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January 16, 2021
Mr. Burton Hilton
White Pine County Assessor
White Pine County Board of Commissioners
297 Nevada Northern Rail Way, Suite 3
Ely, NV 89301
RE:

White Pine County
100.00± AFA of Underground Industrial Water Rights in Steptoe Valley
Churchill County, Nevada

Dear Mr. Hilton:
This is in response to your request for an appraisal report addressing the market value of 100.00± AFA
(Acre Feet Annually) of water rights under Permits 72728 and 72729, that are in Basin 179 (Steptoe
Valley), which is in White Pine County, Nevada and the owner is White Pine County. Currently White
Pine County is in negotiations with White Pine Waterpower, LLC for a short term (12 year) lease of
Water Permit Nos. 72728 & 72729 and the option to purchase 750 AFA of Permit 72728. White Pine
Waterpower is looking to acquire a temporary lease of water rights from Permit Nos. 72728 & 72729 for
short-term water supply anticipated at between 5,000 and 7,500 acre-feet annually (AFA) for various
activities to include, but not limited to, construction, dust control, potable supply, and initial reservoir
fill, and will require long-term water supply of approximately 750 AFA for annual reservoir refill.. I
have been asked to value the long-term supply (sale) on the basis of 100 AFA and the short-term water
supply (lease) on a monthly basis and also on 100 AFA. The client can then calculate the total rent once
the final amount of water rights and term of the lease are determined. The purpose of this analysis is to
derive an opinion of the Market Value of these water rights for both a possible purchase as well as a
possible short term lease on a 100.00± AFA basis.
The water rights being addressed in this analysis are designated for industrial use and the source of these
rights is underground. According to the State of Nevada – Division of Water Resources website, these
water rights are owned by White Pine County. The reader is cautioned that the Division of Water
Resources (DWR) does not actively track the sale of water rights and so unless specifically updated by
the buyer or seller contacting the DWR, water rights could be sold without DWR changing the owner
name on their database. It has been represented to the undersigned that the water rights set out above are
owned by White Pine County and this appraisal has been based on this representation.
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The water rights being analyzed can be used for industrial purposes. Although water rights are
appurtenant to land, they are personal property and as a result, can be sold separately from the land.
This appraisal addresses the value of the water rights only and does not address the value of the real
estate to which they are appurtenant.
Purpose of Appraisal

To derive an opinion of the current Market Value of the
subject water rights as well as a temporary lease rate, as of
the January 16, 2021 date of valuation.

Date of Value

January 16, 2021

Client

White Pine County Board of Commissioners

Intended Users

White Pine County Board of Commissioners as well as
their heirs, subsidiaries and assigns.

Intended Use of Report

This appraisal was prepared to assist the client with
determining the market value of the subject property for
internal planning purposes. Any other utilization of this
report without the prior written consent of the undersigned
is prohibited. Because the report was prepared for the
property owner, it cannot be submitted to a federally
regulated financial institution for lending purposes.

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 7 of USPAP, while the report complies with the reporting requirements set forth
under Standards Rule 8-2 of USPAP for a Personal Property 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. Because this report was prepared for the subject owner, it cannot be used
by a federally regulated bank for lending purposes, since it does not comply with FIRREA. The depth
of discussion contained in this report is specific to the needs of the client and for the intended use stated
above. 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.

2)

Regional and sub-market data was collected to assess supply and demand factors impacting the
subject. I did not inspect the real estate to which the subject water rights are appurtenant.
2
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3)

Based upon the highest and best use conclusion for the subject property, the following valuation
analyses were conducted for each of the valuations required in this report.
Valuation Scenario
Market Value

Cost
N/A

Income
N/A

Sales
X

N/A = Not Applicable

4)

Valuation of the subject property was completed considering the Cost, the Income and the Sales
Comparison Approaches to value. Since the subject is intangible personal property, the Cost
Approach is not applicable. Additionally, as Water Rights like the subject’s are typically not
leased, there was insufficient data with which to develop a credible value indication for the
subject by the Income Approach. In valuing the subject, I have used a Sales Comparison
Approach to value the subject. In this analysis, recent sales of water rights were researched and
analyzed to derive a unit value for the subject water rights. This was then applied to the amount
of the subject’s water rights to derive an opinion of the Market Value of the subject water rights.

5)

The appraisal report was written.

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 are
the consummation of a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:
1) Buyer and seller are typically motivated;
2) Both parties are well informed or well advised, and acting in what they consider their own best
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

3
21-009

NELLIE BECK LLC

4

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 Market Value Defined
The Market Value of a property as 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 and/or
special assessments.
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.
Effective Date of Valuation

January 15, 2021

Date of Report

January 16, 2021

Property Rights Appraised
The subject property is appraised as held in fee simple ownership. 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 assumptions:
1. None
Hypothetical Conditions

1
2

Dictionary of Real Estate Appraisal, 6th Edition, Page 142, Appraisal Institute
USPAP 2020-2021 Edition (c), Definitions; The Appraisal Foundation, page 4.
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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 This appraisal is based on the following hypothetical conditions.
1. None
Contingencies

3

None

USPAP 2020-2021 Edition (c), Definitions; The Appraisal Foundation, page 4.
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WHITE PINE COUNTY

