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STATE PUBLIC CHARTER SCHOOL AUTHORITY 

 

 

 

  

 

 

 

2023 CHARTER SCHOOL REQUEST FOR AMENDMENT 

TO CHARTER CONTRACT APPLICATION 

 

For Additional Instructions, please see the Amendment Application Guidance Document 

 

For the: School Name here   

Date Submitted: Click or tap here to enter text. 

Current Charter Contract Start Date: Click or tap here to enter text. 

Charter Contract Expiration Date: Click or tap here to enter text. 

Key Contact:  Click or tap here to enter text. 

Key Contact title:  Click or tap here to enter text. 

Key Contact email and phone:  Click or tap here to enter text. 

Date of School Board approval of this application: Click or tap here to enter text. 

 

Deadlines 

 Spring Cycle Fall Cycle  

Notice1 of Intent to submit Request for 

Charter Amendment (RFA) 
No Later Than: March 1 No Later Than: September 1 

Request For Amendment (RFA) Due between April 1 – 15 Due between October 1 – 15 

Board Meeting for Possible Action 

(tentative and subject to change) 
June board meeting December board meeting 

 

RFA application processing includes an initial high-level completeness check followed by an ongoing 

completeness check as specific, relevant sections of the application are reviewed in detail.  

 

 

 

 

 

 

 

This Request For Amendment (RFA) is submitted to request a contract amendment regarding the following 

(identify which RFA changes you are requesting approval for).   

 

 
1 Notice or Letter of Intent 

http://charterschools.nv.gov/ForSchools/Resources/
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1. ☐ Add Distance Education 

2. ☐ Add Dual-Credit Program  

3. ☐ Change Mission and/or Vision  

4. ☐ Eliminate a Grade Level or Other Educational Services  

5. ☐ EMOs: Entering, Amending, Renewing, Terminating Charter Contract with an EMO  

6. ☐ Enrollment: Expand Enrollment in Existing Grade Level(s) and Facilities 

7. ☐ Enrollment: Expand Enrollment in New Grade Levels  

8. ☐ Facilities: Acquire or Construct a New or Additional Facility that will not affect approved 

enrollment  

9. ☐ Facilities: Occupy New or Additional Facility   

10. ☐ Facilities: Occupy a Temporary Facility  

11. ☐ Facilities: Relocate or Consolidate Campuses  

12. ☐ RFA: Transportation  

13. ☐ Change of Incorporation Status 

14. ☐ Other changes    

 

Contents 

Introduction ....................................................................................................................................................... 4 

Most Frequent Requests For Amendments (RFAs) ...................................................................................... 4 

Section I: Standard RFA Requirements .................................................................................................... 5 

 

A)  EXECUTIVE SUMMARY ........................................................................................................................ 5 

B)  MEETING THE NEED ............................................................................................................................ 11 

TARGETED PLAN ........................................................................................................................................ 11 

GROWTH RATE AND RATIONALE ......................................................................................................... 11 

PARENT AND COMMUNITY INVOLVEMENT ..................................................................................... 11 

C) ACADEMIC PLAN ................................................................................................................................... 14 

MISSION & VISION ...................................................................................................................................... 14 

CURRICULUM & INSTRUCTIONAL DESIGN ....................................................................................... 14 

SCHOOL STRUCTURE: CALENDAR AND SCHEDULE ...................................................................... 14 



TOC 4/21/2023                            3 of 38 

DISTANCE EDUCATION ............................................................................................................................ 14 

PRE-KINDERGARTEN PROGRAMS ........................................................................................................ 14 

(All Operators Currently Operating or Proposing to Operate Pre-K) ...................................................... 14 

HIGH SCHOOL GRADUATION REQUIREMENTS AND POSTSECONDARY READINESS......... 14 

SPECIAL POPULATIONS ........................................................................................................................... 14 

Special Education ............................................................................................................................................ 14 

Staffing ............................................................................................................................................................. 14 

D) FINANCIAL PLAN ................................................................................................................................... 14 

E) OPERATIONS PLAN ............................................................................................................................... 17 

LEADERSHIP FOR EXPANSION............................................................................................................... 18 

STAFFING ...................................................................................................................................................... 19 

HUMAN CAPITAL STRATEGY ................................................................................................................. 19 

SCALE STRATEGY ...................................................................................................................................... 20 

STUDENT RECRUITMENT AND ENROLLMENT ................................................................................. 21 

BOARD GOVERNANCE .............................................................................................................................. 27 

INCUBATION YEAR DEVELOPMENT .................................................................................................... 29 

SCHOOL MANAGEMENT CONTRACTS ................................................................................................ 29 

SERVICES....................................................................................................................................................... 31 

ONGOING OPERATIONS ........................................................................................................................... 32 

Section II: SPECIFIC RFA SECTIONS ................................................................................................... 32 

RFA: Academic Amendments ....................................................................................................................... 32 

1. RFA: Add Distance Education ........................................................................................................... 32 

2. RFA: Add Dual-Credit Program ........................................................................................................ 32 

3. RFA: Change Mission and/or Vision ................................................................................................. 32 

4. RFA: Eliminate a grade level or other educational services ............................................................ 32 

5. RFA: EMOs/CMOs: Entering, amending, renewing, terminating charter contract with 

EMO/CMO ...................................................................................................................................................... 32 



TOC 4/21/2023                            4 of 38 

a) School Management Contracts ........................................................................................................... 32 

6. RFA: Enrollment: Expand Enrollment In Existing Grade Level(s) And Facilities ...................... 32 

7. RFA: Enrollment: Expand Enrollment in New Grade Level(s) ...................................................... 32 

8. RFA:  Lottery: Change(s) in Charter Lottery Policy ....................................................................... 32 

Facility RFAs ................................................................................................................................................... 33 

9. RFA: Acquire or construct a facility that will not affect approved enrollment (NAC 388A.320)

 33 

10. RFA: Occupy New or Additional Sites (NAC 388A.315) ................................................................ 33 

11. RFA: Occupy a Temporary Facility .................................................................................................. 33 

12. RFA: Relocate or Consolidate Campuses .......................................................................................... 33 

General Facility RFA requirements .............................................................................................................. 33 

Facility RFA Attachments required .............................................................................................................. 38 

13. ☐ RFA: Transportation ...................................................................................................................... 38 

14. ☐ Change of incorporation status ...................................................................................................... 38 

15. RFA: Other Changes ........................................................................................................................... 38 

 

Introduction 

The SPCSA seeks to continuously improve its processes and the quality of its services.  Over the past few 

years we have, for example, been able to significantly reduce the amount of paperwork involved in the 

processing of Request For Amendment (RFA) Applications (RFAAs), primarily be separating primarily 

instructional and guidance information to a separate Technical Guidance document.   

 

The SPCSA have now add a new, brief, simple guidance section to this application. This next section is 

designed to provide guidance and processing steps to schools for applying for most frequently requested 

RFA applications.   

 

If you’re submitting RFAs in one of these areas, the following guidance may help you prepare and process 

your application faster  

 

The first three and the fifth may be handled in the Consent Agenda section of the board meeting, also. 

Most Frequent Request For Amendment Applications 
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Here are the four most frequently Request For Amendment (RFA) application types submitted to the 

Authority for approval by the SPCSA board.  If you are requesting one of these RFA types, then you may 

follow the below described abbreviated process. 

 

1. Dual credit RFA applications  

2. Distant education RFA applications 

3. Enrollment additions or contractions and grade expansions or contractions  

4. Facilities acquisitions or leases 

5. Lotteries and lottery changes  

Below are the processing requirements of the RFA types above. Complete the following check marked items 

(☒) from the overall application requirements list below.  You do not need to respond to the unchecked 

areas.   

 

 

 

 

Sections Required  

The below focused requirements are only for schools seeking approval for the above RFA types. RFAs 

for Facility acquisitions or expansions have additional requirements described below: 

 

☒ Executive Summary 

☐ Meeting The Need 

 ☒ Expansions to new grade levels or new campuses must complete the Meeting the Need section.  

 ☒ Lottery RFAs must include Meeting the Need section for relevant sections. 

 ☐ Academic Plan (required if expanding to new grades that are currently not being offered) 

☒ Financial Plan  

1. Not required for Dual Credit or Distance Education RFAs assuming fiscal cost impacts less than 5%.    

2. Enrollment RFAs: complete the tab labeled “General” in the “RFA Pro Forma” MS Excel file to show 

the planned fiscal impacts of the RFA.   

3. Facility RFAs: complete the appropriate tab under the “Facilities” section below including the “RFA 

Pro Forma” MS Excel file to show the planned fiscal impacts of the facility RFA. 

☐ Operations Plan  

☒ RFA Specific Sections (as applicable for your RFA, as opposed to General Sections).  This includes 

completing the “Facilities” related RFA section below. 

 

All other amendment types require applicants to complete each applicable section below.  Should you have 

questions, please reach out to Mike Dang for further guidance. 

Section I: Standard RFA Requirements 

A)  EXECUTIVE SUMMARY 

Required for all submissions.  4 Pages or less per RFA,  If your RFA submission includes more than one 

requested change, this must be listed in the Executive Summary.  Should you have questions, please 

contact Mike Dang. 

Provide a brief overview of your school, including: 
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1. Identification of the school, its location(s), enrollment(s)(most recent ADE quarter), brief history, 

brief description of its board members and key leadership team members 

Elko Institute for Academic Achievement (EIAA) is the only charter school located in Elko, Nevada with 

a current enrollment of 196 students in grades kindergarten through eighth grade for the 2022-23 school 

year.  In the 2023-24 school year, we will have an expanded enrollment to 306 with two classrooms for 

grades kindergarten through fourth grade, and the final expansion in the 2024-25 school year to 396 with 

two classrooms for all grades. EIAA was established in 2009 to provide school choice to the Elko 

community and has maintained good standings with the Charter Authority throughout its existence. Over 

the past three years, we have experienced a steady increase in both our student enrollment and waitlist 

which currently contains over 400 students.  EIAA consists of a seven-member board with a broad 

spectrum of experience reflecting the economic base in Elko.  Administration consists of a principal who 

started at EIAA in 2014 as a first-grade teacher then moved into administration in 2015-16.  There is also 

a Vice Principal who began in 2011-12 as the fourth-grade teacher, moved into the middle school as the 

ELA and math teacher in 2012-13 and then into administration in 2019-20. 

2.   Statement and overview of the mission and vision 

The governing body has created an institutional mission which provides for challenging and engaging 

curriculum with our first responsibility to differentiate instruction to meet the needs of all learners. In 

carrying out our day-to-day activities we strive to support the development of creative, abstract, critical, 

and higher order thinking skills through the implementation of STEAM, common core requirements, and 

the Next Generation Science Standards. We also aim to provide students with the opportunity to develop 

problem solving/critical thinking skills through the creation of dynamic curriculum that delivers students 

with options that adapt, modify, extend, or differentiate how the individual learner will be taught. 

It is EIAA’s mission to provide students, kindergarten through eighth grade, with an education that is 

differentiated and addresses the academic ability in each subject area while ensuring high academic 

standards. For this mission to be reached it is essential to have a curriculum in place that will meet the 

needs of each student in a developmentally appropriate fashion using dynamic curriculum in as many 

real- world situations as possible. This requires critical thinking, or the ability to analyze facts and 

evidence to make the most comprehensive decisions. The technology opportunities that have been 

developed addresses the need for technology literacy and provides enriched learning opportunities while 

focusing on the implementation of STEAM in our institution. 

It has been a vision of the school to own their own facility and to provide a quality education to as many 

students as possible.  With the approval of the increase in capacity and the purchase of a new facility, we 

are achieving this goal.  It is also EIAA’s vision to move forward with a high school allowing our 

students to continue their education at EIAA through the 12th grade.  This has been a request made from 

both students and parents for several years.  

It is the position of administration to reach our vision to its fullest. To accomplish this, teachers must 

take an interest in their own personal growth by establishing annual thought-provoking yet measurable 

goals. The expectations are that each staff member be their very best and be open to change and new 

innovative strategies that have data driven results. EIAA entered into a contract with RTB Data and 

Consulting to provide data-based support services and professional development. Using the school 

mission statement as a foundation, each teacher along with their students have established their own 

classroom mission statement. 

3.   Specific statement of the request 

The Board of the above-named charter school, operating under a current contract with a start date of July 

1, 2021 and a five-year expiration date of June 30, 2026 requests that the SPCSA approve this request to 

amend its charter school contract with the SPCSA regarding the following (check all that apply): 

__ 1. Dual-Credit Programs 
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__ 2. EMOs: Amend charter contract with an EMO or CMO 

__ 3. Enrollment: Expand enrollment in existing grades and facilities   

__ 4. Enrollment: Expand enrollment in new grade levels  

__ 5. Enrollment: Eliminate a grade level or other educational services 

__ 6. Facilities: Acquire or construct a new or additional facility that will not affect approved 

enrollment  

__ 7. Facilities: Occupy additional sites  

X 8. Facilities: Relocate or consolidate campuses  

__ 9. Facilities: Occupy a temporary facility 

__ 10. Other (specify): ___________________________________________ 

 (See full list above of RFA amendment types) 

Attach a copy of the document(s), including minutes, confirming approval of the RFA. 

4. A summary explanation of the reasons that the charter school is seeking to make this specific 

requested change. 

EIAA applied for and was approved by SPSCA to expand enrollment for grades kindergarten through 

eight grade from one classroom to two and on January 28, 2022 the Authority conditionally approved the 

request for a good cause exemption and the request to amend the Charter School’s Charter Contract 

pursuant to NRS 388A.279, to acquire or construct a new or additional facility that will not affect 

approved enrollment, to expand enrollment in existing grades and facilities, and to relocate or consolidate 

campuses.   

EIAA purchased 9.33 acres of land adjacent to Great Basin College and have been working with USDA 

and Greater Nevada Credit Union for the past two years to obtain a Direct Loan along with a 

Construction Loan for the construction of a new facility. We were able to successfully acquire an $8.1 

million-dollar Direct Loan for the construction of a new facility from USDA and a Construction Loan 

from Greater Nevada Credit Union at a rate of 2.75%. Due to the population growth in Elko County, if 

we are not able to begin construction within a specified timeline, we would be ineligible to receive these 

dollars again pursuant to the federal guidelines of eligibility. 

Throughout the past year, EIAA has been working diligently to complete the construction of a facility 

consisting of approximately 31,000 square feet and to deliver a space that enables two classrooms per 

grade versus the one classroom per grade we currently support. In this process, Architectural plans have 

been completed and submitted to the City for review and approval, along with a traffic study, Phase I 

Environmental, appraisal, and a construction loan has been obtained at a substantially low rate.  The 

project was put out to bid in April of 2021 with two bids being received.  After the bid was awarded, it 

was determined that one of the bids received was not eligible, so all bids were rejected and put back out 

to bid in June.  The initial bids reflected construction costs at $7.4 million which was within the budget 

allocated for the project.  When rebid in June, this same project’s construction costs increased to over 

$13 million, taking the project well above the allocated loan amount and the school’s financial means.   

At that time, knowing the school has already expended over $1.5 million on this project, it was 

determined the school had three options: 1. Hold off for six months to see if construction costs and 

availability of contractors changed; 2. Look for alternative options; or 3. Continue in the current facility 

and keep the current student population.  The board made the choice to wait until January to find out 

whether the construction costs would come down to a more affordable level. 

It was during this time EIAA was presented with an opportunity to purchase an existing, recently vacated 

32,000 square foot building at a price significantly below appraised value.  The facility was appraised in 
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2015 for $7.9 million, and it was offered to the school for $2.4 million.  The only limitation to this 

purchase was that it had to be closed within an eight-week timeline.    

The school had a 30-day due diligence period at which time an environmental, traffic study, and 

appraisal were conducted.  We worked with the city department heads, USDA, and our construction team 

to determine if this facility would meet the requirements of all agencies including the school’s needs, and 

we had to find a lender willing to lend the purchase of the facility on a short-term basis because USDA 

and the construction loan would not become available until all stipulations of the federal program were 

met.    

Elko Federal Credit Union was willing to provide EIAA with a 6-month bridge loan which will roll into 

Greater Nevada Credit Union’s construction loan, and finally becoming the USDA’s long-term loan at 

2.75% interest for 40 years.   

EIAA is requesting the approval to move into this new facility during the 2023-24 school year when 

construction is completed.  The completion of the new facility is estimated to be in February of 2023.  At 

this time, we would move our two classrooms in grades kindergarten through 4th grade from the current 

location (1031 Railroad Street) and 5th grade through 8th grade from the temporary location (Boys and 

Girls Club) to the new permanent location.  The expansion of grades 5-8 would take place the following 

school year at the new location.  

5.   Description of proposed target model and target communities 

The learning community we wish to serve as a result of this request is the same community we currently 

serve. With the temporary location only being a half a mile from our current location, we will be able to 

serve our current student enrollment and those that continue to be on the waitlist. 

6.   Statement of outcomes you expect to achieve across the network of campuses 

EIAA will continue to provide the highest level of educational learning environment for the proposed 396 

students that will attend EIAA. Our primary objective in serving this community aligns with our 

commitment to every student in having an opportunity to succeed, both academically and personally. 

EIAA was established in 2009 to provide families with school choice when seeking a quality education 

for students within Elko County. 

During the post pandemic 2019-20 school year when educational institutions were operating under 

extreme measures, students were asked to abandon everything they knew about “school”, and adapt new 

ways for learning, the national trends showed extreme declines in both math and ELA proficiencies. This 

was not the case for EIAA. In both the elementary and middle school, our student proficiencies 

outperformed both the district and state by 21.6% in math and 4% in ELA in the 2020-21 school year and 

again by 31.2% in math and 23.6% in ELA for the 2021-22 school year. The Median Growth Percentage 

(MGP) at EIAA in the elementary school for math was 61.0% and ELA 83.0% and the middle school 

MGP in math was 94.5% and 83.16% in ELA.  Our middle school was named in the top six performing 

middle schools in the state of Nevada both in 2019-20 and again in 2021-22 and our elementary school 

went from being on the ‘watch list’ to a four star and in the top 30 in Nevada for the 2021-22 school year.   

EIAA will continue to place our primary focus on student achievements and student success, but with the 

proposed facility comes the opportunity for expansions that the current facility does not offer. It has been 

a goal of the governing body to increase our student capacity from one classroom for each grade 

kindergarten through eighth to two over a two-year period and this new facility has given us that 

opportunity. The proposed facility has the availability to accommodate 396 students on a permanent 

basis. 

7.   Key components of your educational model for the expanded school 

Progress in student achievement is what drive’s improvement and the data collection completed is the 

measure that determines the results. As the information becomes available, the instruction, methods of 

delivery, and content is measured against the results. As deficits are identified all of these are addressed 
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accordingly. The concern occurs with the timing of the data being collected, which then becomes a 

challenge when trying to establish new intervention strategies that coincide with the current needs. 

Because we rely so heavily on student enrollment to operate, we must hold our institution to higher 

standards to be competitive with the public schools in Elko. The way we achieve this is to provide the 

highest quality of education using the most innovative techniques available. To accomplish this, we must 

have staff that is trained in the delivery system of these methods. Our institution prepares for these 

advances in technology and teaching methods through creative and intentional professional development 

for every staff member.  As we expand, we will continue to focus on hiring highly qualified teachers that 

align with our mission and vision for EIAA’s future. 

8. Describe the charter school’s plan to ensure that proper restorative justice principles are 

practiced.  Describe plans, including record keeping, to monitor for potential disproportionate 

discipline practices.  

EIAA’s Restorative Practices are pro-actively developing relationships and community, as well as 

repairing community when harm is done.  After conflict or harm, Restorative Practices provides a way of 

thinking about, talking about, and responding to issues and problems by involving all participants, and 

facilitating a conversation where each participant is asked to discuss their feelings and opinions, identify 

what happened, describe how it affected those involved, and find solutions to repair the harm. When 

successfully integrated throughout the school culture and climate, Restorative Practices create safe and 

productive learning spaces where students develop social and emotional skills, along with strong 

relationships with peers and adults. These practices support the whole student in academics as well as 

socially and emotionally. Individual plans, accountability, and action steps are determined and aligned 

with student needs and the specific situation. Students can move up and down the progression by tier, or 

jump to another tier, depending on the severity of the situation/behavior. All student behavior records are 

kept in Infinite Campus for monitoring. Restorative Justice and intervention practices to improve 

behavior are the primary focus.  EIAA has implemented a Life Skills program through each of the 

classrooms with the intent of helping students understand their roles and responsibilities while at the 

same time recognizing the importance of their social and emotional health. 

9. Describe the charter school’s plan to ensure enrollment diversity and equity, commensurate with 

the neighborhood and zip codes it serves.  Include plans to close any proficiency gaps among 

diverse student groups (ex. race/ethnicity, FRL, EL, IEP) as well as family and community 

engagement strategies. 

Enrollment periods are advertised on a county level and are placed within the low-income neighborhoods 

and pre-schools including Head Start. We also provide enrollment information within local businesses 

that serve the underprivileged community. Advertisements are also focused within the local tribal and 

Hispanic community. 

Leadership binders with data-based goals have been compiled and are being utilized to track and monitor 

student growth. Student goals and interventions are shared and discussed with parents/guardians. This 

ensures all students of any demographic are growing academically and personally. 

10. The values, approach, and leadership accomplishments of your school or network leader and 

leadership team  

EIAA administration has worked with staff to develop a schedule that continuously focuses efforts on the 

centralized goal of increasing student achievement. We were able to identify several areas in need of 

additional training, and EIAA administration has partnered with each teacher through the process of 

observations, individual meetings, and group meetings to identify any existing deficits needing to be 

addressed. In addition, professional development has assisted in identifying areas that need to be focused 

on with more depth and intentionality through the Northern Nevada Regional Professional Development 

Program.  Teachers are meeting on a regular basis to evaluate data and to set goals for moving students 

and growing in their professional capacity. 
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Administration has also made it a priority for teachers to be able to implement programs and procedures 

within their classroom they are most familiar with and have been taught. There are no set guidelines to 

academic methods, pacing schedules, etc. This is being left to the teachers and their discretion based on 

student development within their classrooms. When a teacher is allowed to use the skills they have been 

trained in, they become more competent in their delivery and confident in their abilities. 

Through very intentional and concentrated efforts, and the establishment of staff and administration, 

EIAA has taken great measures to rebuild its reputation and to establish total accessibility to its students 

and stakeholders for all school improvement needs that have been created over the last several years. We 

have become an educational institution that is not only competitive with the public school system, and 

most often outperforming, which can be attributed to the help of all stakeholders. 

11. Key supporters, partners, or resources that will contribute to your expanded school’s success.  

EIAA’s key supporters include all our current stakeholders, including students, parents, teachers, staff, 

community, and governing body. EIAA has involved all these groups in the planning process through 

parent night events and classroom activities. 

The PTSO has also become a very significant source for EIAA in maintaining positive relationships with 

parents and stakeholders. The board has been actively involved in building and sustaining a positive 

relationship within the organization between teachers, parents, and administration. They serve in the 

classrooms daily, conduct food drives for families in need within our institution, recruit help from outside 

sources as needed, and are persistent in their presence in the community to promote their causes. 

Local businesses have been actively involved in the educational process of not only constructing a school 

with our middle school math class, but also the learning experiences within each classroom. They have 

partnered with teachers to develop project-based learning opportunities that allow students to be 

architects, engineers, contractors, and finance experts, to name a few.  During our Capital Campaign, we 

have been contacting local businesses to become partners in the classrooms.  This has been received with 

a very positive attitude and great enthusiasm.  We are selling naming rights to each classroom where a 

business will become an active participant within that classroom.  By joining forces with local 

businesses, we are not only providing our students with a real-world learning opportunity they would not 

typically have, but we are also engaging our students in the local economy since they could become the 

future workforce in Elko. 

NOTES 

1. For all remaining General Requirements Sections: Complete and submit all RFAs by answering 

remaining General Requirements Section questions. 

2. Indicate “No change” for any below requested response that has not changed from your charter 

school contract. 

3. Indicate “N/A” for any below requested response in this General Requirements Section that is not 

applicable to your request.  Applicants do not need to respond “N/A” to any Specific Requirements 

RFA section for which they are not applying. 

4. If your school is seeking an amendment outside of the Fall or Spring Amendment Cycle, please include 

at the front of the application: 

a.  Letter from the Board chair requesting Good Cause Exemption; 

b. Agenda for the Board Meeting where Board voted to request the Good Cause Exemption; and  

c. The draft or approved minutes for the Board Meeting where the Board voted to request the Good 

Cause Exemption. 
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5. To expand any closed section(s) below, put your cursor on the left side of a heading below and click 

the triangle (    ) left of that heading. 

B)  MEETING THE NEED 

TARGETED PLAN 

(1) Identify the community you wish to serve as a result of the expansion or RFA and describe your 

interest in serving this specific community. 

(2) Explain how your expansion model or RFA, and the commitment to serve this population, 

including the grade levels you have chosen, would meet the district and community needs and 

align with the mission of the SPCSA.  

GROWTH RATE AND RATIONALE 

(1) Specifically identify the key risks associated with this growth plan and describe the steps the 

school is taking to mitigate these risks. Respondents should demonstrate a sophisticated and nuanced 

understanding of the challenges of replication in general and as they relate specifically to their school 

growth plans based on current and historic experience of charter school management organizations and 

similar types of multi-site social enterprises and non-profit and for-profit organizations.  The response 

should detail specific risks and explain how the school will minimize the impact of each of these risks, 

and ideally provide contingency plans for them.  

Examples may include: 

a. Inability to secure facilities/facilities financing; 

b. Difficulty raising philanthropic funding; 

c. Insufficient talent pipeline/difficulty recruiting faculty;  

d. Insufficient leadership pipeline/difficulty recruiting school leaders;  

e. Misalignment between the founding school and leader and new campuses and leaders, and; 

f. Ambiguous student performance outcomes and the need to curtail expansion if 

performance drops. 

(2) Discuss lessons learned during the school’s past replication efforts and those of any replicated school 

or organization from another jurisdiction.  For example: specifically identify each challenge 

encountered and how the school addressed them, as well as how the school would minimize such 

challenges for the proposed campuses. 

PARENT AND COMMUNITY INVOLVEMENT 

(1) Describe the role to date of any parents, neighborhood, and/or community members involved 

in the proposed expansion of the school.  

We were able to successfully acquire an $8.1 million-dollar Direct Loan for the construction of a 

new facility from USDA and a Construction Loan from Greater Nevada Credit Union.   A local 

businessman provided an opportunity to purchase an existing, recently vacated 32,000 square foot 

building at a price significantly below appraised value.  The facility was appraised in 2015 for $7.9 

million, and it was offered to the school for $2.4 million.  The only limitation to this purchase was 

that it had to be closed within an eight-week timeline.    
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The school had a 30-day due diligence period at which time an environmental, traffic study, and 

appraisal were conducted.  We worked with the city department heads, USDA, and our 

construction team to determine if this facility would meet the requirements of all agencies 

including the school’s needs, and we had to find a lender willing to lend the purchase of the facility 

on a short-term basis because USDA and the construction loan would not become available until all 

stipulations of the federal program were met.    

Elko Federal Credit Union was willing to provide EIAA with a 6-month bridge loan which will roll 

into Greater Nevada Credit Union’s construction loan, and finally becoming the USDA’s long-term 

loan at 2.75% interest for 40 years.   

Financial donations have been provided by Nevada Gold Mines and Elko County in the amount of 

$500,000 each and several other in-kind contributions by local distributors for materials and 

services needed to complete the project.  

(2) Describe how you will engage parents, neighborhood, and community members from the time 

that the application is approved through the opening of the new campus(es) or grade levels. What 

specific strategies will be implemented to establish buy-in and to learn parent priorities and concerns 

during the transition process and post opening? 

