed by 

Lennar Homes, who has expressed an interest in developing residential portions of the subject, as a 

continuation of development in D’Andrea.  It should be noted that Lennar’s subdivisions in D’Andrea 

have experienced very good market acceptance, reportedly in large part because they are the closest new 

home subdivisions to TRIC, which due to Tesla, Switch, and Google are creating thousands of new jobs. 

 

Overall, the existing Development Handbook is matching land uses in Copper Canyon with existing 

land uses to the west, with the southern portion of the subject, being adjacent to retail and industrial 
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uses, being designated for commercial and business park uses, while the northern portions of the project, 

which are adjacent to residential uses are slated for residential use.  There are no inharmonious uses in 

the vicinity of the subject site, which would detract from the value of the subject property.
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Tax Data 

Assessor's Parcel Numbers 030-022-02 030-022-15 037-293-15 137-300-02 037-300-04 037-430-01 037-430-02 Totals 

         
   2017-2018 Assessed Values 

        
      Land $123,200 $178,679 $391,856 $123,200 $123,200 $232,243 $185,480 $1,357,858 

      Improvements $0 $0 $0 $0 $0 $0 $0 $0 

      Personal Property $0 $0 $0 $0 $0 $0 $0 $0 

      Ag Land $0 $0 $0 $0 $0 $0 $0 $0 

      Exemptions $0 $0 $0 $0 $0 $0 $0 $0 

   Total 2017-2018 Assessed Values $123,200 $178,679 $391,856 $123,200 $123,200 $232,243 $185,480 $1,357,858 

      Tax Rate (Per $100 Assessed)  $3.6600 $3.6600 $3.6600 $3.6600 $3.6600 $3.6600 $3.6600 $3.6600 

   Indicated Taxes $4,509.12 $6,539.65 $14,341.93 $4,509.12 $4,509.12 $8,500.09 $6,788.57 $49,697.60 

   Indicated Add-ons 

        
   Actual Taxes $4,509.14 $6,539.68 $14,341.97 $4,509.14 $4,509.14 $8,500.12 $6,795.09 $49,704.28 

 

According to the Washoe County Treasurer’s office, the first two installments of the 2017-2018 taxes have been paid.  The difference 

between the calculated taxes and the actual taxes for APN 037-430-02 is due to this parcel being in the Tracy Segment Water Basin.  Based 

on the assessed value set out above, the Assessor’s estimate of the subject’s taxable value is $3,879,594.  Based on the data contained 

subsequently in this report, the taxable value of the subject is felt to be a low indicator of the subject’s market value.  

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 135 

 

JSW A 

Special Assessments 

According to the Washoe County Treasurer’s office, there are no special assessments owing against the 

subject.  

 

Subject Sales History 

According to the Washoe County Assessor’s office, there have been no transfers of the subject since 

February 15, 2013.  On that date, the subject was transferred from Ashland Copper Holdings, LLC to Copper 

Canyon Partners, LLC for a reported price of $5,500,000.  It is my understanding that this transfer was not an 

actual sale but rather was made as a result of a judgement, where the principals of Mid Valley Engineering 

received the subject property as payment for engineering services completed as part of the original approvals 

for the project.  The last apparent sale of the subject occurred in July 2005, when Copper Canyon Holdings, 

LLC sold the subject to Suncal Copper Canyon, LLC for $35,700,000.  As this sale occurred over 12 years 

prior to the effective date of valuation, it is not felt to be useful in determining a current value for the subject 

property. 

 

To the best knowledge of the undersigned, the subject is not currently listed for sale and no recent offers to 

purchase the subject have been received.  However, in completing this report, I was provided with an 

unsigned February 2017 Purchase and Sale Agreement (PSA) between Copper Canyon Partners, LLC 

(CCP) and D.R. Horton, Inc. (Horton).  This agreement contemplated that Horton would purchase the 

subject’s 1,048 single-family residential homes allowed under the CCDSH, with tentative maps in place, 

in six takedowns as follows:   

  Closing No. of Price per Total 

Closing Date Lots Lot Price 

1 10/10/2017 124 $27,500 $3,410,000 

2 4/10/2019 122 $20,000 $2,440,000 

3 10/10/2020 149 $32,500 $4,842,500 

4 4/10/2022 338 $35,000 $11,830,000 

5 1/1/2024 160 $37,500 $6,000,000 

6 7/1/2025 155 $42,500 $6,587,500 

Total 

 

1,048 $33,502 $35,110,000 

  Average (Rounded) $33,500   
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It has been represented to the undersigned that both parties agreed not to proceed with the purchase/sale, 

because CCP is in the process of obtaining new approvals for the subject project that increases the 

residential development in the project and removes the Business Park uses. This appraisal is based in part 

on this PSA, a copy of which is contained in the addenda to this report. 

 

Summary and Conclusion 

The subject property comprises seven contiguous parcels of land containing 1,293.667± acres of land 

area.  The subject is located on the eastern slope of the Pah Rah Mountains, which form the eastern edge 

of the Truckee Meadows, where the urban portions of Reno and Sparks are located.  The subject has 

varied topography and as a result will be developed as a series of pads separated by areas of steep 

topography that will not have any development.  Additionally, the subject has significant expansive clay 

soils, which will require extensive over-excavation.  On the other hand, the subject will offer spectacular 

views and will be the closest major project in the Reno-Sparks area to the Tahoe Reno Industrial Center, 

which is experiencing massive growth being spurred by Tesla, Switch, Apple and Google.  The subject 

ownership has all necessary approvals to allow for development with 1,048 single family residences, 

1,061 high-density residential units, 141 acres of business park uses, 33± acres of mixed-use commercial 

and a 16-acre hotel/casino site.  Even with all of this development, the subject will still have 833± acres 

of open space, which equates to 64.36% of the project. There do not appear to be any floodplains, 

earthquake hazards, environmental contamination, adverse easements or similar factors which would 

adversely impact the value or development potential of the subject.  

 

For a clearer depiction of the subject property, the reader is referred to the maps, photographs and other 

exhibits contained elsewhere in this report.  
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ALTA SURVEY – PAGE 1 
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FLOODPLAIN MAP 
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HIGHEST AND BEST USE ANALYSIS 

Highest and best use is defined as that reasonable and probable use that will support the highest present 

value, as of the effective date of valuation.  Implicit in this definition is that the highest and best use 

must be legally permissible, physically possible, financially feasible and maximally productive. 

 

Current Analysis, Subject Zoned SF-6 

Legally Permissible 

In order for any utilization of a property to represent its highest and best use, it must be legally 

permissible.  In other words, it must be permitted under the current zoning or master plan.  As noted 

previously, the subject has an approved Development Handbook, which allows the subject to be 

developed as follows: 

 

Development of the subject with any other uses would require a modification of the Copper Canyon 

Development Handbook.  While this may be possible, in this report, I have been asked to value the 

subject based on these current approvals. 

  

There do not appear to be any easements or deed restrictions on the subject, which would prohibit 

development of the property as approved.  As a result, it is the undersigned’s opinion that development 

of the subject in accordance with the approved Development Handbook would be legally permissible.  
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Physically Possible 

In order for any utilization to represent the highest and best use of the subject site, it must also be 

physically possible.  In other words, the subject sites must have adequate physical features to support the 

proposed utilization. 

 

As noted previously, the subject has two primary constraints on development: topography and soils.  

With regard to topography, the subject has been designed to allow development on the more level 

portions of the subject site, while leaving the steeper portions of the property in their natural state.  

Under this concept, the areas with superior topography will be expanded, but 833± acres of the subject’s 

1,293.667± acres will be left as open space.  With regard to soils, it appears that with proper over-

excavation and soil treatment, that the subject has adequate soils for development.  Although I was not 

provided with a cost breakdown specifically for the subject’s development plan, I was provided with a 

cost breakdown for a proposed modification to the subject’s development plan.  This cost breakdown 

projects backbone infrastructure development costs for the subject of $155,415,980, which equates to 

$337,128 per acre of developable land.    

 

I am aware of two large sites that are currently under-going development in the Reno-Sparks area.  

Because the cost information is considered confidential the properties have not been identified.  In the 

case of the first property, which comprises 290± acres, the backbone infrastructure costs are projected at 

$42,500,000, or $146,552 per acre.  A second large project, comprising 168± acres has projected 

backbone infrastructure costs of $16,000,000 or $95,238 per acre.  As can be seen by this, the subject’s 

projected backbone infrastructure costs will be substantially higher than these comparables.  On the 

other hand, the subject will generate much higher view premiums from either of these sites, which will 

work to off-set the higher site development costs.  

 

Overall, the subject property is felt to have adequate physical features to support any of the legally 

permissible utilizations of the site.  
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Financially Feasible 

In order for any utilization to represent the highest and best use of a property, it must be financially 

feasible.  In other words, there must be adequate demand at appropriate prices to support the proposed 

utilizations. 

 

The approved Development Handbook would allow the subject site to be developed with office, retail, 

residential or Business Park uses.  To ascertain the maximally productive utilization of the subject, I 

have considered the uses permitted on the subject site.  Set out below is a discussion uses that are 

permitted under the zoning: 

 

Office 

One of the primary land uses allowed on the subject site would be an office use.  According to a CBRE 

2nd Quarter 2017 survey of office space in the Sparks sub-market, encompassing 162,423± square feet of 

gross building area, the market vacancy rate, including space available for sublease was 8.7%.  This 

compares with the market as a whole (6,101,421± square feet), which has a 17.6% vacancy rate.  

Generally, a stabilized vacancy rate would be in the range of 7.50%.  This indicates that the both the 

subject sub-market and the entire market are oversupplied.   

 

The data contained in the area description section of this report, indicates the following net absorptions 

of office space in the market over the last 10 years: 

  Net Absorption   

Year ± Square Feet Average 

2016 107,864   

2015 127,879   

2014 46,489   

2013 235,371   

2012 109,581 125,437 

2011 -51,270   

2010 203,306   

2009 -115,187   

2008 -147,947   

2007 -86,838 42,925 

 

The chart indicates that in 2010 as well as 2012 through 2016 the office market experienced positive net 

absorption.  However, the net absorption in 2011 as well as in 2009, 2008 and 2007 was negative.  
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Based on the average annual net absorption between 2011 and 2016 (125,437± sf/year), it is indicated 

that the office market will not stabilize for approximately 4.91 years, assuming no new construction.  If 

the average absorption over the preceding 10 years is used (42,925± sf/year), it is indicated that it will 

take approximately 14.36 years to stabilize. 

 

The Central sub-market accounts for 2.66% of the entire market that was surveyed.  Assuming that the 

subject absorbed proportionately, the subject submarket would not achieve a stabilized 7.5% vacancy 

rate for 0.5 years based on the 5-year average absorption or 1.71 years based on the 10-year absorption.   

 

As it will take a year to complete the backbone infrastructure and even longer to construct a new 

building, it is the undersigned’s anticipation that prior to an office building being completed on the 

subject site, there would be adequate demand to support some office uses on the subject site.  In the 3rd 

Quarter 2017, the Reno office market reported 81,584± square feet of net absorption, which is the 

highest seen in the market in 10 years.  Furthermore, this is the sixth straight quarter with positive 

absorption.  Based on this data, it is the undersigned’s expectation that there would be demand to 

warrant business park development on the subject site. 

 

Retail 

According to a CBRE 3rd Quarter 2017 survey of retail space in the Sparks sub-market, encompassing 

3,728,556± square feet of gross building area, the average market vacancy rate was 9.1%.  This 

compares with the market as a whole (16,720,489± square feet), which has a 9.9% vacancy rate.  

Generally, a stabilized vacancy rate would be in the range of 7.5%.  This indicates that the both the 

subject sub-market and the entire market are slightly oversupplied.   

 

The data contained in the area description section of this report, indicates the following net absorptions 

of office space in the market over the last 10 years: 
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  Net Absorption   

Year ± Square Feet Average 

2016 325,026   

2015 180,388   

2014 159,376   

2013 116,823   

2012 34,761 163,275 

2011 100,590   

2010 31,146   

2009 20,609   

2008 -225,515   

2007 540,180 128,338 

 

Based on net absorption over the last 5 years, it would take approximately 2.46 years for the retail 

market to stabilize.  Based on the 10-year average absorptions, stabilization would occur in 3.13 years.    

 

The Sparks sub-market accounts for 22.30% of the entire market that was surveyed.  Assuming that the 

subject absorbed proportionately, the subject submarket would achieve a stabilized 7.5% vacancy rate in 

1.64 years based on the 5-year average absorption or 2.08 years based on the 10-year absorption.  

 

Based on this data, and considering that it would probably be 2± years before a building could be 

completed on the subject site, it is the undersigned’s anticipation that there could be some demand for 

retail uses on the subject site. 

 

Industrial Uses 

Although straight industrial uses would not be permitted on the subject site, there is some cross-over 

between Industrial uses and Business Park uses.  Therefore, I feel it is also important to consider the 

strength of the industrial market as this appears to be the sector of the commercial real estate market that 

is fueling all of the other markets. 

 

According to a CBRE 3rd Quarter 2017 survey of industrial space in the Sparks sub-market, 

encompassing 29,032,671± square feet of gross building area, the average market vacancy rate was 

12.8%.  This compares with the market as a whole (87,392,054± square feet), which has an 8.4% 
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vacancy rate.  Generally, a stabilized vacancy rate would be in the range of 7.5%.  This indicates that the 

both the subject sub-market and the entire market are oversupplied.   

 

The data contained in the area description section of this report, indicates the following net absorptions 

of office space in the market over the last 10 years: 

  Net Absorption 

Year ± Square Feet Average 

2016 5,248,346   

2015 5,206,750   

2014 1,591,532   

2013 1,449,351   

2012 569,600 2,813,116 

2011 814,857   

2010 350,239   

2009 -1,946,984   

2008 206,717   

2007 2,813,769 1,630,418 

 

Based on net absorption over the last 5 years, it would take approximately 4 months for the industrial 

market to stabilize.  Based on the 10-year average absorptions, stabilization would occur in 

approximately 0.5 years.    

 

The Sparks sub-market accounts for 33.22% of the entire market that was surveyed.  Assuming that the 

subject absorbed proportionately, the subject submarket would achieve a stabilized 7.5% vacancy rate in 

1.65 years based on the 5-year average absorption or 2.84 years based on the 10-year absorption.  

 

Based on this data, and considering that it would probably be 2± years before a building could be 

completed on the subject site, it is the undersigned’s anticipation that there could be some demand for 

industrial uses on the subject site. 

  

Another land use that would be permitted on the subject site would be single family residential.   

To assess demand for residential utilizations, consideration has been given to the data presented in the 

Reno-Sparks Area Analysis section of this report.  In the Reno-Sparks Area Analysis section of this 

report, it is indicated that the area population is expected to increase into the future.  According to the to 
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the Washoe County Assessor’s Office, there are approximately 3,800 vacant single family residential 

home sites in the Reno-Sparks area ranging in size from 5,000 square feet to 20,000 square feet.  While 

some of these are custom home sites, the majority of the lots in this size range would be considered 

production home sites.   

 

According to the cities of Reno and Sparks as well as Washoe County, there were 714 new single-family 

residences constructed in Washoe County in 2013 and 1,310 homes constructed in 2014. In 2015, 1,580 

new homes were built, while in 2016, 1,925 new home building permits were issued.  Based upon this 

figure, there is an indicated 2-year supply of existing vacant finished lots.  This projection is in keeping 

with the projection developed by the Center for regional Studies at the University of Nevada, Reno, 

which is summarized as follows: 

  Center for Regional Studies   Appraisers  

  Projected Projected Housing Needs 

 

Projected SFR Needs 

Year Employment Low High   Low High 

2015 212,000 5,269  8,430    3,952 6,323 

2016 223,900 5,101  8,161  

 

3,826 6,121 

2017 237,000 7,176  11,482  

 

5,382 8,612 

2018 246,000 5,028  8,044  

 

3,771 6,033 

2019 250,000 2,087  3,339  

 

1,565 2,504 

Totals 38,000 24,661  39,456  

 

18,496 29,592 

Units per Job 0.65 1.04   0.49 0.78 

  

The projection of single family residential units is based on 75% of total projected demand.  Between 

1991 and 1998, the percentage was 75%, while between 1991 and 2014, the percentage was 74%.  

Moving forward, the percentage may decline as studies indicate that young people are increasingly more 

mobile and so they are not purchasing a home because it can be difficult to sell if you want to move. 

 

Within the subject submarket, there are currently no new home subdivisions selling homes.  The 

subject’s location is considered to be inferior to all of the existing subdivisions selling new homes in the 

Reno-Sparks area, because of the nature of the surrounding improvements, which are more 

commercially or industrially oriented.  

 

Additionally, the primary shortage of housing in the Reno-Sparks area is “affordable housing”.  

Affordable housing can be created by developing small lot subdivisions, where density creates the return 
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to the land, or by developing multi-family developments such as apartments.  With regard to high 

density detached or attached residential uses, the lower priced subdivisions are reporting good market 

acceptance because the majority of the jobs being created in the Reno-Sparks area are paying in the 

range of $15.00 per hour.  Set out following is demographic information from Data USA, which reports 

the following household income segmentation for Washoe County: 

  Percentage Number of  

Household Income of Households Households 

      

 Less than $10,000  6.70% 11,209 

 $10,000-$15,000  5.60% 9,321 

 $15,000-$20,000  5.60% 9,380 

 $20,000-$25,000  5.80% 9,645 

 $25,000-$30,000  5.00% 8,307 

 $30,000-$35,000  4.70% 7,762 

 $35,000-$40,000  4.90% 8,208 

 $40,000-$45,000  4.60% 7,716 

 $45,000-$50,000  4.20% 7,014 

 $50,000-$60,000  8.50% 14,154 

 $60,000-$75,000  10.10% 16,874 

 $75,000-$100,000  14.00% 23,411 

 $100,000-$125,000  7.40% 12,350 

 $125,000-$150,000  4.40% 7,343 

 $150,000-$200,000  4.60% 7,685 

 More than $200,000  3.80% 6,262 

 

Mortgage lenders indicated that with current interest rates, the typical maximum loan would be based on 

a 45% debt to income ratio for all debt and the number is based on actual take-home income, not gross 

income.  Current interest rates are in the range of 4.00% for a 30-year fixed rate loan with a 5% down 

payment.  For new homes, real estate taxes and insurance equate to approximately 1.25% of the 

mortgage amount and so I have added this to the interest rate.  Assuming take-home pay that is 80% of 

gross pay, assuming car payments and other debt of $250 per month, as well as taxes, insurance and 

PMI equal to 1.25% of the mortgage amount, I have projected the following maximum loan amount for 

a household with an income of $50,000 per year, as follows: 
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Household Income per year 

 

$50,000 

 

Divided by 12 months 

 

/12 months 

Household Income per month 

 

$4,167 

 

Less taxes & withholding (20%) 

 

$833 

Effective Gross Income 

  

$3,333 

 

Less other debt 

  

-$250 

Total available income 

  

$3,083 

 

Debt to income ratio 

  

45.00% 

Income available for mortgage  

 

$1,388 

      Indicated mortgage amount 

  

$251,357 

 

30-year mort., 5.25% interest rate 

  

 Based on these calculations, it is indicated that a borrower can borrow up to 5 times his/her household 

income.  For every 25-basis point increase in the interest rate, the amount that can be borrowed declines 

by 2.75%.  So, if interest rates rise from 4% to 5%, the amount that can be borrowed drops from 5 times 

gross income to 4.5 times gross income. 

 

Based on current interest rates, the following maximum loans would be indicated for the various 

household income segments: 

 

  Percentage Number of  Max 

Household Income of Households Households Loan 

        

 Less than $10,000  6.70% 11,209 $50,000 

 $10,000-$15,000  5.60% 9,321 $75,000 

 $15,000-$20,000  5.60% 9,380 $100,000 

 $20,000-$25,000  5.80% 9,645 $125,000 

 $25,000-$30,000  5.00% 8,307 $150,000 

 $30,000-$35,000  4.70% 7,762 $175,000 

 $35,000-$40,000  4.90% 8,208 $200,000 

 $40,000-$45,000  4.60% 7,716 $225,000 

 $45,000-$50,000  4.20% 7,014 $250,000 

 $50,000-$60,000  8.50% 14,154 $300,000 

 $60,000-$75,000  10.10% 16,874 $375,000 

 $75,000-$100,000  14.00% 23,411 $500,000 

 $100,000-$125,000  7.40% 12,350 $625,000 

 $125,000-$150,000  4.40% 7,343 $750,000 

 $150,000-$200,000  4.60% 7,685   

 More than $200,000  3.80% 6,262   
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The maximum mortgage set out above is based on the top of the income range.  With base house prices 

in entry level subdivisions starting at $250,000 and assuming a 5% down payment, it is indicated that 

approximately 57% of the households in the Washoe County area could afford an entry level house on 

the subject site house in the subject.  However, it is my anticipation that the most probable buyers would 

have household incomes between $50,000 and $75,000 and home buyers tend to buy toward “the most 

house they can afford”.  This level comprises 18.60% of the households in the Reno-Sparks area, or 

approximately 31,000 households. 

 

An important consideration is if houses constructed on the subject will be affordable not only to the 

existing population, but also toward the new population.  Toward that end, I have considered the 

following: 

• Typical warehouse jobs in the Reno-Sparks area pay $18.00 per hour to start.  Assuming a 2,000-

hour work year, this results in an annual income of $36,000.  This person probably cannot afford 

a property like the subject if there is only one earner.  However, with two wage earners, a 

$250,000 house would be affordable. 

• The average wage in Tesla will reportedly be $25.00 per hour.  Based on a 2,000-hour work 

year, a single wage earner would make $50,000 per year and could afford one of the less 

expensive homes in the subject project.  An average household (1.27 wage earners) would make 

$63,500 per year working at Tesla and could afford any of the houses typically constructed in an 

entry level subdivision on the subject site.  However, much above the current pricing of houses 

in entry level subdivisions the affordability will begin to decline.  With continually increasing 

land prices it will be increasingly difficult to develop affordable entry level housing on a 

property such as the subject.  

• Retirees moving from California would find the subject houses very affordable, as they are 

probably less than half the price of a comparable house in California. 

• The subject project would be the geographically closest new home development to Tesla and 

therefore would be expected to capture a reasonable portion of the purchasers from this location 

 

Overall considering the available data, I have concluded that there would be strong demand for 

single-family residential uses on the subject site. 
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Multifamily Residential 

Another major category of potential uses on the subject site would be multi-family.  This would include 

both “for sale” and “for lease” product.  With regard to “for sale” product, there are currently six 

condominium/townhouse/cluster residential developments selling new homes in the Reno-Sparks area.  

Because I am not aware of any reason that the subject should not incur typical development costs, the 

market data suggests that it would be feasible to develop the subject with a townhouse project in the 

current market.  However, the available data suggests far more demand for “for rent” projects than for 

“for sale” projects.  Additionally, there has been no new townhouse or condominium development in the 

subject submarket for over 10-years, but there is demand for apartment development. 

 

Of additional concern in “for sale” multi-family residential is the cost and difficulty in obtaining “Wrap 

Insurance”, which provides a builder with coverage for any construction defects.  HOA’s have shown 

that they are willing to sue builders long after the warranty has expired and these suits are very costly for 

the builder to defend.  Because of high losses in these types of cases, the number of developers willing 

to build condominiums has declined.  Overall, the available data suggest that the demand for 

development of the subject with a “for sale” multifamily residential use would be limited.   

 

With regard to a “for lease” product, this is probably the segment of the residential land market for 

which there is the most excitement and demand on the part of developers.  Declining vacancy rates and 

increasing rents have resulted in significantly increased demand.  As noted previously, there are 3,361 

apartments units currently being built in the Reno-Sparks area, with an additional 7,822 units that are 

approved and not yet built.  This totals 11,183 units and only accounts for projects that have 80 or more 

units.  The units that are not yet delivered would increase the number of multifamily residential units in 

the Reno-Sparks area by approximately 20.69%.   