REGIONAL MAP

SUBJECT BASIN

”Map reproduced with permission of copyright owner, Compass Maps, Inc. Reproductions without permission from
copyright owner are a violation of federal copyright law and will be prosecuted.”
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WHITE PINE COUNTY AND ELY AREA DESCRIPTION
White Pine County Overview
White Pine County encompasses 8,897 square miles and ranks as the fifth largest in the state.
According to the Nevada State Demographer, the certified estimated population of White Pine County in
2020 was 10,678. The population is centered primarily in Ely, which had an estimated population of
4,149 in 2018 (38.86% of County). The following summarizes White Pine County population statistics
between 2000 and 2018.
White Pine County Population Estimates
(Source: Nevada State Demographer)
Year
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019

City/Population Center
Ely Lund McGill Ruth
5,118 187
1,374
469
3,695 146
1,059
366
3,886 146
1,071
373
3,829 147
1,066
372
3,962 147
1,079
379
4,166 156
1,109
394
4,325 162
1,145
405
4,294 164
1,125
400
4,352 157
1,128
407
4,291 158
1,109
402
4,235 162
1,108
399
4,089 207
1,168
420
4,066 206
1,175
418
4,100 206
1,177
424
4,165 208
1,200
429
4,056 197
1,161
434
4,065 202
1,166
437
4,267 205
1,191
450
4,149 206
1,176
448
4,217 205
1,187
455

White Pine
County
10,650
8,783
8,863
8,842
8,966
9,275
9,542
9,590
9,694
9,570
9,503
10,002
9,945
10,095
10,218
10,336
10,413
10,705
10,678
10,826

% Change
White Pine County
N/A
-17.53%
0.91%
-0.24%
1.40%
3.45%
2.88%
0.50%
1.08%
-1.28%
-0.70%
5.25%
-0.57%
1.5%
1.2%
1.2%
0.8%
2.80%
-0.25%
1.39%

The community of Ely is located near the central/south central portion of the County proximate to U.S.
Highway 50 and US Highway 93. Ely is the county seat of White Pine County, and is the main
population center and employment area of the county.
Outside of Ely, the area is sparsely populated and consists of high desert sagebrush, covered valleys, and
mountains. The following summarizes the labor force and employment statistics for White Pine County.
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White Pine County Employment & Labor Data
Year Labor Force Employment Unemployment Unemployment Rate
2018
4,604
4,434
170
3.7%
2017
4,545
4,363
182
4.0%
2016
4,569
4,359
210
4.6%
2015
4,826
4,568
258
5.3%
2014
4,893
4,598
295
6.0%
2013
4,945
4,588
357
7.2%
2012
5,837
5,421
416
7.13%
2011
5,826
5,345
481
8.26%
2010
5,257
4,791
466
8.86%
2009
5,021
4,659
362
7.21%
2008
4,741
4,505
236
4.98%
2007
4,660
4,484
176
3.78%
2006
4,441
4,270
171
3.85%
2005
4,321
4,137
184
4.26%
2004
3,953
3,806
147
3.72%
2003
3,711
3,560
151
4.07%
2002
3,842
3,684
158
4.11%
2001
3,646
3,475
171
4.69%
2000
3,769
3,611
158
4.19%
Source: Nevada Department of Employment, Training and Rehabilitation (DETR)