Parents, neighborhoods, and community members have been actively involved in this process from the 

beginning.  We have held several family nights and community events at the county library, etc. to 

inform the community of our plans moving forward.   The local newspaper has also been involved in 

providing newspaper/internet articles showcasing our project and the success of our students 

academically.   

 

We have experienced nothing but positive feedback and support from both school and local community 

members with several offering to provide additional help, as needed.   At this time, we have not received 

any concerns about the transition from any level. 

(3) Describe how you will engage parents in the life of the expanded school (in addition to any 

proposed governance roles).  Explain the plan for building family-school partnerships that 

strengthen support for learning and encourage parental involvement.  Describe any commitments or 

volunteer activities the school will seek from, offer to, or require of parents.  

The PTSO has also become a very significant resource for EIAA in maintaining positive relationships 

with parents and stakeholders.  The PTSO board has been actively involved in building and sustaining a 

positive relationship within the organization between teachers, parents, and administration.  They serve 

in the classrooms daily, conduct food drives for families in need within our institution, recruit help from 

outside sources, as needed, and are persistent in their presence in the community to promote our causes. 

(4) Discuss the community resources that will be available to students and parents at the 

expanded school.  Describe any new strategic partnerships the expanded school will have with 

community organizations, businesses, or other educational institutions that are part of the school’s 

core mission, vision, and program other than dual-credit partners discussed in subsequent sections.  

Specify the nature, purposes, terms, and scope of services of any such partnerships, including any 

fee-based or in-kind commitments from community organizations or individuals that will enrich 

student-learning opportunities.  Include, as an Attachment __, existing evidence of support from 

new community partners such as letters of intent/commitment, memoranda of understanding, and/or 

contracts. 

Local businesses have been actively involved in the educational process of our students through 

intentional learning experiences within each classroom for years.  They have partnered with teachers to 

develop project-based learning opportunities that allow students to be architects, engineers, contractors, 

and finance experts, to name a few.  Improvement initiatives are constantly being reviewed and enriched.  
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Several of these initiatives have been introduced by stakeholders themselves through a vested interest in 

the success of EIAA, which would not have occurred if they were not convinced, we were worth the 

efforts.  One of the largest initiatives undertaken is forming partnerships with our business and industry 

stakeholders to create motivating curriculum directly related to real-world applications.   

 

Our eighth-grade class has spent an entire year dedicated to future-centric learning that prepares students 

to tackle the major global challenges of the 21st century in meaningful ways.  This project gives students 

the opportunity to deeply pursue a creative interest they would otherwise not experience in our academic 

program at EIAA.  Students have the opportunity to take what they have learned in research, writing, 

math, reading and social studies and apply it to a real-world problem they are passionate about.  These 

students will be involved in researching, interviews with community leaders, working collaboratively 

with global constituents, and developing a project/product that will be presented to the community in 

which it will serve.  For example, one student is working to provide solar power to a village in Africa 

that is currently lacking this basic resources.  He chose this project because that is where he is from and 

has several family members still residing in that area.   

 

Our seventh-grade math class used a year in math to complete a Project Based Learning product that 

included: Conceptual Designs, Supply Lists and Budgets, 3D models, Cost Analysis, and Statistical 

Analysis for our new school using the existing layout of the proposed building.  Local professionals in 

the fields of developer, architect, engineer, and CPA partnered with our middle school math teacher to 

assist in this project.  These partnerships have proven to be instrumental for the students who have now 

become personally vested in the project.  The students have proven to be an integral source of 

information for the developers and architects when determining what students are looking for when 

developing and designing a facility that students will use.  

 

These are just two examples of the commitment our local business leaders have provided for our 

students. 

(5) Describe the school’s ties to and/or knowledge of the target community.  How has the school 

learned from and engaged with this community to date?  What initiatives and/or strategies will you 

implement to learn from and engage the neighborhood, community, and broader city/county?  

Through our Capital Campaign we have approached a very diversified business pool within the 

community to partner with our students and classrooms.  By donating $25,000, they will have an 

opportunity to adopt a classroom, have that classroom named after their business, and an opportunity to 

participate in their learning objectives from year to year.  This has been received with a very positive 

response from local businesses.  Through a shared interest, EIAA and the local business sector will be 

able to provide our students with real-world, hands-on learning opportunities that will not only enhance 

our students learning, but will provide a knowledge to the labor force offered within the community.  Our 

students can apply the knowledge they are learning in the classroom to the roles and responsibilities of 

various jobs available in the community, and in return, business leaders are able to instill the necessary 

skills needed to succeed in the various positions.   

(6) Identify any organizations, agencies, or consultants that are partners in planning and 

expanding the school, along with a brief description of their current and planned role and any 

resources they have contributed or plan to contribute to the school’s development. If the school is 

new to this county, describe how your previous work has prepared you to establish relationships and 

supports in this new community. 

To date, we have construction companies, electricians, plumbers, grocery store owners, restaurants, car 

deals, hospitals, ranches, and mining companies that have committed to being a part of our students’ 

future success. 
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C) ACADEMIC PLAN  

D) FINANCIAL PLAN 

This section must be completed for all applications. 

(1)  Describe the systems and processes by which the school will manage accounting, purchasing, payroll, 

and audits. Specify any administrative services expected to be contracted for the school and describe 

the criteria and procedures for the selection of contractors and the mechanism by which the board will 

monitor and hold the contractor responsible for providing such services.  

(2) Depending on the type of RFA requested, staff may require applicant to submit additional 

documentation regarding the potential fiscal impact of the proposed changes. Fiscal impact 

documentation is required for all facility acquisition/construction RFAs. 

(3)   Attachment 2.  Present a budget narrative including a detailed description of assumptions and revenue 

estimates, including but not limited to the basis for revenue projections, staffing levels, and costs. The 

narrative should specifically address the degree to which the school budget will rely on variable income 

(e.g., grants, donations, fundraising, etc.). There is no page limit for the budget narrative. Include the 

following: A detailed discussion of Per-Pupil Revenue: Use the figures provided in developing your 

budget assumptions.  

(a) Anticipated Funding Sources: Indicate the amount and sources of funds, property or other resources 

expected to be available through banks, lending institutions, corporations, foundations, grants, etc. 

Note which are secured and which are anticipated and include evidence of commitment for any 

funds on which the school’s core operation depends in a clearly identified component of 

Attachment 2.  Please ensure that your narrative specifically references what page this evidence 

can be found on in the attachment.  

 

EIAA was able to complete a USDA direct loan application just before Elko County became ineligible to 

qualify for these low interest loans due to the population restrictions set forth for this federal loan 

program.   EIAA was subsequently awarded an $8.1 million-dollar loan for a period of 38 years at a rate 

of 2.25%.  This amount was acquired after an extensive projected financial feasibility study was 

conducted, and it was determined that this amount would be the maximum amount allowed based on an 

allowable debt ratio and the Preliminary Architectural Report (PAR) (Attachment 2b EIAA USDA 

Preliminary Architectural Feasibilty Report 2023-01-17).  The Letter of Conditions was issued with a 

stipulation that EIAA would be responsible for $1.6 million dollars towards the $9.7 million dollar 

project.  (Attachment 2a LOC).  USDA is currently in the underwriting process to revise the conditions 

to the new facility. 

EIAA began a Capital Campaign at the same time we started working towards acquiring our own facility.  

We have presented our project to Nevada Gold Mines Community Development Committee who has 

awarded EIAA with a $500,000 donation.  We also presented our project to the Elko County 

Commissioners, and they committed $200,000 from their general fund and $300,000 from the ARP 

funds.  We have also been awarded a $500,000 grant from the Pennington Foundation to pay for all of 

the classroom desks, bookshelves, computers, kitchen equipment in the project budget.  (Attachments 2a 

letters) 

Our capital campaign also consists of selling naming rights to classrooms, playgrounds, lunchrooms, etc.  

When a business donates $25,000 they will have not only a naming right to the classroom, but the ability 

to partner with those students and teachers to create real-world learning opportunities.  With the sale of 

the 19 classrooms at the $25,000 each, this will generate $475,000, the playground is $50,000 each, and 

the lunchroom is $100,000.  We currently have seven confirmed classrooms with several stating they 

wanted to and will get back to us. 
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A 32,000 sf vacant facility was offered to us at a substantially lower cost to value.  The building was 

appraised in 2015 at $7.9 million, and it was being offered to us for $2.4 million dollars.  The only 

stipulation was that the purchase had to be complete by December 31, 2022.  We had six weeks to 

complete a due diligence process where we completed a traffic study, environmental, architectural 

renderings, and had structural engineers determine whether the building would be suitable for a school at 

the budgeted amount.  It was confirmed that the newly vacated building would be suitable in every aspect 

for our new school.  The building had recently become vacant and was the same square footage as the 

original new build.  Due to the time constraints on completing this purchase, EIAA approached Elko 

Federal Credit Union (EFCU) to provide a bridge loan in the amount of $1.9 million interest only for the 

period of six months, or until the Greater Nevada Credit Union Construction loan took over, with EIAA 

having to provide $500,000 to the purchase of the building.   

The DSA funds received will be the funds used to operate and maintain the facility.  Attached is 

Attachment 2c Facility Fiscal Impact Budget reflecting the anticipated revenue and expenses over the 

next five years.  

With the first charter amendment, we had purchased 9.33 acres of land where we were going to build a 

new facility.  After the bids came in too high and we moved into a different direction, we have the land 

for sale at $925,000, and with a balance of $319,449.04, we will contribute the balance to the project 

pursuant to the USDA guidelines set forth in the Letter of Conditions. 

(b) Anticipated Expenditures: Detail the personnel and operating costs assumptions that support the 

financial plan, including references to quotes received and the source of any data provided by 

existing charter school operators in Nevada or other states. 

 

EIAA has been working for the past five years on acquiring a new facility that will allow student 

capacity to double in each grade kindergarten through eighth grade.  We have analyzed every avenue to 

determine the best course of action to take to double our capacity, but at the same time remain financially 

sound so that we can continue to provide a quality education for all students.  The need to expand was 

identified by the board not only because our waitlist exceeded 400, but also to provide our teachers the 

ability to collaborate with a partner at the same grade level.  As reflected in the attached Staffing Table of 

Projected Staffing Needs, the number of full-time staff will be increasing from 18 to 25 in 2023-24 and 

32 in the 2024-25 school year.  These increases consist of doubling the number of classroom teachers for 

grades k-4 and one special education teacher in 2023-24 and then increasing the number of classroom 

teachers for grades 5-8 and a specials teacher and counselor in 2024-25 taking our full-time staff from 18 

to 32 when complete.  Also included in attachment 2 is a breakdown of the grants awarded and the 

salaries that are being paid for with these grants.  The positions being paid through grants are four Aides, 

a portion of the special education teacher, and a full-time nurse.  The remaining 14 employees are funded 

through the DSA funds received.  (Attachment 2b Staffing Needs) 

We were able to purchase a 32,000 sf vacant building with the intent to construct a new facility.  EIAA 

was successful in acquiring a construction loan from Greater Nevada Credit Union at a 7% interest rate.  

We have also completed Architectural plans, Environmental, traffic studies, local and state permits, zone 

changes, and the Conditional Use Permits is set for the Planning Commission on May 2, 2022 that will 

stipulate any additional requirements for this facility.   

See Attachment 2c Facility Fiscal Impact Budget for a five-year projection of expenditures with the 

proposed new facility. 
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(c) Discuss in detail the school’s contingency plan to meet financial needs if anticipated revenues are 

not received or are lower than estimated, including both the scenarios identified in subsections e 

and f.  

(d) Year 1 cash flow contingency in the event that state and local revenue projections are not met in 

advance of opening.  

(e) Year 1 cash flow contingency in the event that outside philanthropic revenue projections are not 

met in advance of opening.  

 

The budget EIAA is working from for the remodel of the proposed facility can be found as Attachment 2a.  

This budget was obtained from the PAR submitted to USDA for approval.  As noted, the total project cost is 

estimated to be $10.2 million dollars that includes the purchase of the property.  According to Attachment 

2c Quarterly Financial Statement SYE2023 ver 2022 09 28, EIAA is in a financial position to move 

forward with this project under the current revenues received.  We are not dependent on any of the 

philanthropic revenues stated above, so these revenue sources will not affect the financial position of this 

project.  We do not foresee any of the projected revenue sources to hinder this project because they are 

already in place for the period this project to be completed.  Once we are able to double our capacity, it has 

been determined our DSA revenue will be sufficient to maintain the facility. 

If for any reason the DSA revenues don’t meet the financial needs, EIAA will eliminate non-essential 

positions and programs.  

(4)   Submit a completed financial plan for the proposed school as an Attachment___ (the format of this is 

left to the applicant’s discretion but must be clear and sufficiently detailed to permit Authority staff, 

external reviewers, and the general public to review of all elements of the school’s business plan and 

gauge alignment and consistency with the academic program, operating plan, and budget narrative).  

(5)   Submit, as an Attachment___, a detailed budget for the operator at the network level (the format of 

this is left to the applicant’s discretion but must be clear and sufficiently detailed to permit Authority 

staff, external reviewers, and the general public to review of all elements of the school’s business plan 

and gauge alignment and consistency with the academic program, operating plan, and budget 

narrative).   

(6)   Provide, as an Attachment___, historical financial documents for any affiliated CMO from another 

state or any EMO providing services to the school, including audited financials for each school 

operated by the affiliate as well as any other campus by campus financial evaluations conducted by 

charter school authorizers.  At least three years of school financial audits are required for any school 

operating for three years or longer.  Such financials must be provided as converted PDF documents to 

ensure accessibility.  

(7)   Complete the audit data worksheet in Attachment___.  In the info tab, please identify any schools or 

campuses listed under the student achievement tab for which, pursuant that relevant state’s charter law, 

financial data is consolidated for reporting and auditing purposes in the independent audits provided in 

Attachment___.   

(8)   Provide a six-year development plan that addresses the annual and cumulative fundraising need at the 

network and school levels including a description of the staff devoted to development.  The plan should 

include a history of the school’s fundraising outcomes and identify funds that have already been 

committed toward fundraising goals.  The plan should also identify the role of the members of the 

board, particularly as relates to give/get requirements, and should demonstrate alignment with the 

expectations for board members discussed elsewhere in the amendment request.  If funds are raised at a 

partner organization level, describe the methodology to be used in allocating funds to the school and 

the proposed campuses.  If the school has not raised any funds to support its programming to date and 
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the budget does not include any fundraising activity, please explain that this question is not applicable 

to your school. 

(9)  Describe the campus, school, and any management organization distinct responsibilities in the financial 

management and oversight of the proposed campuses, including, but not limited to, their respective 

roles in overseeing or implementing internal controls and in making financial management decisions 

including budget development.  Detail the process and frequency by which key financial information is 

communicated to and reviewed by the various organizations and different levels of leadership and 

governance. 

E) OPERATIONS PLAN- NO CHANGE 

   Indicate “No Change” to the sections or subsections below, where applicable.  Otherwise, all 

applications require completion of this section.   

1. Historical performance 

(a) Performance Data: schools are only eligible to complete the amendment request and business plan 

if the existing schools meet the Authority’s eligibility criteria; these criteria reflect a proven 

academic track record of success with Nevada students and our operating expectations or similar 

performance in another state.  

  Please provide a narrative demonstrating that the school meets the organizational criteria for 

approval.   

(b) Interventions: Please explain any past organizational/compliance performance that has not met 

expectations.  

  How did the governing body diagnose the under-performance, how were appropriate intervention(s) 

determined by the governing body, how are they being implemented by staff, and how is the 

governing body monitoring implementation of the interventions on a monthly basis?  

(c) What are the key areas in which the existing school or schools/campuses need to improve, as 

determined by the governing body, and what are the priorities to drive further success?  

2. Organization governance structure & board development:  

(a) Describe how the organization’s governance structure will adapt to oversee and support the 6-year 

growth plan and addition of new school(s). Include any impact on: (1) the composition of the Board, 

the Board’s roles and responsibilities, and the Board’s development priorities and (2) the Board’s 

relationship to individual campuses  

(b) Describe the diverse skillsets that currently exist on the Board and note any additional type of 

expertise that the Board may seek to help support the growth plan.  

(c) Identify any Board development requirements relative to the organization’s governance needs at each 

stage of growth.  

(d) Describe how the Board identifies and addresses conflicts of interest.  Attach a code of ethics that 

includes a formal conflict of interest policy and specifies the procedures for implementing the policy.  

3. Organization charts and decision-making authority:  

(a) Provide the following organizational charts:  

(i) Current 
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(ii) Vision for school in three years (clearly identify both campuses requested in this amendment 

request as well as any additional campuses that the operator anticipates applying to open within 

three years)  

(iii)Vision for school in six years (clearly identify both campuses requested in this amendment 

request as well as any additional campuses that the operator anticipates applying to open within 

six years)  

The organization charts should represent all national and state operations and clearly delineate the roles and 

responsibilities of – and lines of authority and reporting among – the governing board, staff, any related 

bodies (e.g., advisory bodies or parent/teacher councils), and any external organizations that will play a role 

in managing the schools. If the school intends to contract with an education management organization or 

other management provider, clearly show the provider's role in the organizational structure of the school, 

explaining how the relationship between the governing board and school administration will be managed.  

Please include all shared/central office positions and positions provided by the Management Organization 

(CMO or EMO) in the organizational chart, if applicable. 

4.   Describe the proposed organizational model; include the following information: 

a) Job descriptions for each leadership or shared/central office role identified in the organizational chart 

(provide as an Attachment___) 

b) Resumes of all current leadership (provide as an Attachment___).  

c) Previous student achievement data for the proposed instructional leaders at each proposed campus (if 

available) (provide as part of Attachment___)  

5.   Describe the leadership team’s individual and collective qualifications for implementing the multi-site 

school design and business and operating plan successfully, including capacity in areas such as: 

(a) School leadership; 

(b) School business operations and finance; 

(c) Governance management and support to the Board; 

(d) Curriculum, instruction, and assessment; 

(e) At-risk students and students with special needs; 

(f) Performance management; and 

(g) Parent and community engagement. 

6.   Explain who is responsible for school leader coaching and training and what those processes will look 

like in action.  Please include any existing competencies used for school leader selection and evaluation, 

if available (provide as an Attachment___). 

7.   Explain your school leader’s role in the successful recruitment, hiring, development and retention of a 

highly effective staff. 

8.   Explain your campus instructional leader’s role in providing instructional guidance and school culture 

guidance. How will the leadership team work in support of the campus instructional leader’s guidance? 

9.   What systems are in place in your leadership team structure to ensure redundancies in knowledge and 

skill?  

LEADERSHIP FOR EXPANSION 

a) Describe the operator’s current or planned process for recruiting and training potential network 

leaders. Explain how you have developed or plan to establish a pipeline of potential leaders for the 

network as a whole. If known, identify candidates already in the pipeline for future positions. 
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b) Identify the proposed regional director candidate, if applicable, and explain why this individual is 

qualified to lead the expansion of the organization (provide a resume as an Attachment___). 

Summarize the proposed leader’s academic and organizational leadership record. Provide specific 

evidence that demonstrates capacity to design, launch, and manage a high-performing charter school 

network.  

c) If a regional director candidate has not yet been identified, provide the job description (as an 

Attachment___) or qualifications and discuss the timeline, criteria, and recruiting and selection 

process for hiring the regional director. Note: It is strongly encouraged that schools proposing to open 

new campuses in the 2023-24 school year, identify the regional leader (Regional Director, Executive 

Director, etc.) in the proposal.  The SPCSA reserves the right to require schools which do not have 

network leadership and support position candidates identified to defer opening new campuses until 

the 2024-2025 school year and to add additional criteria to the pre-opening requirements for such 

campuses. 

STAFFING 

a) Complete and submit a working copy of the RFA Staffing & Enrollment Worksheets Excel file.  

indicating projected staffing needs for the proposed campuses over the next six years. Schools should 

also complete the second table outlining projected staffing needs for the entire network over the next 

six years. Include full-time staff and contract support that serve the network 50% or more. Change or 

add functions and titles and add or delete rows as needed to reflect organizational plans. 

See Attachment 2b Enrollment-Staffing-Charts HUMAN CAPITAL STRATEGY 

 Describe your strategy, plans, and timeline for recruiting and hiring teachers for a multi-site charter school.  

Explain key selection criteria and any special considerations relevant to your school design. Note: schools 

with strong track records of academic success, as determined by the Department of Education, are eligible 

to waive teacher licensure requirements for all teachers except for special education and ELL professionals 

as long as they meet all other federal and state requirements.  Maintaining such a waiver is contingent on 

the school continuing to achieve at the 3 Star level or higher (or equivalent) on the statewide system of 

accountability.  Please refer to Section 46 of SB509 (2015 session) for additional information. 

a) Recruitment: Identify whether recruitment will be managed at the campus or network level. Identify 

key partnerships and/or sources the operator will rely upon of teachers and leaders. Identify the 

process the operator will rely upon to identify and develop high-quality leaders and high-quality 

teachers.  

b) Leadership Pipeline: Discuss the specific measures and timelines the organization will employ to 

identify and develop organizational and school leaders.  For example, explain: 

1) How the school plans to identify leadership internally and externally; 

2) Who will be responsible for hiring leaders; 

3) Formal and informal systems that will prepare leaders for their responsibilities; 

4) The school’s philosophy regarding internal promotions; 

5) The timing for identifying leaders in relation to the launch of a new campus; and, 

6) Internal or external leadership training programs. 

c) Professional Development: Identify the school’s plan to meet professional development needs. 

Include whether professional development will be managed at the school or network level and how 

new campuses will be added to existing professional development. Also identify the method the 

school will use to determine the effectiveness of professional development.  
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d) Performance Evaluations and Retention: Identify the school’s approach to staff performance 

evaluations. Identify how frequently the organization plans to: evaluate teachers, campus 

administrators, and network leaders and staff, who will evaluate whom, and how the organization 

plans to retain high-performing teachers and administrators?  

e) Compensation: Explain the board’s compensation strategy and salary ranges for network and school 

level staff.  Discuss how the compensation structure enables the organization to attract and retain 

high quality staff and describe any incentive structures such as bonuses or merit pay.  Compare the 

proposed salary ranges to those in other organizations, charter schools and local districts, as 

applicable.   

SCALE STRATEGY 

a) Describe the steps that you will take to scale your model to new sites, including the people involved 

and the resources contributed both by the founding campus and the new campuses.   

b) If the school is affiliated with a CMO or EMO that operates schools in other states, compare your 

efforts to scale operations to Nevada to past scale efforts in other states. 

c) Describe your plan for embedding the fundamental features of the model that you described in the 

transformational change section in each new campus that you plan to open. 

d) Explain any shared or centralized support services the management organization will provide to 

campuses in Nevada.   

e) Describe the structure, specific services to be provided, the cost of those services, how costs will be 

allocated among campuses, and specific service goals of the network.  Please also include how the 

school will measure successful delivery of these services. In the case of a charter management 

organization proposing to contract with an education management organization, service goals should 

be outlined in the term sheet and draft contract provided later in Attachment___. Note that Nevada 

law allows charter schools to contract for the management or operation of the school with either a 

for-profit or non-profit education management organization.   

f) Using the table below, summarize the division school- and organization-level decision-making 

responsibilities as they relate to key functions, including curriculum, professional development, 

culture, staffing, etc.  This division of responsibilities will be evaluated both in the context of Nevada 

law and regulation and best organizational and authorizing practices nationally.   

 

Function 

Mgt Org 

Decision-

Making 

Network Leader 

Decision-Making 

Board Decision-

Making 
Campus Leader 

Decision-Making 

Performance 

Goals 

    

Curriculum     

Professional 

Development  

    

Data Mgt & 

Interim 

Assessments 

    

Promotion 

Criteria 
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Culture     

Budgeting, 

Finance, and 

Accounting 

    

Student 

Recruitment 

    

School Staff 

Recruitment & 

Hiring 

    

HR Services 

(payroll, 

benefits, etc.) 

    

Development/ 

Fundraising 

    

Community 

Relations 

    

IT     

Facilities Mgt     

Vendor 

Management / 

Procurement 

    

Student Support 

Services 

    

Other 

operational 

services, if 

applicable 

    

 

STUDENT RECRUITMENT AND ENROLLMENT 

Like all public schools, public charter schools must be open to any such child, regardless of that child’s race, 

gender, citizenship, or need for accommodations or special education services. Thus, recruitment and 

enrollment practices should demonstrate a commitment to providing all students equal opportunity to attend 

the school, and help schools avoid even the appearance of creating barriers to entry for eligible students.  

a.   Explain the plan for student recruitment and marketing for the new campuses that will provide equal 

access to interested students and families, including how the school will comply with the 

requirements of SB208 (2015 session). Specifically, describe the plan for outreach to: families in 

poverty; academically low-achieving students; students with disabilities; and other youth at risk of 

academic failure.  For schools which are giving one or more statutorily permissible admissions 

preferences pursuant to NRS 386.580 or SB390 (2015 session), please indicate if you plan to focus 

your student recruitment efforts in specific communities or selected attendance areas.   

EIAA is located in the City Elko Nevada which has a population of just over 20,000 people with the 

city limits consisting of 4.6 miles between the two furthest points.  EIAA serves both Elko and 

several outlying communities including Wells, Carlin, and Spring Creek, just to name a few.  The 
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distance between our current location and the new proposed location is 2 miles, therefore, EIAA will 

continue to serve the same population it currently serves. Over 70% of our current population 

resides within zones that consist of schools that are either 1 or 2 stars.  Due to these conditions, we 

market at risk students across all the attendance zones within Elko County. 

Before and during open enrollment, we market to all facets, including but not limited to, Head Start, 

Family Resource Center, Boys and Girls Club and various other organization that provide services 

to the underprivileged and at-risk communities in Elko County. 

b.   Provide a detailed discussion of the school’s track record in recruiting and retaining students that 

reflect the ethnic, socio-economic, linguistic, and special needs diversity of the current charter 

school and each campus to at least the level reflected by the attendance zones where the charter 

school will operate facilities before approving the proposal.  Please provide the school’s past 

enrollment and retention performance for all years since the inception of the school broken out by 

race, ethnicity, language other than English, disability and 504 staatus, and eligibility for free and 

reduced priced lunch both as a school and in comparison, to the school’s current zoned schools.  

EIAA opened in 2009 with the original founders’ vision to operate under a private school model that 

would service Gifted and Talented students.  There were many lessons learned and growing pains 

through the first few years of operation.  EIAA did not originally have a Special Education 

Department, nor did they intend to enroll any at risk or special education students.  EIAA was 

marketed to families in a very small population of Elko.  As EIAA became familiar with the 

requirements of a public charter school, the administration, board and vision of the school grew and 

changed. EIAA slowly started to implement a Special Education Department.  The kindergarten 

teacher would serve as a ½ day kindergarten teacher in the morning and a Special Education teacher 

in the afternoon.  As the board and administration changed so did their vision, outreach to the 

community, and the relationship between EIAA and Elko County School District.  EIAA currently 

markets to all of Elko County’s population including students at risk for academic failure.  Below is 

a table of EIAA’s demographics compared to the district for which we serve. 