 

To ascertain the projected demand for these units, I have considered the data presented in the analysis of 

the demand for single-family residences presented earlier.  Set out following is a projection of future 

multifamily residential demand based on job growth: 
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  Center for Regional Studies   Appraisers    Appraisers 

  Projected Projected Housing Needs 

 

Projected SFR Needs 

 

Projected MFR Needs 

Year Employment Low High   Low High   Low High 

2015 212,000 5,269 8,430 
 

3,952 6,323   1,317 2,107 

2016 223,900 5,101 8,161 

 

3,826 6,121 

 

1,275 2,040 

2017 237,000 7,176 11,482 

 

5,382 8,612 

 

1,794 2,870 

2018 246,000 5,028 8,044 

 

3,771 6,033 

 

1,257 2,011 

2019 250,000 2,087 3,339 

 

1,565 2,504 

 

522 835 

Totals 38,000 24,661 39,456 

 

18,496 29,592 

 

6,165 9,863 

Units per Job 0.65 1.04   0.49 0.78   0.16 0.26 

 

Based upon these projections, it appears as though there will be adequate demand to absorb at least 55% 

of the new apartment units. If only 55% of the new apartment units are absorbed (6,165 units), the 

number of vacant units in the market would increase by 5,648 units to 7,231 units, which would increase 

the market vacancy to approximately 12.00%.  If demand is on the high side of the projection, the 

number of units proposed would only increase the vacancy rate to 4.54%.  Overall, as the actual demand 

is probably somewhere in the middle, it appears as though there would be adequate demand to warrant 

development of most of the approved not built larger apartment projects.   

 

The problem with all of the analyses contained in this section of the report is that they are based off of 

demand projections from 2014 (Tesla) and they only extend through 2019.  While these projections 

account for Tesla, they do not account for Google or the 1,600-acre nano-technology campus, neither of 

which had been maybe even contemplated when the projections set out above were made. 

 

Overall, the available data suggests that there is adequate demand to support development of the subject 

with both a “for sale” or a “for lease” multifamily residential use.  However, there would probably be 

more demand for development with a “for lease” project than a “for sale” project.  

   

Maximally Productive 

The maximally productive utilization of a site is that use which brings the highest value to the land.  In 

this instance the land uses as well as the intensities are capped by the approved Development Handbook.  

Under the approved development handbook, the following building coverages and building heights are 

allowed. 
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    Less Streets Net Usable Maximum Building  No. of Indicated 

Land Use Acreage 15.00% Area Bldg. Coverage Height Stories Max Sq. Ft. 

Business Park 141 21 120 50.00% 80' 6 stories 15,661,998 

Mixed-Use  33 5 28 40.00% 80' 6 stories 2,932,459 

Tourist Commercial 16 0 16 50.00% 150' 12 stories 4,181,760 

 

With regard to residential uses, the development potential is capped at 1,048 single-family residential 

units and 1,061 high density residential units.  As noted previously, this report assumes that the subject 

will be developed in accordance with the currently approved CCDSH and so with regard to development 

potential, the maximally productive development potential of the subject would be the limits set by the 

approved CCDSH.    

 

The next question to consider is how best to develop the subject.  Historically master-planned 

communities in the Reno-Sparks area were developed under the following scenario. 

1. A land developer would purchase a large tract of land. 

2. The land developer would get an approved Development Standards Handbook or similar 

document. 

3. The land developer would install the backbone infrastructure and would parcel the property 

using parcel maps or a subdivision map. 

4. The land developer would design the subdivisions to be developed and would get Tentative Map 

approval from the regulatory agency. 

5. The developer would sell the individual villages or parcels to different developers, who would 

then complete the in-tract improvements and develop the sites to their end use.  

 

While properties such as Kiley Ranch and Rancharrah are still being developed in this manner, other 

projects such as Boomtown North (aka Meridian North industrial) Caramella Ranch and the Boomtown 

South (aka Meridian 120 South) projects are being developed with the builder installing the off-site 

improvements.  The advantage to this scenario, is that the land developer does not have to install all of 

the back-bone infrastructure up front and then carry that cost as the land is sold to the ultimate builder.  

Instead, the Backbone infrastructure can be installed incrementally as needed and based on the builder’s 

need.  Additionally, the cost of funds for large builders, such as D.R. Horton, Lennar, Toll Brothers, DP 

and Panattoni Development are much lower than they are for smaller builders that need to rely on bank 

loans, private capital loans or equity partners.  Therefore, the larger builders can afford to pay more for 

the property than can a small builder.   
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Overall, based on the available data, I have concluded that the Highest and Best use of the subject would 

be to sell the property in phases to a series of developers, who would cooperate on the installation of the 

backbone infrastructure and then would develop their sites with the end use.    

 

Summary and Conclusion 

Overall, based upon an analysis of legal permissibility, physical possibility, financial feasibility and 

maximum productivity, it is the undersigned’s opinion that the uses proposed for the subject by the 

approved Copper Canyon Development Handbook are a reasonable use of the property.  This would 

allow development of the subject with 1,048 single family residential units on 162 acres, 1,061 high 

density residential units on 62± acres, 15,660,000± square feet of Business Park use on 141± acres, 

2,900,000± square feet of mixed-use commercial uses and 4,180,000± square feet of tourist commercial 

uses together with street rights-of-way and public facility/Community uses on 461± acres of the subject 

site, while the remaining 833± acres of land will be undisturbed open space.   

 

Most Probable Buyer 

As is the case with development land in the northern Nevada area, the most probable purchaser of the 

subject property would be a land developer or an investor seeking to gain an economic return through 

sale of the subject site to different builders who would cooperate on installation of the backbone 

infrastructure and then who would construct buildings on the sites.  

 

In the following analyses, the subject property will be valued based upon its concluded highest and best 

use. 
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PROPERTY STRENGTHS AND WEAKNESSES 

Based on my inspection of the subject and the submarket, and also based on my interviews with 

professionals active in the Reno-Sparks area real estate market, the following strengths and weaknesses 

were noted for the subject property: 

Property Strengths 

• The subject properties are well located having ease of access to most portions of the Reno-

Sparks area, including the Tahoe-Reno Industrial Center from Interstate 80 via Vista Boulevard   

• The subject will offer panoramic city, canyon and mountain views from the residential sites 

• The subject will offer employment, retail and residential uses.  As a result, the subject will 

almost be a self-contained mini-city.  

• The subject is the closest project for people working at TRIC. 

• The subject has multiple access points and so traffic will not be bottlenecked at a single access 

point 

 

Property Weaknesses 

• The subject has challenging topography, which makes the project expensive to develop, with 

backbone infrastructure costs almost twice that of other projects on a per-acre basis.  

• The subject soils will require extensive over-excavation and special care to avoid differential 

settlement. 

• The subject will require extensive water infrastructure. 

• While the demand for residential will be strong, it will probably take many years to develop the 

business park 

 

Overall, it is the undersigned’s expectation that the subject’s strengths outweigh the weaknesses and that 

the subject would meet with good market acceptance.   
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INTRODUCTION TO VALUATION ANALYSIS 

As noted previously, the following values are being provided in this report: 

 

• Current Market Value – based on the current Copper Canyon Development Handbook 

 

There are three methods of valuation normally utilized in the appraisal of real estate.  These methods are 

the Cost, the Income and the Sales Comparison Approaches.  In estimating the market value of real 

estate, the appraiser should employ the approach(es) which are actually used by buyers and sellers in the 

market and for which there is adequate data that can be analyzed. 

 

The Cost Approach is based on the principle of substitution, which states that a prudent purchaser will 

pay no more for the subject property than the cost of acquiring a comparable substitute site and 

constructing improvements of similar utility, assuming there is no undue time delay. 

 

The Income Approach views value as the present worth of the right to receive future benefits (income) 

that would be generated through ownership of a property.  In this instance, the income-producing 

potential of the property is analyzed and then the income stream is projected into an indication of value 

through a variety of techniques which could include direct capitalization or Discounted Cash Flow 

Analysis. 

 

In the Sales Comparison Approach, sales, escrows and/or listings of similar properties are compared to 

subject using appropriate units of comparison such as sale price per square foot, sale price per lot, sale 

price per acre, or sale price per dwelling unit.  This analysis directly reflects the motivations of buyers 

and sellers in the market, since it is based entirely on data derived from other sales. 

 

To derive an opinion of the Market Value of the subject property in its “As-Is” condition, consideration 

was given to the Cost, the Income and the Sales Comparison Approaches to value.  As the subject sites 

are all vacant land, the Cost Approach is not applicable.  Additionally, due to a lack of sales of master-

planned communities with a similar mix of commercial, industrial and residential land, there was 

insufficient data to develop a credible value indication for the subject by the Sales Comparison 
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Approach.  As a result, a Sales Comparison Approach analysis was not completed on the entire 

ownership.     

 

Generally, when valuing multiple parcels of real estate that have different Highest and Best Uses, a 

Discounted Cash Flow Analysis Income Approach is the most reasonable form of analysis.  In this 

instance, it is felt to be the only analysis for which there is adequate data to develop a credible indication 

of value for the subject.  The first step in this analysis will be to derive opinions of the retail values of 

the basic land use types proposed for the subject.  This will be accomplished through Sales Comparison 

Approach analyses.  Then, an appropriate absorption rate for the subject will be analyzed.  Furthermore, 

holding and carrying costs will be analyzed and subtracted to derive a periodic net income that would be 

generated from sell-off of the subject.  An appropriate discount and appropriate profit allowance will 

then be analyzed and deducted to derive an opinion of value by the Income Approach. 
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MARKET VALUE ANALYSIS  

To derive an opinion of the current Market Value of the subject property, a Discounted Cash Flow 

Analysis Income Approach will be completed.  Surveys have confirmed that discounted cash flow 

analyses are the most commonly employed method used by land developers in making a purchase 

decision.  The discounted cash flow model begins by determining an opinion of the aggregate retail 

value of the parcels in the ownership.  As the parcels are all essentially vacant land, the value will be 

established through Sales Comparison Approach analyses.  Then, an appropriate absorption rate for the 

subject will be analyzed.  Furthermore, holding and carrying costs will be analyzed and subtracted to 

derive a periodic net income that would be generated from sell-off of the subject.  An appropriate 

discount and appropriate profit allowance will then be analyzed and deducted to derive an opinion of 

value by the Income Approach. 

 

Aggregate of Retail Values 

As presently proposed, the subject ownership would be developed with four general land use categories: 

A) 1,048 single family residential units on 162 acres; B) 1,061 high density residential units on 62± 

acres; C) 15,660,000± square feet of Business Park use on 141± acres; and D) 2,900,000± square feet of 

mixed-use commercial uses and 4,180,000± square feet of tourist commercial uses on 49± acres.  

Because the four uses are different, they will be analyzed separately. 

 

The retail valuation analyses for these land uses are set out in the subsequent sections of this report. 
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RETAIL VALUE ANALYSIS – SINGLE FAMILY RESIDENTIAL LAND 

To derive an indication of the Retail Value of the single-family residential portions of the subject 

property with the approved CCDSH, but with no backbone infrastructure or in-tract improvements 

completed, a Sales Comparison Approach analysis has been completed.  To establish the value of this 

portion of the subject ownership, the Official Records of Washoe County were searched for recent sales 

of vacant subdivision sites.  In addition to consummated sales, consideration was given to sites available 

for sale or that were in escrow.  All sales, escrows and listings found were investigated, analyzed and 

compared to the subject.  The comparables set out on the following chart were considered to be most 

indicative of the data analyzed and of an appropriate value for the subject.  Following the chart will be a 

map locating the sale properties.  This will be followed by profiles of each sale and then by a 

comparison, correlation and conclusion section, where a value of the subject property in its current 

condition will be derived.  
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COMPARABLE SUBDIVISION LAND SALES CHART 

Sale No. A.P.N. 

Project Name/Location 

Sale Date 

Doc # 

Zoning 

Topography 

Water Rights 

Approvals 

Sale 

Price 

Land 

Area 

# of Units 

Density 

Sale Price 

Per Unit 

SLS-1 141-020-15 & 16 

Damonte Ranch Village 9 

Surrounding the northwest corner of 

Veteran’s Parkway and Carat Avenue 

06-03-2016 

4595779 

PUD 

Level, some grading 

None 

Tentative Map for 

111 lots 

$6,500,000 19.24± ac 111 

5.77 DU/Ac. 

$58,559 

SLS-2 143-120-01, 06, 07 & 08 

Caramella Ranch 

Both sided of Western Skies Drive, 

north of the current terminus of Chamy 

Drive 

07-14-2016 

4609768 

4609766 

4609767 

 

PUD 

Level to moderately 

sloping 

None 

Handbook 

Approval 

$30,499,998 290.09± ac 935 

3.22 DU/Ac. 

$32,620 

SLS-3 218-250-01 

Whispering Canyon 

West of the intersection of Southampton 

Drive and Meridian Way 

10-14-2016 

4642640 

PUD 

Level to steeply 

sloping 

None 

Tentative Map 

$2,800,000 36.655± ac 44 

1.20 DU/Ac. 

$63,636 

SLS-4 038-111-03  

038-830-07 thru 10 

West Meadows Estates 

1850-2505 Highway 40 

01-10-2017 

4669648 

05-16-2017 

4704853 

PUD 

Level to steeply 

sloping 

Partial 

Tentative 

Map 

$20,820,000 69.81± ac. 

Usable 

322 

4.78 DU/Ac. 

 

$64,658 

SLS-5 510-071-45, 49, 50 

Kiley Ranch North Village 43, Phase 1; 

Village 37A; Phase 1 and 37B, Phase 1 

East side of Henry Orr Pkwy and south 

side of Kiley Pkwy, north of Vista Del 

Rancho Pkwy and south of Windmill 

Farms Pkwy. 

08-25-2017 

4737747 

NUD 

Super pad 

None 

Handbook 

Approval 

$7,172,500 31.85± ac. 

 

184 

5.78 DU/Ac. 

$38,981 

SLS-6 049-402-02 

Colina Rosa Subdivision 

Southwest corner of Mt. Rose Highway 

and Edmonton Drive 

10-06-2017 

475696 

NC 

Gently to Moderately 

Sloping 

None 

Tentative Map 

$6,500,000 20.13± ac. 94 

4.67 DU/Ac. 

$69,149 

SLS-7 528-311-03; 528-030-47 

Stonebrook Villages A, B-1 and D-1 

Both sides of the proposed Stonebrook 

Parkway, south of La Posada Drive 

11-08-2017 

4761672 

NUD 

Level 

None 

Handbook 

$12,000,000 58.90± ac. 

Net 

218 

3.70 DU/Ac. 

$55,045 

SLO-8 037-300-02 & 04 

Por. of 030-022-15 

Por. of 037-430-01 

Copper Canyon SFR 

North of Interstate 80 and east of Vista 

Boulevard, Sparks, NV 

PSA dated 

02-2017 

Not  

Signed 

NUD 

Gently to steeply 

sloping 

None 

Handbook 

$35,110,000 

In six 

takedowns 

between 

10-10-17 & 

07-01-2025  

162± ac. 

Net 

1,048 

6.47 Du/Ac. 

$33,502 
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COMPARABLE SUBDIVISION LAND SALES MAP 

 

 

Sale SLS-3 

Sale SLS-1 

Sale SLS-5 

Sale SLS-4 

Sale SLS-6 

Sale SLS-2 

Sale SLS-7 

Subject 

Offer SLO-8 
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SUBDIVISION LAND SALE PROFILES 

SALE SLS-1 

 
Location: Surrounding the northwest corner of Veteran’s Parkway and Carat Avenue, Reno, Washoe County, 

Nevada 

 

Identification: Damonte Ranch Village 9 

 

A.P.N.s  141-020-15 & 16 Zoning PUD (Planned Unit Development) 

Sale Price $6,500,000 Grantor LP Damonte, LLC 

Sale Terms Cash to the seller Grantee Lennar Reno, LLC 

Closing Date June 3, 2016 Document 4595779 

Parcel Size 19.24± acres Price per Unit $58,559 

No. of Units 111 Density 5.77 DU/AC 

Approvals Tentative Map Water Rights None 

Verification Ted Erkan, Seller 

775-331-6900 

By John S. Wright, MAI 

 

Comments: 
This comparable involves the sale of two parcels surrounding the signalized intersection of two arterial roads in the Damonte 

Ranch Master Planned Community of Southeast Reno.  The sale did not include a 14.49± acre site right on the corner, which 

the seller is planning to develop with an apartment complex.  The sale property had a recently approved tentative subdivision 

map for 111 homesites ranging in size from 6,463± square feet to 13,516± square feet, with an average size of 8,747± square 

feet.  The site had some minimal grading but was essentially raw.  However, roads and utilities were to the site.  The sale did 

not include any water rights.  There do not appear to be any earthquake hazards, environmental contaminations or other 

factors which would adversely impact the value or development potential of the subject property.   
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LAND SALE PROFILE 

SALE SLS-2 

 
Location: Both sides of Western Skies Drive, north of the current terminus of Chamy Drive, Reno 

 

Identification: Carmella Ranch 

 

A.P.N.s 143-120-01, 06, 07 & 08 Zoning PUD (Planned Unit Development) 

Sale Price $30,499,998 Grantor Joanne C & Julius Ballardini 

Claudia Caramella; Ben A. Caramella Family 

Limited Partnership 

Sale Terms Cash to the seller Grantee Toll NV Limited Partnership 

Closing Date July 14, 2017 Document 4609766, 4609767, 4609768 

Parcel Size 290.09± acres Price per Unit $32,620 

No. of Units 935 units Density 3.22 DU/AC 

Approvals Approved Handbook Water Rights None 

Verification Confidential & County Records By John S. Wright, MAI 

 

Comments: 
This comparable involves Toll Brother’s purchase of the Caramella Ranch in southeast Reno.  The sale site is essentially an 

infill project with existing development on three sides.  The western portion of the sale property was in agricultural 

production prior to the sale.  The western portion of the site is nearly level, while the eastern portion of the site has 

moderately sloping topography.  All utilities were available to the site.  The buyer contracted with a 3rd party contractor to 

grade and install the backbone infrastructure.  This work includes undergrounding a 240 Kv powerline that crosses the site.  

At completion of the third-party contractor’s work, the site will be at the super pad stage and will have the backbone 

infrastructure installed for a total cost of approximately $73,000,000, or $78,075 per lot. Reportedly, the sale also includes a 

minor profit participation agreement between the buyer and the seller. 
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SUBDIVISION LAND SALE PROFILE 

SALE SLS-3 

 
Location: South and west of the intersection of Southampton Drive and Meridian Way, Reno, Nevada 

 

Identification: Whispering Canyon Subdivision (formerly Ridge Hollow) 

 

A.P.N.s  218-250-01 Zoning PUD (Planned Unit Development) 

Sale Price $2,800,000 Grantor C.B. Maddox  

Sale Terms Cash to the seller Grantee Lewis Investment Co. of Nevada, LLC 

Closing Date 20-14-2016 Document 4642640 

Parcel Size 36.655± acres Price per Unit $63,636 

No. of Units 44 Density 1.20 DU/AC 

Approvals Tentative map Water Rights None 

Verification Purchase Agreement By John S. Wright, MAI 

 

Comments: 
The sale site is vaguely pie shaped and involves gently to steeply sloping topography down from the edges of the site to the 

intersection of Southampton Drive and Meridian Lane, near the east boundary of the site.  The development on the site will 

be confined to the eastern and central portions of the property, which have superior topography, while the perimeter of the 

site is being left as open space common area.  The property is located at the southeastern terminus of Southampton Drive as 

well as the southwestern terminus of Meridian Lane.  The site has access from both of these roads, via an extension of 

Meridian Drive.  At the east boundary of the sale site, Meridian Drive will become a private street and the subject project will 

be gated.  While the site has 455.02±’ of frontage on McCarran Boulevard along its south property line, it does not have 

access from this roadway.  There is a City of Reno lift station located near the northeast corner of the site.   

 

The site is located within the Caughlin Ranch master planned community in southwest Reno limits and is zoned PUD 

(Planned Unit Development).  At time of sale, the site had an approved tentative subdivision map, that was subsequently 

converted to a final subdivision map for 44 home sites ranging in size from 8,453± square feet to 15,599± square feet.  The 

average lots size will be 10,944± square feet, while the median will be 10,619± square feet.  In total, the 44 subject lots will 

comprise 11.055± acres (481,552± square feet).  Each lot will have access via 2-way, 2-lane asphalt paved private streets.  In 

total, the project will have 2.900± acres (126,324± square feet) of street rights-of-ways.  The lots and streets are surrounded 

by 22.700± acres (988,812± square feet) of common areas.   

 

The sale site is bordered on the northwest, north, east and south by existing single-family residences, while being bordered on 

the southwest by McCarran Boulevard.  On the far side of McCarran Boulevard are also single-family residences.  There do 

not appear to be any earthquake hazards, soils conditions, environmental contamination, wetlands or other factors adversely 

impacting the development potential of the site as proposed. 
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SUBDIVISION LAND SALE PROFILE 

SALE SLS-4 

 
Location: North side of US Highway 40, a short distance northeast of Interstate 80 in the Verdi area of Reno, 

Washoe County, Nevada 

 

Identification: West Meadows Estates 

 

A.P.N.s  038-111-03 

038-830-04, 05 & 06 
Zoning PUD 

Sale Price $11,494,000 Grantor West Meadows Investments, LLC 

Sale Terms Cash to the seller Grantee DR Horton, Inc. 

Closing Date 01-10-2017 Document 4669648 

Parcel Size 181.40± acres (Gross) 

  69.81± acres (Net) 

Price per Acre $164,647 

No. of Units 334 Density 4.78 DU/AC 

Approvals Approved handbook Water Rights None 

Verification Ted Stoever, Collier International 

Selling agent 

By John S. Wright, MAI 

 

Comments: 
This comparable involves the sale of the West Meadows Estates subdivision located on the north side of US Highway 40 in 

Verdi.  The sale site is bordered on the west by the Truckee River and on the north as well as the east by mountains.  The 

southern portion of the site is planned to involve two pods of residential development, while the northern and eastern portions 

of the site will be left as open space.  The open space zoned land is the difference between the gross land area and the usable 

land area.  The project also has 13.1± acres of commercially zoned land.  This property is located in the Mortensen, Et.al. 

approved Development Standards Handbook and at time of sale all utilities were available to the site, but sewer and water 

had to be extended to the property.  The cost of the sewer extension was approximately $3,000,000.  The Buyer, DR Horton 

is a national home builder that has been very active buying land and lots in the Reno-Sparks area over the last year.     
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SUBDIVISION LAND SALE PROFILE 

SALE SLS-5 

 
Location: East side of Henry Orr Pkwy and south side of Kiley Pkwy, north of Vista Del Rancho Pkwy and south of Windmill 

Farms Pkwy., Sparks, NV 
 

Identification: Kiley Ranch North Village 43, Phase 1; Village 37A, Phase 1 and Village 37B, Phase 1 

 

A.P.N.s  510-071-45, 49, 50 Zoning NUD 

Sale Price $7,172,500 Grantor Lewis Investment Co. of Nevada, LLC 

Sale Terms Cash to the seller Grantee Lennar Reno, LLC 

Closing Date 08-25-2017 Document 4737747 

Parcel Size 31.85± acres Price per Acre $225,196 

No. of Units 184 Density 5.78 DU/AC 

Approvals Approved handbook Water Rights None 

Verification Ted Erkan, Buyer 

775-331-6900 

By John S. Wright, MAI 

 

Comments: 
This comparable involves the sale of a portion of the Kiley Ranch Master-Planned community in the heart of Spanish Springs 

Valley.  The sale site comprises three parcels that involve the first phases of Villages 37 and 43, comprising 184 lots.  The 

sale sites involve graded super-pads with all offsite infrastructure completed.  The sale did not include any water rights.  