White Pine County’s unemployment rate remained above 7% between 2009 and 2013; prior to 2009
unemployment remained below 5%. In 2014 unemployment was at 6.0% and has been steadily
dropping each subsequent year until it is currently at 3.7%. The chart below summarizes current
employment data for the United States, the State of Nevada, and several population centers in the State
of Nevada, including White Pine County.
Employment Comparison Chart
(July 2019)
Area
Labor Force Employment Unemployment Unemployment Rate
United States
163,351,000
157,288,000
6,063,000
3.7%
Nevada
1,552,470
1,483,246
69,224
4.5%
Carson City MSA
26,940
25,825
1,115
4.1%
Elko Micropolitan Area
29,105
28,116
989
3.4%
Reno-Sparks MSA
266,936
257,749
9,187
3.4%
Las Vegas-Paradise MSA
1,131,254
1,077,768
53,486
4.7%
White Pine County
4,727
4,565
162
3.4%
Source: Nevada Department of Employment, Training and Rehabilitation (DETR)
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The largest employer in the County is the Robinson Nevada Mining Company, which operates the
Robinson Mine. Other major employers include other mines, the Department of Corrections, the White
Pine County School District, various hotels and casinos, and other governmental agencies.
The City of Ely is located in south/central White Pine County, which is in eastern Nevada. Ely is the
largest city and county seat of White Pine County, and was founded as a stagecoach station along the
Pony Express and Central Overland Route. Ely’s mining boom came later than the other towns
along U.S. 50, with the discovery of copper in 1906. Though the railroads connecting the First
Transcontinental Railroad to the mines in Austin and Eureka have long been removed, the railroad to
Ely is preserved as a heritage railway by the Nevada Northern Railway and known as the Ghost Train of
Old Ely.
Historically Ely has been a mining town, suffering through the boom-and-bust cycles common in the
West. Originally, Ely was home to a number of copper mining companies, Kennecott being the most
famous. With a crash in the copper market in the mid 1970’s, Kennecott shut down and copper mining
closed. With the advent of cyanide heap leaching, a method of extracting gold from what was
previously considered very low-grade ore, the next boom was on. Many companies processed the
massive piles of "overburden" that had been removed from copper mines, or expanded the existing
open-pit mines to extract the gold ore. Gold mines as widespread as the Robinson project near Ruth,
and AmSelco's Alligator Ridge mine, kept the town alive during the 1980s and 1990s, until the recent
revival of copper mining.
As Kennecott's smelter was demolished, copper concentrate from the mine is now shipped by rail
to Seattle, where it is transported to Japan for smelting. The dramatic increase in demand for copper in
2005 has once again made Ely a copper boom town. The now defunct BHP Nevada Railroad ran from
the mining district south of Ruth through Ely to the junction with the Union Pacific at Shafter from
1996–99.
Historically, White Pine County produced more mineral wealth than any other county in Nevada until
approximately 1978 when the mining activity closed. Copper mining is the single most important
economic activity. Magma Copper bought Robinson in 1991 and began work on reopening the mine in
9
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1994. In 1996, BHP acquired Magma, and operated Robinson from 1996 to 1999. Magma/BHP
invested around $480 million in the mine and plant. The mine was closed in 1999 due to low copper
prices. Quadra Mining (now KGHM) bought Robinson in 2004, and reopened the mine late that year.
The mine produced 95 million pounds of copper and 30,000 ounces of gold in 2011. However, due to
dwindling supply at the Robinson site, this mine is expected to operate for only another three years; the
impact of the closure of this mine will be significant, as this mine employs almost 600 people, and is
White Pine County’s largest employer.
Although the Robinson Mine closure will negatively impact employment, there are number of proposed
projects that could result in no net impact on employment up to a significant increase in employment.
Therefore, the employment outlook in Ely is felt to be positive.
U.S. Highway 50 (U.S. 50) that provides primary access to and from Ely from the west and the east.
U.S. 50 is a transcontinental highway in the United States, stretching from Sacramento, California in the
west to Ocean City, Maryland on the east coast. The Nevada portion crosses the center of state and was
named The Loneliest Road in America by Life magazine in July 1986. The name was intended as
a pejorative, but Nevada officials seized on it as a marketing slogan. The name originates from large
desolate areas traversed by the route, with few or no signs of civilization. The highway crosses several
large desert valleys separated by numerous mountain ranges towering over the valley floors, in what is
known as the Basin and Range province of the Great Basin. U.S. 50 connects with Eureka, Austin,
Fallon, Fernley, and finally Carson City west of Ely. East of Ely, the route runs southeast, where it runs
to Utah.
The other major highway servicing Ely is U.S. Highway 93 (U.S. 93). US 93 enters Nevada on
the Hoover Dam Bypass, then winds its way west-southwest through Boulder City before it merges
with U.S. Route 95 and then curves northwest towards Las Vegas. These combined routes then join and
run concurrent with the Interstate 515 freeway through Henderson and Las Vegas; U.S. 93 eventually
diverges from I-15 to head north towards the Great Basin National Park Near there, the highway joins
with the combined U.S. Route 6 and U.S. Route 50 to run northwest towards Ely. In Ely, Route 6 first
departs to the west, then shortly thereafter U.S. 93 leaves U.S. 50 to continue north. Upon
reaching Lages Station, Alternate US 93 splits off in a northeasterly direction toward West Wendover.
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The main route of US 93 continues north from there, intersecting Interstate 80 at Wells before crossing
the Idaho state line near Jackpot. From Ely to Schellbourne Ranch, U.S. 93 is part of the Lincoln
Highway, the first road across the United States.
The following chart summarizes the annual average daily traffic counts taken by the Nevada Department
of Transportation along U.S. 50 and U.S. 93 within the Ely area.
Annual Average Daily Traffic Counts
U.S. Highway 50 & U.S. Highway 93 In Ely, Nevada Area

The following summarizes mileages from Ely to various metropolitan areas in the region.

Mileage From Ely
City
Miles
Reno, Nevada
319
Las Vegas, Nevada
246
Salt Lake City, Utah 241
Boise, Idaho
388
White Pine County enjoys a high desert climate with at least a third of the days completely sunny, onethird somewhat cloudy and the remainder cloudy days. The city of Ely is at approximately 6,255 foot
elevation. The following chart summarizes weather data for Ely.
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Ely, Nevada Weather Averages, Means & Records
Avg. Avg.
Avg.
Record
Record
Month High Low Mean Precipitation
High
Low
Jan
39°F 14°F 27°F
0.61 in.
66°F (2003) -23°F (2002)
Feb
43°F 17°F 30°F
0.56 in.
76°F (1986) -26°F (1989)
Mar
52°F 24°F 38°F
0.82 in.
78°F (2004)
0°F (1985)
Apr
59°F 30°F 45°F
0.97 in.
83°F (2007)
9°F (1997)
May
70°F 37°F 54°F
0.89 in.
94°F (2003) 14°F (1991)
Jun
80°F 45°F 63°F
0.65 in.
98°F (2002) 14°F (2005)
Jul
89°F 53°F 71°F
0.66 in.
103°F (2002) 36°F (1997)
Aug
88°F 52°F 70°F
0.50 in.
100°F (2007) 34°F (1992)
Sep
77°F 42°F 60°F
0.72 in.
94°F (1990) 18°F (2007)
Oct
64°F 31°F 48°F
1.00 in.
88°F (1996)
1°F (1991)
Nov
49°F 22°F 36°F
0.49 in.
78°F (1985) -7°F (1985)
Dec
40°F 14°F 27°F
0.47 in.
65°F (2007) -26°F (1990)

While the original downtown commercial district is still experiencing some development, much of the
new commercial development and growth occurring in the Ely area over the past decade has been
focused near Ely's easterly interchange of U.S. Highway 50 and U.S. Highway 93.
There are a number of motels as well as several casino complexes. The following chart sets forth the
gaming facilities in Ely with non-restricted gaming licenses.
Ely Nevada Non-Restricted Gaming Facilities
Property Name
Hotel Nevada & Gambling Hall
Jailhouse Motel & Casino
Prospector Casino
Ramada Inn & Copper Queen Casino