2021-22 

School/District Total 

Enrolled 

AM 

in/AK 

Native 

Asian Hispanic Black White Pacific 

Islander 

Two or 

More 

Races 

Free and 

Reduced 

IEP 

EIAA 198 1% 3% 28% 4% 58% 0 8% 41.8% 16% 

Elko 9,943 6% 1% 34% 1% 56% 0 3% 34% 12% 

2020-21 

School/District Total 

Enrolled 

AM 

in/AK 

Native 

Asian Hispanic Black White Pacific 

Islander 

Two or 

More 

Races 

Free and 

Reduced 

IEP 

EIAA 196 1% 3% 24% 2% 62% 0 8% 30% 15% 

Elko 9,609 6% 1% 34% 1% 56% 1% 2.5% 42% 13% 

2019-20 

School/District Total 

Enrolled 

AM 

in/AK 

Native 

Asian Hispanic Black White Pacific 

Islander 

Two or 

More 

Races 

Free and 

Reduced 

IEP 

AA 196 0 3% 27% 2% 62% 0 6% 31.82% 13% 

Elko 10,247 6% 1% 31% 1% 59% .5% 2% 44% 13% 
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EIAA currently has 32 IEP’s which constitutes 16% of our student population.  As you can see from 

the above-mentioned table, we have more than doubled our students with Special Education needs.  

This has been the trend over the last few years due to the small class sizes we offer and the 

opportunities they are offered for one-on-one interventions.  We have had great success with 

students coming into our school with no credits and sending them to high school ready to succeed.   

c.   Detail how the school’s programmatic, recruitment, and enrollment strategies are designed to 

recruit, enroll, and retain a student population that is representative of the zoned schools which 

prospective students would otherwise attend in the community.  Schools which do not currently 

represent their communities based on the data identified above and are not serving an at-risk 

population are expected to add several of the following programmatic, recruitment, and enrollment 

strategies to merit approval: (1) participation in state-funded pre-K programs (including federal pre-

K) for low-income students; (2) substituting online and social media marketing which advantages 

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 192 2% 4% 18% 2% 68% 0% 6% 30.53% 9%

Elko 

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 178 3% 3% 18% 1% 69% 0% 6% 5% 10%

Elko 9924 6% 3% 31% 0.79% 59% 0% 1% 34.20% 12%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 172 3% 4% 18% 1% 69% 0% 2% 25.14% 8%

Elko 9907 5% 0.65% 31% 0.93% 59% 0.25% 0.55% 33.45% 12.33%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 173 2% 2% 17% 1% 75% 0% 2% 25.97% 11%

Elko 10149 5% 0.80% 31% 1% 59% 0.56% 0.55% 33.10% 10.90%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 182 2% 1% 18% 1% 75% 0% 2% 10.32% 7%

Elko 9859 6% 0.84% 30% 1% 60% 0.61% 0.55% 34.95% 11.19%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 153 2% 1% 19% 1% 76% 0% 0% 41% 4%

Elko 9945 6% 0.74% 30% 0.96% 61% 0.44% 0.52% 35.77% 10.77%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 156 1.90% 0% 20% N/A 76% 0.50% N/A N/A 7%

Elko 9841 5% 0.82% 30% 0.96% 61% 0.32% 0.51% 34.23% 9.99%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 148 4% 0.01% 8.70% 2% 84% N/A N/A N/A 5%

Elko 9611 6% 1% 29% 1% 61% 0.16% 0.36% 34% 9.83%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 160 0% 0.50% 5.00% 0.20% 85% 0.50% 0% N/A 0%

Elko 9530 6% 1% 29% 1% 61% 0.16% 0.28% 31.20% 9.98%

School/District Total Enrolled AM In/AK Native Asian Hispanic Black White Pacific Islander Two or More Races Free and Reduced IEP

EIAA 197 N/A N/A N/A N/A N/A N/A N/A N/A N/A

Elko 9392 6% 1% 28% 1% 62% N/A N/A 32.90% 9.86%

2012-2013

2011-2012

2010-2011

2009-2010

2018-2019

2017-2018

2016-2017

2015-2016

2014-2015

2013-2014
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affluent and well-connected populations with a community-based, grassroots campaign which 

targets high need populations in the community, including aggressive door-to-door outreach and 

publishing marketing materials in each language which is spoken by more than 5 percent of families 

within each attendance zone; (3) an explicit commitment to serving a broad continuum of students 

with disabilities and the expansion of programs, including cluster programs or consortia, to meet the 

needs of a broad spectrum of student needs; (4) a weighted lottery2 which provides additional 

opportunities for specific target populations to be admitted to the school in a manner consistent with 

state and federal law; and (5) other enrollment policies and strategies which have had a 

demonstrated track record of success in dramatically increasing the diversity of student populations 

in a high achieving charter school to at least the poverty, disability, and ELL profile of the zoned 

school.   

EIAA is in constant contact with the administrators from the Elko County School District and the 

resource officers who serve both EIAA and the Elko County School District.  EIAA has enrolled 

numerous students who were struggling to be successful in the Elko County School District.  EIAA 

has given numerous students an opportunity to be successful in our setting as opposed to being sent 

to Elko’s Junior Detention Center or a facility for correctional care.  Working in conjunction with 

the school resource officers, a majority of these students have been successful in turning around 

their academics and behavior.  In addition to being in contact with the Elko County School District 

and resource officers regarding struggling students, EIAA advertises open enrollment through many 

different modes including newspaper, radio, and communication with the local pre-schools, vendor 

booths at the local home shows and pumpkin patch, Facebook, and our school website.  School 

recruitment has become a goal to improve waiting lists by the end of the 2022-23 school year in 

order to meet the needs of the approved expansion.  Over the past three years our waitlist as 

expanded to over 400 students.  At this time, we have enough students on the waitlist to expand 

every grade level to two classrooms with that number continuing to grow.  

EIAA currently experiences a high retention rate from year to year by establishing open 

communication lines with parents and students.  We strive to establish an environment that creates 

cohesiveness between EIAA, parents and students to achieve overall student success.  We develop 

opportunities to discuss what is working, what needs adjustment, and establish a plan moving 

forward.  Our focus is not only on our IEP students, but all of our struggling students throughout the 

year.  We strive to find a balance between those strategies that work to establish an environment 

where students can thrive and be successful while maintaining high expectations.  

Data has become an emphasis for our teachers and school.  We have designed professional 

development opportunities for teachers to analyze data, create individual student portfolios, and 

develop intervention plans to move them forward.  EIAA has also entered into a contract with RTB 

over the past two years to assist in analyzing student data and create learning strategies to meet the 

needs of every student to ensure all students are meeting their maximum potential.  Sharing this data 

with parents supports our goals to stay on track academically, allows us to create highly intentional 

goals for the student to grow and be successful, and provides information for making action plans.  

d.   What is the enrollment calendar for both the first year of operation and subsequent years of 

operation?  Please specify the dates on which the school will begin accepting applications and how 

long the enrollment window will last prior to conducting a lottery.   

EIAA holds its in-house enrollment the month of January of each year followed by open enrollment 

beginning February 1 for the next 45 consecutive school days.   These dates will be designated 

 
2 See http://www.publiccharters.org/wp-content/uploads/2015/09/CCSP-Weighted-Lottery-Policy-factsheet-updated-GS-8-27-
2015-2.pdf for one possible approach in this evolving area of charter school policy. 

http://www.publiccharters.org/wp-content/uploads/2015/09/CCSP-Weighted-Lottery-Policy-factsheet-updated-GS-8-27-2015-2.pdf
http://www.publiccharters.org/wp-content/uploads/2015/09/CCSP-Weighted-Lottery-Policy-factsheet-updated-GS-8-27-2015-2.pdf
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EIAA’s open enrollment period for each subsequent year.  The enrollment period will last a 

minimum of 45 days with the lottery taking place following the closing date.   

e.   What enrollment targets will you set and who will be responsible for monitoring progress towards 

these targets? What is your target re-enrollment rate for each year? How did you come to this 

determination? What are the minimum, planned, and maximum projected enrollment at each grade 

level? Outline specific targets in the table below.  

f.   What systems will you put in place to ensure that staff members are knowledgeable about all legal 

enrollment requirements pertaining to special populations and the servicing of particular populations 

of students and can answer parent inquiries in a manner consistent with the letter and spirit of state 

and federal law?  

At the end of the school year and at the beginning of the school year, EIAA sends an email out to all 

of staff members in regard to enrollment.  Attached to the email was EIAA’s enrollment policy 

which is aligned to all legal stipulations.  If staff or parents need clarification on any part of this 

subject, it is the policy of EIAA to provide an open door and a willingness to explain the process 

and the laws further.  

g.   Describe the student recruitment plan once your school has opened. In what ways will it be different 

than your pre-opening year, in terms of the strategies, activities, events, persons responsible and 

milestones?  How will the school backfill vacancies in existing grades?   

EIAA is located in a small town and the proposed relocation will only be 2 miles from our current 

location, therefore, EIAA will serve the same population of students.  Historically, EIAA’s struggle 

with enrollment has only been experienced at the middle school level.  We lost a group of students 

in the past due to sports and the ability to be on a school team at the district level.  EIAA has since 

started club sports and after school team activities, such as robotics, where our students can 

compete.  We have been working to improve our recruitment strategies for the middle school and we 

now have a waitlist for every grade.  Our student’s success and growth has been our number one 

tool in recruiting 7th and 8th grade students.  Several teachers at the high school level have become 

our biggest advocates pointing out that they know when a student comes from EIAA based on their 

work ethic and knowledge of the content.  We are confident with our middle school student’s 

success, combined with a refined recruitment plan and we will be able to fill our 8th grade 

classroom.  

In the past, we had students who transferred from Elko County School District into our middle 

school credit deficient per our charter.  EIAA worked with these parents and students to provide 

opportunities to make up credits; however, students came over with no credits and were unable to 

make them up leading to grade retentions.  EIAA has identified the needs necessary to move 

forward and knows there is a need to be proactive when it comes to filling the Jr. High.  One aspect 

in EIAA’s favor is the overall growth EIAA students have obtained while here and how successful 

our Jr. High students have been moving into high school.  With a full enrollment, EIAA should not 

have to experience another large group of students coming in credit deficient.  

Discussions have been started between our governing body and stakeholders regarding how to 

branch into two classrooms per grade.  This will provide an opportunity for our students and school 

to put some collegiate teams together to backfill vacancies as they occur.  EIAA will continue to use 

all communication channels available to promote our institution to the public. 

h.   Complete the following tables for the proposed school to open in 2023-24. Schools applying for 

multiple campuses must complete enrollment summary tables for each school campus opening in 

fall 2023 and fall 2024. 
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1) Minimum Enrollment (Must Correspond to Break Even Budget Scenario Assumptions discussed 

in budget narrative)   

Grade Level Number of Students 

 2023-24 2024-25 2025-

26 

2026-

27 

2027-28 

Pre-K 0 0 0 0 0 

K 36 36 36 36 36 

1 36 36 36 36 36 

2… 180 252 252 252 252 

9-12 0 0 0 0 0 

Total 252 324 324 324 324 

 

2)   Planned Enrollment (Must Correspond to Budget Worksheet Assumptions)  

Grade Level Number of Students 

 2022-

23 

2023-

24 

2024-

25 

2025-

26 

2026-

27 

Pre-K 0 0 0 0 0 

K 22 44 44 44 44 

1 22 44 44 44 44 

2 22 44 44 44 44 

3 22 44 44 44 44 

4 22 44 44 44 44 

5 22 22 44 44 44 

6 22 22 44 44 44 

7 22 22 44 44 44 

8 22 22 44 44 44 

9-12 0 0 0 0 0 

Total 196 308 396 396 396 

 

3)   Maximum Enrollment (Note: Enrolling more than 10 percent of the planned enrollment described 

in subsection b will necessitate a charter amendment)  

Grade Level Number of Students 

 2022-

23 

2023-

24 

2024-

25 

2025-

26 

2026-

27 

Pre-K 0 0 0 0 0 

K 22 44 44 44 44 

1 22 44 44 44 44 

2 22 44 44 44 44 

3 22 44 44 44 44 

4 22 44 44 44 44 

5 22 22 44 44 44 

6 22 22 44 44 44 

7 22 22 44 44 44 

8 22 22 44 44 44 

9-12 0 0 0 0 0 

Total 196 308 396 396 396 
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a.   Describe the rationale for the number of students and grade levels served in year one and the basis 

for the growth plan illustrated above.  Note: particular weight will be given to rationales which 

prioritize academic achievement over financial returns.   

Since its inception, EIAA has only had one classroom for each grade k-8 which has hindered the 

ability of teachers to collaborate on a grade level basis.  EIAA teachers have only been able to 

work within vertical pods up to this point and increasing EIAA into two classrooms per grade will 

allow our teachers to collaborate laterally.  Having the ability to establish grade level data 

conversations will ensure best practices are being implemented and the approach to instruction are 

effective. 

 

EIAA’s enrollment has been steadily increasing over the past few years to the point where we can 

increase every grade by one classroom.  We currently have over 400 students on our waitlist with 

this list continually growing.  The community has obviously demonstrated a trust in our school, 

and we welcome the opportunity to provide a quality education to these students.  

 

With the proposed relocation, we are estimating construction to commence on this facility in June 

of 2023 and be complete by February of 2024.  The Charter Authority approved a deferral to 

expand grades 5-8 for the 2023-24 school year with these grades being held in a temporary 

facility until the completion of said new facility.  The temporary facility did not have the space 

available to expand these grades for the beginning of the 2023-24 school year, so we determined 

it would be best to expand these grades at the beginning of the 2024-25 school year so we could 

utilize the space being offered at the Boys and Girls Club.  

 

Grades k-4 will be expanded to two classrooms per grade at the beginning of the 2023-24 school 

year and will be held in the current location until such time the new facility is complete when all 

grades will move into the proposed facility.  All grades will be expanded in the beginning of the 

2024-25 school year at the proposed new location.  

b.   Schools proposing to open new elementary facilities with more than 400 students or more than 3 

grade levels should identify and discuss the specific elements of the school model and 

organizational track record detailed throughout the request that demonstrate that the proposed 

expansion model is designed to compensate for the known organizational and academic 

challenges which accompany serving larger student bodies and multiple grade levels in a start-up 

environment.  N/A 

c.  Schools proposing to add a new middle or high school facility with more than 200 newly enrolled 

students in sixth grade or above or more than 2 grades above fifth grade should identify and 

discuss the specific elements of the school model and organizational track record detailed 

throughout the request that demonstrate that the proposed expansion model is designed to 

compensate for the known organizational and academic challenges which accompany serving 

larger student bodies and multiple grade levels in a start-up environment. N/A 

 

 BOARD GOVERNANCE-  NO CHANGE 

Complete this section only to the extent it is different from what is shown in the application for the 

school.  Otherwise, indicate “No change from original application or most recent amendment.  See 

attached.”  

i.   Explain the governance philosophy that will guide the board, including the nature and extent of 

involvement of key stakeholder groups.  
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j.   Describe the governance structure of the expanded school when the board is fully composed, 

including the primary roles of the governing board and how it will interact with the principal/head 

of school and any advisory bodies.  Explain how this governance structure and composition will 

help ensure that a) the school will be an educational and operational success; b) the board will 

evaluate the success of the school and school leader; and c) there will be active and effective 

representation of key stakeholders, including parents.  

k.   Please submit board member information for current and proposed new board members in the 

provided Board Member Template (provide as part of Attachment___). Please note that at least 

75% of new board members for SY 2023-2024 must be identified at the time of the submission of 

the expansion request. 

l.   Provide, as part of Attachment___, a completed and signed Board Member Information Sheet for 

each proposed new Board member as well as the board member’s resume and a thoughtful 

biographical summary outlining the particular qualifications of each board member as relates to both 

service on a public charter school board and to the specific needs of this particular charter school.  

m.   Describe the board’s ethical standards and procedures for identifying and addressing conflicts of 

interest. Will the board be making any changes to its Bylaws, Code of Ethics, and Conflict of 

Interest policy in light of the expansion or new statutory or regulatory requirements, including 

SB509? 

n.   Identify any existing, proposed, or contemplated relationships that could pose actual or perceived 

conflicts if the expansion request is approved, including but not limited to any connections with 

landlords, developers, vendors, or others which will receive compensation or other consideration 

directly or indirectly from the school; discuss specific steps that the board will take to avoid any 

actual conflicts and to mitigate perceived conflicts, including the new requirements of a Code of 

Ethics in SB509 and the nepotism regulations applicable to charter schools.  

o.   Describe the board’s history since inception, including a discussion of turnover.  How does the 

board proactively manage governance and succession?  How does the board propose to significantly 

exceed the statutory minimum criteria for board qualifications in light of the complexity and risk 

associated with governing a large, multi-site charter school network? What elements, characteristics, 

and behaviors of specific, analogous high performing multi-site charter school networks, non-profit 

social enterprises, and for-profit organizations with similar levels of revenues or complexity has the 

governing body elected to emulate in its governance and in the operation of the school?  Describe 

concrete and specific plans for increasing the capacity of the governing board. How will the board 

continue expand and develop over time?  

p.    Describe the kinds of orientation or training new board members will receive and what kinds of 

ongoing development existing board members will receive.  The plan for training and development 

should include a timetable, specific topics to be addressed, and requirements for participation.  

q.   Describe the working relationship between the board and staff (academic, operations, and financial) 

and the working relationship between the board, staff, and any education management organization. 

Outline the regular reports that will be provided to the board, their frequency, and who will provide 

them. This may include financial, operational, and/or or academic reports. 

r.   Describe any advisory bodies or councils to be formed, including the roles and duties of those 

bodies. Describe the planned composition; the strategy for achieving that composition; the role of 

parents, students, and teachers (if applicable); and the reporting structure as it relates to the school’s 

governing body and leadership.  

s.    Explain the process that the school will follow should a parent or student have an objection to a 

governing board policy or decision, administrative procedure, or practice at the school. 
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t.    What goals will be established for the board and how will board members be held accountable?  

Outline the key expectations for board members in the table below.  What actions would trigger 

removal from the board and under what process? 

 

Goal Purpose Outcome Measure 

   

   

   

   

   

   

   

INCUBATION YEAR DEVELOPMENT (for approved schools that have not yet opened)  

a.   Provide a detailed start-up plan as well as specific organizational goals for the planning year (SY 

2022-2023) to ensure that the school is ready for a successful launch in fall 2023. Using the 

template provided, outline key activities, responsible parties, and milestones and submit as an 

Attachment___.    

b.   Please describe the plans for leadership training and development of the selected school leader 

during the incubation year prior to school opening and how these plans support your year 0 goals.  If 

partnering with an organization, please briefly describe the main components of the training 

program. 

c.   Explain who will work on a full-time or nearly full-time basis immediately following assignment of 

a location to lead development of the school(s) and the plan to compensate these individuals. 

SCHOOL MANAGEMENT CONTRACTS   

Indicate “Not Applicable” if the school does not intend to amend an existing management contract or enter 

into a new management contract with a for-profit or non-profit education management organization (EMO) 

or charter management organization (CMO).  

a.   How and why was the EMO or CMO selected?  

b.   Explain whether the management organization will provide services to the charter school as a whole 

or will it be assigned to provide specific services at an individual campus or campuses or a 

particular program (e.g. a portfolio management governance model).   

c.   Describe the relationship between the school governing board and the service provider, specifying 

how the governing board will monitor and evaluate the performance of the service provider, the 

internal controls that will guide the relationship, and how the governing board will ensure 

fulfillment of performance expectations. 
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d.   Disclose fully and provide an explanation of any existing or potential conflicts of interest between 

the school governing board and proposed service provider or any affiliated business entities, 

including, without limitation, any past or current employment, business or familial relationship 

between any officer, employee, or agent of the proposed service provider and any prospective 

employee of the charter school, a member of the committee to form a charter school or the board of 

directors of the charter management organization, as applicable. 

e.   Please provide the following in Attachment___:  

1.   A term sheet setting forth the proposed duration of the contract; roles and responsibilities of the 

governing board, the school staff, and the service provider; scope of services and resources to be 

provided by the EMO; performance evaluation measures and mechanisms; detailed explanation of 

all fees and compensation to be paid to the provider; financial controls and oversight; methods of 

contract oversight and enforcement by the governing board and/or school staff; investment 

disclosure; and conditions for renewal and termination of the contract; 

2.   A draft of the proposed management contract which complies with NRS 386.562 and SB509 

(2015 session) and all other applicable laws and regulations;  

3.   As an exhibit to the proposed management contract, a crosswalk of the academic, financial, and 

organizational goals of the charter school set forth in the SPCSA Charter School Performance 

Framework, including the school’s mission-specific goals, and a clear identification of each of the 

performance goals and expectations for the education management organization related to each 

charter school goal.  This will serve as the board’s primary evaluative tool for the education 

management organization. 

4.   Documentation of the service provider’s for-profit or non-profit status and evidence that it is 

authorized to do business in Nevada.  

5.   Provide a brief overview of the EMO/CMO's history. 

6.   List any and all charter revocations or surrenders, bankruptcies, school closures, non-renewals, or 

shortened or conditional renewals for any of the schools managed by the organization and provide 

explanations.   For all such schools, please provide contact information, including name, business 

mailing address, business telephone number—including extension or direct line, and business 

email address, for the current leader of the school’s authorizing office and a summary of the 

correspondence or discussions between members of the governing body and this individual and 

other knowledgeable authorizer personnel contacted.  Include a summary of all performance 

issues related to each revocation, surrender, bankruptcy, closure, non-renewal, or shorted or 

conditional renewal.  Discuss the lessons learned by the governing body based on this ongoing 

due diligence and how this research has informed provisions that the governing body has required 

in the proposed management agreement.   

7.   Explain any performance deficits or compliance violations that have led to formal authorizer 

intervention with any school managed by the organization.  Provide details as to how such 

deficiencies were resolved.  For all such schools, please provide contact information, including 

name, business mailing address, business telephone number—including extension or direct line, 

and business email address, for the current leader of the school’s authorizing office and all other 

authorizer personnel contacted.  Include a summary of the correspondence or discussions between 

members of the governing body and this individual and other knowledgeable authorizer staff 

regarding all performance issues related to each non-renewal, shortened or conditional renewal, 

or renegotiation or reduction in services.  Discuss the lessons learned by the governing body 

based on this ongoing due diligence and how this research has informed provisions that the 

governing body has required in the proposed management agreement.   

8.   List any and all management contract non-renewals, shortened or conditional renewals, or 

renegotiations or reductions in services provided for any of the schools managed by the 
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organization and provide explanations.  For all such schools which are still in operation, please 

provide contact information, including name, legal home or business mailing address, home or 

business telephone number, and personal or business email address, for the current board chair 

office and all other board members and school personnel contacted.  Include a summary of the 

correspondence or discussions between members of the governing body and this individual and 

other knowledgeable staff or board members regarding all performance issues related to each 

non-renewal, shorted or conditional renewal, or renegotiation or reduction in services.  Discuss 

the lessons learned by the governing body based on this ongoing due diligence and how this 

research has informed provisions that the governing body has required in the proposed 

management agreement.   

SERVICES- NO CHANGE 

1.    Provide Attachment___ describing how the school leadership team will support operational 

execution.  

2.    Provide narrative or evidence illustrating the staffing model, performance metrics, and the school’s 

plan for supporting all operational needs of the school, including but not limited to those listed below.  

3.   In this space and in the finances section, demonstrate how you will fund the provision of the services 

below which you are requesting approval to implement.   

i.   Transportation: Describe your plans for providing student transportation. If the school will 

not provide transportation, please identify how the school will ensure that this does serve as 

a barrier to enrollment or ongoing attendance.   

ii.   Food Service: Outline your plans for providing food service at the school, including whether 

and how you will be your own school food authority or will contract with another provider.  

If the school will not provide food service, please identify how the school will ensure that 

this does serve as a barrier to enrollment or ongoing attendance.   

iii.   Facilities maintenance (including janitorial and landscape maintenance)  

iv.   Safety and security (include any plans for onsite security personnel) 

v.   Other services  

4.   Technology: Outline the technology infrastructure and support mechanisms across your school, staff, 

and teachers. Your outline should include but not be limited to reliable and secure wide area 

networking, local area networking (e.g., wireless and cables), hardware (e.g., personal computing 

devices, servers, telephony, storage, routers, switches), technology policies and procedures, device 

management, and end user support, including the management of user rights and privileges.  

5.   Student Information Management: Timely communication of accurate student information is critical 

for payments to schools, compliance, and performance monitoring.  Please describe how you will 

manage student information using the statewide Infinite Campus system, and how you will build 

capacity around the use of the software in order to independently maintain the system. Detail the staff 

members who will enter data along with the project manager who will commit to trainings and 

regularly monitor student information for accuracy. 

6.   Data Security: SPCSA charter schools record, generate and consume data that falls under strict 

requirements for security, privacy, and retention (including FERPA and recent legislation related to the 

protection of personally identifiable information (PII)). Describe the systems and procedures you will 

implement in order to ensure you are compliant with these obligations.   

7.   Provide, as an Attachment___, a detailed operational execution plan which discusses the planning and 

provision of these and other essential operational services in greater detail.   
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 ONGOING OPERATIONS 

1.   SPCSA schools coordinate emergency management with local authorities. Explain your process to 

create and maintain the school’s Emergency Management Plan required by the State of Nevada.  

Include the types of security personnel, technology, equipment, and policies that the school will 

employ. Who will be primarily responsible for this plan?  Does the school anticipate contracting with 

the local school district for school police services? How will the school communicate with and 

coordinate with lead law enforcement agencies and other public safety agencies? 

2.   Discuss the types of insurance coverage the school will secure as a result of the expanded scope of 

operation and the attendant risks, including a description of the levels of coverage. Types of insurance 

should include workers’ compensation, liability insurance for staff and students, indemnity, directors 

and officers, automobile, and any others required by Nevada law or regulation.  As the minimum 

coverage required by Nevada law and regulation is intended as a baseline requirement for schools 

which operate at a significantly smaller scale, schools requesting an amendment are expected to 

research the levels of and types of insurance coverage typically required of and obtained by multi-site 

charter school networks in other states, including but not limited to Arizona, California, Colorado, the 

District of Columbia, Massachusetts, and New York, and crosswalk those levels of coverage with 

those the school intends to obtain to ensure that the governing body and network leadership is fully 

cognizant of the complexity of risk management in a multi-site context.   

 

Section II: SPECIFIC RFA SECTIONS 

RFA: Academic Amendments 

8. RFA:  Lottery: Change(s) in Charter Lottery Policy 

The SPCSA considers changes to the admission process for sponsored schools to be a material amendment to 

their charter contract.   

To incorporate a weighted lottery program, a Request For Amendment must present, in at least three to five 

narrative pages, plus any spreadsheet, a description of the following:  

1. The current academic model including current student demographics and academic performance, 

including performance by student group, 

2. An updated Meeting the Need section noting relevant sections and changes. The projected impacts 

from the proposed weighted lottery on student demographics, 

3. How the school will ensure strong academic results for all students, including any adjustments to the 

school model and/or staffing to account for expected changes in student demographics, 

4. A summary of the current fiscal state of the school under the current model, such as by a copy of the 

current school budget, and 

5. A summary of the projected fiscal impact to revenues, expenditures, reserves, and surplus (deficit).  

Additionally, include a copy of the current lottery policy as well as a copy of  the charter school board-

approved, proposed weighted lottery policy. 

The draft of your proposed lottery policy must include a thorough explanation/rationale for any adjustments 

to lottery priorities and/or weights.  Proposed policies must demonstrate alignment to NRS 388A.456 and/or 

https://www.leg.state.nv.us/nrs/NRS-388A.html#NRS388ASec456
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R131-16.  If your school/network is proposing a weighted lottery, please be sure to provide a thorough 

explanation for the proposed weighting system. 

Provide a plan and timeline for communicating the proposed lottery changes to your charter school/network 

community.  How will the charter/network ensure that prospective families are aware of these changes? 

Attach a revised student enrollment form to be used under the proposed policy3.  