There do not appear to be any earthquake hazards, environmental contaminations or other factors which would adversely 

impact the value or development potential of the subject property.  The buyer has an option for the balance of Villages 37 and 

43, APN’s 510-071-46, 47 & 51, comprising approximately 150 additional lots, but is not obligated to purchase them.  

Shortly after the close of escrow, the buyer recoded final maps for the 184 lots.  The buyer paid for the final map and paid all 

of the map fees.  The entire Village 37 & 43 site sold as raw land in August 2016 for $9,230,000, or $23,075 per lot, based on 

a projected development potential of 400 lots.  At that point in time, the site was raw land that had no back-bone 

infrastructure installed. 
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SUBDIVISION LAND SALE PROFILE 

SALE SLS-6 

 
Location: The southwest corner of the Mt. Rose Highway and Edmonton Drive, Washoe County, Nevada 

 

Identification: Colina Rosa Subdivision 

 

A.P.N.s  049-402-02 Zoning NC (Neighborhood Commercial) 

Sale Price $6,500,000 Grantor HBT Properties of Nevada, LLC 

Sale Terms Cash to the seller Grantee D.R. Horton, Inc. 

Closing Date 10-06-2017 Document 4751696 

Parcel Size 20.13± acres Price per Acre $322,901 

No. of Units 94 Density 4.76 DU/AC 

Approvals Tentative Map Water Rights None 

Verification Confidential and County Records By John S. Wright, MAI 

 

Comments: 
This comparable involves the sale of two adjoining parcels of land located on the south side of the Mt. Rose Highway, a short 

distance west of Galena High School in an unincorporated portion of Washoe County, south of the city of Reno.  The sale site 

was raw land at time of sale, but it had roadways and utilities adjacent to the site.  Additionally, it had an approved tentative 

map for 94 lots, which was obtained by the seller prior to the sale.    The sale did not include any water rights.  There do not 

appear to be any earthquake hazards, environmental contaminations or other factors which would adversely impact the value 

or development potential of the subject property.  The western 10.95± acres of the site were purchased by the seller on July 

29, 2017 for $2,500,000, or $228,311.  This indicates an appreciation of 41.43% for time and obtaining the Tentative 

Subdivision Map approval.   
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SUBDIVISION LAND SALE PROFILE 

SALE SLS-7 

 
Location: Both sides of the proposed Stonebrook Parkway, south of La Posada Drive, Sparks, Washoe County, 

Nevada 

 

Identification: Stonebrook Subdivision, Villages A, B-1 and D-1 

 

A.P.N.s  205-311-03 & 528-030-47 Zoning NUD (New Urban District) 

Sale Price $12,000,000 Grantor RRW Stonebrook, LLC 

Sale Terms Cash to the seller Grantee Toll NV Limited Partnership 

Closing Date November 8, 2017 Document 4761672 

Parcel Size 86.471± acres (Gross) 

58.90± acres (Net) 

Price per Unit $55,045 

No. of Units 218 Density 3.70 DU/AC 

Approvals Handbook Water Rights None 

Verification County Records By John S. Wright, MAI 

 

Comments: 
This comparable involves the sale of two adjoining parcels of land located in the northwestern portion of the 425.855± acre 

Stonebrook Master-Planned Community in northern portion of Spanish Springs Valley.  La Posada Drive, which forms the 

northern edge of the sale site is the dividing line between the City of Sparks and unincorporated portions of Washoe County.  

The sale site was rough graded approximately 10 years ago, but the property is now covered with native vegetation and so 

will require some re-grading.  Stonebrook has an approved Development Standards Handbook that had an approved density 

of 310 lots on the sale site.  However, the buyer is only proposing 218 lots.  The sale site had a recorded map at time of sale, 

but it is my understanding that the buyer paid for the map preparation and recordation.  The sale did not include any water 

rights.  There do not appear to be any earthquake hazards, environmental contaminations or other factors which would 

adversely impact the value or development potential of the subject property.  Reportedly, this sale essentially involved an 

exchange.  The buyer is completing off-site and backbone infrastructure in exchange for the lots. 
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SUBDIVISION LAND OFFER PROFILE 

OFFER SLO-8 

 
Location: North of Interstate 80 and east of Vista Boulevard, Sparks, Washoe County, Nevada 

 

Identification: Copper Canyon Single-Family Residential 

 

A.P.N.s  037-300-02 & 04 

Por. of 030-022-15 

Por. of 037-430-01 

Zoning NUD (New Urban District) 

Sale Price $35,110,000 Grantor Copper Canyon Partners, LLC 

Sale Terms Cash to the seller, see below Grantee D.R. Horton 

Closing Date 6 take-down between 10-10-2017 

and 07-01-2025 

Document Not executed 

Parcel Size 162± acres net Price per Unit $33,502 

No. of Units 1,048 Density 6.47 DU/AC 

Approvals Handbook Water Rights None 

Verification PSA, representatives of Copper 

Canyon Partners, LLC 

By John S. Wright, MAI 

 

Comments: 
This comparable involves the agreement to sell the single-family residential portion of the Copper Canyon master-planned 

community in installments to D.R. Horton. Copper Canyon comprises a long, rectangular shaped site that ranges in width 

from 0.25 miles to over 0.50 miles (east to west) and which is 2.25 miles long (north to south).  The project has an approved 

Development Standards handbook allowing development of the site with 1,048 single-family residences on 162 acres, 1,061 

high density residential units on 62 acres, 141 acres of business park land, 33 acres of mixed commercial uses, 16 acres of 

Hotel-Casino use, 847acres of open space, 42 acres of rights-of-way and 5-acres of Public Facility/Community Uses. 

 

The property has a variety of topography ranging from nearly level to very steeply sloping.  Only approximately 14.9% of the 

site has slopes of 0% to 15%, while only 37.9% of the site has slopes between 15% and 30%.  The remaining 47.2% of the 

site ha slopes in excess of 30%.  The site ranges in elevation from 4,440± feet above sea level near the southwest corner of 

the site up to 5,460± feet above sea level along the east boundary of the site. Essentially, the subject is a series of mountain 

sides that are separated by six major ravines that are between 100 feet and 200 feet deep.  Because of the topography, the 

subject will be developed in a series of pads that are separated from each other by the areas with the steepest topography.  

Although the subject will be expensive to develop, the topography will also result in extensive lot premiums.  

 
Utilities are reasonably available to the subject site but will have to be extended onto the property.  There do not appear to be 

any earthquake hazards, environmental contamination or other factors adversely impacting the value or development 

potential of the subject to a greater degree than is accounted for through the design of the subject project.  A 2013 

Geotechnical report on the northern portion of the subject site found that much of the site has expansive clay soils.  The sale 

did not include any water rights.  There do not appear to be any earthquake hazards, environmental contaminations or other 

factors which would adversely impact the value or development potential of the subject property.   

 

The buyer was to buy the single-family residential component of the property in 6 takedowns as follows: 
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  Closing No. of Price per Total 

Closing Date Lots Lot Price 

1 10/10/2017 124 $27,500 $3,410,000 

2 4/10/2019 122 $20,000 $2,440,000 

3 10/10/2020 149 $32,500 $4,842,500 

4 4/10/2022 338 $35,000 $11,830,000 

5 1/1/2024 160 $37,500 $6,000,000 

6 7/1/2025 155 $42,500 $6,587,500 

Total 

 

1,048 $33,502 $35,110,000 

  Average (Rounded) $33,500   

 

Each take-down was to involve cash to the seller.  The buyer would be purchase the property, with an approved tentative 

subdivision map, but in its current physical condition.  Reportedly, this negotiated PSA was not executed because the seller 

has decided to attempt new approvals for the property, which would eliminate the Business Park land and would increase the 

residential land, with an emphasis on higher density, more affordable housing product that would be affordable for people 

working at TRIC.   
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LAND SALES COMPARISON, CORRELATION AND CONCLUSION 

Seven of the 8 comparables set out above involve consummated sales.  The sales occurred between June 

2016 and November 2017, as compared with the November 25, 2017 effective date of valuation of this 

report.  The one comparable that does not involve a consummated sale was a negotiated PSA between 

Copper Canyon Partners, LLC and D.R. Horton for the subject’s single-family residential land.  The 

comparables range in size from 44 units to 1,048 units as compared to the subject’s 1,048 units.  As 

noted previously, there have been few recent sales subdivision sites in the Reno-Sparks area over the last 

couple of years.  The comparables presented are felt to be the most comparable to the subject. 

 

In analyzing the sales, consideration was given to qualitative as well as quantitative analyses.  In 

analyzing the comparables, there was sufficient data to consider quantitative adjustments for property 

rights conveyed, conditions of sale, financing terms, market conditions and water rights.  As a result, 

quantitative adjustments have been made for these items.  For other areas of comparison, qualitative 

adjustments have been made.  These qualitative adjustments have also been made using percentages.  

However, the scope of the adjustment has been based on the undersigned’s experience and through 

interviews with market participants, and not through paired sales analyses or other similar quantitative 

techniques.  Set out following is a discussion of the adjustments made to each of the sales.  

 

Quantitative Adjustments 

Property Rights Conveyed 

All of the comparables involved the transfer of fee ownership, or the offer to sell fee ownership.  As a 

result, no adjustments will be made to any of the comparables for property rights conveyed.  

 

Financing 

All of the comparables involved cash equivalent transactions.  As a result, no adjustment for financing is 

warranted. 

 

Conditions of Sale 

All of the comparables appear to have involved arms-length transactions between willing buyers and 

willing sellers.    Overall, no adjustments for conditions of sale are felt to be warranted to any of the 

comparables.  
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Market Conditions 

The comparable sales occurred between June 2016 and October 2017, as compared with the November, 

2017 effective date of valuation of this analysis. Although house prices are increasing, so are 

construction costs due to a shortage of labor.  Sale SLS-5 indicates a 68.93% increase in price between 

the per lot sale price in 2016 and the per lot sale price as indicated by the August 2017 sale of a portion 

of the property.  In the interim, the developer spent approximately $10,000 per lot in off-site 

infrastructure.  This reduces the appreciation to approximately 17.86% over 12 months, or just under 

1.5% per month.   

 

On the other hand, Sale SLS-6 indicates a selling price of $69,149 per unit.  This compares with the July 

2016 sale of the western 10.95± acres (54.40%) of the site for $2,500,000.  Applying the percentage 

(54.40%) to the $6,500,000 sale of the larger 20.13± acre site, the indicated equivalent purchase price 

would be $3,535,768.  This indicates an appreciation of 41.43%.  Of this, a significant portion of the 

appreciation should be attributable to the Tentative subdivision map. 

 

A subdivision that I recently appraised incurred a cost for obtaining a Tentative Subdivision Map of 

approximately $4,790 per lot.  Assuming a doubling of costs to reflect risk requirements due to the 

uncertainty of obtaining approvals, the indicated increase in value would be 9,580 per lot and a value for 

the Tentative Map of $488,580.  Subtracting $488,580 from the $1,035,768 indicated increase in value 

between the two sales, results in an indicated value increase due to appreciation of $547,188.  This is 

value of the western 10.95± acres of the subject site, results in an indicated increase in value due to 

appreciation of 21.89%.  The lapsed time between July 2016 and October 2017 is 15 months, indicating 

an appreciation of 1.46% per month.  Based on this data, I have projected a 1.50% monthly appreciation.  

This results in the following indicated appreciation to the sales: 

 

Sale Months Indicated 

No. Since Sale Appreciation 

SLS-1 17 months 22.50% 

SLS-2 16 months 24.00% 

SLS-3 12 months 18.00% 

SLS-4 9 months 13.50% 

SLS-5 2 months 3.00% 

SLS-6 1 months 1.50% 

SLS-7 0 months 0.00% 
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Water Rights 

Neither the subject nor any of the sales sold with appurtenant water rights and so no adjustment for this 

factor are warranted. 

 

Qualitative Adjustments 

In addition to the adjustment set out above, other adjustments are warranted to the comparables.    

However, there is insufficient data to quantify these other adjustments.  As a result, they have been 

addressed qualitatively, as opposed to quantitatively.  These other adjustments are discussed below.  The 

adjustments made will be summarized on an adjustment grid set forth at the end of the discussion.  

Although these adjustments are being made qualitatively, they have been converted into percentage 

adjustments, based on my judgement in order to derive adjusted unit values for the comparables.  

 

Location 

The comparables differ with regard to location.  Sales SLS-1 and SLS-2 are both located in the south 

Truckee Meadows.  This area has typically competed with Suburban Sparks and pricing is similar.  As a 

result, I have not made any locational adjustment to these comparables.  Sale SLS-3 is located in 

Caughlin Ranch, which is an upscale residential development in west Reno.  However, the Sale SLS-3 is 

in a hollow and so it is felt to be less desirable than a typical site in this area.  Based on my judgement, I 

have made a downward adjustment to Sale SLS-3 for this factor.  Sale SLS-4 involves a site in Verdi, 

west of Reno proper (but inside the city limits of Reno).  Because of its more remote location, it is 

considered to be inferior to Caughlin Ranch.  As a result, I have made a minor upward adjustment for 

this factor.  Likewise, I have made a similar upward adjustment to Sale SLS-6 for its more remote 

location.  Sales SLS-5 and SLS-7 are located in the Spanish Springs submarket.  These areas are further 

from the urban core and so I have made similar adjustments to these comparables as were made to Sales 

LSL-4 and SLS-7. 

 

Property Size 

Generally smaller sites sell for a higher price than larger sites, because they have a shorter holding 

period.  During the last hot residential market, no adjustment for size was warranted because land values 

were appreciating fast enough to off-set holding costs and investor return requirements.  Based on the 

adjustments made to the comparables for changing market conditions and seeing the market’s interest in 
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larger sized sites, it is the undersigned’s opinion that no adjustments for this factor are warranted to this 

comparable. 

 

Approvals 

The subject has handbook approval.  In that regard it is similar to Sales SLS-1, SLS-4 and SLS-7.  The 

other sales had approved tentative maps at time of sale.  Based on the data presented in the Market 

Conditions analysis, I have made a $5,000 per lot downward adjustment to the comparables that had 

tentative map approval at time of sale. 

  

 Finish Level 

The subject is being valued in its current condition as raw land.  In a preceding section of this report, the 

projected cost of the subject’s backbone infrastructure was projected at $155,415,980.  Based on the 

414± acres to be developed, the subject’s backbone infrastructure cost would equate to $375,401 per 

acre.  The subjects 162-acres would reflect a prorated cost of $60,814,949 or $58,029 per lot.  This cost 

would result in the subject being a graded super-pad.   

 

In the case of Sale SLS-1, the property was partially graded and the underlying topography is level.  I 

recently apprised a subdivision in the Reno-Sparks area that had similar topography.  The rough grading 

costs for this subdivision were $4,706 per lot.  Because a portion of Sale SLS-1 was rough graded, I 

have made a downward adjustment of $53,300 per lot to account for the grading already completed.  

With regard to Sale SLS-2, the anticipated cost of the backbone infrastructure and rough grading is 

approximately $43,000,000, or $45,989 per lot, which I have rounded to $46,000 per lot.  Therefore, I 

have made a downward adjustment to this comparable of $12,000 per lot.  In the case of Sale SLS-3, the 

costs of the off-site infrastructure and rough grading was reportedly just under $44,000 per lot.  As a 

result, I have made a $14,000 per lot downward adjustment to this comparable for this factor.   

 

In the case of Sale SLS-4, most of the off-site infrastructure was installed, but the buyer had to extend 

water to the project at a cost of $3,000,000, or $8,850 per lot and had to extend sewer a short distance as 

well as install improvements on US Highway 40.  The total cost was reportedly in the range of $10,000 

per lot and so I have made a 48,000 per unit downward adjustment to this sale for this factor.  Sale SLS-

5 reportedly had all of the backbone completed.  However, it appears as though the buyer paid for a 
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portion of the backbone improvements.  As a result, I have made a 30% per lot downward adjustment to 

this comparable for this factor, which equates to approximately $12,000 per unit.  With regard to Sale 

SLS-6, I was not able to ascertain the development costs.  Although the off-site costs should be lower 

than in the case of Sale SLS-4, the grading costs will be higher.  As a result, I have made a 30% 

downward adjustment to this sale for this factor.  Sale SLS-7 involves what is essentially a trade, where 

the buyer installed $12,000,000 in backbone infrastructure in exchange for 218 super-pad lots.  

Reportedly the backbone infrastructure costs for this project are $27,100,000 and the Development 

Standards Handbook allows 616 homesites, for an average cost of $43,994 per lot, which I have rounded 

to $44,000 per lot.  As a result, I have made a $14,000 per lot downward adjustment to this comparable 

for this factor.   

 

Access  

All of the comparables have adequate access for development.  As a result, in the following analysis, no 

adjustments for access have been made to any of the comparables. 

  

Utilities 

All of the comparables have immediate access to utilities.  As a result, in the following analysis, no 

adjustments for this factor are warranted. 

 

Topography 

Properties with more steeply sloping topography require more grading and are more expensive to 

develop.  However, as the comparables and the subject will be super pads, the impact of the topography 

was already reflected in the Finish Level adjustment and so no additional adjustment will be made for 

this factor in this analysis. 

  

Density 

Generally, properties with lower density sell for a lower price per acre than properties with a higher 

density.  For example, DR Horton is purchasing groups of lots in the Cyan project in southeast Reno.  

The 3,200± square foot minimum sized lots are selling for $50,000 each, with the 5,000± square foot 

minimum lots selling for $69,550 each.  This equates to an adjustment of approximately 10% for every 
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1.0 DU/Ac. of difference.  Based on the density of the comparables, I have made an adjustment as 

follows:    

 

  Density Subject  Density Indicated 

Sale No. DU/Ac. Density Difference Adjustment 

SLS-1 5.77 6.47 -0.70 -7.00% 

SLS-2 3.22 6.47 -3.25 -32.50% 

SLS-3 3.22 6.47 -3.25 -32.50% 

SLS-4 4.78 6.47 -1.69 -17.00% 

SLS-5 5.78 6.47 -0.69 -7.00% 

SLS-6 4.67 6.47 -1.80 -18.00% 

SLS-7 3.70 6.47 -2.77 -27.70% 

SLO-8 6.47 6.47 0.00 0.00% 

    

Views 

One of the primary amenities of the subject site are the views.  In completing this report, I reviewed a 

previously prepared tentative map for the subject.  Based on this map, it appears that approximately 50% 

of the subject lots should have good view amenities, including city views, valley views and mountain 

views.   

 

Set out following is a summary of current lot premiums based on the source of the premium. 

 

Source of Premium Premium Range 

Corner Up to $35,000 

Golf Views Up to $55,000 

Open Space Up to $30,000 

Cul-de-sac Up to $20,000 

Large Size Up to $90,000 

City Views Up to $60,000 

Mountain Views Up to $150,000 

 

Based on this data, I have projected an average premium for the subject’s view lots of $60,000, and an 

average lot premium for the subject lots at 50% of this or $30,000.  In deriving how future lot premiums 

impact land value, I have had conversations with a number of subdivision developers over the years.  

Based on these discussions, it is the undersigned’s opinion that historically a subdivision builder will 

pay up to 25% of the projected lot premiums if they must pay for them up front.  If there is a premium 

participation agreement, the premiums are generally split equally with the land owner.  However, it 
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appears as though this is changing and if the tentative map and grading plan are complete, so that the 

buyer can be assured of the quality of the lot premium, then they are willing to do a 50%-50% split.   

Based on my assessment of the comparables, I have made the following adjustments for premiums. 

Sale Subject's Projected  Indicated  Percentage Indicated 

No. Premiums Lot Premiums Differential In land Value Adjustment 

SLS-1 $30,000 $5,000 $25,000 25.00% $6,250 

SLS-2 $30,000 $2,000 $28,000 25.00% $7,000 

SLS-3 $30,000 $10,000 $20,000 25.00% $5,000 

SLS-4 $30,000 $3,000 $27,000 25.00% $6,750 

SLS-5 $30,000 $2,000 $28,000 25.00% $7,000 

SLS-6 $30,000 $5,000 $25,000 25.00% $6,250 

SLS-7 $30,000 $2,000 $28,000 25.00% $7,000 

SLO-8 $30,000 $30,000 $0 25.00% $0 

 

 Zoning/Highest and Best Use 

The subject and the comparables are all zoned for and were felt to have a Highest and best Use for 

residential development.  As a result, no adjustments are necessary to any of the comparables for this 

factor. 

  

Other 

No other adjustments are felt to be warranted to the comparables. 

 

Set out following is a chart summarizing the adjustments made to the sale
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Comparable No. SLS-1 SLS-2 SLS-3 SLS-4 SLS-5 SLS-6 SLS-7 SLO-8 

Name 

Damonte Ranch 

Village 9 

Caramella 

Ranch 

Whispering 

Canyon 

West 

Meadows 

Kiley Ranch 

Phase VI 

Colina 

Rosa Stonebrook 

Copper 

Canyon 

Sale Date 6/3/2016 7/14/2016 10/14/2016 1/10/2017 8/25/2017 10/6/2017 11/8/2017   

Sale Price $6,500,000 $30,499,998 $2,800,000 $20,820,000 $7,172,500 $6,500,000 $12,000,000 $35,110,000 

No of Units 111 935 44 334 184 94 218 1,048 

Price/Square Foot $58,559 $32,620 $63,636 $62,335 $38,981 $69,149 $55,046 $33,502 

 

                

Zoning PUD PUD PUD PUD LDR NC NUD NUD 

Topography Level Gent/Mod Level/Steep Level/Steeply Level/Gently Gent./Mod. Level Gently-steeply 

Condition Part. Graded Super Pad Raw Raw Super Pad Raw Super Pad Raw 

Utilities To site To site To site To site To Site To site To site To site 

Access Paved roads Paved Road Paved Road Paved Road Paved Road Paved Road Paved Road Paved Road 

 

                

Property rights 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Terms of Sale 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Conditions of Sale 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Market Conditions 25.50% 24.00% 18.00% 13.50% 3.00% 1.50% 0.00% 0.00% 

Water Rights 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

  Indicated Adjustment 25.50% 24.00% 18.00% 13.50% 3.00% 1.50% 0.00% 0.00% 

Adjusted Value $73,491 $40,449 $75,091 $70,751 $40,150 $70,186 $55,046 $33,502 

 

                

Location 0.00% 0.00% -30.00% 10.00% 10.00% 10.00% 10.00% 0.00% 

Property Size 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Approvals 0.00% -12.36% -6.66% -7.07% 0.00% -7.12% 0.00% 0.00% 

Finish Level -72.53% -29.67% -18.64% -67.84% -30.00% -82.64% -25.43% 0.00% 

Access 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Utilities 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Topography 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Density -7.00% -32.50% -32.50% -17.00% -7.00% -18.00% -27.70% 0.00% 

Views 8.50% 17.31% 6.66% 9.54% 17.43% 8.90% 12.72% 0.00% 

Zoning / H & B Use 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Cumulative Adj. -71.02% -57.22% -81.14% -72.37% -9.57% -88.86% -30.42% 0.00% 

 

                

Indicated Value $21,297 $17,303 $14,159 $19,548 $36,310 $7,821 $38,303 $33,502 
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Based on the analysis set out above, the comparables illustrate adjusted values between $7,821 per unit 

and $38,303 per unit.  The mean and median of the value indications are $23,530 per unit and $20,422 

per unit respectively.  The PSA with D.R. Horton was for an average price of $33,502 per unit, which is 

above the mean and the median.  In assessing this data, I have concluded that the difference is due to the 

fact that the subject PSA is based on a phased purchase agreement, while all of the other sales were bulk 

sales.  Of the comparables, the subject is felt to be most similar to Sales SLS-2 and SLS-4.  In fact, sales 

SLS-4 was purchased by the same buyer as the PSA with the subject.  Considering that the PSA 

projected a purchase of the subject over 8 years, the indicated discount rates indicated by these sales are 

8.61% and 6.97% respectively. 