# of Rooms
100 Rooms
60 Rooms
61 Rooms
65 Rooms

Gaming SF
3,730± SF
4,250± SF
2,186± SF
N/A

# of Slots
164 Slots
143 Slots
90 Slots
69 Slots

Other
4 Table Games/Sports Book
2 Restaurants
22 RV Spaces, Restaurant/Pool
1 Restaurant/Pool

Ely has many other lodging facilities, including bed and breakfasts, hotels, motels, RV Parks, and
campgrounds. The chart below summarizes these facilities.
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Ely Lodging Facilities
Bed and Breakfasts
All Aboard Café and Inn
Hotels
Hotel Nevada and Gambling Hall
La Quinta Inn and Suites
Prospector Hotel and Gambling Hall
Ramada Inn/Copper Queen Hotel and Casino
Motels
Best Western Park Vue Motel
Bristlecone Motel
Deser-est Motel
El Rancho Motel
Elk Ridge Motel
Fireside Inn Motel
Four Sevens Motel
Grand Central Motel
Great Basin Inn
Jailhouse Motel and Casino
Main Motel
Motel 6
Rustic Inn
White Pine Motel
RV Parks and Campgrounds
Blue Diamond Estates
Ely KOA
Harry's Wilderness Station RV
Major's Station RV Park
Prospector Hotel and Gambling Hall
Valley View RV Park
West End RV

The Ely market has seen several projects planned, but put on hold. Two major utility projects, including
the proposed 1,600-megawatt White Pine Energy Station and the 1,500-megawatt Ely Energy Station,
were planned, but have been postponed indefinitely due to environmental concerns; both of these
projects were proposed coal-fired facilities.
Overall, Ely has shown limited growth over the past 10 years, with fluctuations in population and
taxable sales. The re-opening of the Robinson Mine did have a positive impact on the community,
although the future closure of this mine, the largest employer in the county, could have a severe impact
on the local economy. Additionally, several planned utility projects have been put on hold indefinitely.
On the other hand there a number of new projects that could result in significant increases in
employment and additional demand for new housing.
Newspaper service is from the Ely Times. In addition, there are several radio stations, cable television
and rental car service. Ely has several banks, city and county offices, an elementary school, middle
school, high school and Great Basin College. The area has a hospital, health clinic and a number of
churches.
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Utilities include power provided by Mt. Wheeler Power Company, coal, fuel oil and propane services,
AT&T telephone, and water and sewer provided from public systems. The pages below summarize
Demographic data for the region, based upon a 5-mile ring from the subject site, as provided by The Site
to do Business.
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DEMOGRAPHIC MAP
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DEMOGRAPHIC DATA
1, 3 & 5 MILE RINGS FROM SITE
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DEMOGRAPHIC DATA
1, 3 & 5 MILE RINGS FROM SITE (CONTINUED)
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DEMOGRAPHIC DATA
1, 3 &5 MILE RINGS FROM SITE (CONTINUED)
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DEMOGRAPHIC DATA
1, 3 & 5 MILE RINGS FROM SITE (CONTINUED)
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DESCRIPTION OF SUBJECT PROPERTY
The subject of this appraisal report is 100.00± AFA of ground water rights under Permits 72728 and
72729. These permits were issued on December 19, 2005. The source of both permits is underground
and the use is for industrial purposes. These permits each show a Duty-Balance of 4,344± AFA. The
water rights are slated for industrial use.
The point of diversion for Permit 72728 is slated to be in the SW 1/4 of the SW1/4 of Section 30, T19N,
R64E, M.D.B. & M. The Place of Use is in various sections within T19N – T24N, R64E, M.D.B. & M.
The point of diversion for Permit 72729 is slated to be in the NE 1/4 of the SE1/4 of Section 24, T19N,
R63E, M.D.B. & M. The Place of Use is in various sections within T19N – T24N, R64E, M.D.B. & M.
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INTRODUCTION TO VALUATION ANALYSIS
In this report, I have been asked to address the following value for the subject:


Market Value

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
the 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.
As the subject is intangible personal property, the Cost Approach is not applicable. Furthermore, as
underground industrial water rights are not typically purchased for their rental income earning potential,
there is insufficient data to develop a credible value indication for the subject by a direct capitalization
analysis Income Approach. Typically, water rights in the White Pine County area are valued based on a
Sales Comparison Approach analysis. As the Sales Comparison Approach analysis is the only analysis
for which there was sufficient data to develop a credible value indication, sole reliance on a Sales
Comparison Approach analysis does not artificially limit the Scope of Work.
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MARKET VALUE ANALYSIS
To derive an opinion of the Market Value of the subject’s 100.00± AFA of water rights, I attempted to
find sales of similar water rights.
It should be noted that no entity tracks water rights sales, which are labeled in County Recorder’s
Offices as “deeds” in the same manner as real estate transactions. Therefore, finding water rights
transfers is difficult and time consuming. Other than completing a document by document search, the
other ways to find water rights deeds is to search under the names of persons or entities which are
known to buy and sell water rights, such as developers or large land owners; or interviewing people,
who regularly represent buyers or sellers of water rights.
With the help of Mr. B.J. Almberg of Basin Engineering located in Ely, Nevada, I have been able to put
together the following sales chart of water rights in White Pine County:
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WHITE PINE COUNTY WATER RIGHTS SALES CHART
Sale No.
WRS-1
WRS-2
WRS-3
WRS-4
WRS-5
WRS-6
WRS-7
WRS-8