 

Facility RFAs 

General Facility RFA requirements 

1.   Describe the school’s capacity and experience in facilities acquisition and development, including 

managing build-out and/or renovations, as applicable.  Provide a description and analysis of any 

construction or development delays which have impacted a school or campus calendar and schedule in 

the past and a discussion of any organizational or operational adjustments that have been made to prevent 

recurrence in the future.  

EIAA has been working on constructing a new facility for the past three years.  With that, we have had 

architectural plans drawn, Conditional Use Permits issued, Zone changes, Phase I Environmental reviews 

completed, traffic studies conducted, Building Permits applied for, land acquisitions, and state permits 

issued.   We have also already completed a bidding process for the construction of a new facility that did not 

take place.  EIAA is under contract with the same Architect, Construction Manager, and legal team that has 

been assisting as needed from the beginning.  To date, there has been a construction delay due to the bids 

coming in too high which has forced us to reevaluate our situation.  During this time, a recently vacated 

facility became available to us at a significantly reduced value to purchase.  We only had six weeks to 

conduct due diligence to determine whether it was feasible for our school and have it recorded.   It was 

during the due diligence period that a financial analysis was conducted confirming the loan and donation 

amount should be sufficient for the construction needed to the facility.  

2.   Identify the entity responsible for acquiring and maintaining school facilities and describe that entity's 

relationship to both the school and any management organization.  If costs related to the facility will be 

borne by the proposed school's education management organization or a related party such as a 

foundation, it should identify the level of capital support the organization (or related party) is willing to 

provide to the school.  

EIAA will be responsible for acquiring and maintaining the proposed facility as owner.  EIAA will contract 

for specific services as they are identified and/or needed.  There are no plans to enter into any contractual 

agreements pertaining to the management of the proposed property.   

3.   List names and roles of any parties which could be deemed financially interested and describe the 

potential or actual interest relating to the current or proposed facility.  This includes any existing or 

potential conflicts of interest or existing, direct or indirect, potential ownership interests with the current 

and/or proposed facility. 

 
3 Note: if the charter/network is proposing a weighted lottery, additional information asked of students and families should be 

clearly labeled as optional.   

https://www.leg.state.nv.us/Register/2016Register/R131-16AP.pdf
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EIAA currently has been approved for an $8.1 million-dollar direct loan from USDA for the purpose of 

remodeling the proposed facility.  This loan has a 40-year term at 2.25% interest rate.  There are no foreseen 

conflicts of interests. 

4. Show the fiscal impact of the proposed facility plan for the first three years after implementation of your 

plan using the SPCSA Financial Performance Ratings model (ask staff for a copy of the most recent 

model for your school).  Explain plans to address any pro forma rating declines—if any—to at least the 

below areas from implementation of the plan. (Attachment 2c RFA-Budget-Workbook-FY23-Fall) 

a) Current Ratio (CR) 

b) Unrestricted Days Cash on Hand (UDCOH) 

c) Cash Flow (CF) 

d) Debt to Asset Ratio (D/A) 

e) Debt (or Lease) Service Coverage Ratio (DSCR or LSCR) 

5.  If a proposed facility has been identified and requires no construction or renovation prior to the 

commencement of instruction, provide only the relevant post construction, post renovation items 

described below: 

a) The physical address of the facility and supporting documentation verifying the location, including 

the Assessor’s Parcel Number and a copy of the Assessor’s Parcel Map for the proposed facility. 

b) A copy of the current deed on the property (if the school owns the facility) or a copy of the proposed 

lease or rental agreement noting any additional square footage to be leased. 

c) A copy of the proposed purchase and sale agreement or a copy of the proposed lease or rental 

agreement. 

d) A copy of the floor plan of the facility and all other documentation required pursuant to NAC 

388A.315 (“Request to occupy new or additional facility”).  Include notations of all included campus 

facilities with a table or statement describing the square footage of the facility AND an assurance 

the school will submit any final versions of the documentation called for here and in NAC 388A.315.  

i) Include conditioned space square footage, total campus acreage acquired/ under control of the 

school. (Do not simply refer reviewers to architectural drawings which may or may not include 

specific dimensions.) 

e) The name, address, and full contact information of the current owner of the facility and any proposed 

landlord and a disclosure of any relationship between the current owner or landlord and the school, 

including but not limited to any relative of a board member or employee within the third degree of 

consanguinity or affinity and any connection with an educational management organization, 

foundation, or other entity which does business with or is otherwise affiliated with the school as an 

Attachment___. 

https://www.leg.state.nv.us/NAC/NAC-388A.html#NAC388ASec315
https://www.leg.state.nv.us/NAC/NAC-388A.html#NAC388ASec315
https://www.leg.state.nv.us/NAC/NAC-388A.html#NAC388ASec315
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f) A copy of the Certificate of Occupancy at Attachment___. 

g) Documentation demonstrating that the proposed facility meets all applicable building codes, codes for 

the prevention of fire, and codes pertaining to safety, health and sanitation as an Attachment___.   

h) The most recent project schedule showing milestone dates including Temporary and Final 

Certificates of Occupancy, other governmental permits, waivers, modifications or variations which 

may be required and their planned approval dates.   

i) If the landlord or owner is under contract to deliver the facilities ready for occupancy then indicate 

“N/A”…If the school is managing the tenant improvements, then provide documentation 

demonstrating the governing Body has communicated with the Division of Industrial Relations of the 

Department of Business and Industry regarding compliance with the federal Occupational Safety and 

Health Act (OSHA) in compliance with NAC 388A.315388A.315 as an Attachment___.   

j) A copy of the school’s traffic flow plan including exhibits showing the planned traffic flows during 

the arrival and pick up times, the associated times and the designated areas for the pickup and drop 

off activities. 

 

6.   If a proposed facility has NOT been identified or the proposed facility requires any construction or 

renovation prior to the commencement of instruction, please provide: 

a) Either a discussion of the desired community of location and the rationale for selecting that 

community AND an assurance that the school will submit the documentation required in 1(a) for 

review and approval prior to acquisition of any facility in compliance with NAC 388A.315  as an 

Attachment___ OR the physical address of the proposed facility which requires construction or 

renovation and supporting documentation verifying the location, including the Assessor’s Parcel 

Number and a copy of the Assessor’s Parcel Map for the proposed facility as an Attachment___. 

b) Either a narrative explaining the rationale for the budgeted cost of acquisition of an owned or leased 

facility AND an assurance that the school will submit such documentation for review and approval 

prior to acquisition of any facility in compliance with NAC 388A.315 as an Attachment___ OR, if a 

facility has been identified which requires construction or renovation, a copy of the proposed 

purchase and sale agreement or a copy of the proposed lease or rental agreement as an 

Attachment___. 

c) Either a discussion of the general specifications to be utilized during the facility search, including 

approximate square footage AND an assurance that the school will submit such documentation for 

review and approval prior to acquisition of any facility in compliance with NAC 388A.315 as an 

Attachment___ OR, if a facility location has been identified but requires construction or renovation, 

a copy of the proposed floor plan of the facility, including a notation of the size of the facility which 

is set forth in square feet AND an assurance that the school will submit final documentation in 

compliance with NAC 388A.315 as an Attachment___. 

d) Either a description of the process and resources the school will use to identify a facility AND an 

assurance that the school will submit such information for review and approval prior to acquisition of 

any facility in compliance with NAC 388A.315 as an Attachment___ OR, If a facility has been 

identified but requires construction or renovation, the name, address, and full contact information  of 

the current owner of the facility and any proposed landlord and a disclosure of any relationship 

between the current owner or landlord and the school, including but not limited to any relative of a 

board member or employee within the third degree of consanguinity or affinity and any connection 

with an educational management organization, foundation, or other entity which does business with 

or is otherwise affiliated with the school as an Attachment___. 

e) A detailed construction project plan and timeline, including a Gannt chart, identifying all facility 
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development activities necessary to obtain a full certificate of occupancy prior to the first day of 

school AND documentation of the inspection and approval processes and timelines for the state, 

municipal, or county agencies which will issue the Certificate of Occupancy, including a discussion 

of whether such agencies issue temporary or conditional approvals and a copy of the standard form 

documentation that the sponsor can consult in such circumstances to confirm compliance with NAC 

388A.315 as an Attachment___.  

f) A detailed construction project plan and timeline, including a Gannt chart, identifying all facility 

development activities necessary to obtain all such code approvals prior to the first day of school 

AND documentation of the inspection and approval processes and timelines for the state, municipal, 

or county agencies which will conduct all code inspections, including a discussion of whether such 

agencies issue temporary or conditional approvals and a copy of the standard form documentation 

that the sponsor can consult in such circumstances to confirm compliance with NAC 388A.315 as an 

Attachment___. 

g) Documentation demonstrating the governing Body has communicated with the Division of Industrial 

Relations of the Department of Business and Industry regarding compliance with the federal 

Occupational Safety and Health Act (OSHA) in compliance with NAC 388A.315 as an 

Attachment___. 

h) The organization’s plans/methods to finance these facilities, including: 

i) Whether the school is seeking: 

(1) ☐ A loan (CDFI or other),   

(a) ☐ For Construction financing,  

(b) ☐ For Permanent financing,  

(c) ☐ Refinancing 

(2) ☐ Bond Financing,  

(a) ☐ For Construction financing, 

(b) ☐ For Permanent financing, 

(c) ☐ Refinancing 

(d) ☐ Tax-exempt 

(e) ☐ Rated 

(f) ☐ Privately placed  

(3) Identification and description of bond instrument terms, including a schedule showing 

planned face amount, years/term to maturity, coupon/interest rate(s).  

(4) A schedule of bond or loan issuance costs, including legal, consultant, conduit, issuer fees, 

and planned/budgeted fees. 

i) Comparison schedule/table (using SPCSA MS Excel file to be completed and returned in working 

MS Excel file format) showing for the first five years from issuance the current full lease rates and 

conditioned space square footage information compared to the post issuance conditioned space 

annual payment schedule and square footage with amortization table showing principal and interest 

payments and principal balance, as well as any balloon or graduated payment increases and 

refinancing. (A 3 year requirement described earlier in this document regards the SPCSA financial 

performance ratings model compared with this 5 year comparison of facility costs under current and 

proposed conditions). 

j) What is the required “breakeven” enrollment number of students for the project to be feasible, as well 
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as the breakeven percentage of the planned enrollments (Breakeven Enrollment/ Planned 

Enrollment), (e.g., “Breakeven Enrollment to Planned Enrollment is 380/420, or 90%”)?   

i) State the planned total classroom student capacity of the new facilities (e.g., “24,750 sqft total 

planned for up to 450 students at 55 square feet per pupil”) .    

k) Will the financing/refinancing trigger any prepayment penalties? ☐ Yes,  ☐ No.  

i) If “Yes”, describe the amount.  

l) May any interested parties be entitled to receive any success fees, loans, real estate or other equity 

interests or other financial interest(s) or gain from this transaction? ☐ Yes,  ☐ No. If so, please 

identify the parties and describe the interest(s). 

m) Total overall project costs, with project cost breakdowns for land acquisition and improvements and 

developer/builder/contractor fees.   

n) Identify and describe recurring costs which will now be directly borne by the applicant which may 

currently be part of the applicant’s facility costs, such as utility and Common Area Maintenance costs 

and/or reserve expenses. 

o) Information (e.g., broker offering statements, web pages) on at least two comparable facilities 

considered/reviewed including location, acreage, square footage, cost/lease rates or purchase price of 

those facilities.  

p) Financing and financing assumptions.  If leases will be used, show the year over year lease rates and 

lease escalator percentage rate(s) on unabated as well as abated rents, if applicable.   

q) Total facility costs, including debt service, lease, maintenance, utilities, reserves (e.g., capital, 

facility, contingencies, other reserves), etc., pursuant to NRS 388A.565. 

r) A copy of the school’s traffic flow plan including exhibits showing the planned traffic flows during 

the arrival and pick up times, the associated times and the designated areas for the pickup and drop 

off activities. 

7.    For schools which are seeking to occupy multiple facilities over several years, list the number of 

facilities you project operating in each of the next six years and identify all potential target jurisdictions 

at the county and municipal levels, including any unincorporated areas.   

a) Describe the strategy and process for identifying and securing multiple facilities, including any 

brokers or consultants you are employing to navigate the real estate market, plans for renovations, 

timelines, bond or third-party financing, etc.   

b) Charter school facilities must comply with health and safety requirements and all other mandates 

prescribed in statute and regulation. In addition, charter schools must be prepared to follow 

applicable county and municipal review procedures which vary significantly between jurisdictions.  

Schools are expected demonstrate that they have thoroughly researched the different local 

requirements and adjust their permitting, construction, and inspection timelines accordingly.  Discuss 

the research and planning that has occurred to date for each of the targeted jurisdictions, including 

both municipalities and unincorporated areas.  Provide documentation of the current inspection and 

approval processes and timelines for the state, municipal, or county agencies within your proposed 

jurisdictions which will issue each Certificate of Occupancy, including a discussion of whether such 

agencies issue temporary or conditional approvals and a copy of the standard form documentation 

that the sponsor can consult in such circumstances to confirm compliance with NAC 388A.315 as 

part of an Attachment___.  Provide documentation of building, fire, safety, health and sanitation 

code compliance inspection and approval processes and timelines for the state, municipal, or county 

agencies which will conduct all such code inspections within your proposed jurisdictions, including a 

discussion of whether such agencies issue temporary or conditional approvals and a copy of the 

standard form documentation that the sponsor can consult in such circumstances to confirm 

compliance with NAC 388A.315 as part of Attachment___. 
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June 6, 2022 
 
To Whom It May Concern: 
 
Elko County Commissioners at their meeting on May 18, 2022 approved a donation to the Elko Institute of 
Academic Achievement (EIAA) in the amount of $200,000 through the Elko County General Fund and an 
additional $300,000 contingent upon the receipt of the second tranche of ARPA funding, as well contingent on 
EIAA securing all funding for the building of the project.   
 
Respectfully, 

 
Amanda Osborne 
Elko County Manager 
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Rural Development • Nevada State Office 
1390 South Curry Street • Carson City, NV 89703 
Voice 775.887.1222 • Toll-Free Fax 855.816.1209 

 
USDA is an equal opportunity provider, employer and lender. 

 

September 22, 2021 
 
 
 
Elko Institute for Academic Achievement (EIAA)  
Dennis Zimmerman, Chairman  via email-  dzimmerman@eiaanv.net  
1031 Railroad, Ste. 107 
Elko, NV  89801 
 
 
Subject:  Letter of Conditions –  Elko Institute For Academic Achievement   

Project Name – FY 21 Charter School Building – Construction of K-8 School 
CFDA Number – 10.766 Community Facilities Loans and Grants 
 
USDA RD Loan :  $8,100,000 

 Applicant:  $1,542,910 
 
 

Dear Mr. Zimmerman: 
 
This letter, with attachments, establishes conditions that must be understood and agreed to by the 
applicant before further consideration may be given to their application.  Any changes in project 
cost, source of funds, scope of services, or any other significant changes (this includes significant 
changes in the applicant’s financial condition, operation, organizational structure, or executive 
leadership) in the project or applicant must be reported to and approved by USDA Rural 
Development by written amendment to this letter.  Any change not approved by USDA Rural 
Development will be cause for discontinuing processing of the application. 
 
This letter is not to be considered as loan approval or as representation to the availability of 
funds.  The application can be processed on the basis of a USDA Rural Development loan not to 
exceed $8,100,000.  Funds for this project are provided by the Rural Housing Service (RHS).   
 
Please complete and return the attached Form RD 1942-46, “Letter of Intent to Meet 
Conditions,” and Form RD 1940-1, “Request for Obligation of Funds, and form AD-3030 
“Representations Regarding Felony Conviction and Tax Delinquent Status for Corporate 
Applicants” and AD-3031 “Assurance Regarding Felony Conviction or Tax Delinquent Status 
for Corporate Applicants” no later than September 24, 2021 if you desire that we give further 
consideration to your application.  The execution of these and all other documents required by 
USDA Rural Development must be authorized by appropriate resolutions of the applicant’s 
governing body. 
 
The loan will be considered approved on the date the Form RD 1940-1, “Request for Obligation 
of Funds,” is returned to you by USDA Rural Development.  

mailto:Mardenz2@hotmail.com
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Project Budget—Based on Standard Form 424, “Application for Federal Assistance,” the 
project cost and funding will be as follows: 
           Applicant 
a. Project Cost        Total  USDA Loan  Contribution 
 
 Land/Right-of-Ways  $   825,000      $ 825,000  
 Design Architectural Fees $   403,791     $ 403,791 
 Project Inspection Fees $   103,000  $   103,000 
 Environmental   $     20,600     $  20,600 
 Construction   $6,450,260  $6,450,260    
 Construction Management $   300,000  $   300,000 
 Permitting   $     40,000      $  40,000 
 Utility Connection Fees $     30,000     $  30,000 
            Relocation Fees  $     25,000     $  25,000 
 Legal    $     50,000     $  50,000  
 Equipment   $   500,000  $   500,000 
 Interest               $   300,000  $   151,981  $ 148,019  

Traffic Study    $     11,000     $   11,000 
Soil Survey   $       5,000     $     5,000 

 Appraisal   $       4,500     $     4,500 
 Other Mis Expense  $       5,000     $     5,000 
 Contingencies   $   569,759     $   569,759     
 TOTAL:              $9,642,910  $8,100,000 $ 1,542,910 
  
b. Source of Funds 
 USDA Loan                                                  $ 8,100,000  
 Applicant Contribution                                               $ 1,000,000 
            Applicant Contributions funds that have been expended    $    542,910 
 TOTAL:                                           $ 9,642,910    

 
Any changes in funding sources following obligation of Agency funds must be reported to the 
processing official.  Project feasibility and funding will be reassessed if there is a significant 
change in project costs after bids are received.  If actual project costs exceed the project cost 
estimates, an additional contribution by the borrower may be necessary.  
 
Section I of the attached conditions Items 1–20 must be satisfied prior to loan closing or before 
construction begins, whichever occurs first, in either case not later than eighteen months from the 
date of this letter.  In the event the project has not advanced to the point of construction 
within eighteen (18) months, USDA Rural Development reserves the right to discontinue 
the processing of the application. 
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If you have any questions, feel free to contact this office. 
 
Sincerely, 
 
 
 
Cheryl Couch 
Community Programs Director 
 
cc:   James Park, Acting State Director, USDA RD – via email james.park@usda.gov  
 Ashley Perkins, Principal, EIAA – via email aperkins@eiaanv.net  
 Wesley Baker, Babcock Design – via email wes@babcockdesign.com  
 Joel Wright, Attorney – via email jwright@kmclaw.com    
 Jason Watkins, Auditor, Watkins Jackson CPA’s – via email jason@wjcpas.net  
 
The forms and/or documents listed below are attached to your copy of this letter as noted:  
 

• Form RD 1942-46, “Letter of Intent to Meet Conditions” 
• Form RD 1940-1, “Request for Obligation of Funds” 
• Form AD-3030 “Representations Regarding Felony Conviction and Tax 

Delinquent Status for Corporate Applicants” 
• Form AD-3031 “Assurance Regarding Felony Conviction or Tax Delinquent 

Status for Corporate Applicants”  
• NV 1942-A Guide 18 EFT/ACH Form 
• Form RD 1942-8 “Resolution of Members and Stockholders” 
• Form RD 1942-9 “Loan Resolution Security Agreement” 
• Form RD 442-7 “Operating Budget”  
• Form 442-3 “Balance Sheet”  
• Form RD 442-2, “Statement of Budget, Income and Equity 
• Form 442-21 “Right-of-Way Certificate” 
• Form RD 442-22 “Opinion of Counsel Relative to Rights-of-Way” (Attorney 

Copy) 
• NV 1942-A Guide 14 - “Graduation Certification” 
• Appendix A of 2 CFR Part 25 and B of 2 CFR Part 170 
• Non-Discrimination Statement 

mailto:james.park@usda.gov
mailto:aperkins@eiaanv.net
mailto:wes@babcockdesign.com.
mailto:jwright@kmclaw.com
mailto:jason@wjcpas.net
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ATTACHMENT TO LETTER OF CONDITIONS 
 
SECTION I.  CONDITIONS TO BE SATISFIED PRIOR TO LOAN CLOSING OR 
BEFORE CONSTRUCTION BEGINS, WHICHEVER OCCURS FIRST 

1. Disbursement of Funds 
a. The applicant’s contribution of funds toward the project cost shall be considered the 

first funds expended and must be deposited in its project account before construction 
is started. 

 
b. Agency funds will not be used to pre-finance funds committed to the project from 

other sources 
 

2. Interim Financing – Interim Financing is required during the construction period. The 
interim loan will be paid in full at the time RD closes the permanent loan.   

3. Security Requirements 
The loan will be evidenced by Form RD 440-22, “Promissory Note,” and secured by a 
Deed of Trust having first priority, a UCC-1, “Financing Statement,” with Form UCC-
1Ad, “UCC Financing Statement Addendum,” as appropriate, or other action as allowed 
by State statute, must be filed to perfect a security interest in collateral, including 
fixtures; a pledge of all gross revenues of the owner, other agreements between you and 
the Agency as set forth in the Form RD 1942-9 “Loan Resolution Security Agreement” 
and any requirements of the OGC Regional Attorney. Board members at a properly called 
meeting, must review and adopt Form RD 1942-8, “Resolution of Members or 
Stockholders”. Your attorney must provide the Agency with a description of the facility 
which should be included in the Deed of Trust. 

 
4. Loan Repayment – The loan will be scheduled for repayment over a period of 40 years.  

The payments due the first two (2) years will consist of interest only.  Payments for the 
remaining 38 years will be equal amortized monthly installments.  For planning purposes 
use a 02.25% interest rate and amortization factor of 3.27, which provides for a monthly 
payment of $26,487.00. 
 
The interest rate will be the lower of the rate in effect at the time of loan approval or the 
time of loan closing, whichever is less, unless you choose otherwise.  Should the interest 
rate be reduced, the payment will be recalculated to the lower amount.  Interest only 
payments during the 24-month deferral period will be made by applicant funds on an 
annual basis. 
  
The precise payment amount will be based on the interest rate at which the loan is closed, 
and may be different than the one above.  The payment due date will be established as the 
day that the loan closes.  Due dates falling on the 29, 30th, and 31st day of the month will 
be avoided.  
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5. Additional Debt –  No additional debt may be incurred prior to the closing of the direct 
loan.  No debt is to be incurred without prior written express consent from the Agency.  

6. Debt Service Coverage Ratio (DSCR) – Beginning in fiscal year 2027, a DSCR of at 
least 1.10 will be maintained with debt service to include the loan payments plus all 
required reserves.  If the DSCR drops below 1.10 for any audited year, or quarterly 
financial report, then an independent management consultant shall be engaged at the 
expense of the Applicant to prepare a fiscal strategy report that documents how the debt 
service requirement will be met.  This must be provided to RD no later than 90 days after 
any quarter in which the DSCR drops below 1.10.   
 
Debt service coverage is defined as net income plus depreciation and amortization 
expense plus interest expense on structured debt, divided by the sum of all structured debt 
payments including required reserve payments still due. 
 

7. Days Cash on Hand (DCOH) – Beginning in the First Full Year of 2027 applicant is 
required to maintain a DCOH requirement no less than 30 days.  Within 30 days of fiscal 
year end a certified DCOH is to be provided to the State Office and annually thereafter. 
 

8.  Reserves – Reserves must be properly budgeted to maintain the financial viability of any 
operation.  Reserves are important to fund unanticipated emergency maintenance and 
repairs and assist with debt service should the need arise.   
 
As a part of the Agency loan proposal, you must establish and fund monthly a restricted 
debt service reserve fund equal to 10% of the monthly payment each month until you 
accumulate one annual installment.  This reserve is required to establish and fund debt 
repayment should the need arise.  Ten percent of the proposed loan installment would 
equal $2,648.70 per month rounded up to $2,649.00. The debt service will begin the 
year after permanent loan closing and must be reflected in end of year financials of 2025. 
Applicant’s debt service reserve account balance for the CF direct loan must be reported 
annually to the State Office and included in the audit as a separate and identifiable 
line item as restricted.  For any fiscal year end in which the debt service reserve account 
balance is less than the required account total, the applicant will provide the agency with 
a twelve-month budget and plan to correct the cash shortfall.   

 
9. Capital Asset Replacement Reserves – Applicant is to fund a capital asset replacement 

reserve in an amount adequate to replace short term assets.  The amount will be based on 
the condition of the existing facility and the economic life of the proposed improvement.  
The Approval Official will ensure that the amount specified will still allow the Applicant 
to meet all financial covenants. 
 

10. Insurance and Bonding Requirements—The applicant must provide evidence of 
adequate insurance and fidelity bond coverage by loan closing or start of construction, 
whichever occurs first.  Adequate coverage, in accordance with USDA Rural 
Development’s regulations, must then be maintained for the life of the loan.  It is the 
responsibility of the applicant and not that of USDA Rural Development to assure that 
adequate insurance and fidelity bond coverage is maintained.  Applicants are encouraged 
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to review coverage amounts and deductible provisions with their attorney, consulting 
engineer, and/or insurance provider(s). 

 
a. Property Insurance—Fire and extended coverage will be required on all above-ground 

structures, including applicant-owned equipment and machinery housed therein.    
The insurance policy shall also contain a standard mortgage clause in favor of the 
United State of America, acting through the Rural Housing Service, or successor 
agency, United States Department of Agriculture.  The address should be USDA 
Rural Development, 2730 Deer Run Road, Carson City, NV  89701.  Provide USDA 
Rural Development with proof of coverage. 
 

b. Builder’s Risk Insurance – It is the Owners responsibility to carry Builder’s Risk 
insurance, during the construction of the proposed project. 

 
c. Workers’ Compensation Insurance—The applicant will be required to carry workers’ 

compensation insurance for all employees in accordance with Nevada law.  Provide 
USDA Rural Development with proof of coverage. 

 
d. Position Fidelity Bond(s) or Employee Dishonesty Coverage – All positions occupied 

by persons entrusted with the receipt and/or disbursement of funds must be bonded.  
You should have each position bonded in an amount equal to the maximum amount 
of funds to be under the control of that position at any one time.  The minimum 
coverage acceptable to RD will be for each position to be bonded for an amount at 
least equal to one annual installment on your loan(s).  The coverage may be increased 
during construction of this project based on the anticipated monthly advances.  The 
amount of coverage should be discussed and approved by RD. 

 
e. General liability and vehicular coverage must be maintained—Provide USDA Rural 

Development with proof of coverage. 
 

11. Legal Contracts – Any proposed contracts or other forms of agreements, between the 
Applicant and third parties must be reviewed and approved by Rural Development and 
legal counsel prior to the issuance of Guide 1 or 1(a) for interim financing and loan 
closing, if applicable.  
 