 

Based on the data presented later in this report, the imputed discount rates indicated by the subject in 

comparison with the most comparable sales is reasonable and so based on the assumption that the 

subject’s single-family residential land would be absorbed in accordance with the pricing set forth in the 

PSA, I have concluded to a value for the subject’s single-family residential land of $33,500 per unit.  

Applying this unit value to the 1,048 single-family residential lots allowed under the current approvals 

results in an indicated aggregate retail value for the single family residential component of the subject 

property, as of November 25, 2017 of $35,110,000.  

 

Aggregate Retail Value – Single Family Residential Portion $35,110,000 
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RETAIL VALUE ANALYSIS – MEDIUM DENSITY RESIDENTIAL LAND 

As noted previously, the subject project also has 62± acres of Medium Density Residential Land, with 

an approved development potential of 1,061 units, for an average density of 17.11 units per acre.  To 

ascertain an appropriate value for this high density residential land, the Official Records of Washoe 

County were searched for recent sales of sites with this density.  All sales found were investigated, 

analyzed and compared to the subject.  The comparables set out on the following chart were considered 

to be most indicative of the data analyzed and of an appropriate retail value for these sites.  Generally, 

high density residential land is sold on a sale price per dwelling unit basis, as opposed to a sale price per 

acre or sale price per square foot basis.  As a result, the comparables will be compared with the subject 

on a sale price per dwelling unit basis.   



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 186 

 

JSW A 

COMPARABLE MEDIUM DENSITY LAND SALES CHART 

Sale No. A.P.N. 

Project Name/Location 

Sale Date 

Doc # 

Zoning 

Topography 

Water Rights 

Approvals 

Sale 

Price 

Land 

Area 

# of Units 

Density 

Sale Price 

Per Unit 

MDS-1 510-572-11 & 12 

510-573-16, 17 & 18 

510-574-09, 10, 11 & 12 

510-575-13 thru 18 

510-576-01 thru 21 

510-573-01 thru 18 

Casoleil Unit 1, Phase 2 

Both sides of Costa Azul Drive and 

Bougainvillea Circle. East of Pescadero 

Drive, Sparks  

07-13-2015 

4490019 

 

NUD 

Level to gently Sloping 

All Water Rights 

Graded, Streets 

installed, 

foundations 

poured 

$1,225,000 4.55± ac. 

Allocated 

45 

9.89 DU/AC 

$27,222 

MDS-2 212-141-01 

Vida at Sharlands 

Southeast corner of Sharlands and Mae 

Anne Avenues 

Reno 

10-29-2015 

4528693 

PUD 

Level to Steeply 

Sloping 

70/AFY 

None 

$5,300,000 20.097± ac 312 

15.52 

DU/AC 

$23,357 

MDS-3 006-341-01 thru 08 

006-351-01 thru 10 

006-352-09 thru 12 

006-361-01 thru 17 

006-362-01 thru 11 

006-371-01 thru 06 

006-372-01 thru 09 

006-381-01 thru 14 

006-382-01 thru 11 

Truckee River Townhomes 

Southwest corner of Dickerson Road and 

Rissone Lane, Reno 

07-21-2016 

4611914 

 

PUD 

Level to Moderately 

Sloping 

All Water Rights 

90 Finished 

Townhouse Lots 

$4,050,000 6.04± ac. 

Allocated 

90 

14.90 DU/AC 

$45,000 

MDS-4 026-780-02, 03 & 05 

026-781-01 thru 60 

026-782-01 thru 08 & 24 thru 42 

Sterling Ridge 

Northeast corner of McCarran boulevard and 

El Rancho Drive, Sparks 

07-27-2016 

4614506 

PD 

Level 

 

All Water Rights 

87 Super Pad 

Townhouse Lots 

$3,400,000 7.00± ac 87 

12.43 DU/AC 

$39,080 

MDS-5 528-233-07, 08 & 09 

528-271-07 thru 12 

528-272-01, 02 & 03 

528-28-All 

528-29-All 

Riata 

Both sides of Peppergrass Drive, 37.51± feet 

south of the western terminus of Russian 

Thistle Drive, Sparks 

02-13-2017 

4679464 

PD 

Level 

 

All Water Rights 

85 Finished 

Cluster Lots 

$5,737,500 6.368± ac 85 

13.35 DU/AC 

$67,500 
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COMPARABLE MEDIUM DENSITY LAND SALES CHART 

Sale No. A.P.N. 

Project Name/Location 

Sale Date 

Doc # 

Zoning 

Topography 

Water Rights 

Approvals 

Sale 

Price 

Land 

Area 

# of Units 

Density 

Sale Price 

Per Unit 

MDS-6 

 

039-30-All 

039-31-All 

Cantabria Townhomes 

Southeast corner of West 7th Street and Sierra 

Highlands Drive, Reno 

Phase I 

04-05-2017 

4693443 

& Purchase 

Agreement 

 

AC 

Level to Moderately 

Sloping 

All Water Rights 

32 Finished 

Townhouse Lots 

$1,360,910 3.644± ac. 

 

32 

8.78 DU/AC 

$42,528 

MDS-7 037-020-50 & 51 

550 & 650 Marina Gateway Drive 
06-22-2017 

4716953 

MUD 

Level 

None 

None 

$10,600,000 19.88± ac. 500 

25.15 DU/AC 

$21,200 

MDE-8 040-212-01 

Damonte Ranch 

1175 Steamboat Parkway 

Current 

Escrow 

PUD 

Level 

None 

None 

$10,800,000 19.895± ac 

 

400 

20.11 DU/AC 

$27,000 
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COMPARABLE MEDIUM DENSITY LAND SALES MAP 

 

Sale MDS-3 

Sale MDS-1 

Sale MDS-4 
Sale MDS-5 

Sale MDS-5 

Subject 

Sale MDS-7 

Escrow MDE-8 

Sale MDS-2 
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MEDIUM DENSITY LAND SALE PROFILES 

SALE MDS-1 
Location: Both sides of Costa Azul Drive and Bougainvillea Circle, east of Pescadero Drive, Sparks, NV 

 

Identification: Casoleil Condominiums, Unit 1, Phase 2 

 

A.P.N.s 510-572-11 & 12 

510-573-16, 17 & 18 

510-574-09, 10, 11 & 12 

510-575-13 thru 18 

510-576-01 thru 21 

510-573-01 thru 18 

Zoning NUD (New Urban Development) 

Sale Price $1,200,000 Grantor Galleria Station, LLC 

Sale Terms Cash to the seller Grantee Ryder Casoleil, LLC 

Closing Date July 13, 2015 Document 4490019 

Parcel Size 4.55± acres (Allocated) Price per Unit $27,222 

No. of Units 45 units Density 9.89 DU/AC 

Approvals Final Map Water Rights All 

Verification Todd Blaettler, Ryder Homes 

(925) 274-3005 

By John S. Wright, MAI 

 

Comments: 
This comparable involves the July 2015 purchase of the unfinished portions of the Casoleil condominium project located in 

the Spanish Springs portion of the City of Sparks.  At time of sale, the subject was graded and all utilities had been extended 

to each building pad.  The streets had been installed and the foundations for the nine subject buildings had been poured.  The 

sale included prepaid fees and a final recorded subdivision map.  There do not appear to be any earthquake hazards, soils 

conditions, environmental contamination or other factors which would adversely impact the value or development potential 

of the property.  This property is located in an “Unshaded Zone X” floodplain.  The east boundary of the site fronts on a large 

common area for the North Truckee Drain. 
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MEDIUM DENSITY LAND SALE PROFILE 

SALE MDS-2 

A.P.N.s 212-141-02 Zoning PUD 

Sale Price $5,300,000 Grantor  Jenuane Communities The Sharlands, LLC 

Sale Terms Cash to the seller Grantee LCG Dharlands, LLC 

Sale Date October 29, 2015 Document 4528693 

Parcel Size 20.097± ac. (875,429± sf) Price per Unit $16,987 

Price/Acre $263,721   

# of Units 312 Density 15.52 DU/AC 

Approvals None Water Rights 70/AFY 

Verification Mr. Mark Krueger, broker, 

Archcrest Commercial Partners 

By John S. Wright, MAI 

 

Remarks 

This sale involves a 20.097± acre parcel of land located on the southeast corner of Sharlands and Mae Anne Avenues in 

northwest Reno, Washoe County, Nevada.  The site is of rectangular shape, has level to steeply sloping topography and has 

immediate access to all public utilities.  There does not appear to be any earthquake hazards, soils conditions, environmental 

contamination or other factors which would adversely impact the value or development potential of the property.  This 

property previously sold on June 29, 2015, for $2,300,000.  The property was in similar physical condition at the time that 

both sales occurred.  However, between the first and the second sales, a reversion to acreage map was filed.  
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MEDIUM DENSITY LAND SALE PROFILE 

SALE MDS-3 

 
Location: Southwest Corner of Dickerson Road and Rissone Lane, Reno, NV 

 

Identification: Upstream Townhomes 

 

A.P.N.s 006-341-01 thru 08 

006-351-01 thru 10 

006-352-09 thru 12 

006-361-01 thru 17 

006-362-01 thru 11 

006-371-01 thru 06 

006-372-01 thru 09 

006-381-01 thru 14 

006-382-01 thru 11 

Zoning PUD (Planned Unit Development) 

Sale Price $4,050,000 Grantor Siven River Town Homes, LLC 

Sale Terms Cash to the seller Grantee JC Upstream, LLC 

Closing Date July 21, 2016 Document 4611914 

Parcel Size 6.04± acres (Allocated) Price per Unit $45,000 

No. of Units 90 units Density 14.90 DU/AC 

Approvals Final map Water Rights All 

Verification County Records By John S. Wright, MAI 

 

Comments: 
This comparable involves the July 2016 sale of the portions of the Truckee River Town Homes property that do not have any 

vertical improvements completed.  This comprises 90 of the 108 units that are shown on the recorded subdivision map.  The 

site involves near level topography and has been rough graded.  Additionally, the streets have been installed, but no vertical 

improvements have been completed.  This site has extensive frontage on the Truckee River and involves a quiet setting.  

However, the window into the project is past older industrial uses.  The southern 40±% of the subject site was located within 

a 100-year floodplain.  However, through the importation of fill material, this portion of the property has been elevated out of 

the floodplain.  There do not appear to be any earthquake hazards, soils conditions, environmental contamination or other 

factors which would adversely impact the value or development potential of the property. This property previously sold on 

December 2014 for $1,548,000.  The sale property was in a similar condition in both sales and no work had been completed 

on the property between the two sales.  I verified the earlier sale with the Realtor involved in that’s ale and he indicated that 

the buyer was a speculator, who planned to hold the property for future development.  
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MEDIUM DENSITY LAND SALE PROFILE 

SALE MDS-4 

 
Location: Northeast corner of El Rancho Drive and McCarran Boulevard, Sparks 

 

Identification: Sterling Ridge Townhomes 

 

A.P.N.s 026-780-12, 03 & 05 

026-781-01 thru 60 

026-782-01 thru 08 & 24 thru 42 

Zoning PD (Planned Development) 

Sale Price $3,400,000 Grantor SRF Sparks, LLC 

Sale Terms Cash to the seller Grantee DR Horton, Inc. 

Closing Date July 27, 2016 Document 4614506 

Parcel Size 7.00± acres (Allocated) Price per Unit $39,080 

No. of Units 87 units Density 12.43 DU/AC 

Approvals Final map Water Rights All 

Verification Blake Smith, seller 

775-287-7595 

By John S. Wright, MAI 

 

Comments: 
This comparable involves the July 2016 sale of the portions of the Sterling Ridge Townhomes property that did not have any 

in-tract or vertical improvements completed.  This comprises 87 of the 142 units that are shown on the recorded subdivision 

map.  The site involves near level topography and has been rough graded.  Additionally, the streets have been installed to the 

edge of the site, but not through the project, but no vertical improvements have been completed.  This site is built up on a hill 

and so the sites along the south side of the street have panoramic city views.  There do not appear to be any earthquake 

hazards, soils conditions, environmental contamination or other factors which would adversely impact the value or 

development potential of the property. 
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  MEDIUM DENSITY LAND SALE PROFILE 

SALE MDS-5 
 

Location: Both sides of Peppergrass Drive, south of Russian Thistle Drive, Sparks, NV 

 

Identification: Riata 

 

A.P.N.s 528-231-01 thru 03 

528-271-07 thru 12 

528-272- 01, 02 & 03 

528-28-All 

528-29-All 

Zoning PD (Planned Development) 

Sale Price $5,737,500 Grantor Riata EH, LLC 

Sale Terms Cash to the seller Grantee DR Horton, Inc. 

Closing Date February 13, 2017 Document 4679464 

Parcel Size 6.368± acres Price per Unit $67,500 

No. of Units 85 units Density 13.35 DU/AC 

Approvals 85 Finished lots Water Rights All 

Verification Confidential By John S. Wright, MAI 

 

Comments: 
This comparable involves the February 2017 purchase of the remaining phases of the Riata at Pioneer Meadows development 

located in the Spanish Springs area of Sparks, Washoe County, Nevada.  The site has near level topography and included 85 

finished final mapped hammer-head style cluster lots.  This project was an on-going project at time of sale, but the builder 

decided to go in a different direction and so he sold the finished lots.  There do not appear to be any earthquake hazards, soils 

conditions, environmental contamination or other factors which would adversely impact the value or development potential 

of the property.  This property is located in an “Unshaded Zone X” floodplain.   

 

This property had also sold on April 29, 2014 as 83 finished lots and 79 rough graded final mapped lots for $13,809 per lot.  

This transaction recorded as Document 4649753 and was verified by the undersigned.  This sale/resale shows how demand 

for finished lots has increased since 2014. 

 

The areas to the north of the area enclosed in the yellow lines had finished houses in place prior to the sale set forth above, 

but the aerial maps do not show the new houses. 
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MEDIUM DENSITY LAND SALE PROFILE 

SALE MDS-6 

 
Location: Southeast Corner of West 7th Street and Sierra Highlands Drive, Reno, NV 

 

Identification: Cantabria Townhouses 

 

A.P.N.s 039-30-All 

039-31-All 
Zoning AC (Arterial Commercial) 

Sale Price $1,360,910 Grantor Santona Holdings, LLC 

Sale Terms Cash to the seller, but with a look-

back equal to 10% of any increase in 

the selling price of the homes above 

a stated minimum 

Grantee Cantabria Limited 

Closing Date Phase I, Part 1 – April 5, 2017 

Phase I, Part 2 – August 7, 2017 

Phase 2 – April 6, 2018 

Document 4693443 

Parcel Size 3.644± acres  Price per Unit $42,528 

No. of Units 32 units Density 8.78 DU/AC 

Approvals Final Map Water Rights All 

Verification Purchase Agreement By John S. Wright, MAI 

 

Comments: 
This comparable involves the three-takedown purchase of the subject property.  As of the writing of this report, only 

takedown 1 has occurred. The subject was graded and all utilities had been extended to each building pad.  The streets had 

been installed, but no vertical improvements have been completed.  The sale included prepaid fees and a final recorded 

subdivision map.  There do not appear to be any earthquake hazards, soils conditions, environmental contamination or other 

factors which would adversely impact the value or development potential of the property.  This property is located in an 

“Unshaded Zone X” floodplain.  The sale site is bordered on the east by the back of the Wal-Mart superstore.  The 

topography along the north boundary is moderately sloping up to the north and so the project has the slight feel of being in a 

hole.  The northwest corner of the site is encumbered by a 125’ wide overhead power line easement and there is a storm drain 

easement that encumbers the southern portion of the site. 

 

According to the purchase agreement, the buyer is responsible for an additional payment to the seller of $10% of the base 

sale price of any home (sale price less mark-up for options and upgrades) in the project above the following selling prices: 

 Plan 1: $255,000 

Plan 2: $275,000 

Plan 3: $300,000 
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COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 199 

 

JSW A 

MEDIUM DENSITY LAND SALE PROFILE 

SALE MDS-8 

A.P.N. 037-020-50 & 51 Zoning MUD (Mixed Use Development) 

Sale Price $10,600,000 Grantor Landcap Sparks, LLC 

Terms of Sale Cash to the Seller Grantee Ronald & Maureen Ashley 

Sale Date June 22,2017 Document No. 4716953 

Parcel Size 19.88± ac. (865,973± sf) Price/Unit N/A 

Price/Acre $293,255 Price/Sq. Ft. $12.24 

# of Units Unknown Density Unknown 

Approvals None Water Rights None 

Verification County Records & Confidential By John S. Wright, MAI 

 

Remarks: 

This comparable involves the June 2017 resale of two adjoining parcels of land located on the east side of Marina Gateway 

Drive between Prater Way to the north and East Lincoln Way on the south.  The sale site has level topography and all utilities 

are available to the site.  The sale did not include any water rights. These properties had previously sold in separate 

transactions in February 2014 and December 2014 for a combined price of $4,750,000, indicating an appreciation of 123% 

between 2014 and June 2017.  There were no changes in the physical or legal status of either of these two parcels between the 

original sale date and the resale date.    
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MEDIUM DENSITY LAND ESCROW PROFILE 

ESCROW MDE-9 

A.P.N. 140-212-01 Zoning PUD (Planned Unit Development) 

Sale Price $10,800,000 Owner Damonte ranch Commerce Center, LLC 

Terms of Sale Cash to the Seller Grantee Not Disclosed 

Sale Date Current escrow Document No. N/A 

Parcel Size 19.895± ac. (866,626± sf) Price/Unit $27,000 

Price/Acre $542,850 Price/Sq. Ft. $12.46 

# of Units 400 Density 20.11 

Approvals None Water Rights None 

Verification County Records & Confidential By John S. Wright, MAI 

 

Remarks: 

This comparable involves the current escrow of a “boomerang” shaped parcel of land located on the southeast corner of 

Damonte Ranch Parkway and Steamboat Parkway in south Reno.  The site has extensive frontage on, and will have access 

from both streets.  The property to the north is a shopping center, while the property to the east, south and west are all vacant 

and unimproved.  The property to the west is Steamboat Creek.  The sale site has level topography and all utilities are 

available to the site.  The sale will not include any water rights.  This sale was negotiated as part of an auction and there were 

multiple bidders for the site. 
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MEDIUM DENSITY LAND SALES COMPARISON, CORRELATION AND CONCLUSION 

The eight comparables set out above involve seven consummated sales and one escrow of townhouse, 

condominium or cluster residential sites.  The sales occurred between April 2014 and April June 2017, 

while the escrow was current as of the November 25, 2017 date of last inspection.  The comparables 

range in size from 45 units to 500 units as compared with the villages in the subject project that will 

range between 37 units and 311 units.  As noted previously, there have been few sales of sites like the 

subject in the Reno-Sparks area over the last couple of years.  The comparables presented are felt to be 

the most comparable to the subject. 

 

In analyzing the sales, consideration was given to qualitative as well as quantitative analyses.  In 

analyzing the comparables, there was sufficient data to consider quantitative adjustments for property 

rights conveyed, conditions of sale, financing terms and market conditions.  As a result, quantitative 

adjustments have been made for these items.  For other areas of comparison, qualitative adjustments 

have been made.  These qualitative adjustments have also been made using percentages.  However, the 

scope of the adjustment has been based on the undersigned’s experience and through interviews with 

market participants, and not through paired sales analyses or other similar quantitative techniques.  The 

reader is reminded that in this analysis, the sales will first be analyzed as graded super-pads, and then the 

cost of the mass grading and the backbone infrastructure will be deducted to derive an opinion of the 

subject site in their current condition.   Set out following is a discussion of the adjustments made to each 

of the sales.  

 

Quantitative Adjustments 

Property Rights Conveyed 

All of the comparables involved the transfer of fee ownership, or the offer to sell fee ownership.  As a 

result, no adjustments will be made to any of the comparables for property rights conveyed.  

 

Financing 

All of the comparables involved cash equivalent transactions.  As a result, no adjustment for financing is 

warranted. 
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Conditions of Sale 

All of the comparables appear to have involved arms-length transactions between willing buyers and 

willing sellers.    Overall, no adjustments for conditions of sale are felt to be warranted to any of the 

comparables.  

 

Market Conditions 

The oldest sale occurred in July 2015.  To ascertain if any adjustment is necessary between July 2015 

and the November 25, 2017 effective date of value, I interviewed several real estate brokers active in the 

market.  It was the opinion of the person’s interviewed that land values have been increasing and that 

values took a jump in 2014-2015, when Tesla announced that northern Nevada was chosen as the site for 

the Giga-factory.  An example of this is illustrated by the sale/resale of the Foothills at Wingfield 

Village 11 in the Spanish Springs valley area of northern Sparks.  This property sold on August 20, 2012 

for $990,000.  The same property, in the same condition resold in August 2015 for $3,600,000.  This 

represents a 264% increase over 36 months, or 7.33% per month. 

 

Another example of this is the sale/resale of Sale MDS-2, which sold in June 2015 for $2,300,000 and 

then resold in October 2015 for $5,300,000, a 122% increase in 4 months, or over 30% per month.   

 

Another example is the sale-resale of Sale MDS-3.  This property sold in March 2015 for $17,200 per 

unit and then sold again in July 2016, 16 months later for $45,000 per lot, with no change in the physical 

or legal condition of the property.  This sale/resale indicates a 161.63% increase over 16 months or just 

over 10% per month.  

 

A fourth example is the February 2017 sale of the 85 finished lots in Riata at $67,500 per lot, in 

comparison with the April 2015 sale of 83 finished lots and 79 graded final mapped lots for $13,809 per 

lot.  The projected cost to complete the 79 lots was $1,488,706, or $9,190 per lot if divided over all 162 

lots that were sold in the 2014 sale.  Adding the cost to complete the lots to the $2,237,000 indicated 

price paid for the 162 lot ownership results in an indicated sale price of $22,999 per lot.  The 2017 sale 

illustrates a 193% increase over 22 months or 8.80% per month. 
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Finally, I have compared the June 2017 sale of Sale MDS-7 with the February 2014 and December 2014 

sales of the two parcels individually.  This sale/resale indicates an appreciation of 123% over 40 months, 

or 3.08% per month. 

   

Based on this data, I have made a 150% increase to Sale SLS-1 for its older date of sale.  With regard to 

the other comparables, I have used the 1.5% per month appreciation factor derived for the LDR land 

sales earlier in this report. 

 

Site Development 

Sales MDS-1, MDS-3, MDS-5 and MDS-6 all involved sales of finished sites.  The subject is being 

valued in this portion of the analysis as though it were a super pad.  In that regard, it is similar to Sales 

MDS-4 and MDS-7 as well as Escrow HDE-8.  With regard to Sale MDS-2, although this property did 

have some rough grading completed, the buyer was not planning on building the same type of product as 

was anticipated when the original grading was completed and so the grading reportedly did not 

contribute to the value of the property.  Therefore, this property will be considered equivalent to an 

ungraded site.  The impact of this will be discussed in the Qualitative Adjustments analysis, under 

topography.    