Grantor/Grantee
Diane E. Holt
C4 Holding, LLC
Jack C. Ward
Tim and Victoria Pauley
Clyde and Barbara Raper
Christiansen Drilling, Inc
Jack C. Ward
Jim Bath
Jack C. Ward
William and Mary Gilbert
Clyde A. and Barbara J. Raper
Glen Burgess and Robyn Kate Taylor
Jack C. Ward
William and Mary Gilbert
James E. and Margaret G. Nelson
Apeceche Family Living Trust

Sale Date
Doc #
09-16-2016
372966
09-10-2011
354065
08-11-2020
386204
03-30-2009
346295
11-08-2013
364023
03-06-2020
384865
07-26-2013
362818
07-15-2016
372416

Claim Permit No.
Use
77397
Underground Irrigation
24486
Underground Irrigation
71122
Underground Irrigation
24486
Underground Irrigation
24486
Underground Irrigation
71122
Underground Irrigation
24486
Underfround Irrigation
33198
Underground Irrigation

Sale
Price
$250,000

Acre Feet Annually
(AFA)
960

Sale Price
Per AFA
$260

$22,000

22

$1,000

$18,000

16.13

$1,116

$18,550

15

$1,237

$30,000

20

$1,500

$1,500

1

$1,500

$20,000

10

$2,000

$30,000

15

$2,000
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These sales illustrate selling prices of $260 to $2,000/AFA but all of these sales involved underground
irrigation water rights which inherently will be more valuable than the subject’s industrial water rights.
Sale WRS-1 sold for the lowest price of $260/AFA but this also involved a very large block of water
rights. I would anticipate the subject water rights to have a value higher than Sale WRS-1 but lower
than the remaining sales.
In the absence of other sales data, I interviewed other appraisers who regularly appraise rural Nevada
properties. I was able to discover that in two separate sale transactions occurring on December 26, 2018
and June 24, 2019, Forty Mile Desert, LLC assembled 24,196.37± acres of vacant land for a total
purchase price of $4,272,188 in an area known as Fireball Valley in Churchill County. The northern
portion of the sale site is located north of I-80 at the Nightingale interchange (Exit 65) and the southern
segment of the property had dirt road access along a dirt line road from Hazen. In addition to the land,
the purchase also included 160.00± acre feet of underground industrial water rights. These water rights
were purchased with real estate and reportedly the purchaser ascribed a value to the water rights of
$100/AFA, or a total of $16,000.
It should be noted that these water rights are the only water rights that have been permitted in Fireball
Valley and they do not have a designated purpose. There is no mining in Fireball Valley and the valley
does not appear to have any agricultural value, because it is so remote. Because of the nature of the
valley and the limited water available, pursuing an inter-basin transfer of the water would not be
economically feasible. Furthermore, there is risk associated with the rights including:
1. The water may not continue to renewed by the State Engineer unless Proof of Beneficial use is
shown.
2. It will probably be expensive to put the water to beneficial use as a well would have to be drilled
and electricity would need to be extended. Although there are electrical transmission lines in the
vicinity of the SE1/4 of the SE1/4 of Section 11, step-down transformers would be required to
use the power. This would probably be cost prohibitive. Another solution would be solar or
wind. In any event it is expected that it would cost a minimum of $10,000 and possible
significantly more than $10,000 to develop the rights.
3. There does not appear to be an industrial use to which the water can be put, and without an
industrial use, a change of use application would need to be filed. The most probable alternative
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use would be agricultural, but the water would only be sufficient to irrigate 40-acres, which is
probably not enough to make an agricultural use on the property viable considering its remote
location and lack of developed road access.
4. The actual amount of water that is ultimately approved may be less than the 160 AFA that is
allowed under the permit.
With the risks set out above and without a defined use, persons interviewed indicated that the water
would only have a nominal value, and that the value ascribed to the water of $100/AFA is probably
reasonable.
The only other sale that these interviews uncovered was anecdotal information regarding a sale of
approximately 600 AFA of water rights from Nevada Land and Resource and the Hycroft mine for
industrial purposes. This sale was reportedly for $300/AFA. The person who told me about the
purchase indicated that the buyer was willing to purchase the rights versus applying for their own rights
in order to save time.
I was also told of several sales of properties that had extensive water rights and also had BLM grazing
permits as well as building improvements. These properties sold for between $64 per acre and $425 per
acre. For these properties, the water rights could not have a value higher than $300/AFA, based on the
total purchase prices. It should be noted that the water rights in these sales have a stated purposes and
they are certificated or decreed water, so the rights will not be stripped.
I was also able to compile the following chart of other larger blocks of water rights sales by searching
the county records that did have water rights deeds databases. This research resulted in discovering the
following water rights sales:
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OTHER COUNTY WATER RIGHTS SALES CHART

Grantor/Grantee
208 Investments, LLC
Masini Investments, LLC

Sale Date
Doc #
01-29-2018
575713

WRS-10

Ryan and Andrea Evans
2008 Vlot Revocable Trust

02-12-2018
576309

WRS-11

North Valley Holdings, LLC
Jeffrey E. Kirby

10-16-2019
604097

WRS-12

Singatse Peak Services, LLC
Desert Hills Dairy, LLC

07-24-2020
618573

WRS-13

Patricia Louise Riley and Gerial Boileau
David M. and Sherry L. Little

12-10-2018
589645

WRS-14

Churchill West, LLC
Haneva, LLC

08-01-2019
475117

Sale No.
WRS-9

Claim Permit No.
Use
County
Various
Surface Irrigation
Lyon
25347/25543/46607
Underground Irrigation
Lyon
22904
Underground Irrigation
Lyon
89411
Underground Mining and Milling
Lyon
13879
Underground Irrigation
Lyon
72136
Underground Quasi-Municipal
Churchill