12. Appraisal – An appraisal will be required prior to loan closing if the appraisal is greater 
than two years old. 

 
13. Civil Rights & Equal Opportunity – The borrower has received an award of Federal 

funding and is required to comply with U.S. statutory and public policy requirements, 
including but not limited to: 

 
a. Section 504 of the Rehabilitation Act of 1973 – Under Section 504 of the 

Rehabilitation Act of 1973, as amended (29 U.S.C. 794), no handicapped individual in 
the United States shall, solely by reason of their handicap, be excluded from 
participation in, be denied the benefits of, or be subjected to discrimination under any 
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program or activity receiving Agency financial assistance. The Standard for 
compliance is the Architectural Barriers Act Accessibility Standards (ABAAS). 

b. Civil Rights Act of 1964 – All recipients are subject to, and facilities must be 
operated in accordance with, Title VI of the Civil Rights Act of 1964 (42 U.S.C. 
2000d et seq.) and 7 CFR 1901, Subpart E, particularly as it relates to conducting and 
reporting of compliance reviews.  Instruments of conveyance for loans and/or grants 
subject to the Act must contain the covenant required by Paragraph 1901.202(e) of this 
Title. 

c. The Americans with Disabilities Act (ADA) of 1990 – This Act (42 U.S.C. 12101 et 
seq.) prohibits discrimination on the basis of disability in employment, State and local 
government services, public transportation, public accommodations, facilities, and 
telecommunications.   

d. Age Discrimination Act of 1975 – This Act (42 U.S.C. 6101 et seq.) provides that no 
person in the United States shall on the basis of age, be excluded from participation in, 
be denied the benefits of, or be subjected to discrimination under any program or 
activity receiving Federal financial assistance. 

e. Limited English Proficiency (LEP) under Executive Order 13166 - LEP statutes 
and authorities prohibit exclusion from participation in, denial of benefits of, and 
discrimination under Federally assisted and/or conducted programs on the ground of 
race, color, or national origin.  Title VI of the Civil Rights Act of 1964 covers program 
access for LEP persons.  LEP persons are individuals who do not speak English as 
their primary language and who have a limited ability to read, speak, write, or 
understand English.  These individuals may be entitled to language assistance, free of 
charge.  The recipient must take reasonable steps to ensure that LEP persons receive 
the language assistance necessary to have meaningful access to USDA programs, 
services, and information the recipient provides.  These protections are pursuant to 
Executive Order 13166 entitled, “Improving Access to Services by Persons with 
Limited English Proficiency” and further affirmed in the USDA Departmental 
Regulation 4330-005, “Prohibition Against National Origin Discrimination Affecting 
Persons with Limited English Proficiency in Programs and Activities Conducted by 
USDA.” 
 

f. Title IX of the Education Amendments of 1972—Title IX (20 U.S.C. Â§1681 et 
seq.) prohibits discrimination on the basis of sex in any Federally funded education 
program or activity.  Title IX applies, with a few specific exceptions, to all aspects of 
Federally funded education programs or activities. In addition to traditional 
educational institutions such as colleges, universities, and elementary and secondary 
schools, Title IX also applies to any education or training program operated by a 
recipient of Federal financial assistance. 

 
 Agency financial programs must be extended without regard to race, color, religion, sex, 
 national origin, marital status, age, or physical or mental handicap.  The recipient must 
 display posters (provided by the Agency) informing users of these requirements, and the 
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 Agency will monitor the recipient’s compliance with these requirements during regular 
 compliance reviews.   

The applicant is subject to a pre-loan closing civil rights compliance review by USDA 
Rural Development. 

 
As a recipient of Rural Development funding, you are required to post a copy of the Non-
Discrimination Statement listed below in your office.  Include it in full, on all materials 
produced for public information, public education, and public distribution, both print and 
non-print. 
 
Non-Discrimination Statement 
 
“This institution is an equal opportunity provider and employer.” 
 
If you wish to file a Civil Rights program complaint of discrimination, complete the 
USDA Program Discrimination Complaint Form, found online at 
http://www.ascr.usda.gov/complaint_filing_cust.html , or at any USDA office, or call 
(866) 632-9992 to request the form. You may also write a letter containing all of the 
information requested in the form. Send your completed complaint form or letter to us by 
mail at U.S. Department of Agriculture, Director, Office of Adjudication, 1400 
Independence Avenue, S.W., Washington, D.C. 20250-9410, by fax (202) 690-7442 or 
email at program.intake@usda.gov . 
 
If the material is too small to permit the full statement to be included, the material at a 
minimum includes the statement in print size no smaller than the text that “This 
institution is an equal opportunity provider and employer.” 

 
14. Written Agreements for Professional Services 

 
a. You will be required to execute a legal services agreement with your attorney for 

any legal work needed in connection with this project.  The agreement should 
stipulate an hourly rate for the work, with a “not to exceed” amount for the 
services, including reimbursable expenses.  RD Instruction 1942-A, Guide 14, 
“Legal Services Agreement,” or similar format may be used.  Any changes to the 
fees or services spelled out in the original agreement must be reflected in an 
amendment to the agreement and have prior Agency concurrence. 

 
b. RD must approve any agreements or modifications to agreements for professional 

design services.  Architect Services should consist of AIA and 1924-A Guide 27 
or other Agency approved form of agreement.  

 
15. Land and Rights-of-Way – The applicant must present satisfactory evidence that they 

have obtained, or can obtain, all lands, rights-of-way, easements, permits and franchises 
which are required by the engineering plan. Acquisitions of necessary land and rights 
must be accomplished in accordance with the Uniform Relocation and Real Property 

http://www.ascr.usda.gov/complaint_filing_cust.html
mailto:program.intake@usda.gov
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Acquisition Act. The following forms, copies of which are attached, may be used for 
these purposes: 

 
a. Form RD 442-21, “Right-of-Way Certificate” (with map attached) 
b. Form RD 442-22, “Opinion of Counsel Relative to Rights-of-Way” 
c. Preliminary Title Report 
d. Final Title Policy 

 
16. Permits – All permits involving Federal, State, and local agencies must be obtained and 

evidence thereof provided to USDA Rural Development prior to bidding.  
 

17. Environmental Reviews – The project as proposed has been evaluated to be consistent 
with the National Environmental Policy Act.  Other Federal, State, tribal, and local laws, 
regulations and or permits may apply or be required. During any stage of project 
development, including construction, should environmental issues develop which require 
mitigation measures, USDA Rural Development applicants are required to notify USDA 
Rural Development and comply with such mitigation measures.  Failure by an applicant 
to implement mitigation measures may disqualify the project from Agency funding.  
Mitigation measures identified or prepared as part of the CEQA and NEPA 
environmental process must be implemented.  If the project or any project element 
deviates from or is modified from the originally approved project, additional 
environmental review may be required.  
 

 At the conclusion of the proposal’s environmental review process, no specific action(s) 
 were determined necessary to avoid or minimize adverse environmental impacts.  As 
 outlined in the Environmental Report dated September 25, 2020.  
  

18. Architectural and Construction 
 

a. USDA Rural Development must approve any agreements or modifications to 
agreements for professional planning and design services.  AIA Document "Standard 
Form of Agreement Between owner and Architect," may be used when appropriate or 
other Agency approved forms of agreement 

 
b. All construction will be completed under contract.  The planning, bidding, 

contracting, and construction must comply with RD Instruction 1942 Subpart A, and 
any additional requirements of Nevada law and the requirements of other County, 
State, or Federal agencies.  

 
c. The following must be reviewed and approved by USDA Rural Development in the 

sequence indicated: 
i. Preliminary Architectural Report 

ii. Agreement for Architectural Services 
iii. Final Plans and Specifications for the project 
iv. Draft/Construction Bid Documents, prior to Going Out to Bid 
v. Bid Award Information. 

vi. Executed Contract Documents 
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d. Affirmative steps should be taken to assure that small, minority and/or women-owned 

businesses are utilized as source of supplies, equipment, construction, and services. 
 
e. The Plans & Specifications must be reviewed and approved, when applicable, by any 

regulatory or other agencies that are required to review these documents. 
 
f. A representative of USDA Rural Development will attend all pre-construction 

conferences in connection with this project.  These conferences must be held prior to 
the issuance of the Notice to Proceed to the contractors.  The applicant’s architect will 
conduct the conference and document the discussions and agreements. 

 
g. Resident Project Representative – A full-time resident inspector/project manager is 

required during construction unless a written exception is made by the Agency upon 
your written request.  Certain inspections are necessary, including but not limited to 
structural, compaction, grade, concrete and welding.  This service is to be provided 
by the consulting architect, a County or City Building Official or other arrangements 
as approved by the Agency and Architect.  Prior to the pre-construction conference, a 
resume of qualifications of the resident inspector(s) will be submitted to the owner 
and the Agency for review and approval.  The owner will provide a letter of 
acceptance for all proposed observers to the engineer and the Agency.  The resident 
observer(s) (including County or City Building Officials) must attend the pre-
construction conference.  The inspection reports must be provided to USDA, Rural 
Development weekly.     

 
19. Electronic Funds Transfer – All loan funds will be transferred to borrower/title 

company/closing agent via Electronic Funds Transfer/Automated Clearinghouse Systems 
(EFT/ACH).  The applicant must submit NV1942-A Guide 18 EFT/ACH Form 
containing the banking information to USDA at least 45 days prior to the date of loan 
closing.  Failure to do so could delay loan closing. 

20. Central Contractor Registration and Universal Identifier Requirements – You as the 
recipient must maintain the currency of your information in the Central Contractor 
Registration (CCR) until you submit the final financial report required under this award 
and all loan funds under this award have been disbursed or de-obligated, whichever is 
later. This requires that you review and update the information at least annually after the 
initial registration, and more frequently if required by changes in your information or 
another award term.  Recipients can register on-line at (https://www.sam.gov)  You as the 
recipient may not make a sub-award to an entity unless the entity has provided its Data 
Universal Numbering System (DUNS) number to you.  Sub-recipients with sub-awards 
of $25,000 or more must also have and maintain a current CCR registration. 
 

21. Graduation Requirement – By accepting this loan, you are also agreeing to refinance 
(graduate) the unpaid loan balance in whole, or in part, upon request of the government.  
If at any time the Agency determines your entity is able to obtain a loan for such 
purposes from responsible cooperative or private sources at reasonable rates and terms, 
you will be requested to refinance.  At the time of loan closing the Borrower will certify 

https://www.sam.gov/
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that they understand that the law requires them to refinance their loan when other credit is 
available at reasonable rates and terms.  NV 1942-A Guide 14 - “Graduation 
Certification” will be used. 
 

SECTION II.  LOAN CONDITIONS TO BE SATISFIED DURING CONSTRUCTION 
 

1. Inspections – A full-time resident inspector/project manager is required during 
construction unless a written exception is made by the Agency upon your written request.  
Certain inspections are necessary, including but not limited to structural, compaction, 
grade, concrete and welding.  This service is to be provided by the consulting architect, a 
County or City Building Official or other arrangements as approved by the Agency and 
Architect.  Prior to the pre-construction conference, a resume of qualifications of the 
resident inspector(s) will be submitted to the owner and the Agency for review and 
approval.  The owner will provide a letter of acceptance for all proposed observers to the 
engineer and the Agency.  The resident observer(s) (including County or City Building 
Officials) must attend the pre-construction conference.  The inspection reports must be 
provided to USDA, Rural Development weekly.   
 

2. Monthly Reporting – The applicant must monitor and provide monthly reports to USDA 
Rural Development on actual performance for each project financed, or to be financed, in 
whole or in part with USDA Rural Development funds.  For construction projects, the 
following forms may be used for construction pay requests Forms RD 1924-18, “Partial 
Payment Estimate” or an AIA Contractor’s Application for Payment form; RD 1924-7, 
“Contract Change Order” or an AIA Contract Change Order Form; SF-271, “Outlay 
Report and Request for Reimbursement for Construction Programs” for non-construction 
costs.   
 

3. Cost Overruns —Cost overruns exceeding 20% of the development cost at time of loan 
approval or where the scope of the original purpose has changed will compete for funds 
with all other applications on hand as of that date. Cost overruns must be due to high bids 
or unexpected construction problems that cannot be reduced by negotiations, redesign, 
use of bid alternatives rebidding or other means prior to consideration by the Agency for 
subsequent funding.  Such request will be contingent on the availability of funds. 
 

4. Final Inspection—A final inspection will be made by USDA Rural Development on the 
component USDA is financing before final payment is made.   
 

5. Excess Funds—Any remaining funds must be utilized for approved purposes within 60 
days following the final inspection or the funds will be canceled without further 
notification from USDA Rural Development. 
 

6. Appraisal— An appraisal will be required prior to loan closing if appraisal is greater 
than two years old.   
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SECTION III.  LOAN CONDITIONS TO BE SATISFIED AFTER PROJECT 
COMPLETION DURING THE TERM OF THE LOAN 
 

1.    Insurance and Bonding Requirements—The applicant must maintain adequate 
insurance and fidelity bond coverage in accordance with USDA Rural Development’s 
regulations for the life of the loan.  It is the responsibility of the applicant and not that of 
USDA Rural Development to assure that adequate insurance and fidelity bond coverage 
is maintained.   

 
a. Property Insurance – Fire and extended coverage will be required on all above-ground 

structures, including applicant-owned equipment and machinery housed therein.  The 
insurance policy shall also contain a standard mortgage clause in favor of the United 
State of America, acting through the Rural Housing Service, or successor agency, 
United States Department of Agriculture.  The address should be USDA Rural 
Development, 2730 Deer Run Road, Carson City, NV  89701.  Provide USDA Rural 
Development with proof of coverage. 
 

b. Workers’ Compensation Insurance—The applicant will be required to carry workers’ 
compensation insurance for all employees in accordance with Nevada law.  Provide 
USDA Rural Development with proof of coverage. 

 
c. General liability and vehicular coverage must be maintained—Provide USDA Rural 

Development with proof of coverage. 
 

2. Financial Statements—To be submitted on an annual basis in accordance with the 
following: 

 
a. An annual audit under the Single Audit Act is required if the recipient expends 

$750,000 or more in Federal financial assistance per fiscal year.  The total Federal 
funds expended from all sources shall be used to determine Federal financial 
assistance expended.  Expenditures of interim financing are considered Federal 
expenditures.   
 
All audits are to be performed in accordance with 2 CFR Part 200, Subpart F, as 
adopted by USDA through 2 CFR Part 400.  Further guidance on preparing an 
acceptable audit can be obtained from the Agency.  The audit must be prepared by 
an independent licensed Certified Public Accountant, or a State or Federal auditor 
if allowed by State law and must be submitted within 9 months of the recipients 
fiscal year end. 
 

b. For local governments and Indian tribes, an audit in accordance with State or local 
law or regulation or regulatory agency requirements must be submitted when you 
expend less than $750,000 in Federal financial assistance per fiscal year.  These 
audits shall be submitted to USDA no later than 150 days after the end of the 
borrower’s fiscal year. 
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c. All borrowers exempt from USDA audit requirements and who do not otherwise 
have annual audits, will within 60 days following the end of the borrower’s fiscal 
year furnish USDA with annual financial statements, consisting of a verification 
of the organization’s balance sheet and statement of income and expenses. The 
recipient may use Form RD 442-2, “Statement of Budget, Income and Equity,” 
and Form RD 442-3, “Balance Sheet,” or similar format to provide the financial 
information. 

 
3. Audit agreement—If you are required to obtain the services of a licensed Certified 

Public Accountant (CPA), you must enter into a written audit agreement with the auditor.  
The audit agreement may include terms and conditions that you and auditor deem 
appropriate.  

 
4. Quarterly Reports: Borrowers receiving their first loan from the Agency will be 

required to submit a copy of Form RD 442-2 “State of Budget, Income and Equity”, 
Schedule 1, page 1, columns 2-6 as appropriate, and page 2.  You may submit historical 
quarterly financial statements on a format other than Form RD 442-2.  This information 
should be received in the servicing office thirty days after the end of each of the first 
three quarters of the fiscal year.  
 

5. Security/Operational Inspections – The Agency will inspect the facility and conduct a 
review of your operations and records management system and conflict of interest policy 
every three years for the life of the loan.  You must participate in these inspections and 
provide the required information.   

 
6. Civil Rights & Equal Opportunity— The borrower has received an award of Federal 

funding and is required to comply with U.S. statutory and public policy requirements, 
including but not limited to: 

 
a. Section 504 of the Rehabilitation Act of 1973 – Under Section 504 of the Rehabilitation 

Act of 1973, as amended (29 U.S.C. 794), no handicapped individual in the United States 
shall, solely by reason of their handicap, be excluded from participation in, be denied the 
benefits of, or be subjected to discrimination under any program or activity receiving 
Agency financial assistance. The Standard for compliance is the Architectural Barriers 
Act Accessibility Standards (ABAAS). 

b. Civil Rights Act of 1964 – All recipients are subject to, and facilities must be operated in 
accordance with, Title VI of the Civil Rights Act of 1964 (42 U.S.C. 2000d et seq.) and 7 
CFR 1901, Subpart E, particularly as it relates to conducting and reporting of compliance 
reviews.  Instruments of conveyance for loans and/or grants subject to the Act must 
contain the covenant required by Paragraph 1901.202(e) of this Title. 

c. The Americans with Disabilities Act (ADA) of 1990 – This Act (42 U.S.C. 12101 et 
seq.) prohibits discrimination on the basis of disability in employment, State and local 
government services, public transportation, public accommodations, facilities, and 
telecommunications.   
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d. Age Discrimination Act of 1975 – This Act (42 U.S.C. 6101 et seq.) provides that no 
person in the United States shall on the basis of age, be excluded from participation in, be 
denied the benefits of, or be subjected to discrimination under any program or activity 
receiving Federal financial assistance. 

e. Limited English Proficiency (LEP) under Executive Order 13166 - LEP statutes and 
authorities prohibit exclusion from participation in, denial of benefits of, and 
discrimination under Federally-assisted and/or conducted programs on the ground of 
race, color, or national origin.  Title VI of the Civil Rights Act of 1964 covers program 
access for LEP persons.  LEP persons are individuals who do not speak English as their 
primary language and who have a limited ability to read, speak, write, or understand 
English.  These individuals may be entitled to language assistance, free of charge.  The 
recipient must take reasonable steps to ensure that LEP persons receive the language 
assistance necessary to have meaningful access to USDA programs, services, and 
information the recipient provides.  These protections are pursuant to Executive Order 
13166 entitled, “Improving Access to Services by Persons with Limited English 
Proficiency” and further affirmed in the USDA Departmental Regulation 4330-005, 
“Prohibition Against National Origin Discrimination Affecting Persons with Limited 
English Proficiency in Programs and Activities Conducted by USDA.” 

 
f. Title IX of the Education Amendments of 1972—Title IX (20 U.S.C. Â§1681 et seq.) 

prohibits discrimination on the basis of sex in any Federally funded education program or 
activity.  Title IX applies, with a few specific exceptions, to all aspects of Federally 
funded education programs or activities. In addition to traditional educational institutions 
such as colleges, universities, and elementary and secondary schools, Title IX also 
applies to any education or training program operated by a recipient of Federal financial 
assistance. 

 
 Agency financial programs must be extended without regard to race, color, religion, sex, 
 national origin, marital status, age, or physical or mental handicap.  The recipient must 
 display posters (provided by the Agency) informing users of these requirements, and the 
 Agency will monitor the recipient’s compliance with these requirements during regular 
 compliance reviews.   

The applicant is subject to a pre-loan closing civil rights compliance review by USDA 
Rural Development. 

 
As a recipient of Rural Development funding, you are required to post a copy of the Non-
Discrimination Statement listed below in your office and in include in full, on all 
materials produced for public information, public education, and public distribution both 
print and non-print. 
 
Non-Discrimination Statement 
 
“This institution is an equal opportunity provider and employer.” 
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If you wish to file a Civil Rights program complaint of discrimination, complete the 
USDA Program Discrimination Complaint Form, found online at 
http://www.ascr.usda.gov/complaint_filing_cust.html , or at any USDA office, or call 
(866) 632-9992 to request the form. You may also write a letter containing all of the 
information requested in the form. Send your completed complaint form or letter to us by 
mail at U.S. Department of Agriculture, Director, Office of Adjudication, 1400 
Independence Avenue, S.W., Washington, D.C. 20250-9410, by fax (202) 690-7442 or 
email at program.intake@usda.gov . 
 
If the material is too small to permit the full statement to be included, the material at a 
minimum includes the statement in print size no smaller than the text that “This 
institution is an equal opportunity provider and employer.” 

 

http://www.ascr.usda.gov/complaint_filing_cust.html
mailto:program.intake@usda.gov


NEVADA GOLD MINES, LLC 
1655 Mountain City Hwy 

Elko, Nevada 
89801 

Tel +1 775 748-1001 
 

www.nevadagoldmines.com 
         

 

 
May 17, 2022 
 
Elko Institute for Academic Achievement 
Attn: Lori Lynch, Vice Principal 
1031 Railroad Street 
Elko, NV  89801 
 
Re: Support for Elko Institute for Academic Achievement (EIAA) – New School Facility 
 
 
Dear Ms. Lynch, 
 
Nevada Gold Mines (NGM) and the local Community Development Committee is pleased to inform you 
that NGM has approved a contribution of $500k to support the Elko Institute for Academic Achievement – 
New School Facility. 
 
This commitment will be paid over three years: 
 

• Year 1: 2022 $250k 
• Year 2: 2023 $125k 
• Year 3: 2024 $125k 

 
Nevada Gold Mines supports Nevada communities, both in the rural and urban areas of the state, 
through social investments, charitable contributions, the commitment of in-kind materials and services 
and our employees’ volunteer efforts.  We sincerely commend your organization for serving Nevada 
communities as well. NGM is pleased to partner with EIAA to provide students with this state-of-the-art 
facility and allow for more students to attend! 
 
We will be following up with the required community investment agreement which will outline the terms of 
NGM’s investment in your organization. 
 
Please ensure all recognition for this social investment is attributed to Nevada Gold Mines. Contact me if 
you require an electronic version of the Nevada Gold Mine logo. We encourage social media recognition 
and hope you will follow our channels and acknowledge our partnership by tagging Facebook 
@NevadaGoldMines.  
 
Please let us know how we can support your organization in the promotion of our partnership. 
 
If you have any questions or need further information, please feel free to contact me at (775) 748-1043 or 
AWood@NevadaGoldMines.com.   
   
 
Kind Regards, 

 
Alissa Wood 
Head of Communities and Corporate Affairs 

mailto:AWood@NevadaGoldMines.com


Attachment 2



 

   

Tuesday, 17 August 2021 
 
            
 
Maria J Murillo 
Community Programs Loan Specialist 
Elko Field Office, Rural Development 
United States Department of Agriculture 
555 W Silver St #101 
Elko, NV 89801 
 
 
RE:   Preliminary Architectural Feasibility Report 
 Elko Institute for Academic Achievement (EIAA) 

905 W. Main Street, Elko, NV 89801 
 
 
Dear Ms. Murillo, 
 
Please find attached the revised budget for the Preliminary Architectural Report (PAR) for EIAA’s new proposed 
facility located at 905 W. Main Street in Elko, NV. We have provided a breakdown of anticipated costs including: 
 

• Costs the school has already spent (or will be spending prior to construction) 
• An estimated of construction costs 
• Associated fees, etc. 

 
If any additional clarity is needed, please advise.  
 
 
Respectfully, 
 
 
 
 
 
Wesley Baker 
Architect 
Babcock Design 



 

   

PRELIMINARY ARCHITECTURAL FEASIBILITY REPORT 
 

 
ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 
 
The Elko Institute for Academic Achievement (EIAA) is a public K-8 charter school located in Elko, NV. It 
consists of one classroom per grade with a maximum of 22 students per classroom. Their mission is to: 
 

…empower students to acquire and value knowledge and skills 
that will support them as life-long learners and leaders, to contribute 

to the world, and practice the core values of our school:  
RESPECT, HONESTY, KINDNESS, and EXCELLENCE. 

 
The elementary school holds a 3-star rating, and the middle school has established a 5-star rating on the state 
level, which is the highest possible.  The middle school has also been identified as one of the top six performing 
schools in the state of Nevada.  It has an established partnership within the community that has contributed to 
them being able to maintain these high rankings.  Through teacher partnerships they have developed project-
based learning opportunities that allow the students to be architects, engineers, contractors, finance experts, 
and more.   
 
These programs have not only allowed the students to take ownership of the outcomes for the proposed new 
facility, but also creates a learning opportunity they would not typically have in a more typical education model.  
Students participate in numerous field trips to businesses/industries in the community to enrichen their 
understanding of the concepts being taught in the classroom.  This experience provides hands-on, real-world 
applications that authenticate what they are learning in the classroom. 
 
 
 
NEED FOR THE FACILITY 
 
The Elko Institute for Academic Achievement (EIAA) has been leasing an existing facility for more than a decade 
and the current lease is set to expire in 2024. This existing facility serves the needs of the school adequately 
with it’s current student population, however, it was not constructed for the purpose of education and has many 
aspects that cannot fully meet the needs of the school and its students. There are no opportunities for future 
development within the current facility (see below for more detailed explanation of this). Furthermore, with the 
potential for future rent increases the school’s governing board has determined it is preferrable to relocate.   
 
The school’s board has explored numerous sites within the City of Elko and worked with the City to evaluate 
properties that are best suited for constructing a new school. During this process they have considered many 
options such as leasing another facility, leasing with purchase options, purchasing and renovating an existing 
facility, and building a new facility, among others. After careful consideration, the board has decided that owning 
and operating their own facility is the best option. 
 
The school has purchased an existing building in southwestern Elko, Nevada with the intent to remodel it to suit 
their needs. 
 
 
 
  



 

   

EXISTING FACILITIES 
 
The existing EIAA facility is located at 1031 Railroad St Suite 107, Elko, NV 89801. It is one of many suites 
within an industrial building. It has as small, fenced playground area with parking located across the street. 
 

 
Aerial imagery of existing campus. 

 
 

 
Street view of entrance to existing school. 



 

   

 

 
Street view of existing warehouse building the school leases space in along with other tenants. 

 
 
The facility falls short of meeting many of the needs of a growing school and was not originally designed for an 
educational use. According to the school’s governing board: 
 

“The facility where the school is currently located is in a commercial warehouse. The structure itself 
lacks in several areas that schools are accustomed to having available. The classrooms consist of 
concrete floors and have no doors on the rooms, and there are no resource rooms, labs, kitchens, 
library (other than those found in the individual rooms that teachers have created), or common areas.  
Due to the lack of a kitchen, the students are required to bring a sack lunch with the school providing 
microwaves and hot water.  The outside area is extremely small and offers no room for physical 
activities for the students. Being located in a warehouse within a strip mall along a heavily populated 
homeless area is not conducive to a positive, up-lifting educational environment. Nevertheless, we 
have managed to keep our success levels high. 
 
Most importantly, establishing a safe learning environment is always a primary focus for our school.  
Due to the structural constraints of the current facility and local fire codes, our classrooms are not 
able to contain doors. The ability to shelter our students in a lockdown now lies on the shoulders of 
our teachers and staff. The responsibility of safety without this essential feature to assist becomes an 
enormous burden for all. The development of a safety plan that encompasses this detail has taken 
local law enforcement years to create, without success.   
 
Adding to this dilemma is the demographics of the area in which the current facility resides.  The area 
within the city is not conducive to a safe educational environment due to it being heavily populated 
with homeless.  We are faced with needles on the playground, liquor and cigarettes on our property, 
and inebriated persons in our corridors.  These issues become alleviated with a new facility designed 
specifically to meet the school’s needs.” 

 
The successes described earlier in this report have been achieved despite the conditions of the current facility. 
EIAA endeavors to continue to place a primary focus on student achievements and student success and this 
can only be fully realized in a new facility that overcomes the issues described above.  A new campus will 



 

   

enhance this focus and bring new educational opportunities the current facility does not offer. It will provide 
enhanced safety and help promote a safe educational environment for the staff and students alike.     
 
It is the school’s desire to increase their student capacity and expand from one classroom for each grade to two 
which would double the school’s current enrollment from 200 students to 400.  This will establish opportunities 
for classroom teachers to cross collaborate which becomes an essential element in creating a shared learning 
environment. Such growth is only possible in a new larger facility.  
 