 

To adjust Sales MDS-1, MDS-3, MDS-5 and MDS-6 for the fact that they were finished sites, I have 

considered the projected cost of completing the subject’s in-tract improvements.  As noted in the cost 

breakdowns contained in the addenda to this report, the projected costs of the in-tract improvements for 

a townhouse style project is $26,112 per lot and so this cost has been subtracted from the comparables 

that involved townhouse style units.  In the case of Sale MDS-4, I have made a $3,000 per lot downward 

adjustment as this comparable had a final recorded subdivision map.  In the case of Sale MDS-5, I have 

used a higher adjustment of $33,116 per lot based on the cost breakdown for Pad 4, which is contained 

in the addenda to this report.  No adjustments are felt to be necessary to any of the other comparables for 

this factor.   

 

Building Improvements  

The subject sites are assumed to be vacant.  None of the comparables, except Sale MDS-1 had any 

vertical improvements completed.  Therefore, Sales MDS-2 through MDS-5 require no adjustment for 
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this factor.  In the case of Sale MDS-1, the property had finished foundations for nine buildings.  In 

2006, when the foundations were poured, the cost was $54,380 per foundation.  Allowing for some soft 

costs, but also subtracting some depreciation, I have ascribed a value for the foundations of $10,000 per 

unit.  Therefore, I have made a $10,000 per unit downward adjustment to this comparable for this factor. 

 

Rights Water 

The adjustment for water rights was included in the “Site Development” adjustment made earlier, except 

in the case of Sale MDS-2.  Water rights are currently selling for between $5,000 and 6,000 per acre 

foot.  The water rights appurtenant to Sale MDS-2 equate to $1,283 per unit ((70± AFA x $5,500)/300 

units).  This indicates a downward adjustment to Sale MDS-4 of $1,283 per unit.  Therefore, no 

additional adjustment was warranted. 

 

Qualitative Adjustments 

In addition to the adjustment set out above, other adjustments are warranted to the comparables.    

However, there is insufficient data to quantify these other adjustments.  As a result, they have been 

addressed qualitatively, as opposed to quantitatively.  These other adjustments are discussed below.  The 

adjustments made will be summarized on an adjustment grid set forth at the end of the discussion.   

 

Location 

The comparables differ with regard to location.  Sales MDS-1 and MDS-5 are located in Spanish 

Springs.  Based on the adjustments made to the LDR land sales, I have made 10% upward adjustments 

to these comparables.  Sale MDS-2 is located in the Sharlands Master Planned community of northwest 

Reno.  This property is located on an arterial roadway but the adjacent improvements are older.  Overall 

this comparable is felt to have a similar location as Sale MDS-1 and MDS-5 and so I have made a 

similar adjustment to this comparable as I made to the other comparables.  Sale MDS-3 is located along 

the Truckee River in west Reno.  However, the access to this property is circuitous and the access is 

through an older industrial district.  Therefore, this comparable is felt to involve a more secondary 

location and based on my judgement, I have made a larger upward adjustment to this sale in comparison 

with the subject.  Sale MDS-4 involves the Sterling Ridge project located on N. McCarran Boulevard.  

This project is located on a ridge and 50% of the units have panoramic city views to the south.  

However, this comparable is located in an area with older, lower quality homes. As a result, I have made 
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a slight upward adjustment to this sale.  Sale MDS-6 involves a townhouse project in northwest Reno.  

This project is located in a hole and is immediately west of the back of a Wal-Mart Superstore.  This 

project is felt to have a similar location as Sale MDS-3 and so I have made a similar adjustment to this 

comparable for this factor.  Sale MDS-7 is located in eastern Sparks and is felt to have a similar location 

as the subject.  As a result, I have not made any adjustments to this comparable for this factor.   Escrow 

HDE-8 is located in Damonte Ranch and is felt to have a similar location as the subject and so I have not 

made any adjustment to this comparable for this factor. 

 

Property Size 

Generally smaller sites sell for a higher price than larger sites, because they have a shorter holding 

period.  During the height of the market, no adjustment for size was warranted because land values were 

appreciating fast enough to off-set holding costs and investor return requirements.  In discussions with 

Realtors active in the market, it was indicated that buyers and sellers are pricing residential subdivision 

land at 20% to 25% of the average house price, less the costs of site development.  However, there is no 

discount for time, indicating that the market expects house prices to increase at a rate sufficient to 

provide an adequate rate of return on the land investment and so no adjustment for size is warranted. 

 

Property Type 

 Sales MDS-3, MDS-4 and MDS-6 involve townhouse developments, which are felt to be similar to 

what will be one of the primary product types on the subject.  In the case of Sale MDS-1, I have made a 

5% upward adjustment as this comparable is a condominium complex.  In the case of Sale MDS-4, this 

project involves detached units, which I also expect will be a primary unit type in the subject.  

Therefore, I have not made any adjustments to this factor.   Sales MDS-2 and MDS-7 as well as Escrow 

HDE-8 all involve apartment sites.  It has been my experience that apartment sites generally sell for a 

lower price per unit than condominium sites.  This is because of the extra flexibility which a 

condominium project affords an owner.  As a result, I have made a 10% upward adjustment to these 

comparables for this factor. 
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Access 

All of the comparables have adequate paved road access or development of the access is not the 

responsibility of the buyer.  As a result, in the following analysis, no adjustments for this factor are 

warranted. 

  

Utilities 

All of the comparables have immediate access to utilities.  As a result, in the following analysis, no 

adjustments for this factor are warranted. 

 

Topography 

Properties with more steeply sloping topography require more grading and are more expensive to 

develop.  However, in this instance, all of the comparables, except Sale MDS-2 were graded at time of 

sale and so no adjustments for this factor are warranted in this analysis to Sales MDS-1 or MDS-3 

through HDE-8.  In the case of sale MDS-2, I have made a 20% upward adjustment (approximately 

$4,400 per unit) for topography as the sale site will require extensive grading.   

 

Density 

Generally, properties with lower density sell for a higher price per unit than properties with a higher 

density.  Sales MDS-1 and MDS-6 have much lower densities than the subject (9.89 DU/Ac. and 8.78 

DU/Ac. versus 17.11 DU/Ac.) and so I have made downward adjustments to these comparables for this 

factor.  Sale MDS-2 at 15.52 Du/Ac. is felt to be close enough to the subject that no adjustment for this 

factor is warranted.  Sales MDS-4 and MDS-5 have only slightly lower densities than the subject and so 

I have made a slight downward adjustment to these comparables.  Sale MDS-7 has a density that is 8+ 

units higher per acre than the average for the subject and so I have made an upward adjustment to this 

comparable, that is similar in scope to the downward adjustments made to Sales MDS-1 and MDS-6.  

Escrow HDE-8 has a density between that of Sale MDS-7 and the subject and so I have made a mid-

range adjustment to this comparable for this factor. 

 

Views 

The subject will offer excellent view amenities.  However, without an actual plan, it is not possible to 

determine the number of subject units that will have a view amenity.  For the purposes of this analysis, I 
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have projected that 25% of the subject units will generate some premium.  In reviewing rents in the 

Reno-Sparks area, it appears as though the premium for view units top out at around $200 per month, or 

$2,400 per year.  Assuming a 5% vacancy rate and a cap rate of 5.50%, the indicated value associated 

with a full city view would be $41,455, which I have rounded to $40,000.  Assuming that 10% of the 

subject units would have full city views and that an additional 25% of the units would have partial city 

views, which generally generate half of the rental premium, or $20,000, the indicated average premium 

would be $9,000.  As a check on this, I have also considered the July 2015 sale of the Casoleil Unit 1, 

Phase 2 condominiums with the July 2017 sale of the unconstructed portion of the Sterling Ridge 

condominiums.  Both sites sold as finished sites, with all off-site and in-tract horizonal improvements 

complete.  Casoleil sold for $27,222 per unit, while Sterling Ridge sold for $39,080 per unit, a 

differential of $11,858 per unit.  Because 50% of the Sterling Ridge units have panoramic city views, it 

is the undersigned’s opinion that the $9,000 per lot adjustment indicated above for the subject is 

reasonable.  This adjustment will be made to all of the comparables except Sale MDS-4, where a 

downward adjustment will be made for this factor.  In the case of sale MDS-4, I have made a $6,000 per 

unit downward adjustment as it is anticipated that the average view premium in this comparable will be 

$15,000 per unit. 

 

Zoning/Highest and Best Use 

The subject and the comparables are all zoned for and were felt to have a Highest and best Use for 

residential development and so no adjustments for this factor are warranted. 

  

Other 

Sale MDS-5 has an additional look-back clause where the buyer has to pay 10% of the sales price of the 

houses to the seller, above a base price.  The difference between the average selling price of the subject 

units, as derived earlier versus the base prices set forth in the Purchase and Sale Agreement is 8.80%.  

Based on this, I have made a10% upward adjustments to this comparable for this factor.  

 

Set out following is a chart summarizing the adjustments made to the sales. 
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Comparable No. MDS-1 MDS-2 MDS-3 MDS-4 MDS-5 MDS-6 MDS-7 HDE-8 

APN 

Casoleil Unit1, 

Phase 2 

Vida 

@Sharlands 

Truckee River 

Townhomes Sterling Ridge Riata 

Cantabria 

Townhomes 

Marina 

Gateway 

Damonte 

Ranch 

Sale Date 7/13/2015 10/29/2015 7/21/2016 7/27/2016 2/13/2017 4/5/2017 6/22/2017 Escrow 

Sale Price $1,225,000 $5,300,000 $4,050,000 $3,400,000 $5,737,500 $1,360,910 $10,600,000 $10,800,000 

No of Units 45 312 90 87 85 32 500 400 

Price/Square Foot $27,222 $16,987 $45,000 $39,080 $67,500 $42,528 $21,200 $27,000 

 

                

Zoning NUD PUD PUD PD PD AC MUD PUD 

Topography Level/Gently 

Level to 

Steeply Level Level Level Level/Moderately Level Level 

Condition Graded, Streets 

in, 9 foundations 

Rough 

Graded 

Graded, and 

all streets 

installed, no 

vertical 

improvements 

Graded, and 

all streets 

installed, no 

vertical 

improvements 

Graded, and 

all streets 

installed, no 

vertical 

improvements 

Graded, and all 

streets installed, 

no vertical 

improvements 

Raw Raw 

Utilities Undergrounds To site Undergrounds Undergrounds Undergrounds Undergrounds To site To site 

Access Paved Road Paved Roads Paved Road Paved roads Paved roads Paved Road Paved Road Paved Road 

 

            

 

  

Property rights $0 $0 $0 $0 $0 $0 $0 $0 

Terms of Sale $0 $0 $0 $0 $0 $0 $0 $0 

Conditions of Sale $0 $0 $0 $0 $0 $0 $0 $0 

Market Conditions $40,833 $6,370 $10,800 $9,379 $9,113 $4,465 $1,590 $0 

Site Development -$26,112 $0 -$26,112 -$3,000 -$33,116 -$26,112 $0 $0 

Building Improvements -$10,000 $0 $0 $0 $0 $0 $0 $0 

Water Rights $0 -$1,283 $0 $0 $0 $0 $0 $0 

Adjusted Value $31,944 $22,074 $29,688 $45,460 $43,497 $20,882 $22,790 $27,000 

 

                

 

                

 

                

Location 10.00% 10.00% 20.00% 10.00% 10.00% 20.00% 0.00% 0.00% 

Property Size 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Property Type 5.00% 10.00% 0.00% 0.00% 0.00% 0.00% 10.00% 10.00% 

Access 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Utilities 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Topography 0.00% 20.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Density -10.00% 0.00% 0.00% -5.00% -5.00% -10.00% 10.00% 5.00% 

Views 28.17% 40.77% 30.32% -13.20% 20.69% 43.10% 39.49% 33.33% 

Zoning / H & B Use 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Other -10.00% 0.00% -10.00% -10.00% -10.00% 10.00% 0.00% 10.00% 

Cumulative Adj. 23.17% 80.77% 40.32% -18.20% 15.69% 63.10% 59.49% 58.33% 

 

                

Indicated Value $39,346 $39,904 $41,657 $37,187 $50,322 $34,058 $36,348 $42,750 
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Based on the analysis set out above, the comparables illustrate adjusted unit values between $34,058 per 

unit and $50,322 per unit.  The mean and median of the value indications is $40,197 per unit and 

$39,625 per unit respectively.  Based on this data, I have concluded to a value for the subject’s High 

Density Residential Land as though it were graded super-pads, as of November 25, 2017 of $40,000 per 

unit on average.  

 

The values derived above are based on a graded super-pad with all of the backbone infrastructure 

complete.  However, as noted in the analysis of the subject’s single-family residential land, the subject 

sites will be sold in their current condition as raw land.  The difference is the cost of the backbone 

infrastructure which earlier in this report was reported to be $375,400 per acre.  Based on an average 

density of 17.11 DU/Ac. the indicated cost of the backbone infrastructure would be $21,940 per unit, 

which I have rounded to $22,000 per unit. Subtracting a $22,000 per unit cost of backbone infrastructure 

from a $40,000 per unit value results in an indicated “As-is” value for the subject’s High Density 

Residential land, as of November 25, 2017 of $18,000 per unit.  Multiplying this unit value to the 1,061 

High Density Residential units results in an aggregate retail value for the High Density Residential sites 

of $19,098,000, which will be rounded to $19,100,000.    

 

 

Aggregate Retail Value – High Density Residential Portion $19,100,000 
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RETAIL VALUE ANALYSIS –BUSINESS PARK LAND 

As noted previously, the subject project also has 141± acres of Business Park land.  This   To ascertain 

an appropriate value for this high density residential land, the Official Records of Washoe County were 

searched for recent sales of sites with this density.  All sales found were investigated, analyzed and 

compared to the subject.  The comparables set out on the following chart were considered to be most 

indicative of the data analyzed and of an appropriate retail value for these sites.  Generally, commercial 

land, such as business park sites are sold on a sale price per square foot basis, as opposed to a sale price 

per acre or sale price per square foot of building area basis.  As a result, the comparables will be 

compared with the subject on a sale price per square foot of land area basis.  The sales found involved 

sites that had all off-sites completed and so they will be analyzed as though the subject involved a super-

pad.  Then, the costs of the backbone infrastructure will be subtracted, to derive what a purchaser would 

be willing to pay for the subject in its current condition.
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COMPARABLE BUSINESS PARK LAND SALES CHART 

Sale No. Assessor’s Parcel Number 

Sale Date 

Doc. # 

Zoning 

Topography Sale Price Land Area 

Sale Price  

Per SF 

BPLS-1 040-972-36 & 40 

East side of Kietzke Lane at its southern 

terminus 

10-13-2015 

4522860 

SPD 

Level 

$2,417,630 3.36± AC. 

146,436± SF 

$16.51 

 

BPLS-2 027-412-38 

North side of Oddie Boulevard, 297.50± feet 

east of Sullivan Lane 

04-19-2016 

4580883 

MUD 

Level 

$725,000 2.20± ac. 

95,832± sf 

$7.57 

BPLS-3 028-310-02 

2050 Pyramid Way 

05-27-2016 

4593880 

C-2 

Level 

$1,475,000 

 

4.24± ac. 

184,651± sf 

$7.99 

BPLS-4 037-320-23 

West side of the access road to Northern 

Nevada Medical Center, 150± feet south of 

East Prater Way  

07-29-2016 

4615083 

TOD 

Level 

$1,125,000 3.93± ac. 

171,191± sf 

$6.57 

BPLS-5 Por. of 510-491-14 (Now 16) 

4988 Galleria Parkway 

10-03-2016 

4639026 

NUD 

Level 

$1,133,000 4.02± ac. 

175,000± sf 

$6.47 

BPLS-6 037-320-23 

West side of the access road to Northern 

Nevada Medical Center, 150± feet south of 

East Prater Way  

06-27-2017 

4718228 

 

TOD 

Level 

$1,370,000 3.93± ac. 

171,191± sf 

$8.00 

BPLE-7 037—320-08, 09 & 22 

6800 E. Prater Way, Sparks 

Escrow 

11-25-2017 

PO 

Level 

$6,950,000 16.32± ac. 

710,899± sf 

$9.78 
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COMPARABLE BUSINESS PARK LAND SALES MAP 

 

 

SUBJECT 

SALE BPLS-5 

SALE BPLS-2 

ESCROW BPLE-7 

CLS-5 

SALE BPLS-1 

SALES BPLS-3 

& BPS-6 

SALE BPLS-3 
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BUSINESS PARK LAND SALE PROFILES 

SALE BPLS-1 

 
A.P.N.s 040-972-36 & 40 Zoning SPD (Specific Plan District) 

Sale Price $2,417,630 Grantor McKenzie Capital Partners, LLC 

BFS Investors, LLC 

Sale Terms Cash to the seller Grantee JT Properties, LLC (45% Interest) 

GU-Property, LLC (55% Interest) 

Closing Date October 13, 2015 Document 4522860 

Parcel Size 3.36± acres (146,436± square feet) Price per SF $16.52 

Verification Seller, Costar, County Records By John S. Wright, MAI 

 

Comments: 
This comparable involves the sale of two non-contiguous parcels of land in the Mountainview Corporate Center in South 

Reno.  The primary parcel is a 3.03± acre irregular shaped site located between the southern terminus of Kietzke lane to the 

west and the I-580 Freeway to the east.  The sale site involves level topography and all utilities are immediately available to 

the site.  The second parcel is a long, narrow rectangle that contains 0.33± acres of land area and is improved with 20 parking 

spaces that are being used by the owners of the building at 5580 Kietzke Lane as it is immediately west of this parcel. There 

do not appear to be any earthquake hazards, floodplains, environmental conditions or other factors that would adversely 

impact the value or development potential of the site.  The sale property is located in an office park and the surrounding uses 

include professional and medical office buildings as well as a business hotel.  The property was reportedly purchased for 

development with two office buildings.  The sale included a covenant that restricts the total building size on the parcel to 

35,000 square feet of gross building area.  The first building to be constructed will be a 21,500± square foot medical office 

building on the eastern portion of the site, while the western portion of the site would be restricted to a 13,500± square foot 

building. This property was not marketed prior to the sale.  Subsequent to the sale, the site was divided into two parcels.  The 

eastern portion of the site contains 1.588± acres (69,188± square feet) and will be developed with the 21,500± square foot 

owner-occupied medical office building, while the eastern parcel, which contains 1.440± acres (62,711± square feet will be 

restricted to the 13,500± square foot building. 
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BUSINESS PARK LAND SALE PROFILE 

SALE BPLS-2 

 
A.P.N.s 027-412-38 Zoning MUD (Mixed-use Development) 

Sale Price $725,000 Grantor  Pin Ying Yan, Michael Ma & Pin Feng 

Terms of Sale Cash to the Seller Grantee Alpine haven Partners 

Sale Date April 19,2016 Document No. 4580883 

Parcel Size 2.20± acres (95,832± square feet) Price/SF $7.57 

Approvals None Water Rights None 

Confirmation John Pinjuv, Buyer’s agent, Costar & 

County Records 

By John S. Wright, MAI 

 
Remarks 

This comparable involves the April 2016 sale of a slightly irregular shaped site located in an older commercial and residential 

area of Sparks.  The sale site has 330± feet of frontage on Oddie Boulevard along its south property line, but it narrows to 

only 123 feet along its north property line.  Although the sale site has extensive frontage and exposure from Oddie 

Boulevard, the only access to the site is off of Sullivan Lane and across the two sites that separate the sale from Oddie 

Boulevard.  The southern, eastern and northern edges of the sale site are encumbered by easements that allow the sale site and 

the other two parcels to have circulation to and from Sullivan Lane.  The properties to the west of the sale site are improved 

with older retail buildings.  The site involves level topography and there do not appear to be any earthquake hazards, soils 

conditions, floodplains, environmental hazards or other factors which would adversely impact the value or development 

potential of the sale site. This property was listed for $750,000 for almost 15 months prior to the sale. 
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BUSINESS PARK LAND SALE PROFILE 

SALE BPLS-3 

 
A.P.N. 028-310-02 Zoning C-2 

Sale Price $1,475,000 Grantor  Wal-Mart Realty Co. 

Terms of Sale Cash to the Seller Grantee Sharon Lieberstein Trust 

Sale Date May 27, 2016 Document No. 4593880 

Parcel Size 4.24± acres (184,651± square feet) Price/SF $7.99 

Approvals None Water Rights None 

Confirmation Kelly Bland, Listing Agent, Costar 7 

County Records 

By John S. Wright, MAI 

 
Remarks 

This comparable involves the May 2016 sale of the former Wal-Mart site located on the east side of Pyramid Way, Just north 

of the Greenbrae Shopping Center in an established neighborhood in Sparks.  Pyramid Way is a 4-lane, two-way asphalt 

paved arterial roadway that is the primary street connecting I-80 with Spanish Springs Valley and Pyramid Lake.  The site 

involves level topography and there do not appear to be any earthquake hazards, soils conditions, floodplains, environmental 

hazards or other factors which would adversely impact the value or development potential of the sale site.  The former Wal-

Mart that had been on the site was demolished by the seller, several years prior to the site.  This property was son the market 

for approximately 15 months at an asking price of $2,195,000 prior to the sale.  
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BUSINESS PARK LAND SALE PROFILE 

SALE BPLS-4 

 
A.P.N.s 037-320-23 Zoning TOD (Transit Oriented Development) 

Sale Price $1,125,000 Grantor  John E. Taylor, Jr. Revocable Trust 

Terms of Sale Cash to the Seller Grantee RJM Ventures, LLC 

Sale Date July 29, 2016 Document No. 4615083 

Parcel Size 3.93± acres (171,191± square feet) Price/SF $6.57 

Approvals None Water Rights None 

Confirmation Ted Stoever, Listing Broker  

775-823-4665, Costar & County 

Records 

By John S. Wright 

 
Comments:  This comparable involves the sale of a long narrow parcel of land located on the west side of the access road 

from Prater Way to the Northern Nevada Medical center.  The site has near level topography and all utilities are available to 

the site.  There do not appear to be any earthquake hazards, floodplains, environmental conditions or other factors that would 

adversely impact the value or development potential of the sites.  The property sold to a potential medical user. After being 

marketed for approximately 5 years. 
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BUSINESS PARK LAND SALE PROFILE 

SALE BPLS-5 

 
A.P.N. Por. of 510-491-14 (now 16) Zoning NUD (New Urban Development) 

Sale Price $1,133,000 Grantor Deerwood bank 

Terms of Sale Cash to the Seller Grantee E. Bryant Ventures, Inc. 

Sale Date October 3, 2016 Document No. 4639026 

Parcel Size 4.02± acres (175,000± square feet) Price/SF $6.47 

Approvals None Water Rights None 

Verification Skylo Dangler, Buyer’s broker, 

Costar & County Records 

By John S. Wright, MAI 

 

Remarks 

This comparable involves the October 2016 sale of the eastern 4.02± acres of a 7.122± acre site located in a commercial PUD 

that is on the southeast corner of Los Altos Parkway and Galleria Parkway in the southern portion of the Spanish Springs 

Valley area of northern Sparks.  The intersection of Los Altos Parkway and Galleria Parkway is controlled by a traffic signal.  

The sale sit has level topography and immediate access to all public utilities.  Access is via easements that connect to both of 

the adjoining roadways.   There do not appear to be any earthquake hazards, soils conditions, floodplains, environmental 

hazards or other factors which would adversely impact the value or development potential of the sale site.  This property was 

purchased for development with a self-storage facility.  The sale was negotiated as a 4± acre site with a sale price of $6.50 

per square foot.  Once the Parcel map was completed, the site turned out to be 4.02± acres, but there was no adjustment in the 

sale price.  The entire 7.122± acre site had been on the market for almost 7 years at an asking price of $2,352,000 ($7.58/sf) 

prior to the sale.  
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BUSINESS PARK LAND SALE PROFILE 

SALE BPLS-6 

 
A.P.N.s 037-320-23 Zoning TOD (Transit Oriented Development) 

Sale Price $1,370,000 Grantor  RJM Ventures, LLC 

Terms of Sale Cash to the Seller Grantee Sparks Family Hospital, Inc. 