Sale
Price
$139,923

Acre Feet Annually
(AFA)
93.2817

Sale Price
Per AFA
$1,500

$151,200

84

$1,800

$55,550

22.22

$2,500

$676,390

208.13

$3,250

$319,375

87.5

$3,650

$146,460

24.41

$6,000
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These sales illustrate selling prices of $1,500 to $6,000/AFA and these water rights include a variety of
uses. However, these water rights are all located in established basins and can immediately be put to
use. As a result, all of these additional sales are felt to be high indicators of value for the subject water
rights. I would anticipate the subject water rights to have a value lower than the sale price range
indicated by these additional sales.
As the subject water rights have a defined use and they are certificated or decreed water, the rights will
not be stripped and so they are felt to have higher than a nominal value as seen by some of the other
sales. However, as the subject water rights are for industrial uses and not agricultural or quasi-municipal
uses, their value would be at the lower end of the value range indicated by all of the comparable water
rights sales researched. Overall, it is felt that the sales data would support a value for the subject’s
water rights of $300/AFA. Therefore, based on the available data, I have concluded to a value for the
subject’s 100± AFA of permitted water rights, as of January 15, 2021 of $300 per acre foot, for a total of
$30,000.
Market Value– 100± AFA of Industrial Water Rights under Permits 72728 & 72729

$30,000
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ECONOMIC RENT ANALYSIS
As noted previously, White Pine Waterpower is looking to acquire a temporary lease of water rights
from Permit Nos. 72728 & 72729 for short-term water supply anticipated at between 5,000 and 7,500
acre-feet annually (AFA) for various activities to include, but not limited to, construction, dust control,
potable supply, and initial reservoir fill. I have been asked to value this short-term water supply on a
monthly basis and on 100 AFA. The client can then calculate the total rent once the final amount of
water rights and term of the lease are determined. To ascertain an appropriate rental rate for the subject,
I have reviewed the following information:
The Airport Authority of Washoe County has leased several acres on the east side of the Reno airport
which is referred to as the Airport East Property. Federal Express Ground and R Supply currently
occupy two sites in the Airport East Property. Both of these sites have each been leased for a 50-year
period based upon NNN terms. The rental rates are adjusted every five years based on the Consumer
Price Index (CPI). These properties were leased at an 8% rate of return applied to the value of the land.
The Reno-Tahoe Airport Authority also negotiated a long-term land lease in 2005 for the new Hyatt
Place hotel located on the west side of the airport. This lease involves a favorable commercial location
near the freeway, and at the entrance to the airport. The appraised value in 2005 was $18.00 per square
foot of land area. The initial lease rate for the first two years was at a reduced rate of $125,000 per
year, while the project was under construction, equating to a rate of return of 6.13%. The current rental
rate is $176,462.28 per year, which based upon the 2005 value, equates to a rate of return of 8.66%.
The Reno-Tahoe Airport Authority has also negotiated several leases of land located to the south of
the Reno airport involving an 8% rate of return on the land.
According to Mr. Drew Mickel of Reynolds & Brown, a commercial real estate development and
management company with offices in Concord and San Leandro, California, an appropriate rate of
return in the current market is 8%. Reynolds & Brown does a number of ground leases, primarily in the
East Bay area. Mr. Frank Gallagher of Commercial Partners of Nevada has indicated that the land
leases with which he has been involved have been based upon a rate of return in the range of 10%. He
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also pointed out that these leases generally involve retail-commercial properties and typically have a
CPI adjustment every one to three years for long-term lease.
According to Bruce D. Storey, Director, Investment Committee & CFO Emeritus of Dermody
Properties of Reno, Nevada, Mr. Storey indicated that Dermody Properties entered into a long-term land
lease, as the Lessee, for a site in Allentown, Pennsylvania during the first week of 2006. The rate of
return which Dermody Properties was willing to pay for the long-term land lease was based upon 7.50%
of the market value of the property. Mr. Storey indicated that the land rent will be adjusted every 5
years during the 50-year term lease.
Mr. Storey also stated that Dermody Properties negotiated potential land leases in 2013 on two
different properties for two different clients. One property involved a potential land lease in North Las
Vegas. A prospective tenant of a Dermody warehouse building needed additional parking. They
approached the adjacent land owner and negotiated a long-term land lease based upon a rate of return
of 8%. The prospective tenant subsequently decided that the warehouse space did not suit their needs
and therefore the ground lease was never executed.

The second potential land lease involved a prospective tenant who wanted Dermody Properties to
build them a building in the Harry Reid Research Park, which is operated by the University of Nevada
Las Vegas. Dermody Properties entered into negotiations with UNLV to lease the land. Both parties
then agreed to a rate of return of 8% for the long-term ground lease. The prospective tenant
subsequently determined that the cost to construct their desired improvements was too high and they
therefore abandoned the project.