 
PROPOSED FACILITY 
 
As described above, EIAA has explored numerous sites within the City of Elko and worked with the city to 
evaluate sites that are best suited for a new school. During this process they have considered many options 
such as leasing another facility, leasing with purchase options, renovating an existing facility, as well as building 
a new facility, among others. Any new facility needs to include the following program elements: 
 

• 19 classrooms  
• Gym/Stage/Lunchroom spaces 
• Full-service kitchen 
• Administration area 
• Special Use areas 
• Library 
• Restrooms  
• Storage/Janitorial spaces 
• Entry/Corridors/Common Area(s) 

 
In addition, the site is expected to be able to accommodate the followings: 

• Outdoor playground areas 
• Parking areas 
• Dedicated pick-up/drop-off areas 
• Etc. 

 
The site area estimated for these components is as follows: 
 

Building area 30,000 SF 
Playground area 16,000 SF 
Playing field (if possible) 87,000 SF 

(~ 2.0 acres) 
Parking area (Minimum 120 stalls) 42,700 SF 
Total minimum land area preferred 175,000 SF 

(4.02 acres) 
Total minimum land area required 88,000 SF 

(2.02 acres) 
 
The school had purchased 9.78 acres of undeveloped property at the intersection of College Parkway and Ruby 
Vista Drive, in Elko Nevada with the intent to develop a new facility that will ensure the school’s future. Design 
was completed on a new facility on this property and put out to bid to contractors. Unfortunately, the costs of 
that facility were too high, and the school proceed to explore other options. After careful consideration, the 



 

   

school has decided to move forward with the purchase of a nearby existing 2-story office building with the 
intent of remodeling to better suit their needs. See below for a description of this new property and anticipated 
improvements considered in this feasibility report. 
 
 
Proposed Site Description 
The property is part of an industrial office park with nearby warehouses. Additional property information is as 
follows: 
 

Property/Land size:  2.29 acres 
 

Location:   905 W. Main Street, Elko, NV 89801 
 

Property Characteristics: The building is part of an industrial office park with nearby 
warehouses. The adjacent land to the south is undeveloped. This 
area of Elko is served by a geothermal heating system and the 
geothermal relief pond is located to the east of the property. The 
property contains approximately 159 parking stalls and minimal 
landscaping. The building has a U-shaped configuration with a 
central courtyard facing towards the back of the property. A fountain 
is provided in the center of the courtyard. 
 

Neighborhood Characteristics: The property is surrounded by the following: 
 

North: Residential neighborhoods within ½ mile with warehouse and other 
light industrial facilities in between 

 
East: Commercial retail with residential neighborhoods within ½ mile 
 
South: Undeveloped land 
 
West: Undeveloped land with the Elko Regional Airport runway 

approximately ¾ mile away. 
 
 
Building Description 
The existing two-story building has a footprint of 16,340 SF, with a total size of 31,680 SF. The building is 
constructed of CMU exterior walls with interior steel columns and beams along with concrete floors over metal 
decking. Interior partitions appear to be non-load bearing. Two elevators and 4 egress stairs are provided. The 
building is fully sprinklered. 
 
 
Codes and Standards 
The building was originally designed in 2013 and permitted under the 2003 International Building Code. At the 
time it was categorized as Type V-B construction as a Business-B/Assembly-A-3 occupancy. To be used as a 
future school, the building will have to be re-categorized as an educational (E) occupancy. The existing SF 
meets allowable building area criteria for an E occupancy. The required sprinkler system appears to be 
adequate. No architectural modifications are expected to change use to an E occupancy. See attached 



 

   

engineering assessments for other information including potential modifications needed to comply with this 
occupancy. 
 
 
Building Exterior Improvements 
Limited exterior building improvements are expected. Some of the possible enhancement to the building exterior 
include  
 

• Accent painting 
• Additional stucco added in select places 
• Canopy modifications to highlight the new main entry 
• Overbuild framing to enhance the parapet lines, and 
• New building signage.  

 
The existing storefront windows are in good condition and are not recommended to be replaced. Minor 
modifications to doors or windows may be necessary, however. See attached conceptual plans for more 
information on proposed changes. 
 
 
Building Interior Improvements 
Most interior walls, flooring, and ceilings are to be demolished.  Certain walls may remain as indicated on the 
attached conceptual floor plans. Existing doors may be re-used in the new construction if possible. The school 
desires to relocate the existing casework in the northeast lobby to the new main entrance and office area in the 
northwest corner. Other casework may be demolished. 
 
One of the internal staircases is to be demolished to facilitate the new layout. The floor should be infilled. The 
handrails in the stairways are not fully code compliant and should be replaced. 
 
One pair of restrooms is to also be demolished to facilitate the new layout.  Additional restrooms, as required by 
code, will added in other locations. 
 
The existing warming kitchen is to be re-purposed as a full-service kitchen to prepare breakfast and lunch for 
students. New kitchen equipment should be provided. 
 
See attached Exhibit 3 for existing building floor plans as well as proposed conceptual floor plan modifications. 
 
 
Site Improvements 
The existing courtyard is to be repurposed as outdoor play space. This will require the demolition of the 
fountain. The existing pavers are not ideal as a play surface. It is recommended to remove and replace these 
with concrete, asphalt, or other play surfaces. 
 
The site has more parking stalls than required and approximately 50 stalls may be eliminated with the land re-
purposed as additional play space, sidewalks, or vehicle circulation, if desired. 
 
New fencing should be provided to separate the school property from adjacent undeveloped land and the 
geothermal pond. 
 



 

   

See attached Exhibit 2 for proposed schematic site plan. 
 
 
SITE SUITABILITY 
 
This proposed site is a promising property that provides many benefits as a remodel over new construction. 
Additional detailed exploration of the existing building, including full as-built measurements and verification 
against the plans provided, will be needed to fully understand the complexities and potential challenges that may 
be encountered. In our opinion, however, it will adequately serve the needs of the school. Some of the benefits 
of this site include: 
 

• Located within the City of Elko 
• Located close to existing residential areas 
• Convenient access to the site from major roads 
• Close proximity to public services such as Fire, Police, and Ambulance., parks, etc. 
• Existing fenced courtyard that can be repurposed as a playground area 
• Adjacent areas are developed, and utilities are provided to the site 

 
 
ESTIMATED PROJECT BUDGET 

 
The following estimate represents the total anticipated project cost for the purchase and conversion of an 
existing building into a new facility for the school, tailored to their needs. The ‘BASELINE COST’ is the amount 
that will be funded by a combination of $8,100,000 from the USDA direct loan funds, and up to $1,000,000 
from the school. The ‘ADDED VALUE COST’ column provides cost for items that are not essential for the 
school’s operation, but can be considered should funds become available, either through additional funds from 
the school, grants/donations from the community, or from remaining contingency near the end of the project.   
  



 

   

 
 
 

ITEM 
BASELINE 

COST 

ADDITIONAL 
COST IF 

AVAILABLE 

TOTAL 
COST 

Administrative and Legal Fees 
Estimated allowance for services rendered on 
an as-needed basis 

$ 70,000  $ 70,000 

Land / Building and Rights 
Land costs, etc. 

$ 2,400,000  $ 2,400,000 

Construction Cost 
     Site Construction Cost 

Including estimated site 
improvements for additional asphalt, 
playground areas, etc. 
 

     Building Construction Cost 
            Renovation of existing building. 

$ 4,835,000 
$ 35,000 
 
 
 
 
$ 4,800,000 
 

 $ 4,835,000 

Fixtures, Furnishings, and Equipment 
Classroom furniture, smart boards, 
Chromebooks, staff computers, vans, etc. 

$ 250,000 $ 100,000 $ 350,000 

Kitchen Equipment 
Commercial kitchen equipment for full-
service meal preparation. 

$ 250,000 $ 50,000 $ 300,000 

Cabling / Security $25,000  $ 25,000 
Other Expenses 
     Permitting Fees* 
     Utility Connection Fees * 
     Relocation Expenses 
     Construction Management Fee 
     Inspection and Testing Fees * 
     Traffic Study 
     Other Misc. Expenses 
     Interest * 
     Closing Costs, Title fees, etc. * 

 
$ 142,844 
$ 1,000,000 
$ 25,000 
$ 217,188 
$ 25,000 
$ 8,000 
$ 5,000 
$ 348,430 
$ 80,896 

  
$ 142,844 
$ 1,000,000 
$ 25,000 
$ 217,188 
$ 25,000 
$ 8,000 
$ 5,000 
$ 348,430 
$ 80,896 

Subtotal $ 9,682,358 $ 150,000 $ 9,832,358 
Design Fees 
Estimated design fees are based on project 
scope and would include Architectural, 
Structural, Mechanical, Electrical, Civil, 
Landscape, and Interior Design services. 

$ 350,000  $ 350,000 

Contingencies (7%) $ 335,597  $ 335,597 
Total Estimated Project Cost $ 10,367,955 $ 150,000 $ 10,517,955 
     Total Estimated Cost/SF (Site & Building) 
     Total Estimated Cost/SF (Building Only) 
     Total Estimated Cost/SF (Site Only) 

$ 317/SF 
$ 296/SF 
$ 21/SF 

  

* Estimated 



 

   

 
 
 
ANNUAL OPERATING BUDGET 
 
See attached Exhibits 7 and 8 for Fiscal year 2021-2022 operating Budget, and independent accounting report 
for the Elko Institute for Academic Achievement. 
 
 
MAPS, DRAWINGS, SKETCHES, AND PHOTOGRAPHS 
 
The following exhibits are attached for reference: 
 

• Exhibit 1: Maps and Aerial Photos 
• Exhibit 2: Schematic Site Plan. 
• Exhibit 3: Existing Building Plans and Conceptual Floor Plans. 
• Exhibit 4: Property Photos. 
• Exhibit 5: Engineering Evaluations of Existing Building 
• Exhibit 6: Phase II Environmental Site Assessment report, dated 30 January 2004. 
• Exhibit 7: Fiscal years 2021-2022 Operating Budget, dated 8 July 2021. 
• Exhibit 8: Independent Accountants Report, dated July 2021. 

 
 
CONSTRUCTION PROBLEMS 
 
As with any remodel, there is a larger chance for unforeseen conditions to arise during construction. 
Engineering teams have reviewed the existing building and attached are narrative descriptions highlighting 
condition of existing equipment and potential challenges that may be faced as the project moves forward (See 
attached Exhibit 5 for more information. 
 
A generous contingency, as included in the pricing breakdown above, will be used to cover any unforeseen 
conditions. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
The proposed property is well-suited to be re-purposed as an education facility for the Elko Institute for 
Academic Achievement. The existing structure is sized appropriately for the needs of the school and, as shown 
in the conceptual floor plans, offers several options for the school to achieve their programmatic requirements. 
It offers many benefits for the functional operation of a school and is ideally located for existing students as well 
as attracting future students. The cost estimate included in this report is comparable to other education facilities 
of similar size and scope and is adequate for a facility of the size and scope described in this report and its 
attached exhibits. 
 
 
 
  



 

   

EXHIBIT 1: MAPS AND AERIAL PHOTOS 
 
Site context/Aerial Photo: 
 

 
 
  



 

   

Property Boundary: 
 

 
 

 
  



 

   

EXHIBIT 2: CONCEPTUAL SITE PLAN 
 
(See attached – 1 page) 
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EXHIBIT 3: EXISTING BUILDING PLANS AND CONCEPTUAL FLOOR PLANS 
 
(See attached – 5 pages) 
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EXHIBIT 4: PROPERTY PHOTOS 
 

 
View of the front of the building 

 
 

 
View of potential main entry. 

 
 



 

   

 
View of the west side of the building. 

 
 

 
View of exterior courtyard 

 
 



 

   

 
View of exterior courtyard 

 
 

 
View of existing interior 

 
 



 

   

 
View of existing interior 

 
 

 
View of existing interior. 

 
 



 

   

 
Interior view of existing restrooms (likely to remain) 

 
 

 
View of existing mechanical room 

 
  



 

   

EXHIBIT 5: ENGINEERING EVALUATIONS OF EXISTING BUILDING 
 
(See attached – 9 pages, 8.5x11) 
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Wes Baker

From: Drew Morgan <Drew.Morgan@bhbengineers.com>

Sent: Wednesday, November 23, 2022 8:41 AM

To: Wes Baker; Rob Van (rvan@cea-ut.com); Scott Kingery

Cc: Ricky Parkinson

Subject: RE: Elko

SnoozeIt Count: 7

SnoozeIt Due: 12/8/2022 6:30:00 AM

Wes, 

 

These drawings are very helpful.  I don’t think a site visit will give us any better information unless you think there’s a 

good chance they didn’t build it per the plans. 

 

Here are my initial thoughts: 

• Assuming that the new occupancy load is greater than 250, we are increasing from Risk Category II to III.  This 

means that the structure will have to support the loads (live, snow, wind, and seismic) prescribed by the current 

building code. 

• Live loads 

o The structure was designed for a 65 psf live load while schools only require 40 psf.  So no concern here. 

o School corridors are required to be designed to 80 psf.  The plans indicate the floor was designed for 80 

psf corridors.  If the corridors are in the same place we are good.  Otherwise we will have to check the 

existing frame to see if it can support a slight increase (65 psf to 80 psf). 

• Snow loads 

o The prescriptive snow load per the city has not changed from 30 psf.  So the change in risk category 

doesn’t increase this load. 

• Wind loads 

o Wind loads in recent codes have actually decreased.  While the city prescribes a higher wind load than is 

required (likely a carryover from the old codes), it is not greater than the original design. 

• Seismic loads 

o The seismic force calculated under the new code, even with the increase in risk category, is less than 

what this building was designed for. 

• In summary, no changes should be required to the structure due to increased loads other than the possibility of 

new corridor loads. 

 

Please let me know if you have any questions. 

 

Happy Thanksgiving! 

 

Drew Morgan, SE, Associate 

P: 208.891.7157  C: 208.590.9209 
390 E. Corporate Dr #104, Meridian, ID 83642 

SALT LAKE CITY | BOISE 

www.bhbengineers.com 

 

From: Wes Baker <wes@babcockdesign.com>  

Sent: Tuesday, November 22, 2022 9:08 AM 

To: Drew Morgan <Drew.Morgan@bhbengineers.com>; Rob Van (rvan@cea-ut.com) <rvan@cea-ut.com>; Scott Kingery 

<skingery@envisioneng.com> 
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Cc: Ricky Parkinson <ricky@babcockdesign.com> 

Subject: Elko 

 

CAUTION: External email source. 

 

Team, 

 

I’ve spoken to each of you individually, but as mentioned there has been some movement on the Elko school. In lieu of 

re-bidding the original design, the school is looking at purchasing an existing building to remodel to meet their needs. 

They found a promising building and are so serious about it that they have put some earnest money down and have until 

the end of the year to complete their due diligence.   

 

To help with that we are scheduling a trip to Elko to walk the building and help determine if a remodel is feasible and 

prudent. We are scheduling this trip for Tuesday November 29th. To help with this analysis we can provide the following 

existing information: 

 

 GIPE 

 

1. Original Building Plans from 2007 (a complete set but the plans are lo-res) 

2. A hi-res version of the original plans but only partial sheets 

3. A plan showing a 2017 interior remodel 

4. See attached for a first pass at how the interior could be reconfigured for the school. This will most certainly 

change. 

5. Google Maps Link: https://goo.gl/maps/ExcvRxJucH2xmoeA8 

 

Drew, please review this information and let me know if it’s worth it for you or someone from BHB to join us. 

 

Scott and Rob, please confirm that you can join us. 

 

Thanks, 

 

 

WESLEY BAKER AIA, NCARB, LEED AP BD+C / principal  

wes@babcockdesign.com / 801.824.1385 

 

 
 

Babcock Design  

www.babcockdesign.com 
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Mechanical
Packaged Rooftop Units

We are recommending that these units be replaced. Direct expansion equipment is said by 
ASHRAE to last between 15-20 years. These units are at the end of their life cycle. Parts 
availability to repair and maintain these units will be an issue moving forward as well. The new 
ductwork layout may be a little tricky since we’ll being re-zoning the space with the new floorplan. 
We will most likely demolish/remove all ductwork and RTUs and provide new units with new 
ductwork. 

Geothermal
The geothermal system is in good condition. Work associated with this system will primarily 
involve relocating the manifold boxes out of walls that are being demolished. 

Plumbing 
The addition of classroom sinks may change our hot water demand. It is likely we’ll be able to tie 
into the existing hot water system and not upgrade water heaters, but that will depend on the 
fixtures added to the building. Piping will need to be re-routed to accommodate restroom floorplan 
changes. 

END 
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ELKO ACADEMY 

EXISTING BUILDING (GIPE) – FACILITIES ASSESSMENT 

 

December 8, 2022 

 

CODES AND STANDARDS 

 

Codes, Standards, and Guidelines, which are applicable to the design of the electrical systems, 

are listed below. Comply with each of the latest adopted publications: 

 

ADA, Americans with Disabilites Act 

International Energy Conservation Code 

EIA/TIA, Electronics Industries Association/Telecommunications Industry Association 

IBC, International Building Code 

IECC, International Energy Code 

ANSI/ASHRAE/IES Standard  

IEEE 1100-1999, Recommended Practice for Power and Grounding Electronic Equipment 

IESNA, Illuminating Engineering Society of North America 

NFPA, National Fire Protection Association (applicable sections including but not limited to): 

NFPA 70, National Electrical Code  

NFPA 72, National Fire Code 

UL, Underwriter’s Laboratories 

Nevada State Fire Marshal Laws, Rules and Regulations 

 

SITE UTILITIES 

 

Medium Voltage Power Distribution: 

 

The electrical utility serving the facility is NV Energy.  

 

ELECTRICAL SYSTEMS 

 

Electrical Service: 

 

The existing electrical service to the building is 208/120-volt, 3 phase, 2,000 amps. 

 

The main electrical switchboard was installed during the original construction (2007) and 

appeared to be in good condition. The switchboard has three existing meters, 1 meter for house 

loads (exterior lighting and common space power and lighting), 1 meter for the west half of the 

building, and 1 meter for the east half of the building. 
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We are assuming that the existing electrical service will be adequate for the remodel of the 

existing building. A more detailed investigation of the existing electrical service will be 

conducted if this project moves forward.  

 
Power Distribution: 
 

The existing electrical distribution system is as follows: 

 

208/120-volt lighting and appliance branch circuit panelboards provide power for computer 

equipment, outlets, small mechanical equipment, HVAC, and other electrical motor loads etc.   

 

All panelboards are assumed to have installed in original 2007 construction and appeared to be 

in good condition. Existing panelboards and breakers will be utilized to the greatest extent 

possible for the remodel.  

 

Emergency and Optional Standby Power Distribution System: 

 

There is no generator installed at this building. There is an existing automatic transfer switch 
installed and a generator could be added in the future.  
 
 
Surge Suppression: 
 

It did not appear that any surge suppression devices are installed at this facility. 

 

It is recommended that a surge suppression device be installed at the main switchboard, 

computer panels and lighting control panels at a minimum.  

 

Outlets: 

 

There are existing receptacles installed throughout the building. Where existing receptacle 

locations are reused, the receptacle will need to be upgraded to a tamper-proof device to 

comply with all NEC requirements for Educational Facilities.  

 

INTERIOR LIGHTING 
 
General: 
 

Interior lighting appeared to be fluorescent with manual switching and no additional interior 

lighting controls. There are some spaces within the building with dimming controls.  

 

Interior Lighting: 
 

Existing interior lighting is lay-in parabolic fixtures, surface mounted fixtures, and strip lights.  
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Exit Signs appeared to be LED with emergency egress bug-eyes and have been installed per 

code requirements.  If exit signs are reused, we would recommend replacing the batteries.  

 

Emergency egress lighting is in the building and is provided by bug-eye type fixtures at the exit 

signs and in the corridors.  

 

We recommend a complete interior lighting upgraded to new energy efficient LED light fixtures 

throughout the building.  

 

We would recommend that the existing bug-eye fixture be removed. New emergency egress 

lighting will be integral to the new light fixtures using battery drivers.  

 

Interior Lighting Control 
 

General: 
 
All areas throughout the building appeared to have manual controls. There are a few spaces 
with wall box type occupancy sensors.  
 
It does not appear that any daylight harvesting controls are being used.  
 
Currently as installed the existing lighting controls do not meet current energy code 

requirements for daylight harvesting and automatic lighting controls.   

 

Lighting controls for all spaces need to be upgraded to meet the minimum requirements of the 

energy code for daylight harvesting and automatic light fixture control per IECC Requirements.  

 
EXTERIOR LIGHTING  
 
General: 
 

There are building mounted lights at building around the building and pole lights in the parking 

areas. Exterior lighting controls appears to be On/Off only.  

 

The existing building mounted lights lamps have been upgraded to LED type lamps.  

 

Some of the parking lot light poles have had the existing lamps upgraded to LED lamps and 

others still have the original Metal Halide lamps.  

 

It did not appear that there is any exterior emergency egress lighting.  

 

We would recommend that the existing exterior building lights be upgraded to LED fixtures so 

lamps will not have to be changed in the future.  
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We would recommend that the existing parking lot pole lights be upgraded to LED fixtures so 

lamps will not have to be changed in the future. We would recommend that only the existing 

heads be replaced, and existing poles remain in place.  

 

Exterior emergency egress lighting will need to be added to comply with IBC building egress 

requirements. 

 

FIRE ALARM SYSTEM 

 

The fire alarm system is an EST Addressable System. The fire alarm system appeared to be 

functioning correctly and was in good condition.  

 

Smoke detection in installed in the corridors, elevator rooms, open spaces, and restrooms.  

 

There are manual pull stations throughout the building that will need to be removed to comply 

with IBC and NFPA Educational Requirements. 

 

Horn/Strobe and Strobes appeared to be installed per NFPA requirements for a Business Type 

Building.  

 

We spoke with Jamie Winrod with the Fire Marshal office and due to the change in use of this 

building, the fire alarm system will need to be upgraded to a Voice Evacuation System to 

comply with IBC, IFC and NFPA requirements for Educational Facilities. Existing addressable 

device to be reused to the greatest extent possible. New speaker/strobes will need to be 

installed per IFC and NFPA requirements for Educational Facilities.  

 

EMERGENCY RESPONDER RADIO COVERAGE 

 

Currently there is not an Emergency Responder Radio system installed in the building.  

 

We would recommend the building be tested to determine if an Emergency Responder Radio 

system will need to be added. 

 

SECURITY SYSTEM 

 

The following is a description of the existing security systems for this building: 

 

Card Access: 
 

There is an existing Software House iStarpro access control system. The system can be 
modified as necessary to fit the school’s needs. Most existing access control locations will be  
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able to be reused in the new remodel. New card access server and credential cards will need to 
be provided for a complete system.  
 

Video Surveillance: 
 

The building has existing Sanyo video surveillance cameras. 
 
Video surveillance cameras are in the corridors, open offices, reception, and exterior of the 
building.  
 
It appears that the cameras are in working order and can be reused and relocated for the 
remodel.  
 
A detailed review of the existing system will need to be conducted to determine what can and 
cannot be reused and how the system functions.  
 
A new Video Storage System and Software will need to be provided.  
 
Intrusion Detection: 
 

There is an existing Bosch intrusion detection system in the building.  
 
It is unknown what is currently installed.  
 
A detailed review of the existing system will need to be conducted to determine what can and 
cannot be reused and how the system functions.  
 

STRUCTURED CABLING SYSTEM 

 

General: 

 

There is an existing data room on the second level with existing racks that can be utilized for the 

new remodel. Some of the existing data cabling may be able to be reused if in the correct 

locations. It is unknown what the current Category Rating of the existing UTP cable is. A more 

detailed investigation of the existing communication and data cabling / system will be conducted 

if this project moves forward. 

 

There is an existing UPS that backs up the existing data room. The actual size of the UPS and 

what it currently powers is unknown.  

 

There is an existing Beehive Broadband telephone service in place located in the data room.  

 

Wireless: 

 

There are no wireless access points currently installed in the building.  
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Wireless access points will need to be installed per the direction of Elko Academy. 

CLOCK SYSTEM 
 

There is not a clock system installed in this building.  
 
We would recommend installing battery powered wireless or atomic clocks were needed.  
 

SCHOOL INTERCOM SYSTEM 
 
Currently there is no intercom system installed in this building.  
 
An intercom system will need to be installed.  
 
AUDIO / VISUAL SYSTEMS 
 
Currently there are projection screens installed in some space in the building. The existing 
projection screens will need to be reviewed to verify if they will work in the new spaces.  
 
There are no other Audio / Visual System installed in the building.  
 

 

End of Report.  
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EXHIBIT 6: PHASE II ENVIRONMENTAL SITE ASSESSMENT REPORT 
 
(See attached – 28 pages, 8.5x11) 
 
 
  



























































 

   

EXHIBIT 7: FISCAL YEAR 2021/2022 OPERATING BUDGET 
 
(See attached – 1 page, 8.5x11) 
 
 
  



ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
OPERATING BUDGET WORKSHEET

Actual Expenses Budget

Operations and Maint Fiscal Year As of  Fiscal Year New

Purchased Services 2019-20 May‐21 2021-22 Building

100.201.0000.100.2610.421.68410.10.000 Garbage/Disposal 24.14          108.23        110.00        3,000.00     
100.201.0000.100.2610.422.68410.10.000 Janitorial/Custodial Services 35,269.92   14,545.79   20,000.00   42,000.00   
100.201.0000.100.2610.431.68410.10.000 Non-Tech-related Repairs & Main 1,375.44     1,598.31     2,000.00     5,000.00     
100.201.0000.100.2610.441.68410.10.000 Rent - Land & Building 123,827.27 118,616.36 135,000.00 -              
100.201.0000.100.2610.522.68410.10.000 Liability Insurance 21,905.25   15,147.75   25,000.00   50,000.00   
100.201.0000.100.2610.533.68410.10.000 Telephone - Land Line Serv 4,311.64     3,097.34     5,000.00     15,000.00   

Totals for Purchased Services 186,713.66 153,113.78 187,110.00 115,000.00 

Supplies
100.201.0000.100.2610.610.68410.10.000 Supplies (Janitorial) 7,058.46     10,279.42   8,886.00     25,000.00   
100.201.0000.100.2610.621.68410.10.000 Energy - Natural Gas 3,163.43     2,735.10     3,000.00     10,000.00   
100.201.0000.100.2610.622.68410.10.000 Energy - Electricity 5,919.61     4,603.76     5,000.00     15,000.00   

Totals for Supplies 16,141.50   17,618.28   16,886.00   50,000.00   

Building Improvement
100.201.0000.100.4300.350.68410.10.000 Architecture & Engineering -              12,983.81   25,000.00   -              
100.201.0000.100.4500.350.68410.10.000 Buildings Acquisition and Const. -              4,600.00     -              -              

Totals for Building Improvments -              17,583.81   25,000.00   -              



 

   

EXHIBIT 8: INDEPENDENT ACCOUNTANT’S REPORT (DRAFT) 
 
(See attached – 49 Pages, 8.5x11) 
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ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 
 

Projected Financial Statements 
Prepared by 

Thomas, Judy & Tucker, P.A. 
 

Years Ending June 30, 2021, 2022, 2023, 2024, and 2025 
(Projected under the Hypothetical Assumptions 

in Footnote 3) 
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INDEPENDENT ACCOUNTANTS’ REPORT 

 
To the Board of Directors 
Elko Institute for Academic Achievement 
Elko, Nevada 
 
We have examined the accompanying projection of Elko Institute for Academic Achievement (the 
“School”), which comprises the projected statements of net position of as of June 30, 2021, 2022, 2023, 
2024, and 2025, and the related projected statements of activities and cash flows for the years then 
ending based on guidelines for the presentation of a projection established by the American Institute of 
Certified Public Accountants (“AICPA”). Elko Institute for Academic Achievement’s management is 
responsible for preparing and presenting the projection based on the hypothetical assumptions described 
in Footnote 3 in accordance with the guidelines for the presentation of a projection established by the 
AICPA. The projection was prepared for the United States Department of Agriculture feasibility study. Our 
responsibility is to express an opinion on the projection based on our examination. 
 