Sale Date July 29, 2016 Document No. 4615083 

Parcel Size 3.93± acres (171,191± square feet) Price/SF $8.00 

Approvals None Water Rights None 

Confirmation Confidential, Costar & County 

Records 

By John S. Wright 

 
Comments:  This comparable involves the sale of a long narrow parcel of land located on the west side of the access road 

from Prater Way to the Northern Nevada Medical center.  The site has near level topography and all utilities are available to 

the site.  There do not appear to be any earthquake hazards, floodplains, environmental conditions or other factors that would 

adversely impact the value or development potential of the sites.  The property sold to the hospital, who owns the adjoining 

parcel.  This was a direct sale and was not marketed.  The seller had purchased the property on July 29, 2016 for $1,125,000, 

or $6.57 per square foot of land area. 
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BUSINESS PARK LAND ESCROW PROFILE 

ESCROW BPLE-7 

 
A.P.N.s 037-320-08, 09 & 22 Zoning PO (Professional Office) 

Asking Price $6,950,000 Owner Keller Family Trust 

Terms of Sale Cash to the Seller Buyer Not disclosed 

Sale Date Current escrow Document No. N/A 

Parcel Size 16.32± acres (710,899± square feet) Price/SF $9.78 

Approvals None Water Rights None 

Confirmation Jason Evanchak, Costar & County 

Records 

By John S. Wright 

 
Comments:  This comparable involves the current escrow of three adjoining parcels located on the south side of E. Prater 

way, just west of Northern Nevada Medical Center in eastern Sparks.  The sale site is improved with 5 older residences and a 

triplex, but these improvements are felt to have reached the end of their economic life and the property is being offered as a 

land listing.  The site has near level topography and all utilities are available to the site.  There do not appear to be any 

earthquake hazards, floodplains, environmental conditions or other factors that would adversely impact the value or 

development potential of the sites.  This property has been on the market for 155 days.  Reportedly the property is in escrow 

near its asking price. 
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BUSINESS PARK LAND SALES DISCUSSION, COMPARISON AND CONCLUSION 

The seven comparables set forth on the preceding chart involve six consummated sales and one current 

escrow.  The sales occurred between October 2015 and June 2017, as compared with the November 25, 

2017 effective date of valuation of this report.  The comparables range in size from 2.20± acres to 

16.32± acres of land area, as compared with subject property’s 141± acres of business park land area.  

The comparables illustrate selling prices prior to any adjustment ranging from $6.47 per square foot to 

$16.51 per square foot of land area  

 

In analyzing the sales, consideration was given to qualitative as well as quantitative analyses.  In 

analyzing the comparables, there was sufficient data to consider quantitative adjustments for property 

rights conveyed, conditions of sale, financing terms and market conditions.  As a result, quantitative 

adjustments have been made for these items.  For other areas of comparison, qualitative adjustments 

have been made.  These qualitative adjustments have also been made using percentages.  However, the 

scope of the adjustment has been based on the undersigned’s experience and through interviews with 

market participants, and not through paired sales analyses or other similar quantitative techniques.  Set 

out following is a discussion of the adjustments made to each of the sales.  

 

Quantitative Adjustments 

Property Rights Conveyed 

Of the comparables involved the transfer of fee ownership, or the offer to sell fee ownership.  As a 

result, no adjustments will be made to any of the comparables for property rights conveyed.  

 

Financing 

All of the comparables involved cash equivalent transactions.  As a result, no adjustment for financing is 

warranted. 

 

Conditions of Sale 

All of the comparables appear to have involved arms-length transactions between willing buyers and 

willing sellers. As a result, no adjustments have been made to any of the consummated sales for this 

factor.  However, in the case of Escrow BPLE-7, the price reported is the list price.  Reportedly the 

property is in escrow for near its asking price, but most likely below its asking price.  Based on this 
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information, I have made a 10% downward adjustment to this comparable, because it is an asking price 

as opposed to a consummated sale.  

 

Market Conditions 

The comparable sales occurred over the last 25 months.  To ascertain if any adjustment for changing 

market conditions is warranted, I interviewed a number of realtors active in the market.  They indicated 

that when Tesla announced that Reno-Sparks had won the Tesla factory, there was a definite increase in 

interest in vacant land.  Since then, demand appears to have softened, due to increasing construction 

costs, brought about by demand for construction workers to build the Giga-factory as well as all of the 

demand to build apartment projects.  The increase in construction costs appears to have held land values 

stable.   

 

On the other hand, comparing Sales BPLS-4 and BPLS-6, as well as Escrow BPLE-7 indicates some 

increases may be occurring in the market.  Sale BPLS-4 and BPLS-6 indicate a 21.78% increase over 11 

months, or an increase of 1.98% per month.  These sales are the same property and the property was in 

similar condition in both sales.  However, Sale BPLS-6 was a sale to the adjoining hospital and they 

may have been willing to pay more for the property than a typical buyer.  Reportedly Escrow BPLE-7 is 

in escrow near its asking price.  This property is much larger, but once again, it will probably indicate an 

increase in value.  However, it is possible that the buyer of this property is also the hospital and so this 

transaction may reflect some plottage value.  Until it closes escrow I will not know.  

 

Overall, based on the available data, I have made a 1.00% per month upward adjustment to the 

comparables to reflect changing market conditions, beginning with in July 2016 and continuing through 

the effective date of valuation. 

 

Finish Level 

The subject is being valued assuming it involves a rough graded site with backbone infrastructure 

installed.    In this regard, the subject is like Sales BPLS-1 and BPLS-3.  Although all of the 

comparables have level topography, they are considered to be inferior to the subject in this regard and so 

I have made a slight upward adjustment to Sales BPS-2 and BPLS-4 through BPLE-7 for this factor. 
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Qualitative Adjustments 

In addition to the adjustment set out above, other adjustments are warranted to the comparables.  The 

size of the adjustments cannot be quantified from the market.  The adjustments made will be 

summarized on an adjustment grid set forth at the end of the discussion.  Although it is my opinion that 

there is insufficient data to extract quantified adjustments for these other factors, banks generally require 

that these additional adjustments in a quantitative format.  As a result, the adjustments have been 

quantified based on my best judgment.  However, the reader should not imply a greater degree of 

accuracy or precision into the adjustments than can be extracted from the market. 

 

Location 

The comparables differ with regard to location.   Set out following is summary of the location of each 

comparable in comparison with the subject, with the subject rated as a “5”. 

  

Comparable 

No. 

Location Notes Rating Indicated 

Adjustment 

BPLS-1 Kietzke Lane and I-580, new business park 8 -30% 

BPLS-2 Arterial frontage and access, but older neighborhood 5 + 0% 

BPLS-3 Arterial frontage and access, but older neighborhood 5 + 0% 

BPLS-4 Driveway access off of a main road, but adjacent to hospital 5 + 0% 

BPLS-5 Paved easement behind buildings on an arterial 4 +10% 

BPLS-6 Driveway access off of a main road, but adjacent to hospital 5 + 0% 

BPLS-7 Secondary arterial frontage, adjacent to hospital 5 + 0% 

 

Property Size 

The data does not indicate that any adjustment for size would be warranted, as larger sites can be 

developed with more intensive improvements than smaller sites. 

  

Access/Exposure 

The subject will have adequate access and exposure.  However, because the subject is not actually 

located on a primary arterial, the subject has secondary exposure.  All of the comparables have adequate 

access.  Sales BPLS-1 through BPLS-3 all have exposure on a primary arterial and so they are felt to 

have better exposure than the subject.  In the case of Sale BPLS-1, this exposure is on I-580 and so I 

have made a larger adjustment for this factor.  Sales BPLS-4 through BPLS-6 are all located back from 
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the access road and so they are felt to have inferior exposure.  Escrow BPE-7 is felt to have similar 

exposure as the subject. 

  

Utilities 

All of the comparables have immediate access to utilities and therefore, no adjustments for this factor 

are warranted to any of the comparables. 

 

Topography 

All of the comparables essentially have level topography and so no adjustments for this factor are 

warranted.  

 

Corner 

The available data does not support any adjustment for a corner location and so no adjustment for this 

factor will be made.  

 

Zoning/Highest and Best Use 

All of the comparables are felt to have similar zoning as the subject and all could be developed with 

similar uses as the subject.  Therefore, no adjustments for this factor is required to the sales for this 

factor.   

 

Other 

No other adjustments are felt to be warranted to any of the comparables. 

 

The chart set out on the following page summarizes the adjustments made to the sales. 
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Comparable No. BPLS-1 BPLS-2 BPLS-3 BPLS-4 BPLS-5 BPLS-6 BPLE-7 

APN 

040-972-36 & 

40 027-412-38 028-310-02 037-320-23 

Por. 510-491-

14 037-320-23 

037-320-08, 09 

& 22 

Sale Date 10/13/2015 4/19/2016 5/27/2016 7/29/2016 10/3/2016 6/27/2017 Escrow 

Sale Price $2,417,630 $725,000 $1,475,000 $1,125,000 $1,133,000 $1,370,000 $6,950,000 

Land Area (± sf) 146,436 95,832 184,651 171,191 175,000 171,191 710,899 

Price/Square Foot $16.51 $7.57 $7.99 $6.57 $6.47 $8.00 $9.78 

 

              

Zoning SPD MUD C-2 TOD I  TOD PO 

Finish Level Level Level Level Level Gently Level Level 

Utilities To site To site To site To site To site To site To site 

Access Paved Road Paved Road Paved Road Paved Road 

Paved 

Easement Paved Road Paved Road 

 

              

Property Rights 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Terms of Sale 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Conditions of Sale 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% -10.00% 

Market Conditions 17.00% 17.00% 17.00% 17.00% 13.00% 5.00% 0.00% 

Finish Level 0.00% 5.00% 0.00% 5.00% 5.00% 5.00% 5.00% 

  Indicated 

Adjustment 17.00% 22.00% 17.00% 22.00% 18.00% 10.00% -5.00% 

Adjusted Value $19.32 $9.23 $9.35 $8.02 $7.64 $8.80 $9.29 

 

              

 

              

 

              

Location -25.00% 0.00% 0.00% 0.00% 10.00% 0.00% 0.00% 

Property Size 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Access/Exposure -20.00% -10.00% -10.00% 10.00% 10.00% 10.00% 0.00% 

Utilities 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Topography 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Corner 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Zoning / H & B Use 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Other 0.00% 10.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Cumulative Adj. -45.00% 0.00% -10.00% 10.00% 20.00% 10.00% 0.00% 

 

              

Indicated Value $10.62 $9.23 $8.41 $8.82 $9.17 $9.68 $9.29 
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Based on the analysis set out above, the comparables illustrate adjusted unit values for the subject 

between $8.41 per square foot and $10.62 per square foot. The mean and median of the adjusted value 

indications are $9.32 per square foot and $9.23 per square foot, respectively.   

 

Based on the sales data, the comparables would appear to support a value for the subject of $9.30 per 

square foot.  Applying an $9.30 per square foot unit value, to the subject’s 6,141,960± square feet of 

land area, results in an indicated aggregate retail value for the business park portion of the subject, as a 

graded super pad, as of November 25, 2016 of $57,120,228, which will be rounded to $57,120,000. 

 

As noted previously, the owners of the subject property will be selling the Business Park land in its 

current “raw” state and the buyer will install the backbone infrastructure.  This infrastructure is projected 

at $375,400 per acre.  Applying this to the 141 acres of land in the Business park results in an indicated 

value for the backbone infrastructure of $52,931,529, and an indicated net value for the Business Park 

Land, in its current condition, as of November 25, 2017 of $4,188,470, which will be rounded to 

$4,190,000.  

 

Aggregate Retail Value – Business Park portion $4,190,000 

 

 

RETAIL VALUE ANALYSIS –MIXED-USE COMMERCIAL LAND 

As noted previously, the subject project also has 33± acres of Mixed-Use Commercial land.  To 

ascertain an appropriate value for the portions of the subject with this land use, the Official Records of 

Washoe County were searched for recent sales of sites that could be developed with similar uses.  All 

sales found were investigated, analyzed and compared to the subject.  The comparables set out on the 

following chart were considered to be most indicative of the data analyzed and of an appropriate retail 

value for these sites.  Generally, commercial land is sold on a sale price per square foot of land area 

basis.  As a result, the comparables will be compared with the subject on a sale price per square foot of 

land area basis.  The sales found involved sites that had all off-sites completed and so they will be 

analyzed as though the subject involved a super-pad.  Then, the costs of the backbone infrastructure will 

be subtracted, to derive what a purchaser would be willing to pay for the subject in its current condition.
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COMPARABLE MIXED-USE COMMERCIAL LAND SALES CHART 

Sale No. Assessor’s Parcel Number 

Sale Date 

Doc. # 

Zoning 

Topography Sale Price Land Area 

Sale Price  

Per SF 

MULS-1 028-310-02 

2050 Pyramid Way 

05-27-2016 

4593880 

C-2 

Level 

$1,475,000 

 

4.24± ac. 

184,651± sf 

$7.99 

MULS-2 160-040-19 (now 27, 28, 29 & 30) 

Southeast corner of I-580 and South 

Meadows Parkway 

 

07-20-2016 

4611739 

PUD 

Level 

$4,629,000 5.313± ac. 

231,304± sf 

$20.01 

MULS-3 163-061-06 

South Meadows Promenade 

Northwest corner of South Meadows 

Parkway and Double R Boulevard 

08-30-2016 

4627178 

PUD 

Level 

$5,921,500 

 

9.25± ac. 

402,930± sf 

$14.70 

MULS-4 040-90-24 

Rancharrah Parcel 2 

Southwest corner of Kietzke Lane and the 

proposed entrance to Rancharrah  

11-01-2016 

4649074 

PUD 

Level 

$3,847,219 3.84± ac. 

167,270± sf 

$23.00 

MULS-5 534-091-06 & 07 

Southeast corner of Pyramid Highway and 

La Posada Drive 

11-07-2016 

4650641 

NC 

Level 

$2,350,000 9.58± ac. 

417,305± sf 

$5.63 

MULS-6 037-293-10 & 11 

Southeast corner of Vista Boulevard and 

Brierley Way 

08-08-2017 

4732535 

NUD 

Level/gently 

sloping 

$1,750,000 3.678± ac. 

160,217± sf 

$10.92 

MULS-7 026-182-68, 69 & 70 

North McCarran Crossing 

Northeast corner of Northtowne Lane and 

Lund Lane 

09-29-2017 

4750053 

AC 

Level/mod. 

sloping 

$3,150,000 6.02± ac. 

262,231± sf 

$12.01 
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COMPARABLE MIXED-USE LAND SALES MAP 

 

 

SUBJECT 

SALE MULS-5 

SALE MULS-2 

SALE MULS-6 

 

SALE MULS-1 

SALE MULS-3 
SALE MULS-4 

SALE MULS-7 
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MIXED-USE LAND SALE PROFILES 

SALE MULS-1 

 
A.P.N. 028-310-02 Zoning C-2 

Sale Price $1,475,000 Grantor  Wal-Mart Realty Co. 

Terms of Sale Cash to the Seller Grantee Sharon Lieberstein Trust 

Sale Date May 27, 2016 Document No. 4593880 

Parcel Size 4.24± acres (184,651± square feet) Price/SF $7.99 

Approvals None Water Rights None 

Confirmation Kelly Bland, Listing Agent, Costar 7 

County Records 

By John S. Wright, MAI 

 
Remarks 

This comparable involves the May 2016 sale of the former Wal-Mart site located on the east side of Pyramid Way, Just north 

of the Greenbrae Shopping Center in an established neighborhood in Sparks.  Pyramid Way is a 4-lane, two-way asphalt 

paved arterial roadway that is the primary street connecting I-80 with Spanish Springs Valley and Pyramid Lake.  The site 

involves level topography and there do not appear to be any earthquake hazards, soils conditions, floodplains, environmental 

hazards or other factors which would adversely impact the value or development potential of the sale site.  The former Wal-

Mart that had been on the site was demolished by the seller, several years prior to the site.  This property was son the market 

for approximately 15 months at an asking price of $2,195,000 prior to the sale.  
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MIXED USE LAND SALE PROFILE 

SALE MULS-2 

 
A.P.N.s 160-040-19 (NOW 27, 28, 29 & 30) Zoning PUD (Planned Unit Development) 

Sale Price $4,629,000 Grantor  Nevada Pacific Development Corp. 

Terms of Sale Cash to the Seller Grantee NV Hospitality, LLC 

Sale Date July 20, 2016 Document No. 4611739 

Parcel Size 5.313± acres (231,304± square feet) Price/SF $20.01 

Approvals None Water Rights None 

Confirmation Ken Stark, Listing agent, Costar & 

County Records 

By John S. Wright, MAI 

 
Remarks 

This comparable involves the July 2016 sale of a vaguely rectangular shaped site located on the east side of the north-bound 

off-ramp to the I-580 freeway at the South Meadows Interchange in southeast Reno.  The intersection is signalized and the 

sale site has right-in, right-out access from South Meadows Parkway.  However, west-bound traffic on S. Meadows Parkway 

can turn onto a driveway at Gateway Drive and will be able to access the property. The site involves level topography and 

there do not appear to be any earthquake hazards, soils conditions, floodplains, environmental hazards or other factors which 

would adversely impact the value or development potential of the sale site. This property was purchased for development 

with a service station a fast-food restaurant and a hotel. 
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MIXED USE LAND SALE PROFILE 

SALE MULS-3 

 
A.P.N. 163-061-06 Zoning PUD (Planned Unit Development) 

Sale Price $5,921,500 Grantor  Nevada Pacific Development Corp. 

Terms of Sale Cash to the Seller Grantee South Meadows Promenade, LLC 

Sale Date August 30, 2016 Document No. 4627178 

Parcel Size 9.25± acres (402,930± square feet) Price/SF $14.70 

Approvals None Water Rights None 

Confirmation Ken Stark, Listing Agent, Costar & 

County Records 

By John S. Wright, MAI 

 
Remarks 

This comparable involves the August 2016 sale of the neighborhood shopping center site located on the north side of South 

Meadows Parkway between Gateway Drive to the west and Double R Boulevard to the east.  Both intersections with South 

Meadows Parkway are signalized.  The sale site has near level topography, but it did require some fill to separate the 

buildings from a high ground water table.  Additionally, the buyer had to complete some significant work on a drainage ditch 

on the east side of the property.  The original price that was negotiated was $18.00 per square foot, but because of the cost of 

the fill and the ditch work, the price was reduced to $14.70 per square foot.  The site involves level topography and there do 

not appear to be any earthquake hazards, floodplains, environmental hazards or other factors which would adversely impact 

the value or development potential of the sale site.  This property was not on the market when an unsolicited offer was 

received.  The buyers are long-time Reno area builders/developers.  This property is being developed with a 78,000± square 

foot shopping center anchored by a Sprouts Farmers Market. 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 232 

 

JSW A 

MIXED USE LAND SALE PROFILE 

SALE MULS-4 

 
A.P.N.s 040-900-24 Zoning PUD (Planned Unit Development) 

Sale Price $3,847,219 Grantor  Rh Land Holdings Mck, LLC 

Terms of Sale Cash to the Seller Grantee Cs Kinross Lake Parkway, LLC 

Sale Date November 1, 2016 Document No. 4649074 

Parcel Size 3.84± acres (167,270± square feet) Price/SF $23.00 

Approvals None Water Rights None 

Confirmation Ken Stark, Listing Broker, Costar & 

County Records 

By John S. Wright 

 
Comments:  This comparable involves the sale of the rectangular parcel of land located on the west side of Kietzke Lane and 

the primary access into Rancharrah, a new upscale master-planned community in southwest Reno.  The sale site has level 

topography and all utilities are available to the site.  There do not appear to be any earthquake hazards, floodplains, 

environmental conditions or other factors that would adversely impact the value or development potential of the sites.  The 

property sold for development with a 20,000± square foot office building, that will be 50% occupied by an owner-occupant 

(Charles Schwab) and 50% by another user.  This property was marketed by the owner prior to the sale.  
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MIXED USE LAND SALE PROFILE 

SALE MULS-5 

 
A.P.N. 534-091-06 & 07 Zoning NC (Neighborhood Commercial) 

Sale Price $2,350,000 Grantor Pyramid Urban Achievers 

Terms of Sale Cash to the Seller Grantee William A. & Lavon Manke 

Sale Date November 7, 2016 Document No. 4350341 

Parcel Size 8.58± acres (417,305± square feet) Price/SF $5.63 

Approvals None Water Rights None 

Verification Paddy Egan, Costar & County 

Records 

By John S. Wright, MAI 

 

Remarks 

This comparable involves the November 2016 sale of two adjoining parcels on the southeast corner of Pyramid Highway and 

La Posada Drive in Spanish Springs Valley.  This property is in Washoe County, but the south boundary of the site is the 

Sparks city limits.  The sale site is the only property east of Pyramid Way and south of La Posada that is not in the Sparks 

city limits.  The intersection is signalized.  The property to the north is improved with a Chevron C-store and a neighborhood 

shopping center, while the northwest corner of the intersection is improved with a Walgreens and the southwest corner is 

improved with a 7-Eleven. There do not appear to be any earthquake hazards, soils conditions, floodplains, environmental 

hazards or other factors which would adversely impact the value or development potential of the sale site.  However, the 

southern 2.5± acres of the site are impacted by a 50’ wide drainage channel.  This reduces the usable land area to 

approximately 7.1 acres, or 309,000± square feet and increases the effective sale price to $7.61 per square foot.  The property 

had previously been a Little League baseball field.  The site has asphalt paved parking out front and the site has a backstop as 

well dugouts and fencing for the ball field.  The property was originally listed for $3,400,000 and had a full price cash offer 

from a U-Haul dealer.  However, they were delayed in completing their due diligence and the sellers had a balloon payment 

due on a note.  So, the price was reduced to $2,925,000 and the sellers accepted a $2,350,000 purchase price, because the 

price was all cash and the buyer could do a quick close of escrow.  This property was purchased for development with a 

commercial center and a self-storage facility.  
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MIXED USE LAND SALE PROFILE 

SALE MULS-6 

 
A.P.N.s 037-293-10 & 11 Zoning NUD (New Urban Development) 

Sale Price $1,750,000 Grantor  Evergreen I-80 & Vista, LLC 

Terms of Sale Cash to the Seller Grantee Woodsprings Suites Reno East Legends, 

LLC 

Sale Date August 8, 2017 Document No. 4732535 

Parcel Size 3.678± acres (160,217± square feet) Price/SF $10.92 

Approvals None Water Rights None 

Confirmation Confidential, Costar & County 

Records 

By John S. Wright 

 
Comments:  This comparable involves the sale of the two parcels located on the southeast corner of Vista Boulevard and 

Brierley way in eastern Sparks.  This property is located at what will be the primary entrance onto the Copper Canyon 

Master-planned community.  The sale included the abandonment of Salomon Court.  The intersection of Vista Boulevard and 

Brierley Way is signalized.  The sale site required significant grading, but all utilities were available to the site.  There do not 

appear to be any earthquake hazards, floodplains, environmental conditions or other factors that would adversely impact the 

value or development potential of the sites.  The buyer is planning to develop the site with a couple of hotels. 
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MIXED USE LAND SALE PROFILE 

SALE MULS-7 

 
A.P.N.s 026-182-68, 69 & 70 Zoning Ac (Arterial Commercial) 

Asking Price $3,150,000 Grantor North McCarran Crossing, LLC 

Terms of Sale Cash to the Seller Buyer Pacific Healthcare V, LLC 

Sale Date September 29, 2017 Document No. 4750053 

Parcel Size 6.02± acres (262,231± square feet) Price/SF $12.01 

Approvals None Water Rights None 

Confirmation Shawn Smith, selling agent, Costar & 

County Records 

By John S. Wright 

 
Comments:  This comparable involves the September 2017 sale of two adjoining parcels of land located south and east of 

the Northtowne community Shopping Center in northeast Reno.  Northtowne is located on the I-580 freeway interchange 

with N. McCarran Boulevard.  The sale site has no visibility from this interchange.  Northtowne is anchored by WinCo and it 

includes a Shell gas station as well as a Wendy’s.  There are a number of line shops in the center as well as free-standing 

pads.  The sale site has been rough graded and all utilities were available to the site.  There do not appear to be any 

earthquake hazards, floodplains, environmental conditions or other factors that would adversely impact the value or 

development potential of the sites.  The property was on the market for approximately 18 months before it sold for its full 

asking price. 