Mr. John Pinjuv, SIOR of Avison Young, indicated that the land leases which he has negotiated have
been based on a rate of return of approximately 9% to 10%. Mr. Pinjuv did note that the properties he
has been involved with are commercial sites and the lease terms are typically 30 years with options to
extend the term.
Mr. Bruce Robertson with NAI in Carson City stated that he was involved with a ground lease in
Carson City. This ground lease was for an Auto Zone store on South Carson Street. The ground lease
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was executed in November of 2011with an initial term of 15 years, with four five-year options to
renew. The lease stipulates that the rate for the first three years is $37,200 per year. The rate increases
to $42,000 per year for years 4 and 5. In years 6 through 10, the lease rate will be $46,200 per year.
The lease rate for the remaining five years of the initial lease term will be $50,820 per year. The total
land area of the site is 36,155± square feet. Based upon a land value of $12.50 per square foot, the
initial lease rate equates to a rate of return of 8.23%.
A long-term ground lease was negotiated for a new McDonald’s restaurant in Spanish Springs Valley,
northeast of Reno, based upon a 7.5% rate of return. The Union Pacific Railroad entered into a year-toyear ground lease with the Truckee Meadows Water Authority for a 27,500± square foot parcel located
on Woodland Avenue at the Union Pacific Railroad right-of-way. This lease, which was executed in
2010, has an annual rent of $2,926, NNN. The lease indicates an annual return of 7.33%, based upon
the railroad’s opinion of land value.
Additionally, I have considered following data from RealtyRates.com, regarding discount rates for landleases. The discount rate would be the return requirement or rate of return required on a land lease,
based on the type of improvements built on the site by the lessee.
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Additionally, I considered the following data from the Elko area. The data considered is summarized as
follows. The City of Elko is in the process of leasing the 12.21± acre site on the southwest corner of
Interstate 80 and the Mountain City Highway on a long-term basis to a developer out of Las Vegas.
This lease is being negotiated based on a 10% return on the current value of the site.
The 5.405± acre Aspen Plaza site on the Mountain City Highway in west Elko is leased on a 50-year
land lease with the City of Elko. This lease is dated June 29, 2005. The lease provided for a six-month
feasibility period. Under the terms of the lease, rent was to begin 60 days after a certificate of occupancy
was issued for a building on the Aspen Plaza site, or 16 months after execution of the lease, whichever
occurred first. Rent will then be paid for 50 years at the following rates:
Term

Annual Rent

Years 1 - 15

$ 70,602

Years 16 - 25

$ 77,662

Years 26 - 35

$ 85,428

Years 36 – 45 $ 93,971
Years 46 - 50

$103,368

Under the terms of the lease, the rent is to be paid monthly. At the termination of the lease, the lessee is
to return the property to the lessor in its original state, with all buildings removed unless the city wishes
one or more buildings to remain. The lease is an absolute NNN lease, with the lessee responsible for all
property expenses. The rental rate was for an undeveloped site. Reportedly the initial rental rate was
based on the land value and a 10% rate of return.
After the initial land lease was signed, the lessee installed Thomas H Gallagher Way along the south and
west sides of the site as well as upgrading Aspen way along the north boundary of the site. Furthermore,
they graded the site and installed the common area landscaping as well as the parking, and then they
leased the site to Newmont Gold for construction of their Elko headquarters building. In an interview
conducted with one of the members of Aspen Plaza Partners, in 2013, it was indicated to the
undersigned that the lease rate was based on between an 8.50% and a 10.0% return on land plus
improvements.
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I also considered the land lease of the Costa Vida/Subway restaurant site in Aspen Plaza. This is a
sublease of a portion of the larger Aspen Center site summarized above. The sublease has a
commencement date of August 16, 2012, with a rent commencement date of January 1, 2013. The
sublease extends through February 28, 2058, or 45 years and 2 months after the rent commencement
date. The monthly rent was initially $5,000, with the rent increasing 1.5% on each one-year anniversary
of the rent commencement date. This lease is a NNN lease. In addition to paying any on-site expenses,
the sub-lessee is also responsible its proportionate share of the costs of maintaining and operating Aspen
Plaza. The costs of maintaining and operating Aspen Plaza specifically exclude the cost of maintaining
or operating any other buildings in Aspen Plaza. Furthermore, the NNN costs related to the parking lot
only include normal sweeping, cleaning and snow removal. The sub-lessee is not responsible for
maintenance or repair of parking lot improvements located in other portions of the Aspen Plaza. The
sub-lease is essentially for a finished, rough graded site with all off-site improvements completed.
In 2013, John S. Wright, MAI, appraised the Costa Vida site in the condition under which it was sublet.
Although I cannot disclose the value that was concluded in that report, the rental rate was just under a
10% return on value. I am also aware of a non-arms-length land lease involving the Hampton Inn site
on the Gold Dust West property. This lease is based on a 10% rate of return on the agreed upon land
value.
There is one additional land lease along the Mountain City Highway. This is the 1.38± acre shell station
site located immediately south of Aspen Plaza. The original lease was signed in 1987. In 2007, the
lease was extended for 20 years, through July 31, 2027. The land lease payments are $50,686 per year.
A review of an appraisal on the shell station site completed in March 2006 concludes that the then
market rent of $42,492 per year was a reasonable rent for a corner site on the Mountain City Highway,
assuming a 10% rate of return.
I recently reviewed a lease 2017 lease for a parking lot in the Spring Creek area, south of Elko. The
landlord was responsible for all of the off-site improvements while the tenant was responsible for the onsite improvements. This lease is for a 10-year term and includes four additional 5-year options, for a
potential total term of 30 years. The lease was based on an 8% annual return. The lease has a 10% stepup every 5-years.
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In completing this report, I interviewed Mr. Jim Winer of Coldwell Banker, Algerio/Q-Team Realty, the
largest real estate office in Elko. Mr. Winer is a principal in the entity that leased the Aspen Plaza from
the City of Elko. He indicated that the only other land lease that he was aware of was Barrick Gold’s
lease of a parking lot west of Elko. Mr. Winer indicated that the lease rate was set by the parties
agreeing to a land value and then a 10% return was applied to the land value.
Based on this data, it is the undersigned’s opinion that a typical rate of return, or lease rate would be
between 7.00% and 8.00%. Generally, leases with shorter durations have a lower rate of return, while
leases with a longer duration have a higher rate of return. This is because current return rates are below
historical averages, and rental rates are expected to increase in the future.
Given all of the data, I have concluded to a rate of return for leasing the subject water rights of 8% per
annum. Applying an 8% annual return to the $30,000 indicated fee value of 100 AFA of underground
industrial water rights, results in an indicated economic rent for this lease of $2,400 per year, or $200
per month.
ECONOMIC RENT CONCLUSION – 100 AFA PER MONTH