Our examination was conducted in accordance with attestation standards established by the AICPA. 
Those standards require that we plan and perform the examination to obtain reasonable assurance about 
whether the projection is presented in accordance with the guidelines for the presentation of a projection 
established by the AICPA, in all material respects. An examination involves performing procedures to 
obtain evidence about the projection. The nature, timing, and extent of the procedures selected depend on 
our judgment, including an assessment of the risks of material misstatement of the projection, whether 
due to fraud or error. We believe that the evidence we obtained is sufficient and appropriate to provide a 
reasonable basis for our opinion.   
 
In our opinion, assuming the note payable is issued by the United States Department of Agriculture, the 
projection referred to above is presented, in all material respects, in accordance with the guidelines for the 
presentation of a projection established by the AICPA, and the underlying assumptions are suitably 
supported and provide a reasonable basis for management’s projection, given the hypothetical 
assumptions. 
 
Even if the note payable is issued to the Elko Institute for Academic Achievement from the United States 
Department of Agriculture, there will usually be differences between the projected and actual results 
because events and circumstances frequently do not occur as expected, and those differences may be 
material. We have no responsibility to update this report for events and circumstances occurring after the 
date of this report. 
 
Our examination of the accompanying projection was made for the purpose of forming an opinion on 
whether the projection is presented in conformity with AICPA guidelines for presentation of a financial 
projection and whether the underlying assumptions provide a reasonable basis for the projection. The 
supplementary information identified in the table of contents is presented for purposes of additional 
analysis and is not a required part of the financial projection. Such information has not been subjected to 
procedures applied in the examination of the financial projection, and, accordingly, we express no opinion 
or any other form of assurance on it. 
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The accompanying projection and this report are intended solely for the information and use of 
management and the United States Department of Agriculture and are not intended to be and should not 
be used by anyone other than these specified parties.  
 
 
 
Raleigh, North Carolina 
July xx, 2021 
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Projected 
2020-2021

Projected 
2021-2022

Projected 
2022-2023

Projected 
2023-2024

Projected 
2024-2025

Enrollment 197 197 197 396 396

Assets
Cash and cash equivalents $ 1,740,098        $ 2,536,808        $ 1,549,252        $ 1,709,572        $ 1,731,810        
Restricted cash:
  USDA debt service fund -                   -                   -                   -                   37,613             
  Repair and replacement reserve fund 28,725             28,725             60,000             140,000           140,000           
Due from other governments 50,000             51,000             52,020             72,828             74,285             
Prepaid expenditures 41,000             41,820             42,656             10,000             10,000             
Capital assets:
  Nondepreciable 837,541           837,541           3,904,208        2,037,541        2,037,541        
  Depreciable, net 254,169           237,589           221,009           8,207,763        7,994,055        

Total Assets $ 2,951,533        $ 3,733,483        $ 5,829,145        $ 12,177,704      $ 12,025,304      

Liabilities
Accounts payable and credit card liabilities $ 9,000               $ 9,180               $ 9,364               $ 13,110             $ 13,372             
Accrued salaries 94,591             96,483             98,413             137,778           140,534           
Accrued payroll expenses 30,521             31,131             31,754             44,456             45,345             
Notes payable:
  Existing debt due within one year 25,198             19,393             20,590             21,861             23,210             
  Existing debt due in more than one year 360,543           341,150           320,560           298,699           275,489           
  Hypothetical debt due within one year -                   -                   2,066,667        193,619           198,020           
  Hypothetical debt due in more than one year -                   -                   -                   8,006,381        7,808,361        
Net pension liabliity 1,433,895        1,538,491        1,650,717        1,771,129        1,900,324        

Total Liabilities 1,953,748        2,035,828        4,198,065        10,487,033      10,404,655      

Net Position
Net investment in capital assets 705,969           714,587           1,717,400        1,724,744        1,726,516        
Restricted for:
  Flexible spending accounts for employee
    medical expenses 5,776               5,892               6,010               6,130               6,253               
  USDA debt service fund -                   -                   -                   -                   37,613             
  Repair and replacement reserve fund 28,725             28,725             60,000             140,000           140,000           
Unrestricted 257,315           948,451           (152,330)          (180,203)          (289,733)          

Total Net Position $ 997,785           $ 1,697,655        $ 1,631,080        $ 1,690,671        $ 1,620,649        

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Projected Statements of Net Position

June 30, 2021, 2022, 2023, 2024 and 2025 (Projected)
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Projected 
2020-2021

Projected 
2021-2022

Projected 
2022-2023

Projected 
2023-2024

Projected 
2024-2025

Enrollment 197 197 197 396 396

State and Federal Funding per Enrolled
  Child  $ 10,778             $ 9,439               $ 9,667              

 
$ 9,848               $ 10,059            

REVENUES

State and federal $ 2,123,356       $ 1,859,390       $ 1,904,457       $ 3,899,835       $ 3,983,176       

Refundable advance - PPP 269,399          -                      -                      -                      -                      
Capital campaign 250,000          750,000          -                      -                      -                      
Other 128,339          131,547          134,836          138,207          141,662          

Total revenues 2,771,094       2,740,937       2,039,293       4,038,042       4,124,838       

EXPENSES
Salaries 990,324          1,010,131       1,030,333       2,122,486       2,186,161       
Benefits 480,036          488,137          496,400          1,022,800       1,053,484       
Purchased services 363,955          359,619          364,121          290,874          296,671          
Supplies 105,701          107,815          109,971          189,014          191,994          
State sponsorship fee 35,767            36,482            37,212            50,673            51,687            
Depreciation 16,580            16,580            16,580            13,246            213,708          
Interest 23,702            22,303            51,251            289,358          201,155          

Total expenses 2,016,065       2,041,067       2,105,868       3,978,451       4,194,860       

Change in Net Position 755,029          699,870          (66,575)           59,591            (70,022)           
Net Position, Beginning 242,756          997,785          1,697,655       1,631,080       1,690,671       

Net Position, Ending $ 997,785          $ 1,697,655       $ 1,631,080       $ 1,690,671       $ 1,620,649       

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Projected Statements of Activities

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025 (Projected)

4
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Projected 
2020-2021

Projected 
2021-2022

Projected 
2022-2023

Projected 
2023-2024

Projected 
2024-2025

Enrollment 197 197 197 396 396

Net Cash Flows from Operating Activities:
Change in Net Position $ 755,029 $ 699,870 $ (66,575)        $ 59,591 $ (70,022)
Adjustments to Reconcile Net Position to Net Cash
                         Provided (Used) by Operating Activities:

Depreciation 16,580 16,580 16,580         13,246 213,708
Forgiveness of refundable advance - PPP (269,399) -                   -                   -                   -                   

Change in Assets and Liabilities 
that Provided (Used) Cash:

Due from other governments (5,983) (1,000)          (1,020)          (20,808)        (1,457)          
Prepaid items 33 (820)             (836)             32,656         -                   
Accounts payable and credit card liabilities 57 180              184              3,746           262              
Accrued salaries 1,855 1,892           1,930           39,365         2,756           
Accrued payroll expenses 598 610              623              12,702         889              
Due to other governments (9,325) -                   -                   -                   -                   
Net pension liability 97,485 104,596       112,226       120,412       129,195       

Net Cash Provided by Operating Activities 586,930 821,908 63,112 260,910 275,331

Net Cash Flows from Investing Activities:
Purchase of capital assets -                   -                   (1,000,000)   -                   -                   

Net Cash Used by Investing Activities -                   -                   (1,000,000) -                   -                   

Net Cash Flows from Financing Activities:
Payments on notes payable (32,414)        (25,198)        (19,393)        (20,590)        (215,480)      

Net Cash Used by Financing Activities (32,414)        (25,198)        (19,393)        (20,590)        (215,480)      

Net Increase (Decrease) in Cash 554,516 796,710 (956,281) 240,320 59,851

Cash and Restricted Cash, Beginning of Year 1,214,307 1,768,823 2,565,533    1,609,252 1,849,572

Cash and Restricted Cash, End of Year $ 1,768,823 $ 2,565,533    $ 1,609,252 $ 1,849,572 $ 1,909,423

Supplemental Disclosures of Cash Flow Information:
Cash Paid During the Year for:

Interest $ 23,702         $ 22,303         $ 51,251         $ 289,358       $ 201,155       

Supplemental Disclosure of Non-Cash Financing Activities:
Non-cash financing activities include the following:

Construction project costs $ -                   $ -                   $ (2,066,667)   $ (6,133,333)   $ -                   
Construction line of credit proceeds -                   -                   2,066,667    6,133,333    -                   
Payoff of construction line of credit -                   -                   -                   (8,200,000)   -                   
USDA proceeds -                   -                   -                   8,200,000    -                   

Net non-cash financing activities $ -                   $ -                   $ -                   $ -                   $ -                   

Supplemental Disclosure of Cash and Restricted Cash:
Cash and cash equivalents $ 1,740,098    $ 2,536,808    $ 1,549,252    $ 1,709,572    $ 1,731,810    
Restricted cash: USDA debt service fund -                   -                   -                   -                   37,613         
Restricted cash: repair and replacement reserve fund 28,725 28,725 60,000 140,000 140,000

Cash and Restricted Cash, End of Year $ 1,768,823 $ 2,565,533 $ 1,609,252 $ 1,849,572 $ 1,909,423

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Projected Statements of Cash Flows

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025 (Projected)
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ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 
NOTES TO PROJECTED FINANCIAL STATEMENTS 
June 30, 2021, 2022, 2023, 2024 and 2025 (Projected)  

 
 

6 
 

1. Nature of the Projection 
 

A. Reporting Entity 
Elko Institute for Academic Achievement (“the School”) is a local government authorized by 
Nevada Revised Statutes (“NRS”) to operate as a public charter school and is governed by an 
eight-member Board of Directors (the “Board”). The Board is comprised of various 
educational leaders, business professionals, and civic-minded individuals throughout Elko 
County, Nevada. 
 
The School was established in December 2008 to provide high quality education to children 
from kindergarten through eighth grade. The School’s mission is to ensure its students 
receive the best education possible and they obtain the necessary skills, knowledge and 
confidence to succeed in their future. The Board possesses the final decision-making 
authority and is held primarily accountable for those decisions. It is also responsible for 
adopting and approving the budget, establishing spending limits, funding deficits, and all other 
acts necessary to carry out the purposes for which the School was created.  
 
The accompanying projection presents the School’s hypothetical plans to construct a building, 
to allow for growth and expansion of the School. The purchases are projected to be financed 
by a United States Department of Agriculture (“USDA”) direct note payable. 
 

B. Basis of Assumptions 
The financial projections present to the best of management’s knowledge and belief the 
School’s expected results of operations for the projection periods provided the loan is 
obtained and the construction is completed. Accordingly, the projection reflects 
management’s judgment as of July xx, 2021, the date of this projection, of the expected 
conditions and its expected course of action. The assumptions disclosed herein are those that 
management believes are significant to the projection. There will usually be differences 
between the projected and actual results, because events and circumstances frequently do 
not occur as expected, and those differences may be material. The assumptions are not 
considered to be all-inclusive. The assumptions disclosed are based upon management’s 
judgment at the time the prospective information was prepared. 
 
The financial projection has been prepared on the basis of accounting principles generally 
accepted in the United Stated of America (“GAAP”) as applicable to governments expected to 
be used in the financial statements covering the projection periods, which are the same as 
those used to prepare the historical financial statements. 
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ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 
NOTES TO PROJECTED FINANCIAL STATEMENTS 
June 30, 2021, 2022, 2023, 2024 and 2025 (Projected)  
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2. Summary of Significant Accounting Policies  
 

A. Measurement Focus and Basis of Accounting 
Revenues are recorded when earned and expenses are recorded at the time liabilities are 
incurred, regardless of when the related cash flows take place.  
 
Revenues are based principally on the statutory reimbursement rate earned for each student 
that attends the School. Future statutory reimbursement rates are based on expected 
increase in rates and student enrollment that management believes will be in effect. 
Management bases the enrollment on market conditions, past experience and existing 
enrollment. 
 
Expenditures are recorded when the related liability is incurred. 
 

B. Deposits 
All deposits of the School are made in local banks whose accounts are FDIC insured up to 
$250,000 per bank. Estimated uninsured balances in future years could range between 
approximately $1,359,000 and $2,316,000 if the School chooses to utilize one financial 
institution to maintain cash balances. 

 
C. Cash and Cash Equivalents 

All cash investments with original maturities of three months or less are considered cash and 
cash equivalents. The School has no cash equivalents. 

 
 D. Restricted Cash – USDA Debt Service Fund and Repair and Replacement Reserve Fund 

The School will fund a debt service fund on an annual basis in the amount of $37,613 which 
will be funded over a period of ten years. Proceeds from the debt service fund may be used to 
fund any deficiency in the principal or interest of the USDA note, while the note is outstanding 
for operational purposes. Interest earnings on the debt service fund will accrue to the School. 
 
The School will fund a repair and replacement reserve in order to meet future capital needs. 
Amounts projected total $28,725, $28,725, $60,000, $140,000 and $140,000 as of June 30, 
2021, 2022, 2023, 2024 and 2025, respectively. 

 
 E. Capital Assets 

Capital assets are defined by the School as assets with an initial, individual cost of more than 
$500 and an estimated useful life in excess of one year. These assets are recorded at 
historical cost or estimated historical cost if purchased or constructed. Donated capital assets 
are recorded at their estimated fair market value determined at the date of donation. 
 
Capital assets are being depreciated using the straight-line method over the following 
estimated useful lives: 
 

Years 
Building s           39 
Leasehold improvements         39 
Vehicles             7 
Furniture, fixtures and equipment       5-7 
Computers and smartboards           5 
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2. Summary of Significant Accounting Policies (Continued) 
 

E. Capital Assets (Continued) 
 
Depreciation expense is projected to be $16,580, $16,580, $16,580, $13,246, and $213,708 
for the years ending June 30, 2021, 2022, 2023, 2024, and 2025, respectively. 
 

F. Accrued Salaries 
Accrued salaries consist principally of salaries of certified staff (primarily teachers) that work 
under a 184-185 day contract to the School, but have elected to be paid over twelve months. 
The contract with the employees typically begins around the end of August and the accrued 
salaries relate to services rendered by the employees that have been fully earned by the 
employees prior to the end of the fiscal year. 

 
 G. Compensated Absences 

Certified staff and certain hourly employees do not receive vacation leave. For other School 
employees, vacation leave is earned at rates dependent on length of employment and can be 
accumulated to a specific maximum number of days. The School pays limited accumulated 
sick leave benefits to employees upon retirement. Costs for unused vacation and sick leave 
are recognized for those employees retiring prior to year-end. Remaining costs of unused 
vacation and sick leave are recorded for those employees who have met the vesting 
standards as defined in the School policy manual based upon the termination method of 
payment. The amounts projected are included in accrued payroll expenses on the 
accompanying projected statements of net position. 

 
H. Net Position 

Net position in the financial statements is classified as net investment in capital assets; 
restricted and unrestricted. Net investment in capital assets represents the difference 
between capital assets less both the accumulated depreciation and the outstanding balance 
of debt, excluding unexpended proceeds, that is directly attributable to the acquisition, 
construction or improvement of those assets. Restricted net position represents constraints 
placed on the use of assets by the external parties such as creditors, grantors, contributors, 
and/or enabling legislation.  
 

I. Funding 
The “Nevada Plan” is the current means used to finance elementary education in Nevada’s 
public charter schools. The process is one in which the state provides a guaranteed amount 
of funding to a local public charter school. The guarantee is made up on state support paid 
through the Distributive School Fund and sources collected locally through 2.25-cent Local 
School Support Tax and 25 cents of Ad Valorem Tax. 
 
Local public charter schools receive apportionments based on a count of children enrolled in 
the school on the last day of the first school month of the year. Each local public charter 
school is guaranteed a specific amount per pupil that is developed through a special formula 
that considers the demographic and geographic characteristics of the public charter school. 
Transportation is included in the amount per pupil at the rate of 85% of actual historical cost to 
the public charter school with an increase for inflation based on the Consumer Price Index. A 
wealth adjustment is made to the support per pupil based on the local public charter school’s 
ability to generate revenues that are outside of the guaranteed level. 
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2. Summary of Significant Accounting Policies (Continued) 
 

I. Funding (Continued) 
Special education is funded on a unit basis at a legislative approved amount per unit. A unit is 
an organized instructional unit, which includes full-time services of certified personnel 
providing a program of instruction in accordance with minimum standards prescribed by the 
State Board of Education. 
 
Public charter schools are protected from significant decreases in enrollment through “Hold 
Harmless” statutory provisions. If the enrollment of pupils on the last day of the first school 
month for the school year is less than the enrollment on the last day of the first school month 
for the prior, or in certain limited circumstances either or both of the immediately preceding 
two school years, the largest number must be used from among the applicable two or three 
years for purposes of apportioning money from the state distributive school account to that 
school district pursuant to NRS 387.124. 
 

J. Use of Estimates and Assumptions 
The financial statements and related disclosures are prepared in conformity with accounting 
principles generally accepted in the United States. Management is required to make 
estimates and assumptions that affect the reported amounts of assets and liabilities, the 
disclosure of contingent assets and liabilities at the date of the financial statements, and 
revenue and expenses during the period reported. These estimates include assessing the 
collectability of accounts receivable. Estimates and assumptions are reviewed periodically and 
the effects of revisions are reflected in the financial statements in the period they are 
determined to be necessary. Actual results could differ from the estimates. 

 
K.   Net Pension Liability 

The School is a participating employers in the statewide Public Employees’ Retirement 
System of the State of Nevada (“PERS”). PERS administers a cost-sharing, multiple-
employer, defined benefit public employees’ retirement system which includes both Regular 
and Police/Fire members. The School records a liability for its proportionate share of the net 
pension liability, which is calculated by an actuarial valuation. The School’s proportion of the 
net pension liability is based on a projection of the School’s long-term share of future payroll 
covered by the pension plan, relative to the projected future payroll covered by the pension 
plan of all participating PERS employers, actuarially determined. 
 
The School estimates that its total net pension liability will be $1,433,895, $1,538,491, 
$1,650,717, $1,771,129 and $1,900,324 as of June 30, 2021, 2022, 2023, 2024 and 2025, 
respectively. 

 
L. Risk Management  

The School is exposed to various risks of loss related to torts; theft of, damage to, and 
destruction of assets; errors and omissions; injuries to employees; and natural disasters. 
These risks are covered by commercial insurance purchased from independent third parties. 
Settled claims from these risks have not exceeded commercial insurance coverage for the 
past three years.  
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3. Summary of Significant Projection Assumptions 
 

The projected plan consists of constructing a new building for the School. The School will terminate 
the lease at its current building and move to the larger building, which will provide for expansion. The 
following are the estimated sources and uses of funds for the proposed project: 
 

 
Revenues 
The primary factor in generating revenue for the School is its ability to enroll students. The School is 
funded on its count of children enrolled in the school on the last day of the first school month of the 
year. Federal funding is by grants that are applied for and awarded annually. Special education is 
funded on a unit basis at a legislative approved amount per unit. A unit is an organized instructional 
unit, which includes full-time services of certified personnel providing a program of instruction in 
accordance with minimum standards prescribed by the State Board of Education. The School plans to 
expand the number of classrooms and the capacity for the number of students served.  
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3. Summary of Significant Projection Assumptions (Continued)  
 

Revenues (Continued) 
Enrollment for the School is projected to be as follows: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
State revenues are based upon historical trends and increase based upon projected enrollment 
throughout the projection period. The projected state revenues reflects the Senate Bill No. 458 – 
Committee on Finance (“Bill”) that was recently passed on May 24, 2021. This Bill ensures sufficient 
funding for K-12 public education. This Bill’s impact on the School is a reduction of $1,564 per student 
enrolled beginning in FYE 2022 and continuing through FYE 2025. Federal revenues are based upon 
the historical trend of annual federal grant awards. Actual results may differ and a range of 
possibilities may exist when determining funding during the projection period. Per pupil funding for 
state and federal revenues in the aggregate are projected to be as follows for the years ending: 

  
Fiscal Year Revenues 
FY2021 $10,778 
FY2022 $9,439 
FY2023 $9,667 
FY2024 $9,848 
FY2025 $10,059 

 
Refundable advance – PPP revenue represents the projected forgiveness of the School’s loan in the 
amount of $269,399 that was received in April 2020 under the Payroll Protection Program (“PPP”) 
pursuant to the Coronavirus Aid, Relief, and Economic Security (“CARES”) Act and administered by 
the Small Business Administration. The loan is forgiveable as long as the borrower uses the loan 
proceeds for eligible purposes, including payroll costs, rent and utilities and the borrower maintains 
specified levels of payroll and employment. The loan is projected to be forgiven during the year ending 
June 30, 2021.  

 
Capital campaign revenue represents projected contributions to assist with funding the projected 
construction project. 

 
Other revenue includes monies received for field trips, clubs and other fees. 

 

Grade 
2020-
2021 

2021-
2022 

2022-
2023 

 
 

2023-
2024 

 
 

2024-
2025 

K 23 23 23 44 44 
1st 22 22 22 44 44 
2nd 22 22 22 44 44 

3rd 22 22 22 44 44 

4th 22 22 22 44 44 

5th 22 22 22 44 44 

6th 22 22 22 44 44 

7th 22 22 22 44 44 

8th 20 20 20 44 44 

Total 197 197 197 396 396 
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3. Summary of Significant Projection Assumptions (Continued) 
 

Expenses 
Projected expenses are based on management’s judgment and experience in the management of 
charter schools. Projected expenses include salaries and benefits, purchases services, supplies and 
other expenses required to operate the School. 

 
 
4. Long-Term Obligations 
 
 Existing Obligations 

  
Notes Payable 
In June 2019, the School entered into an unsecured note payable with a financial institution for 
$17,406 for a construction loan. This note bore interest at 6.0% per annum, with a maturity date of 
September 2020. Monthly payments were $1,208. The projected liability is $0, $0, $0, $0 and $0 as of 
June 30, 2021, 2022, 2023, 2024 and 2025, respectively. 
 
Also in June 2019, the School entered into a secured note payable with a financial institution for 
$29,887 for the purchase of two vans. This note bears interest at 2.75% per annum, with a maturity 
date of January 2022. Monthly payments are $1,000. The projected liability is $6,933, $0, $0, $0 and 
$0 as of June 30, 2021, 2022, 2023, 2024 and 2025, respectively. 
 
In March 2020, the School entered into a secured note payable with a financial institution for $400,000 
for the purchase of land. This note bears interest at 6.0% per annum, with a maturity date of March 
2035. Monthly payments are $3,376. The projected liability is $378,808, $360,543, $341,150, 
$320,560 and $298,699 as of June 30, 2021, 2022, 2023, 2024 and 2025, respectively. 
 
 Hypothetical Notes Payable  
 
Interim Construction Loan 
In January 2023, the School plans to enter into a $8,200,000 construction loan agreement to fund the 
construction of a new building for the School. The construction loan agreement will be held with a local 
financial institution. At the end of the construction period, estimated to be in June 2024, the School 
plans to refinance the construction loan with a USDA direct loan. Financing terms for the construction 
loan have not been agreed to, however, this projection assumes the following hypothetical note 
payable terms. 
 
The construction loan agreement will have a maximum borrowing capacity of $8,200,000 on which 
interest will accrue monthly at a rate of 5.0%. Upon completion of the construction, estimated to be 
June 2024, the School will refinance the borrowings on this construction loan with a USDA direct loan.  
 
The projected liability related to the construction loan is $0, $0, $2,066,667, $0 and $0 as of June 30, 
2021, 2022, 2023, 2024 and 2025, respectively. 
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4. Long-Term Obligations (Continued) 
 

Hypothetical Notes Payable (Continued)  
 
Permanent Financing – USDA Direct Loan  
The USDA direct loan for the purchase of the construction of a new building for the School is 
estimated to be for $8,200,000 on which interest will accrue annually at a rate of 2.25% for a thirty-
year term. Repayment of the principal and interest on the note will be made in monthly payments of 
$31,344 beginning July 2024. All unpaid principal and interest will be due upon maturity in June 2054. 
The projected liability is $0, $0, $0, $8,200,000 and $8,006,381 as of June 30, 2021, 2022, 2023, 
2024, and 2025, respectively. 
 
USDA Covenants 
The USDA note payable will be secured by a pledge of all revenues of the School, including but not 
limited to all State and federal funds received by the School, all tuition and other revenues of the 
borrower and all gifts and donations received from whatever source, all as to be more fully described 
in the legal documents (“Pledged Revenues”). The School will manage the facilities as a revenue 
generating facility (charter school), and not to create, assume, incur or suffer to be created, assumed 
or incurred any liens (other than permitted encumbrances) on all or any portion of the facilities or the 
Pledged Revenues. Such pledge will be available only to satisfy any obligation legally due and 
outstanding pursuant to the financing documents. 
 
A first lien position on substantially all assets of the borrower including but not limited to the school 
facilities, additional improvements, land, equipment and reserve funds held in trust (see below). 
 
USDA will require the borrower to fund a debt service reserve equal to 10% of its annual debt service 
until one annual payment is held in reserve in a restricted account held and maintained by the 
borrower. The estimated fully funded reserve account balance will be $376,130. Should funds be 
withdrawn from the account to cover debt service, the School, subject to USDA discretion, may be 
required to replenish any funds drawn from the debt service reserve account in six months 
commencing 90 days after such withdrawal. Failure to cure within the given timeframe may cause the 
borrower to be deemed in non-monetary default and interest may accrue at the default interest rate. 
Such reserves will be funded with excess revenues and shall be maintained for the life of the loan. 
The amounts maintained in the debt service reserve account shall only be invested in instruments that 
are approved by USDA. 

 
 
5. Operating Lease 
 

  The School entered into an agreement with Vaughn Industrial Park commencing on May 7, 2020 
through August 30, 2020 with a renewal option. Terms of the lease specify annual base rent of 
$132,250 through August 31, 2024. The annual rent is to be prepaid in a lump sum for the 
forthcoming year on September 1 of each year. Rent expense is projected to be $132,250, $132,250, 
$132,250, $0 and $0 for the years ending June 30, 2021, 2022, 2023, 2024, and 2025, respectively, 
and is included in purchased services on the accompanying projected statements of activities. 
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6. Summary Disclosure of Uncertainties 
 

Normal Operations 
Future economic and other factors may adversely affect the School’s revenues and expenses. Among 
the factors that could have such adverse effects are: decreases in the number of students seeking to 
attend the School at optimum levels for each grade level; decreases in the level of payments from the 
State of Nevada or other student enrollment-based funding by the federal government; decline in the 
ability of the School and its management to provide education desired and accepted by the population 
served; competition from other educational institutions, private schools and public schools. 
 