 

 
 

 



COPPER CANYON, SPARKS NEVADA BASED ON CURRENT HANDBOOK 

17-072A 237 

 

JSW A 

MIXED USE LAND SALES DISCUSSION, COMPARISON AND CONCLUSION 

The ten comparables set forth on the preceding chart all involve consummated sales.  The sales occurred 

between May 2016 and September 2017, as compared with the November 25, 2017 effective date of 

valuation of this report.  The comparables range in size from 3.678± acres to 9.58± acres of land area, as 

compared with subject’s 33± acres of Mixed use commercial land area.  The comparables illustrate 

selling prices prior to any adjustment ranging from $5.63 per square foot to $23.00 per square foot of 

land area  

 

In analyzing the sales, consideration was given to qualitative as well as quantitative analyses.  In 

analyzing the comparables, there was sufficient data to consider quantitative adjustments for property 

rights conveyed, conditions of sale, financing terms and market conditions.  As a result, quantitative 

adjustments have been made for these items.  For other areas of comparison, qualitative adjustments 

have been made.  These qualitative adjustments have also been made using percentages.  However, the 

scope of the adjustment has been based on the undersigned’s experience and through interviews with 

market participants, and not through paired sales analyses or other similar quantitative techniques.  Set 

out following is a discussion of the adjustments made to each of the sales.  

 

Quantitative Adjustments 

Property Rights Conveyed 

Of the comparables involved the transfer of fee ownership, or the offer to sell fee ownership.  As a 

result, no adjustments will be made to any of the comparables for property rights conveyed.  

 

Financing 

All of the comparables involved cash equivalent transactions.  As a result, no adjustment for financing is 

warranted. 

 

Conditions of Sale 

All of the comparables appear to have involved arms-length transactions between willing buyers and 

willing sellers.  However, Sale CLS-5 was a distressed transaction that appears to have sold at a discount 

of almost 45%.  As a result, I have made a 45% upward adjustment to this comparable for this factor.  

No other adjustments for conditions of sale are warranted to any of the other comparables.  
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Market Conditions 

Using the same adjustment as derived in the analysis of the Business Park land sales analysis, I have 

made a 1% upward adjustment to the sales beginning in July 2016.  

 

Finish Level 

The subject is being valued in this portion of the analysis as though it were graded super pads.  In this 

regard, the subject is like the other comparables, except Sales MULS-5 and MULS-6.  In the case of 

Sale MULS-5, the property will require some demolition and so I have made a 5% adjustment.  In the 

case of Sale MULS-6, the costs of grading a site like this is generally in the range of $3,00 per square 

foot and so I have made an adjustment to this sale in this amount. All of the other properties are felt to 

be similar to the subject with regard to the finish level of the site and so no adjustments are felt to be 

warranted to this comparables for this factor. 

   

Qualitative Adjustments 

In addition to the adjustment set out above, other adjustments are warranted to the comparables.  The 

size of the adjustments cannot be quantified from the market.  The adjustments made will be 

summarized on an adjustment grid set forth at the end of the discussion.  Although it is my opinion that 

there is insufficient data to extract quantified adjustments for these other factors, banks generally require 

that these additional adjustments in a quantitative format.  As a result, the adjustments have been 

quantified based on my best judgment.  However, the reader should not imply a greater degree of 

accuracy or precision into the adjustments than can be extracted from the market. 

 

Location 

The comparables differ with regard to location.   Set out following is summary of the location of each 

comparable in comparison with the subject, with the subject rated as a “5”. 
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Comparable 

No. 

Location Notes Rating Indicated 

Adjustment 

MULS-1 Arterial frontage but older neighborhood 4 +10% 

MULS-2 I-580 and S. Meadows, entrance to a major business park 8 - 30% 

MULS-3 Corner of two Major arterials in a major business park 7 - 20% 

MULS-4 Main entrance to an upscale master planned community, arterial 

frontage 
8 - 30% 

MULS-5 Signalized intersection, but far from the urban core 5 + 0% 

MULS-6 Signalized intersection at the entrance to Copper Canyon 5 + 0% 

MULS-7 Secondary roadway, back from arterials 3 +20% 

 

Property Size 

The data does not indicate that any adjustment for size would be warranted, as larger sites can be 

developed with more intensive improvements than smaller sites. 

  

Access/Exposure 

The subject and the comparables have adequate access.  Because the subject is not actually located on a 

primary arterial, the subject has secondary exposure.  Sales MULS-2 through MULS-5 all have exposure 

on a primary arterial and so they are felt to have better exposure than the subject.    The other 

comparables are felt to have exposure that is more similar to that of the subject and so no other 

adjustments are warranted. 

  

Utilities 

All of the comparables have immediate access to utilities and therefore, no adjustments for this factor 

are warranted to any of the comparables. 

 

Topography 

All of the comparables, either were super pads, or I made adjustment to the sales in the “Finish Level” 

adjustments and so no adjustments for topography are warranted.  

 

Corner 

The comparables do not indicate any adjustment for corner location and so none will be made in this 

analysis  
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Zoning/Highest and Best Use 

All of the comparables are felt to have similar zoning as the subject and all could be developed with 

similar uses as the subject.  Therefore, no adjustment s for this factor is required to the sales for this 

factor.   

 

Other 

No other adjustments are felt to be warranted to any of the comparables. 

 

The chart set out on the following page summarizes the adjustments made to the sales. 
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Comparable No. MULS-1 MULS-2 MULS-3 MULS-4 MULS-5 MULS-6 MULS-7 

APN 028-310-02 160-040-19 163-061-06 040-900-24 534-091-06 & 07 037-293-10 & 11 026-182-68, 69 & 70 

Sale Date 5/27/2016 7/20/2016 8/30/2016 11/1/2016 11/7/2016 8/8/2017 9/29/2017 

Sale Price $1,475,000 $4,629,000 $5,921,500 $3,847,219 $2,350,000 $1,750,000 $3,150,000 

Land Area (± sf) 184,651 213,304 402,930 167,270 309,000 160,217 262,231 

Price/Square Foot $7.99 $21.70 $14.70 $23.00 $7.61 $10.92 $12.01 

 

              

Zoning C-2 PUD CC PUD NC NUD AC 

Finish Level Level Leveled site Fill/Ditch Level Level Level/sloping Level 

Utilities To site To site To site To site To site To site To site 

Access Paved Road Paved Road Paved Road Paved Road Paved Road Paved Road Paved Road 

 

              

Property Rights 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Terms of Sale 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Conditions of Sale 0.00% 0.00% 0.00% 0.00% 45.00% 0.00% 0.00% 

Market Conditions 17.00% 16.00% 15.00% 12.00% 12.00% 3.00% 2.00% 

Finish Level 0.00% 0.00% 22.46% 0.00% 5.00% 27.47% 0.00% 

  Indicated Adjustment 17.00% 16.00% 37.46% 12.00% 62.00% 30.47% 2.00% 

Adjusted Value $9.35 $25.17 $20.20 $25.76 $12.32 $14.25 $12.25 

 

              

 

              

 

              

Location 10.00% -30.00% -20.00% -30.00% 0.00% 0.00% 20.00% 

Property Size 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Access/Exposure 0.00% -10.00% -10.00% -10.00% 0.00% 0.00% 0.00% 

Utilities 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Topography 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Corner 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Zoning / H & B Use 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Other 0.00% 0.00% 0.00% 0.00% 20.00% 0.00% 0.00% 

Cumulative Adj. 10.00% -40.00% -30.00% -40.00% 20.00% 0.00% 20.00% 

 

              

Indicated Value $10.28 $15.10 $14.14 $15.46 $14.78 $14.25 $14.70 
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Based on the analysis set out above, the comparables illustrate adjusted unit values for the subject’s 

mixed use commercial land between $10.28 per square foot and $15.46 per square foot. The mean and 

median of the adjusted value indications are $14.10 per square foot and $14.50 per square foot, 

respectively.  Sale MULS-1 indicates a much lower price than the other comparables.  If this comparable 

is ignored, the other comparables indicate a range of from $14.14 per square foot and $15.46 per square 

foot, with an average and a median of $14.74 per square foot.  Sale MULS-6, which is closest to the 

subject indicates an adjusted unit value of $14.25 per square foot.  

 

Based on the sales data, the comparables would appear to support a value for the subject of $14.25 per 

square foot.  Applying an $14.25 per square foot unit value, to the 330 acres (1,437,480± square feet) of 

land area in the subjects’ Mixed Use Commercial designation, results in an indicated aggregate retail 

value for this portion of the subject ownership as graded super pads, as of November 25, 2017 of 

$20,484,090, which will be rounded to $20,480,000. 

 

As noted previously, the owners of the subject property will be selling the Business Park land in its 

current “raw” state and the buyer will install the backbone infrastructure.  This infrastructure is projected 

at $375,400 per acre.  Applying this to the 33 acres of Mixed-use Commercial land results in an 

indicated value for the backbone infrastructure of $12,388,230, and an indicated net value for the 

Business Park Land, in its current condition, as of November 25, 2017 of $8,091,770, which will be 

rounded to $8,090,000.  

 

Aggregate Retail Value – Mixed Use Commercial portion $8,090,000 

 

HOTEL-CASINO SITE VALUATION 

As presently improved the subject has a 16-acre site that has approvals for a hotel-casino.  In assessing 

the demand for this use, I have considered the fact that there have been no hotel-casinos built in the 

Reno-Sparks area for over 20-years.  This is due to the proliferation of gaming throughout the United 

States.  The lack of demand is illustrated by the fact that Olympia Gaming that owned the hotel-casino 

site on the Sparks Marina in the Legends at Sparks Marina regional shopping center have chosen to 

construct hotels on these sites without gaming.  Overall based on the available data, I have concluded 
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that the hotel-casino site would be developed in a similar manner as the mixed-use commercial and so I 

have ascribed a similar value to this site, of $14.25 per square foot.    

 

Applying an $14.25 per square foot unit value, to the 16 acres (696,960± square feet) of land area in the 

subjects’ Hotel/Casino designation, results in an indicated aggregate retail value for this portion of the 

subject ownership as graded super pads, as of November 25, 2017 of $9,931,680, which will be rounded 

to $9,930,000.  

 

As noted previously, the owners of the subject property will be selling the subject’s land in its current 

“raw” state and the buyer will install the backbone infrastructure.  This infrastructure is projected at 

$375,400 per acre.  Applying this to the 16 acres on the Hotel-Casino site results in an indicated value 

for the backbone infrastructure of $6,006,415, and an indicated net value for the Hotel-Casino land, in 

its current condition, as of November 25, 2017 of $3,923,525, which will be rounded to $3,920,000. 

 

Aggregate Retail Value – Hotel/Casino portion $3,920,000 

OWNERSHIP VALUATION – INCOME APPROACH 

 

Aggregate of Retail Values 

In the previous portions of this repot, the various land use designations in the subject were analyzed, 

based on the assumption that the subject would be a graded super pad. Based upon the parameters set 

out previously, the following aggregate of retail value is projected for the subject. 

 

AGGREGATE RETAIL VALUES 

Village Development Density Per Unit Per Village  
 

Designation Potential     Value Retail Value 
 

      
 

Single Family Residential 1,048 6.5 DU/AC $33,500 $35,110,000 
 

High Density Residential 1,061 17.1 DU/AC $18,000 $19,100,000 
 

Business Park 141 acres 

  

$0.68/sf $  4,190,000 
 

Mixed Use Commercial 33 acres 

  

$5.63/sf $  8,090,000 
 

Village CC-1 16 acres     $5.62/sf $  3,920,000 
 

      
 

Grand Total - Entire Ownership 

    

$70,410,000 
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Absorption (Sales Activity) 

The next step in the analysis is to assess the timing in which the income would be received.  Toward that 

end, I have reviewed the current status of the subject.  On the effective date of valuation, the subject did 

have an approved Development Handbook.  Furthermore, the subject’s single family residential land has 

drafted tentative subdivision maps. As a result, the subject could start development immediately.  The 

PSA for the subject’s single-family residential land projected take-downs ever 18 months for 

Takedowns 1 through 4, Takedown 5 was delayed for 20 months, with Takedown 6 occurring 16 months 

later.   

 

Based on the market when this PSA was negotiated, the timeline appeared to be reasonable.  In late 2016 

and most of 2017, the primary difficulty was the lack of construction labor, primarily due to a lack of 

housing for this labor.  However, there are 3,762 units under construction and these units are starting to 

come on-line. As more of these units come on-line, the labor shortage should be somewhat relieved, 

which will allow developers to construct houses more quickly.  Historically, Lennar Homes were 

building several subdivisions at the same time in D’Andrea, immediately north of the subject.  Based on 

the size of the take-downs projected in the PSA, it is the undersigned’s expectation that the subject’s 

single-family residential land would be developed as follows: 

Subdivision 1: Takedown 1, 3 and 5 

Subdivision 2: Takedowns 2, 4 and 6 

Subdivision 3: Takedown 4 

 

 Under this scenario, I would expect a takedown ever year, which would result in a sell-out of the 

subject’s single-family residential land over 6 years.   

 

Historically, when the single-family residential master-planned communities in the Reno-Sparks area 

can support up to 8 subdivisions selling homes at the same time because of differences in product lines.  

Therefore, it is the undersigned’s opinion that the subject’s high density land could also be developed 

with three or more product lines at the same time as the subject’s single-family residential land.   

Therefore, I have projected absorption of the subject’s high density residential land in the same 

timeframe as the single-family residential land.  
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With regard to the commercial and business park land, which total 190 acres, I have considered the 

development of the South Meadows Business Park.  This 901± acre project began development in 1992 

and the first building was completed in 1993.  This was a build-to-suit, leaseback.  The last site in the 

business park sold in 2006, indicating a 15-year sell-out.  This equates to an absorption rate of 60± acres 

per year.  In the case of the 38.90± acre Mountainview Corporate Center, this project began 

development in 2002 and all of the land was absorbed by 2006, indicating an absorption rate of 

approximately 10-acres per year.   

 

Although there are scattered sites available throughout the Reno-Sparks area that could be developed 

with the types of uses found in a Business Park, there are no business parks currently actively marketing 

in the Reno- Sparks area.  Considering the subject’s proximity to the industrial areas of Sparks, as well 

as to TRIC, it is felt that the subject does have a good location.  Considering that the other potential sites 

for an industrial business park (North Valleys or Spanish Springs) would be much further from the urban 

center, I have concluded that the subject has a prime site for this type of use.  However, there is 

currently little demand for Business Park uses.  Based on the data contained in the Highest and Best Use 

Analysis, which projects stabilization of the office market in just under 5 years, I have projected a sale 

of the subject’s Business Park land in Year 4.  With regard to the Mixed-Use land, I have projected 

absorption of this portion of the subject ownership over years 2 through 6.  I can not prove this in the 

market, but as residential land is developed, there will be demand for support services.  With regard to 

the subject’s Hotel-Casino site, I have projected that this site would sell in Year 5.  This is based on my 

judgement and can not be proved in the market. 

    

Appreciation 

Based on the PSA, I have not projected any appreciation in this analysis.  

 

Development Costs 

In this analysis, I am valuing the subject under a business plan where the developer is selling land in its 

current condition.  Therefore, no allowance for development costs will be made in this analysis.  
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Holding and Carrying Costs 

In order to generate the income discussed previously, a developer of the subject property will incur a 

variety of expenses.  These expenses include holding costs, sales and marketing costs, as well as real 

estate taxes.  Set out following is a discussion of these items. 

 

Administrative Costs 

To ascertain an appropriate allowance for administrative expenses, I have held discussions with a 

number of land developers.  Because the subject owners will not be incurring any development, the costs 

should be relatively low.  I have projected these costs at $10,000 per month, or $120,000 per year.  

 

Marketing Costs 

In order to generate the sales, it will be necessary to incur marketing costs as well as closing costs.  

Based upon discussions with master planned community developers such as ArrowCreek, Wingfield 

Springs and D’Andrea, it is the undersigned’s opinion that a typical allowance for marketing costs and 

commissions would be 1.5%.  

 

Costs of Sales 

In order to generate the sales, closing costs would also be incurred.  To ascertain an appropriate 

allowance for closing costs, I interviewed representatives of several large title companies in the Reno-

Sparks area.  they indicated that closing costs generally range between .5% and 1% of the sales price.  

For a project such as the subject, a subdivision discount would be applied.  Considering the large size of 

the transactions, it was the opinion of the people interviewed that a typical allowance for closing costs 

would be .5%.   

 

Real Estate Taxes 

The actual taxes that will be owed against the subject project are unknown.  The current taxes owing 

against the subject ownership are $49,704 per year.  As a result, this will be the tax liability projection 

for Years 1 and 2, rounded to $50,000 per year.  I have increased taxes to $100,000 and $150,000 in 

years 3 and 4 as the land remaining in the subject inventory will be more valuable as the infrastructure is 

installed.  
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Miscellaneous 

In addition to the expenses set out above, some allowance must be made for miscellaneous expenses. 

Including engineering for parcel maps and other miscellaneous expenses.  These have been projected at 

.5% of the aggregate retail value. 

 

Discount Rate 

The final step in the Discounted Cash Flow Analysis is to project the discount rate.  The discount rate is 

defined as the annual percentage rate which reflects the competitive rate of return on an investment.  In 

other words, it is the rate of return that will attract capital to a particular type of investment.  To 

ascertain an appropriate discount rate for a project such as the subject, I interviewed a number of 

developers.  The developers interviewed included: 

 

 Mr. Brad Mamer, CFO, Wingfield Springs 

 Mr. Dean Menante, CFO, ArrowCreek 

 Mr. Robert West, White Creek Land and Development  

 Mr. Jim Zaccheo, CFO, Somersett  

 Mr. Kreg Rowe, Developer-Double Diamond Ranch 

 Mr. Allister Dunn, D’Andrea 

 Mr. Blake Smith, Somersett 

 

Based upon those interviewed, it was indicated that there are several different methods that can be 

utilized to derive the return to the developer.  These could include:  a discount rate loaded both for profit 

and the time value of money; a discount rate reflecting the time value of money with profit subtracted as 

an additional expense after discounting; or based upon an internal rate of return (IRR) requirement.  

Based upon the interviews, the following parameters were derived: 

 

Discounting Parameters 

All-inclusive discount rate 18% – 25% 

Discount rate plus profit 10% - 15% discount rate 

 8% - 10% profit 

Internal rate of return 17.5% - 25%  
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These rates are rates required by land developers that are undergoing a development scenario.  In 

the case of the subject, the owner will not be undergoing a development scenario and so a much 

lower discount rate would be indicated.   

 

To ascertain an appropriate discount rate, I have considered the imputed discount rates indicated 

by comparing Sale SLS-2 and the subject (8.61% per year) and Sale SLS-4 with the subject 

(6.97% per year).  In addition to this data, I have considered data gathered by RealtyRates.com in 

their investor survey for discount rates for land leases, as this is felt to be most similar to the 

marketing plan for the subject.  This information is set forth on the following chart. 

 

 

 

The data indicates discount rates between 4.93% and 18.61%, but with averages between 7.36% and 

9.75%.  For apartments, offices and retail, the discount rates range between 7.36% and 7.87%.  In 

assessing an appropriate discount rate for the subject’s projected cash flows, I have considered that the 

subject’s current approvals have significant land that is slated for non-residential uses.  Because of 

current vacancy rates for office and retail, coupled with the fact that the current handbook does not allow 

industrial uses, it is the undersigned’s opinion that the current development scenario carries above-

average risk.  On the other hand, northern Nevada has historically been heavily influenced by California, 

which historically experiences rates toward the lower end of the range.  Overall, based on this data, I 
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have concluded to a discount rate applicable to the subject’s net cash flows of between 8% and 9%.  

Based upon the parameters set forth above, the following Discounted Cash Flow Analysis was prepared.  
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COPPER CANYON MASTER PLANNED COMMUNITY 

      SPARKS, WASHOE COUNTY, NEVADA 

      

        AS-IS DISCOUNTED CASH FLOW MODEL 

      AS OF November 25, 2017 

                     

 

 

2018 2019 2020 2021 2022 2023 TOTALS 

Annual Periods 1 2 3 4 5 6   

Base Retail Values 

       Single Family Residential $3,410,000 $2,440,000 $4,842,500 $11,830,000 $6,000,000 $6,587,500 $35,110,000 

High Density Residential $3,183,333 $3,183,333 $3,183,333 $3,183,333 $3,183,333 $3,183,333 $19,100,000 

Business Park Land 

   

$4,190,000 

  

$4,190,000 

Mixed Use Land 

 

$1,618,000 $1,618,000 $1,618,000 $1,618,000 $1,618,000 $8,090,000 

Hotel/Casino Land         $3,920,000   $3,920,000 

Current Aggregate Retail Value $6,593,333 $7,241,333 $9,643,833 $20,821,333 $14,721,333 $11,388,833 $70,410,000 

        Expenses 

      

  

   Administration (1%) $120,000 $120,000 $120,000 $120,000 $120,000 $120,000 $720,000 

   Escrow Fees & Closing Costs $32,967 $36,207 $48,219 $104,107 $73,607 $56,944 $352,050 

   Marketing Costs (1.5%) $98,900 $108,620 $144,658 $312,320 $220,820 $170,833 $1,056,150 

   Real Estate Taxes $50,000 $50,000 $100,000 $150,000 $100,000 $50,000 $500,000 

   Miscellaneous $58,675 $58,675 $58,675 $58,675 $58,675 $58,675 $352,050 

        Total Expenses $360,542 $373,502 $471,552 $745,102 $573,102 $456,452 $2,980,250 

        Net Income $6,232,792 $6,867,832 $9,172,282 $20,076,232 $14,148,232 $10,932,382 $67,429,750 

        P.W. Discounted @ 8% $5,771,103 $5,888,059 $7,281,253 $14,756,630 $9,629,049 $6,889,255 $50,215,348 

        P.W. Discounted @ 9% $5,718,157 $5,780,517 $7,082,684 $14,222,509 $9,195,380 $6,518,622 $48,517,869 

        Indicated "As-Is" Market Value Range 

 

$50,215,348 $48,517,869 

    

        

        INDICATED AS-IS MARKET VALUE CONCLUSION 

    

$49,000,000 

 (INTERNAL RATE OF RETURN: 8.71%) 
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EXPOSURE AND MARKETING TIME ANALYSIS 

The Uniform Standards of Professional Appraisal Practice require that an appraiser address exposure 

and market times.  The exposure time is the time that would have been necessary to have exposed the 

property on the open market in order to consummate a sale as of the effective date of valuation.  

Marketing time is the anticipated time that it would take to sell the property if it were first exposed on 

the open market as of the effective date of valuation.  