$200
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EXPOSURE TIME ANALYSIS
The Uniform Standards of Professional Appraisal Practice require that an appraiser address exposure
time. 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.
To establish an indication of an appropriate exposure time for the subject property, consideration was
given to the sales data presented earlier. Based on the value of the subject ownership and the nature of
the ownership, it is the undersigned’s opinion that an appropriate exposure time for the subject property
would be between 1 year and 3 years.
1-3 Years

EXPOSURE TIME CONCLUSION
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APPRAISER’S CERTIFICATION
The undersigned do hereby certify that, unless otherwise noted in this appraisal report:
















The statements of fact contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions,
conclusions, and recommendations.
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 personal inspections of the property that is the subject of this report.
No one provided significant real property appraisal assistance to the persons signing this certification.
The appraisal was not based upon a requested minimum valuation, a specific valuation, or the approval of
a loan.
The appraisers’ state registration/certification has not been revoked, suspended, cancelled or restricted.

I have provided no other services 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.

Respectfully submitted,

January 16, 2021
Date

Janelle R. Wright
Nevada Certified General
License Number A.0006967-CG
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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
JANELLE R. WRIGHT
State Licensing and Certification
Certified General Appraiser - State of Nevada
License Number A.0006967-CG
(Certified through September 30, 2022)
Formal Education
University of Nevada, Reno
B. A., Political Science, Anthropology
Courses in Political Science, Anthropology, Economics and Pre-Law
Graduated with Distinction

2006
2006

2001

Appraisal Education and Technical Training
Appraisal Institute
Course 110 – “Appraisal Principles”
Course 120 – “Appraisal Procedures”
Course 400 – National USPAP Update Course (7 hours)
Course 310 – “Basic Income Capitalization”
Course 410 – National USPAP 15-Hour
Course 320 – “General Applications”
Course 510 – “Advanced Income Capitalization”
7-Hour National USPAP Update Course
Online Appraisal of Nursing Facilities
Online Appraising Convenience Stores
Online Rates and Ratios: Making sense of GIMs, OARs, and DCF
Online Cool Tools: New Technology for Real Estate Appraisers
Online Advanced Internet Search Strategies
Online Data Verification Methods
Online Analyzing Distressed Real Estate
7-Hour National USPAP Update Course
Online Forecasting Revenue
Online Small Hotel/Motel Valuation
Online Comparative Analysis
Online The Discounted Cash Flow Model
Online FHA Appraising – Principles and Procedures
7-Hour National USPAP Update Course

April 2003
April 2004
April 2004
May 2005
May 2006
June 2006
May 2007
March 2010
August 2010
August 2010
August 2010
September 2012
September 2012
September 2012
September 2012
March 2014
December 2015
December 2015
December 2015
December 2015
November 2016
March 2020

McKissock, online
Online 7-Hour National USPAP Update Course
Online Appraisal of Fast Food Facilities
Online Expert Witness for Commercial Appraisers
Online Supervisor-Trainee Course for Nevada
Online 7-Hour National USPAP Update Course
Online Advanced Hotel Appraising – Full Service Hotels
Online Appraising Small Apartment Properties
Online Laws for Nevada Appraisers
Online The Basics of Expert Witness for Commercial Appraisers

September 2016
September 2016
September 2016
September 2016
August 2018
August 2018
August 2018
August 2018
August 2018

Key Realty School, Las Vegas
Appraisal Law in Nevada

April 2003
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IREAS, Reno
National USPAP Update Course (7 hours)

June 2008

Ken Hunsinger Appraisal Seminars, Reno
National USPAP Update Course (7 hours)

March 2012

Occupational History
Janelle R. Wright, Certified General Appraiser
Appraiser/Owner
John S. Wright & Associates
Appraiser
Nevada State Bank, Reno, Nevada
Teller and New Accounts Representative
Bank of America, Reno, Nevada
Teller

01-2009 to Present
02-2003 to 12-2008
04-2001 to 02-2003
07-1997 to 07-1999
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December 1, 2020
Mr. Burton Hilton
White Pine County Assessor
White Pine County Board of Commissioners
297 Nevada Northern Rail Way, Suite 3
Ely, NV 89301
Mr. Hilton,
I have been contacted and asked to provide a bid for an appraisal of 750 AFA of water rights that
are a portion of Permit 72728 for a sale transaction with an additional analysis addressing the
short term lease of Water Permit Nos. 72728 & 72729 (either in whole or in part).
Below is my bid for an appraisal report addressing the sale of 750 AFA as well as the short term
lease of additional water rights located in White Pine County, Nevada:
Fee: $5,500
Due Date: January 15, 2021
Thank you for the opportunity to bid on this assignment and please let me know when a decision
has been made.
Respectfully submitted,

Janelle R. Wright
Nevada Certified General
License Number A.0006967-CG
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