 

To establish an indication of an appropriate exposure and marketing time for the subject property, I have 

considered the subject’s past history as well as the marketing history of the Butler Ranch, which is the 

only other large master-planned community that has recently sold in the subject Reno-Sparks area.  The 

Butler Ranch (also known as the Bella Vista Ranch) sold in June 2017 for $43,000,000.  The ranch 

contains 1,267.42± acres and it is bisected by the extension of Sparks Boulevard from Sparks to Geiger 

Grade, which will open in 2018.  The seller kept the rights to the condemnation proceeds from the 

roadway acquisition, which is still being contested.  This property was in escrow for over 1 year prior to 

the sale.  Prior to that it was marketed on and off for several years.  This property does not have the 

topographic issues of the subject, but it does have floodplain issues.  This sale did include 2,421± AFY 

of water rights, but these are from springs as well as from Steamboat Creek and they cannot be 

dedicated in exchange for water service from TMWA.  They can, however be used for return flow 

credits.  The buyers are planning to redesign the project to include approximately 4,500 residential units.  

Overall, this property experienced a marketing time of several years.  

 

In interviews with real estate agents, brokers and property owners in the northern Nevada area, they 

indicated that at the present time demand for vacant residentially zoned land is strong as there are 

numerous buyers looking to purchase land for development.   However, the subject is a difficult property 

to develop as it requires so much up-front development cost.  This is felt to make it a risky project for 

development and is felt to significantly reduce the number of potential purchasers.  Overall, based on the 

available data, I have concluded that based on the current approvals, an appropriate marketing time for 

the subject to have accomplished a sale of the subject on the effective date of valuation would have been 

1 to 2 years.  

 

EXPOSURE TIME CONCLUSION 1 - 2 YEARS 
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APPRAISER’S CERTIFICATION 

The undersigned does hereby certify that, to the best of my knowledge and belief: 

 

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

• The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions and are my personal, impartial, and unbiased professional analyses, 

opinions, conclusions. 

• I have no present or prospective interest in the property that is the subject of this report, and I 

have no personal interest with respect to the parties involved.  

• I have no bias with respect to any property that is the subject of this report or to the parties 

involved with this assignment.  

• My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

• My compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value that favors the cause of the client, the 

amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 

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

• The reported analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics & Standards of 

Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards 

of Professional Appraisal Practice. 

• I have made a personal inspection of the property that is the subject of this report. 

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

certification.  

• The appraisal was not based upon a requested minimum valuation, a specific valuation, or the 

approval of a loan. 

 • My state license has not been revoked, suspended, cancelled or restricted. 

 • I have provided no other service as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding acceptance of 

this assignment.   

• The use of this report is subject to the requirements of The Appraisal Institute relating to review 

by its duly authorized representatives. 

• As of the date of this report, John S. Wright has completed the continuing education program of 

the Appraisal Institute. 

 

Respectfully submitted, 

   

January 17, 2018 

John S. Wright, MAI 

Nevada Certified General 

License Number A.0000191-CG 

Expires: May 31, 2019 

 Date 
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ASSUMPTIONS AND LIMITING CONDITIONS 

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

herewith are contingent upon the following assumptions and limiting conditions: 

 

LIMITS OF LIABILITY: 

 

The liability of Janelle R. Wright is limited to the client only and to the fee actually received by the appraisal firm.  

There is no accountability, obligation, or liability to any third party.  If the appraisal report is disseminated to anyone 

other than the client, the client shall make such party or parties aware of all limiting conditions and assumptions affecting 

the appraisal assignment.  The appraiser is not in any way to be responsible for any costs incurred to discover or correct 

any physical, financial and/or legal deficiencies of any type present in the subject property. 

 

COPIES, PUBLICATION, DISTRIBUTION AND USE OF REPORT: 

 

Possession of this report or any copy thereof does not carry with it the right of publication, nor may it be used for any 

purpose or any function other than its intended use, as stated in the body of the report.  The appraisal fee represents 

compensation only for the analytical services provided by the appraiser.  The appraisal report remains the property of the 

appraiser, though it may be used by the client in accordance with these assumptions and limiting conditions. 

 

The By-Laws and Regulations of the Appraisal Institute require each Member to control the use and distribution of each 

appraisal report signed by such Member. Except as hereinafter provided, the client may distribute copies of this appraisal 

report in its entirety to such third parties as he may select.  However, selected portions of this appraisal report shall not 

be given to third parties without the prior written consent of the appraiser.  Neither all nor any part of this appraisal 

report shall be disseminated to the general public by use of advertising media, public relations media, news media, sales 

media, or any other media for public communication without the prior written consent of the appraisal firm. 

 

This appraisal is to be used only in its entirety and no part is to be used without the whole report.  All conclusions and 

opinions concerning the analysis as set forth in the report were prepared by the appraiser(s) whose signature(s) appears 

on the appraisal report, unless it is indicated that one or more of the appraisers was acting as “Review Appraiser.”  

No change of any item in the report shall be made by anyone other than the appraiser.  The appraiser shall bear no 

responsibility for any unauthorized changes. 

 

CONFIDENTIALITY: 

 

Except as provided for subsequently, the appraiser may not divulge the analyses, opinions or conclusions developed in 

the appraisal report, nor may he give a copy of the report to anyone other than the client or his designee as specified in 

writing.  However, this condition does not apply to any requests made by the Appraisal Institute or the State of Nevada 

for purposes of confidential ethics enforcement.  Also, this condition does not apply to any order or request issued by a 

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

 

The appraiser may be requested to submit copies of work to bona fide financial institutions in order to be approved to 

complete appraisal work for their institution.  When requested, the appraiser will contact the client to obtain release to 

disseminate copies of the report to requesting institutions.  Requests for dissemination will be controlled by the client; 

however, approval to disseminate the report will not be unreasonably withheld.  Any reports disseminated to requesting 

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

Additionally, any specific reference to the client will also be deleted. 

 

INFORMATION SUPPLIED BY OTHERS: 

 

Information (including projections of income and expenses) provided by informed local sources, such as government 

agencies, financial institutions, Realtors, buyers, sellers, property owners, bookkeepers, accountants, attorneys, and 

others is assumed to be true, correct and reliable.  No responsibility for the accuracy of such information is assumed by 

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

from affidavit or other sources thought reasonable.  In some instances, an impractical and uneconomic expenditure of 

time would be required in attempting to furnish absolutely unimpeachable verification.  The value conclusions set forth 

in the appraisal report are subject to the accuracy of said data.  It is suggested that the client consider independent 

verification as a prerequisite to any transaction involving a sale, a lease or any other commitment of funds with respect to 

the subject property. 

 

TESTIMONY, CONSULTATION, COMPLETION OF CONTRACT FOR APPRAISAL SERVICE: 

 

The contract for each appraisal, consultation or analytical service is fulfilled and the total fee is payable upon completion 

of the report.  The appraiser or anyone assisting in the preparation of the report will not be asked or required to give 

testimony in court or in any other hearing as a result of having prepared the appraisal, either in full or in part, except 

under separate and special arrangements at an additional fee.  If testimony or a deposition is required because of any 

subpoena, the client shall be responsible for any additional time, fees and charges, regardless of the issuing party.  

Neither the appraiser nor anyone assisting in the preparation of the report is required to engage in post appraisal 

consultation with the client or other third parties, except under a separate and special arrangement and at an additional 

fee. 

 

EXHIBITS AND PHYSICAL DESCRIPTIONS: 

 

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

property described in the report and that there is no encroachment or trespass unless noted otherwise within the report.  

No survey of the property has been made by the appraiser and no responsibility is assumed in connection with such 

matters.  Any maps, plats, or drawings reproduced and included in the report are there to assist the reader in visualizing 

the property and are not necessarily drawn to scale.  The reliability of the information contained on any such map or 

drawing is assumed accurate by the appraiser and is not guaranteed to be correct. 

 

TITLE, LEGAL DESCRIPTIONS, AND OTHER LEGAL MATTERS: 

 

No responsibility is assumed by the appraiser for matters legal in character or nature.  No opinion is rendered as to the 

status of title to any property.  The title is presumed to be good and merchantable.  The property is appraised as if free 

and clear, unless otherwise stated in the appraisal report.  The legal description, as furnished by the client, his designee or 

as derived by the appraiser, is assumed to be correct as reported.  The appraisal is not to be construed as giving advice 

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

 

ENGINEERING, STRUCTURAL, MECHANICAL, ARCHITECTURAL CONDITIONS: 

 

This appraisal should not be construed as a report on the physical items that are a part of any property described in the 

appraisal report.  Although the appraisal may contain information about these physical items (including their adequacy 

and/or condition), it should be clearly understood that this information is only to be used as a general guide for property 

valuation and not as a complete or detailed report on these physical items.  The appraiser is not a construction, 

engineering, or architectural expert, and any opinion given on these matters in this report should be considered tentative 

in nature and is subject to modification upon receipt of additional information from appropriate experts.  The client is 

advised to seek appropriate expert opinion before committing any funds to the property described in the appraisal report. 

 

Any statement in the appraisal regarding the observed condition of the foundation, roof, exterior walls, interior walls, 

floors, heating system, plumbing, insulation, electrical service, all mechanicals, and all matters relating to construction is 

based on a casual inspection only.  Unless otherwise noted in the appraisal report, no detailed inspection was made.  For 

instance, the appraiser is not an expert on heating systems and no attempt was made to inspect the interior of the furnace.  

The structures were not investigated for building code violations and it is assumed that all buildings meet the applicable 

building code requirements unless stated otherwise in the report. 

 

Such items as conditions behind walls, above ceilings, behind locked doors, under the floor, or under the ground are not 

exposed to casual view and, therefore, were not inspected, unless specifically so stated in the appraisal.  The existence of 

insulation, if any is mentioned, was discovered through conversations with others and/or circumstantial evidence.  Since 

it is not exposed to view, the accuracy of any statements regarding insulation cannot be guaranteed. 
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Because no detailed inspection was made, and because such knowledge goes beyond the scope of this appraisal, any 

comments on observed conditions given in this appraisal report should not be taken as a guarantee that a problem does or 

does not exist.  Specifically, no guarantee is given as to the adequacy or condition of the foundation, roof, exterior walls, 

interior walls, floors, heating systems, air conditioning systems, plumbing, electrical service, insulation, or any other 

detailed construction matters.  If any interested party is concerned about the existence, condition, or adequacy of any 

particular item, it is strongly suggested that a mechanical and/or structural inspection be made by a qualified and licensed 

contractor, a civil or structural engineer, an architect or other experts. 

 

This appraisal report is based on the assumption that there are no apparent or unapparent conditions on the property site 

or improvements, other than those stated in the report, which would materially alter the value of the subject.  No 

responsibility is assumed for any such conditions or for any expertise or engineering to discover them.  All mechanical 

components are assumed to be in operable condition and standard for the properties of the subject type.  Conditions of 

heating, cooling, ventilating, electrical and plumbing equipment are considered to be commensurate with the condition of 

the balance of the improvements unless otherwise stated.  No judgment is made in the appraisal as to the adequacy of 

insulation, the type of insulation, or the energy efficiency of the improvements or equipment which is assumed to be 

standard for the subject’s age, type and condition. 

 

AMERICANS WITH DISABILITIES ACT: 

 

The Americans with Disabilities Act became effective on January 26, 1992.  Unless otherwise noted in this report, I have 

not made a specific compliance survey or analysis of this property to determine whether or not it is conformance with the 

various detailed requirements of the ADA.  It is possible that a compliance survey of the property, together with a 

detailed analysis of the requirements of the ADA, would reveal that the property is not in compliance with one or more 

requirements of the Act.  If so, this fact could have a negative effect on the value of the property as derived in the 

attached report. Since I have no direct evidence relating to this issue, and since I am not an expert at identifying whether 

a property complies or does not comply with the ADA, unless otherwise stated in the report, I did not consider possible 

non-compliance with the requirements of ADA in estimating the value of the property.  Before committing funds to any 

property, it is strongly advised that appropriate experts be employed to ascertain whether the existing improvements, if 

any, comply with the ADA.  Should the improvements be found to not comply with the ADA, a reappraisal at an 

additional cost may be necessary to estimate the effects of such circumstances.  

 

TOXIC MATERIALS AND HAZARDS: 

 

Unless otherwise stated in the appraisal report, no attempt has been made to identify or report any toxic materials and/or 

conditions such as asbestos, urea-formaldehyde foam insulation, or soils or ground water contamination on any land or 

improvements described in the appraisal report.  Before committing funds to any property, it is strongly advised that 

appropriate experts be employed to inspect both land and improvements for the existence of such toxic materials and/or 

conditions.  If any toxic materials and/or conditions are present on the property, the value of the property may be 

adversely affected and a reappraisal at an additional cost may be necessary to estimate the effects of such circumstances. 

 

SOILS, SUB-SOILS AND POTENTIAL HAZARDS: 

 

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

property more or less valuable than reported in the appraisal.  No engineering or percolation tests were made and no 

liability is assumed for soil conditions.  Unless otherwise noted, sub-surface rights (minerals and oil) were not 

considered in making this appraisal.  Unless otherwise noted, the land and the soil in the area being appraised appeared 

to be firm, but no investigation has been made to determine whether or not any detrimental sub-soil conditions exist.  

The appraiser is not liable for any problems arising from soil conditions.  Therefore, it is strongly advised that, before 

any funds are committed to a property, the advice of appropriate experts be sought. 

 

If the appraiser has not been supplied with a termite inspection report, survey or occupancy permit, no responsibility is 

assumed and no representation is made for any costs associated with obtaining same or for any deficiencies discovered 

before or after they are obtained. 
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The appraiser assumes no responsibility for any costs or for any consequences arising from the need or lack of need for 

flood hazard insurance.  An Agent for the Federal Flood Insurance Program should be contacted to determine the actual 

need for flood hazard insurance. 

 

LEGALITY OF USE 

 

This appraisal report assumes that there is full compliance with all applicable federal, state and local environmental 

regulations and laws, unless non-compliance is stated, defined and considered in the appraisal report.  It is assumed that 

all applicable zoning and use regulations and restrictions have been complied with, unless a non-conformity has been 

stated, defined and considered in the appraisal report.  It is assumed that all required licenses, consents, or other 

legislative or administrative authority from any local, state or national government, private entity or organization have 

been or can be obtained or renewed for any use on which the value estimate contained in this report is based. 

 

COMPONENT VALUES 

 

If the total property value set forth in this report is distributed between land and improvements, this distribution applied 

only under the existing program of utilization as set forth in the appraisal.  The separate valuations for land and buildings 

must not be used in conjunction with any other appraisal and are invalid if so used. 

 

AUXILIARY AND RELATED STUDIES 

 

No environmental or impact studies, special market studies or analyses, special highest and best use studies or feasibility 

studies have been requested or made by the appraiser unless otherwise specified in an agreement for services and so 

stated in the appraisal report. 

 

DOLLAR VALUES AND PURCHASING POWER 

 

The estimated market value set forth in the appraisal report and any cost figures utilized are applicable only as of the date 

of valuation of the appraisal report.  All dollar amounts are based on the purchasing power and price of the dollar as of 

the date of value estimates. 

 

VALUE CHANGE, DYNAMIC MARKET, ALTERATION OF ESTIMATE BY APPRAISER 

 

All values shown in the appraisal report are projections based on analyses as of the date of valuation of the appraisal.  

These values may not be valid in other time periods or as conditions change.  Projected mathematical models set forth in 

the appraisal are based on estimates and assumptions which are inherently subject to uncertainty and variations related to 

exposure, time, promotional effort, terms, motivation, and other conditions.  Any future projections have been made 

based upon the data and information available as of the date when the report was prepared and is intended to reflect what 

the market at that point in time would project for the subject property into the future.  Therefore, the models do not 

necessary reflect what will actually be achieved but rather what the market projects would be achieved as of the date of 

the report.  Therefore, none of the values contained in this report should be considered as being reflective of any future 

value of the subject property.  The value estimates consider the productivity and relative attractiveness of a property only 

as of the date of valuation set forth in the report. 

 

In cases of appraisals involving the capitalization of income benefits, the estimate of market value, investment value or 

value in use is a reflection of such benefits and of the appraiser’s interpretation of income, yields and other factors 

derived from general and specific client and market information.  Such estimates are as of the date of valuation of the 

report.  They are subject to change as market conditions change. 

 

This appraisal is an estimate of value based on analysis of information known at the time the appraisal was made.  The 

appraiser does not assume any responsibility for incorrect analysis because of incorrect or incomplete information.  If 

new information of significance comes to light, the value given in this report is subject to change without notice.  The 

appraisal report itself and the value estimates set forth therein are subject to change if either the physical or legal entity 

or the terms of financing are different from what is set forth in the report. 
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EXCLUSIONS 

 

Furnishings, equipment, other personal property and value associated with a specific business operation are excluded 

from the value estimate set forth in the report unless otherwise indicated.  Only the real estate is included in the value 

estimates set forth in the report unless otherwise stated. 

 

PROPOSED IMPROVEMENTS, CONDITIONED VALUE 

 

It is assumed in the appraisal report that all proposed improvements and/or repairs, either on-site or off-site, are 

completed in a good and workmanlike manner in accord with plans, specifications or other information supplied to this 

appraiser and as set forth in the appraisal report.  In the case of proposed construction, the appraisal is subject to change 

upon inspection of the property after construction is completed.  The estimate of market value is as of the date specified 

in the report.  Unless otherwise stated, the assumption is made that all improvements and/or repairs have been completed 

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

 

MANAGEMENT OF PROPERTY 

 

It is assumed that the property which is the subject of the appraisal report will be under typically prudent and competent 

management which is neither inefficient nor superefficient. 

 

FEE FOR SERVICES 

 

The fee for any appraisal report, consultation, feasibility or other study is for services rendered and, unless otherwise 

stated in the service agreement, is not solely based upon the time spent on any assignment. 

 

CHANGES AND MODIFICATIONS 

 

The appraiser reserves the right to alter statements, analyses, conclusions, or any value estimates in the appraisal if any 

new factors pertinent to the appraisal process are discovered which were unknown when the appraisal report was 

prepared. 

 

The acceptance and/or use of the appraisal report by the client or any third party constitutes acceptance 

of the Assumptions and Limiting Conditions set forth in the preceding paragraphs.  The appraiser’s 

liability extends only to the specified client, not to subsequent parties or users.  The appraiser’s liability 

is limited to the amount of the fee received for the services rendered. 
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QUALIFICATIONS OF APPRAISER 

JOHN S. WRIGHT 

 
Professional Designation 

 MAI - Member of Appraisal Institute (MAI Member 9718) 1992 

 

State Licensing and Certification 

 Certified General Appraiser - State of Nevada 1991 

 License Number A.0000191-CG  

  (Certified through May 31, 2019) 

 

Formal Education 

 Lake Tahoe Community College, South Lake Tahoe, CA 1979 

 University of Illinois, Urbana 1979-1983 

  B. F. A., Theater Management: 

   Courses in Business Administration, Economics, Accounting 

   and Business Law; Graduated with Honors 

 

Appraisal Education and Technical Training 

 Appraisal Institute 

  Course 1A-1 “Real Estate Appraisal Principles” 

  Course 1A-2 “Basic Valuation Procedures” 

   University of San Diego, California 

  Course 1B-A, “Capitalization Theory, Part A” 

  Course 1B-B, “Capitalization Theory, Part B” 

   Arizona State University, Tempe 

  Course 2-1, “Case Studies in Real Estate Valuation” 

  Course 2-2, “Reporting Writing and Valuation Analysis” 

   University of Colorado 

  Course 2-3, “Standards of Professional Practice” 

   Sacramento, California 

  Course 330 “Apartment Appraisals” 

   Online Course 

  Course 400 “USPAP Update 2006” 

   Reno, NV 

  Course 520, “Highest and Best Use and Market Studies” 

   University of San Diego, California 

  Course 710, “Condemnation Appraising:  Basic Principles and Applications” 

   Sacramento, CA 

  Course 720, “Condemnation Appraising:  Advanced Topics and Applications” 

   Sacramento, CA 

  Course 430, Part C, “Standards of Professional Practice” 

   Reno, NV 

  Course 510, Advanced Income Capitalization 

   San Diego, CA 

  Course, Advanced Market Analysis and Highest and Best Use 

   Las Vegas, CA 

  Course Review Theory – General 

   Sacramento, CA 
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QUALIFICATIONS OF APPRAISER 

JOHN S. WRIGHT 

 
Selected Seminars  

 American Institute of Real Estate Appraisers 

  Appraising in a Regulated Environment 

  The Art of Appraising 

  The Electronic Spreadsheet in the Appraisal Office 

  Highest and Best Use 

 Appraisal Institute 

  National USPAP Update 

  Maximizing the Value of an Appraisal Practice 

  Environmental Risk and the Real Estate Appraisal Process 

  Understanding Limited Appraisals and Appraisal Reporting Options-General 

  Fair Lending and the Appraiser 

  Appraising Detrimental Conditions  

  Litigation Skills for the Appraiser 

  Case Studies in Limited Partnership and Common Tenancy Valuation 

  Introduction to GSI Applications for Real Estate Appraisal 

  Attacking and Defending an Appraisal in Litigation 

  The Essentials, Current Issues and Misconceptions in Appraising 

  What Commercial Clients would like an Appraiser to Know 

  Business Practices and Ethics 

 

 Society of Real Estate Appraisers 

  R-41C and the Appraiser 

  Nevada Appraisal Law and Licensing 

 

Occupational History 

 John S. Wright & Associates - Owner 11-2002 to Present 

 Nevada State Bank – Review Appraiser II – Vice President 2008 - 2010 

 Wright, Warren & Schiffmacher, LLC - Member 1997-2002 

 John S. Wright, MAI, Real Estate Appraiser 1994-1996 

  and Consultant, Owner 

 Johnson-Wright & Associates 1984-1994 

  Senior Appraiser 

 Hartford Ballet/Connecticut Opera 1983-1984 

  Production Stage Manager/Company Manager 

 National Ballet of Illinois 1976-1980 

  Production Stage Manager/Company Manager 

 

Offices Held 

 Appointment/Commission – State of Nevada  

 Commission of Appraisers of Real Estate 07/01/01 thru 10/31/2004 

  President 2002 to 2004 

 Reno-Carson Chapter Appraisal Institute: 

  Chapter Secretary 1993 

  Chapter Vice President 1994, 2009 & 2010 

  Chapter President 1995 & 2011 
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QUALIFICATIONS OF APPRAISER 

JOHN S. WRIGHT 

 
Qualified as an Expert Witness 

 U. S. Bankruptcy Court, Reno, Nevada 

 District Court, Washoe County, Nevada 

 

REPRESENTATIVE APPRAISAL CLIENTS 

Airport Authority of Washoe County Internal Revenue Service 

AMI Capital Key Bank 

Bailey & Dutton Nevada Community Redevelopment  Corp. 

Bank of America Nevada Security Bank 

Bank of New York Nevada State Bank 

Bank of the West Nevada State Department of Transportation 

City of Reno Northern Nevada Bank 

City of Sparks Prudential Huntoon Paige 

City of Yerington Regional Transportation Commission 

Comerica Bank Reno-Sparks Convention Authority 

Colonial Bank Shearson American Express 

Construction Lending Corp. of America Sierra Pacific Power Company 

Denver & Rio Grand Western Railroad Somersett Development Company 

Dept. of Housing & Urban Development (HUD) Specialty Financial Corporation 

Dermody Properties TRI Capital 

Federal Deposit Insurance Corporation U. S. Bank 

First Bank & Trust University of Nevada 

First Independent Bank Wade Development 

1st National Bank of Nevada  Washoe County 

GMAC Commercial Mortgage Washoe County Public Administrator 

Great Basin Bank of Nevada Washoe County School District 

Housing Capital Company Wells Fargo Bank 

 

 

 

TYPES OF PROPERTIES APPRAISED 

Various Types of Vacant Land Residential Subdivisions 

Apartment Complexes Rooming Houses 

Office Buildings Retail-Commercial Buildings 

Industrial Buildings Hotel-Casinos 

Motels Special Use Properties 

Shopping Centers  

 