Coronavirus 
On March 11, 2020, the World Health Organization declared the outbreak of a coronavirus (COVID-
19) pandemic. As a result, economic uncertainties have arisen that may negatively impact revenues, 
though such potential impact is uncertain at this time. Management determined that the projected 
enrollment and per pupil funding used in the accompanying financial statements, the two main factors 
in estimating revenue, is considered appropriate in the circumstances.   
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Total Debt Service

Year Ended Principal Interest Total Principal Interest Total Payments

6/30/2021 $ 32,413          $ 23,702          $ 56,115         $ -                $ -                $ -               $ 56,115                   
6/30/2022 25,198          22,302          47,500         -                -                -               47,500                   
6/30/2023 19,393          21,112          40,505         -                30,139          30,139         70,644                   
6/30/2024 20,590          19,914          40,504         -                269,444        269,444       309,948                 
6/30/2025 21,861          18,643          40,504         193,619        182,511        376,130       416,634                 
6/30/2026 23,210          17,295          40,505         198,020        178,110        376,130       416,635                 
6/30/2027 24,642          15,863          40,505         202,522        173,608        376,130       416,635                 
6/30/2028 26,164          14,341          40,505         207,126        169,004        376,130       416,635                 
6/30/2029 27,779          12,726          40,505         211,835        164,295        376,130       416,635                 
6/30/2030 29,493          11,012          40,505         216,651        159,479        376,130       416,635                 
6/30/2031 31,314          9,191            40,505         221,576        154,554        376,130       416,635                 
6/30/2032 33,247          7,258            40,505         226,613        149,517        376,130       416,635                 
6/30/2033 35,299          5,206            40,505         231,765        144,365        376,130       416,635                 
6/30/2034 37,478          3,027            40,505         237,034        139,096        376,130       416,635                 
6/30/2035 30,074          760               30,834         242,422        133,708        376,130       406,964                 
6/30/2036 -                -                -                   247,933        128,197        376,130       376,130                 
6/30/2037 -                -                -                   253,570        122,560        376,130       376,130                 
6/30/2038 -                -                -                   259,334        116,796        376,130       376,130                 
6/30/2039 -                -                -                   265,230        110,900        376,130       376,130                 
6/30/2040 -                -                -                   271,259        104,871        376,130       376,130                 
6/30/2041 -                -                -                   277,426        98,704          376,130       376,130                 
6/30/2042 -                -                -                   283,733        92,397          376,130       376,130                 
6/30/2043 -                -                -                   290,183        85,947          376,130       376,130                 
6/30/2044 -                -                -                   296,780        79,350          376,130       376,130                 
6/30/2045 -                -                -                   303,527        72,603          376,130       376,130                 
6/30/2046 -                -                -                   310,427        65,703          376,130       376,130                 
6/30/2047 -                -                -                   317,484        58,646          376,130       376,130                 
6/30/2048 -                -                -                   324,702        51,428          376,130       376,130                 
6/30/2049 -                -                -                   332,083        44,047          376,130       376,130                 
6/30/2050 -                -                -                   339,633        36,497          376,130       376,130                 
6/30/2051 -                -                -                   347,354        28,776          376,130       376,130                 
6/30/2052 -                -                -                   355,250        20,880          376,130       376,130                 
6/30/2053 -                -                -                   363,326        12,804          376,130       376,130                 
6/30/2054 -                -                -                   371,583        4,547            376,130       376,130                 

Total $ 418,155        $ 202,352        $ 620,507       $ 8,200,000     $ 3,383,483     $ 11,583,483  $ 12,203,990            

Existing Debt Hypothetical Debt

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Projected Schedule of Debt Service
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Debt Service Coverage Ratio 2020-21 2021-22 2022-23 2023-24 2024-25
State and federal 2,123,356$   1,859,390$   1,904,457$   3,899,835$   3,983,176$   
Refundable advance - PPP 269,399        -                -                -                -                
Capital campaign 250,000        750,000        -                -                -                
Other 128,339        131,547        134,836        138,207        141,662        
Total Revenue 2,771,094     2,740,937     2,039,293     4,038,042     4,124,838     
Total Expenses 2,016,065     2,041,067     2,105,868     3,978,451     4,194,860     
Change in Net Assets 755,029        699,870        (66,575)         59,591          (70,022)         
Add / (Less):
Depreciation 16,580          16,580          16,580          13,246          213,708        
Interest expense 23,702          22,303          51,251          289,358        201,155        

Net Revenue Available for Debt Service 795,311        738,753        1,256            362,195        344,841        

Annual Debt Service:
Principal 32,414          25,198          19,393          20,590          215,480        
Interest 23,702          22,303          51,251          289,358        201,155        
Total Annual Debt Service 56,116          47,501          70,644          309,948        416,635        
Annual Debt Service Coverage Ratio 14.17x 15.55x 0.02x 1.17x 0.83x

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Annual Debt Service Coverage Ratio

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025 (Projected)

16
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Enrollment              197              197              197              396              396 

Change in Net Assets:
  Projection $ 755,029     $ 699,870      $ (66,575)       $ 59,591       $ (70,022)       
  Sensitivity analysis 648,861     606,901      (161,798)     (135,401)    (269,181)     

Difference (106,168)    (92,970)       (95,223)       (194,992)    (199,159)     

Add:
  Depreciation 16,580       16,580        16,580        13,246       213,708      
  Interest expense 23,702       22,303        51,251        289,358     201,155      

    Net revenue available for debt service:
      Projection 795,311     738,753      1,256          362,195     344,841      
      Sensitivity analysis 689,143     645,784      (93,967)       167,203     145,682      

Difference (106,168)    (92,970)       (95,223)       (194,992)    (199,159)     

Annual Debt Service:
  Principal 32,414       25,198        19,393        20,590       215,480      
  Interest 23,702       22,303        51,251        289,358     201,155      

    Total annual debt service 56,116       47,501        70,644        309,948     416,635      

Annual debt service coverage ratio:
  Projection 14.17x 15.55x 0.02x 1.17x 0.83x
  Difference -1.89x -1.96x -1.35x -0.63x -0.48x

  Sensitivity analysis 12.28x 13.60x -1.33x 0.54x 0.35x

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Sensitivity Analysis - 5% Enrollment Decline

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025

Because projections are based on assumptions about circumstances and events that have not yet occurred, they are subject to
unanticipated events and circumstances that may arise as future operations actually occur. Accordingly, the actual results achieved
during the projection period will vary from the projection, and the variations may be material.

The sensitivity of changes to critical variables is an important consideration in evaluating the projected financial statements. The
following analyses contrasts the sensitivity of certain variables assuming that only the variable being considered will change, and all
other assumptions or relationships will remain as originally projected. The extent of increases or decreases of other variables
associated with the one being considered has not been determined.

Sensitivity A - Enrollment Declines at 5%

This sensitivity analysis includes a decline in state and federal revenue of 5.0 percent for each projection year presented. The impact
of a 5.0 percent decline in enrollment is as follows:

17
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Enrollment              197              197              197              396              396 

Change in Net Assets:
  Projection $ 755,029     $ 699,870     $ (66,575)      $ 59,591       $ (70,022)       
  Sensitivity analysis 542,693     513,931     (257,021)    (330,393)    (468,340)     

Difference (212,336)    (185,939)    (190,446)    (389,984)    (398,318)     

Add:
  Depreciation 16,580       16,580       16,580       13,246       213,708      
  Interest expense 23,702       22,303       51,251       289,358     201,155      

    Net revenue available for debt service:
      Projection 795,311     738,753     1,256         362,195     344,841      
      Sensitivity analysis 582,975     552,814     (189,190)    (27,789)      (53,477)       

Difference (212,336)    (185,939)    (190,446)    (389,984)    (398,318)     

Annual Debt Service:
  Principal 32,414       25,198       19,393       20,590       215,480      
  Interest 23,702       22,303       51,251       289,358     201,155      

    Total annual debt service 56,116       47,501       70,644       309,948     416,635      

Annual debt service coverage ratio:
  Projection 14.17x 15.55x 0.02x 1.17x 0.83x
  Difference -3.78x -3.91x -2.70x -1.26x -0.96x

  Sensitivity analysis 10.39x 11.64x -2.68x -0.09x -0.13x

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Sensitivity Analysis - 10% Enrollment Decline

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025

Because projections are based on assumptions about circumstances and events that have not yet occurred, they are subject to
unanticipated events and circumstances that may arise as future operations actually occur. Accordingly, the actual results achieved
during the projection period will vary from the projection, and the variations may be material.

The sensitivity of changes to critical variables is an important consideration in evaluating the projected financial statements. The
following analyses contrasts the sensitivity of certain variables assuming that only the variable being considered will change, and all
other assumptions or relationships will remain as originally projected. The extent of increases or decreases of other variables
associated with the one being considered has not been determined.

Sensitivity B - Enrollment Declines at 10%

This sensitivity analysis includes a decline in state and federal revenue of 10.0 percent for each projection year presented. The
impact of a 10.0 percent decline in enrollment is as follows:

18
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Enrollment              197              197              197              396              396 

Change in Net Assets:
  Projection $ 755,029     $ 699,870     $ (66,575)      $ 59,591       $ (70,022)       
  Sensitivity analysis 436,526     420,962     (352,244)    (525,384)    (667,498)     

Difference (318,503)    (278,909)    (285,669)    (584,975)    (597,476)     

Add:
  Depreciation 16,580       16,580       16,580       13,246       213,708      
  Interest expense 23,702       22,303       51,251       289,358     201,155      

    Net revenue available for debt service:
      Projection 795,311     738,753     1,256         362,195     344,841      
      Sensitivity analysis 476,808     459,845     (284,413)    (222,780)    (252,635)     

Difference (318,503)    (278,909)    (285,669)    (584,975)    (597,476)     

Annual Debt Service:
  Principal 32,414       25,198       19,393       20,590       215,480      
  Interest 23,702       22,303       51,251       289,358     201,155      

    Total annual debt service 56,116       47,501       70,644       309,948     416,635      

Annual debt service coverage ratio:
  Projection 14.17x 15.55x 0.02x 1.17x 0.83x
  Difference -5.68x -5.87x -4.04x -1.89x -1.43x

  Sensitivity analysis 8.50x 9.68x -4.03x -0.72x -0.61x

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Sensitivity Analysis - 15% Enrollment Decline

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025

Because projections are based on assumptions about circumstances and events that have not yet occurred, they are subject to
unanticipated events and circumstances that may arise as future operations actually occur. Accordingly, the actual results achieved
during the projection period will vary from the projection, and the variations may be material.

The sensitivity of changes to critical variables is an important consideration in evaluating the projected financial statements. The
following analyses contrasts the sensitivity of certain variables assuming that only the variable being considered will change, and all
other assumptions or relationships will remain as originally projected. The extent of increases or decreases of other variables
associated with the one being considered has not been determined.

Sensitivity C - Enrollment Declines at 15%

This sensitivity analysis includes a decline in state and federal revenue of 15.0 percent for each projection year presented. The
impact of a 15.0 percent decline in enrollment is as follows:
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2021 2022 2023 2024 2025

Total Liabilities 1,953,748$       2,035,828$       4,198,065$       10,487,033$     10,404,655$     

Total Assets 2,951,533         3,733,483         5,829,145         12,177,704       12,025,304       

Quick Ratio 0.66x 0.55x 0.72x 0.86x 0.87x

Days Cash on Hand 2021 2022 2023 2024 2025

Cash and Cash Equivalents 1,740,098$       2,536,808$       1,549,252$       1,709,572$       1,731,810$       

Total Expenses 2,016,065         2,041,067         2,105,868         3,978,451         4,194,860         

Less: Depreciation 16,580              16,580              16,580              13,246              213,708            

Net Operating Expenses 1,999,485         2,024,487         2,089,288         3,965,205         3,981,152         

Divided by 365                   365                   365                   365                   365                   

Daily Expenses 5,478                5,547                5,724                10,864              10,907              

Days Cash on Hand 318                   457                   271                   157                   159                   

2021 2022 2023 2024 2025

Change in Net Position 755,029$          699,870$          (66,575)$          59,591$            (70,022)$          

Total Revenues 2,771,094         2,740,937         2,039,293         4,038,042         4,124,838         

Total Margin 27.2% 25.5% -3.3% 1.5% -1.7%

2021 2022 2023 2024 2025

Ending Net Position 997,785$          1,697,655$       1,631,080$       1,690,671$       1,620,649$       

Total Expenses 2,016,065         2,041,067         2,105,868         3,978,451         4,194,860         

Net Position Ratio 0.49x 0.83x 0.77x 0.42x 0.39x

Net Position Ratio

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT

Projected Industry Ratio Calculations

Years Ending June 30, 2021, 2022, 2023, 2024 and 2025

Total Margin

Debt to Asset Ratio
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Introduction and History 
 
Elko Institute for Academic Achievement (“EIAA” or the “School”) is a Nevada nonprofit pursuant 
to the provisions of chapter 82 of the Nevada Revised Statutes and public school located in Elko, 
Nevada. The School was established in 2009. The School is a Nevada public charter school 
currently serving approximately 198 students in grades K-8 as of June 30, 2020. The 2009-10 
school year was the School’s first year in operation. The School also has a waiting list of 190 
students seeking enrollment. The School provides instruction to students residing in Elko County 
and other surrounding counties. The School operates pursuant to a charter agreement (the 
“Charter”) between the School and the Nevada State Charter Authority (the “Authority”). 
 
The Authority has approved the Charter for the School subject to adherence to all requirements 
set forth in the Charter and in the Charter School Act. The agreement constitutes a Renewed 
Charter Contract (the “Charter Contract”) executed between the Nevada State Public Charter 
School Authority (the “Authority”), and Elko Institute for Academic Achievement, a Nevada 
nonprofit corporation, (the “Charter School” and collectively, “the Parties”), to establish and 
operate the Elko Institute for Academic Achievement, an independent and autonomous public 
school authorized to operate in the State of Nevada. 
 
Financing 
 
EIAA anticipates financing the construction of a building, to allow for growth and expansion of the School, 
for $8,200,000 utilizing a direct loan from the United States Department of Agriculture (“USDA”). 
It is the School’s intent to provide additional cash contributions of $1,000,000 to fund the project.  
 
Existing Facilities 
 
The School currently leases the building from which it operates. The facility was built in 1983 and 
is approximately 11,000 square feet. The original facility was an open warehouse with no walls, 
ceilings, or doors. There were partitions separating the individual classrooms, so it was extremely 
loud. Over the past 11 years, EIAA has installed walls, ceilings, and doors. The School is not 
planning to purchase this building and continue normal school operations within this facility once 
the new facility is complete. 
  
Proposed Facilities 
 
The School has purchased 9.33 acres of vacant land and plans on constructing a new facility 
upon this property.  
 
Need for Facilities 
 
Constructing a new facility will support the School’s continued growth and objective to educate 
students within the Elko County, Nevada area and provide school choice to an additional 198 
students.   
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Regulatory Agency Approval 
 
The School is regulated by a local Board of Directors (BOD) who are full volunteers. They receive 
no compensation for their service on the board. They oversee all actions, decisions and vision for 
the School.  
 
On September 24, 2020, the BOD approved that the School move forward with the USDA loan 
application and related project. 
 
Service Area  
 
The School’s primary service area is located in Elko, Nevada. EIAA is in Elko County. The 
School’s main enrollment is from Elko County and the surrounding area. 
 
Population of the Service Area 
 
Elko County, according to the latest U.S. Census data (2019), had 52,778 residents. As of 2010, 
the population estimate for Elko County was 48,818.  
 
Similar Facilities and Services in the Area 
 
Elko County Public Schools – These schools consist of grades K-8. Enrollment is approximately 
5,666 students. Location is approximately 2-12 miles from the School.  
 
Economy in the Service Area 
 
The economy of Elko County, Nevada employs 21,159 people. The largest industries in Elko 
County are mining (2,748), retail trade (1,258), and health care and social assistance (786). In 
terms of employment, the top employers are: 
 

 Nevada Gold Mines  
 Barrick Goldstrike  
 Elko County School District  
 Casinos  
 Great Basin College  
 Elko County  
 Northeastern Nevada Regional Hospital  

 
The unemployment rate has been steadily declining in Elko County over the last 10 years with 
the highest being 8.9% in March 2010, and then falling steading until December 2019 when it was 
2.6%. In February 2021, it was 3.9%, which is up from 3.0% in November 2020. 
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Program of Instruction  
 
The mission of the School is to foster a rich learning environment that embodies the Core 
Knowledge Curriculum, Outcomes and Benchmarks: Common Core and Essential State 
Standards; Process: Inquiry Learning and the formula for Greatness, which fuels the daily learning 
environment. Grounded in humble respect for our surroundings, the individual, and the world as 
a whole, we seek to engage the unique passions and aptitudes of our school community so that 
in addition to achieving academic fluency, students become thoughtful, compassionate, and 
engaged.  
 
Complying with the Mission Statement: At EIAA, we strive to support the development of creative, 
abstract, critical and higher order thinking skills through the implementation of STEAM, common 
core requirements, and the Next Generation Science Standards.  We also aim to provide students 
with the opportunity to develop problem solving/critical thinking skills through the creation of 
dynamic curriculum that delivers students with options that adapt, modify, extend, or differentiate 
how the individual learner will be taught. 
 
The School’s instructional program is built around the Nevada Academic Content Standards. Our 
academic plan centers around closing all achievement gaps through the implementation of highly 
effective strategies, so all our students achieve their maximum academic potential.   
 
EIAA focuses its efforts on providing a learning environment that endorses higher expectations 
using extremely motivating curriculum standards with a large emphasis on technology. Unlike the 
public-school system. EIAA concentrates on creating real-world learning opportunities by utilizing 
the expertise of individuals and businesses within the community and contacting those individuals 
outside the community that can provide invaluable information. The learning opportunities also 
include using the natural resources available.  
 
EIAA has developed a collective setting that promotes a shared responsibility for all students 
within our organization; no matter the grade they are currently enrolled. By focusing on each 
student’s educational potential, we strive to elevate those students into those curriculum lessons 
that allow the fostering of student’s strengths. Recognizing a student’s ability to exceed current 
grade curriculum in specific content areas and allowing them the opportunity to move up for 
instruction is one way we become a leader in innovative teaching methods. Because our 
organization is based on a 22 to 1 class size, we have a unique opportunity to achieve this 
improvement that the public-school system does not. 
 
More specifically, we have worked to implement data driven instruction by creating student 
portfolios and meeting together once a month to discuss each student’s strengths and areas of 
improvement.  These meetings are detailed in nature with staff focusing on which personalized 
strategies will best benefit each student and how best to implement them for maximum growth.  It 
is important this process remain in place and it be refined to ensure it is streamlined and effective.  
Additionally, EIAA implemented a PBS/RTI model to ensure any obstacles interfering with 
maximum student achievement are being addressed.  This program remains in place with 
continued support by all stakeholders.  An important component of this program is the gathering 
of data and the implementation of interventions specifically designed to address the individual 
challenges for each student whether it be behaviorally or academically based or a combination of 
both.  Interventions are currently in place for those students who have demonstrated a need for 
them with continuous evaluation and revision as needed. 
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Program of Instruction (Continued) 
 
An extensive analysis of our reading levels and growth measures across all grade levels revealed 
that the Lucy Caulkins Readers/Writers Workshop being implemented at the middle school level 
was providing heightened growth levels across the board. Due to this insight, we determined we 
would implement this program school-wide.  Other programs that have been applied on a school-
wide basis as a result of data collected are Eureka math and Words Their Way.  These programs 
will continue as long as the data indicates successful growth models.   
 
There are several programs EIAA began executing in the past couple of years that have had a 
huge impact on student success: 1.  The Leader in Me initiative began in the 2018-19 school year 
instilling the role of ‘being a leader’ into each of our classrooms.  Every student has a Leadership 
Binder where they are setting and tracking both short and long-term goals, tracking growth 
through assessments and data tracking.  2. Our Life Coach has also been instrumental in creating 
Girls Circle, Boys Circle, life skills within each classroom, defined groups as needed, and 
individual support to name a couple of the most successful. 
 
EIAA has adopted a Restorative Discipline Plan, School Improvement Plan, and Literary Plan:  
 
According to the Literacy Plan, by June 2021 EIAA will move 20% of our students from tier 2 to 
tier 1 instruction using multiple formative and summative assessments to track progress, by June 
2021 EIAA will move 10% of its students from tier 3 to tier 2 instruction using multiple formative 
and summative assessments to track progress both utilizing NWEA-MAP, I-Ready, SBAC, and 
DRA data, and finally, it was our goal by Sept. 18th, 2020, EIAA will have leadership notebooks 
implemented for each student to track success criteria and goal setting, using progress monitoring 
and formative assessments on a weekly basis. This goal has been met with every classroom 
developing/using student Leadership binders where students are responsible for tracking 
individual progress. These goals will be tracked in collaboration with parents, students, and 
teachers to ensure the effectiveness of interventions and to determine “next steps” in the 
classroom Response to Intervention plans. 

EIAA’s Restorative Practices have been adopted with the intent of pro-actively developing 
relationships and a sense of community, as well as repairing the community when harm is 
done.  After conflict or harm, Restorative Practices provides a way of thinking about, talking about, 
and responding to issues and problems by involving all participants, and facilitating a conversation 
where each participant is asked to discuss their feelings and opinions, identify what happened, 
describe how it affected those involved, and find solutions to repair the harm. When successfully 
integrated throughout the school culture and climate, Restorative Practices creates safe and 
productive learning spaces where students develop social and emotional skills, along with 
strong relationships with peers and adults. These practices support the whole student in 
academics as well as socially and emotionally. 
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Program of Instruction (Continued) 
 
EIAA has taken a deep dive into our data over the last two years. While analyzing our data it was 
found that we had quite a few holes in our tier one instruction causing holes throughout the school 
in student learning. The last two years we have worked closely with the Northeastern Nevada 
Regional Professional Development Program (“NNRPDP”) to implement and provide professional 
development for new curricula to strengthen our tier one instruction. During the 2017-2018 school 
year, EIAA worked to implement Eureka Math. During the 2018-2019 school year, EIAA worked to 
implement Reader's and Writer's Workshop. Now that our core tier one instruction is in place we 
can focus on subgroups and tier two instruction with interventions. EIAA used 2019-2020 school 
year to implement and use the Data Wise structure for our data process. It is our goal to provide 
teachers with professional development on interpreting and comparing data from multiple 
assessments (Learner Centered Problem) and how to implement new teaching strategies 
targeted to areas of need identified by data (Problem of Practice). In addition, we have hired a 
learning strategist and a third-party evaluator to evaluate our data and professional development 
plan moving forward (Impact Evaluation and Assessment Services).  EIAA’s 2021-2022 goals are 
focused on using that data by contracting with Data Driven Nevada to discuss end of year data 
and collaborate with grade level teachers above and below their grade. Teachers are also creating 
success criteria for each classroom that will be shared with students and parents in order to 
establish measurable academic goals for each student.  
 
Extracurricular Activities 
 
Clubs 
The School provides students with a wide array of after school clubs and programming including 
Robotics, Art Club, Book Club, Archeology, Archery Club, and a Games Club.   
 
Sports 
Students at the School can participate in basketball, baseball, soccer, softball, and golf through 
various local organizations. EIAA does offer middle school volleyball and track as an 
extracurricular activity. 
 
Staff Development 
 
The School’s staff receives targeted staff development in core instructional subjects like literacy 
and math as well as in Project Based Learning, Social and Emotional Learning, Mindfulness, 
working with students with disabilities, policies and procedures, and technology. The School’s 
staff members are also encouraged to attend conferences and trainings that suit individual 
professional interests.  
 
Over the past 9 years, we have been able to sustain a constant level of staff members with the 
longest starting the second year the school opened. The average time served for the 19 staff 
members is five and a half years with only one new employee in the current school year.   
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Staff Development (Continued) 
 
EIAA administration has partnered with each teacher through the process of observations, 
individual meetings, and group meetings to identify any existing deficits that need to be 
addressed. In addition, the professional development has assisted in identifying areas that need 
to be focused on with more depth and intentionality. We are now a leader in matching curriculum 
to student ability, and we actively promote self-efficacy and encourage students to think critically, 
produce creatively, develop special talents and embrace challenges.  The initiative adopted and 
embraced by both staff and administration is to ensure our teaching methods and performance 
surpass those that have been established as standard making us the leading force in providing 
the greatest educational experience for our students.  
 
An essential foundation in building our school sustainability, which ultimately results in high 
achieving students, is a centrally dynamic staff who are deeply proficient in the Common Core 
standards, and who understand and implement best practices. Highly intentional professional 
development plays a vital role in this process. Effective professional development is the vehicle 
that drives our staff forward creating positive change with the result of high achieving students 
becoming the main goal and establishing strong relationships with NNRPDP 
 
Parent Involvement 
 
The School is fortunate to have an extremely active and engaged parent base. Parents are 
encouraged to provide volunteer service to the school. This service takes a wide variety of forms 
including, but not limited to, driving for field trips, providing snacks for staff and students, academic 
enrichment, tutoring, clerical support, guest speaking, musical performance, storytelling, and 
more. 
 
EIAA is dedicated to recruiting and partnering with families and students who are passionate life-
long learners. EIAA has a strong parent organization working hand-in-hand with the EIAA 
governing body, administration, and teachers to ensure our students receive a tailored and 
dynamic educational experience. The learning community we wish to serve because of the 
relocation is the same community we are currently serving.    

 
Competitive Advantage 
 
Currently there are 16 other elementary and middle school in Elko County. The School’s Board 
of Directors believes in offering educational choice opportunities to children and families 
beginning in kindergarten within a continuum of excellence through Grade 8. The School 
understands and accepts the path to school-wide “Educational Greatness” for our students will 
require dedication, determination, consistency, and perseverance grounded in a belief that all 
students possess capacity, natural curiosity, and a desire for personal fulfillment. The School’s 
role and obligation will be to create an educational environment where students and the greater 
learning community thrive.  
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Competitive Advantage (Continued) 
 
EIAA is in a position unique from most public schools. Because we are a small rural school, 
administration has been able to establish invaluable relationships with all stakeholders in order to 
achieve our overall goals. We have worked diligently to create a learning environment that is 
extraordinary offering our students opportunities that will not be found in the public-school system.  
The partnerships that we have been able to establish within the community, along with the 
commitments from parents, staff and students, have afforded an elevated level of achievements 
and success with our students. 
 
EIAA focuses its efforts on providing a learning environment that endorses higher expectations 
using extremely motivating curriculum standards with a large emphasis on technology. Unlike the 
public-school system. EIAA was designed on creating real-world learning opportunities by utilizing 
the expertise of individuals and businesses within the community and contacting those individuals 
outside the community that can provide invaluable information. The learning opportunities also 
include using the natural resources available. 
 
Conveniently Located 

The School’s location is conveniently located in the center of Elko county with easy access to 
Interstate 80 making it accessible to families from a variety of areas. This location was intentionally 
chosen to be able to attract students from surrounding cities.  
 
Community Support 
 
The input from stakeholders is essential in order to establish a positive relationship that carries 
into the operation of EIAA. There are several ways in which the stakeholders are made a partner 
within EIAA with the following just to name a few. It is through the volunteer time committed by 
parents that have provided teachers and staff opportunities to build relationships that have a direct 
correlation to the student achievement results by providing an additional support system. In order 
to sustain an effective partnership with parents, neighbors and local businesses within the 
community, administration needs to inform and support the ideas presented for the intended plan 
so a cohesiveness can be established between all involved stakeholders.  
 
Improvement initiatives are constantly being reviewed and enriched. Several of these initiatives 
have been introduced by stakeholders themselves who have a vested interest in the success of 
EIAA, which would not have occurred if they were not convinced we were worth the efforts. One 
of the largest initiatives undertaken is forming partnerships with our business and industry leaders 
to create motivating curriculum directly related to real world applications. Teachers are only able 
to successfully create inspiring and diverse curriculum with the assistance of our community 
stakeholders. This is only one example of how we have used the information regarding 
stakeholder satisfaction to build invaluable relationships. 
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Community Support (Continued) 
 
A variety of local businesses also provide ongoing support for the School.  EIAA focuses its efforts 
on providing a learning environment that endorses higher expectations using extremely motivating 
curriculum standards with a large emphasis on technology. Unlike the public-school system. EIAA 
was designed on creating real-world learning opportunities by utilizing the expertise of individuals 
and businesses within the community and contacting those individuals outside the community 
that can provide invaluable information. The learning opportunities also include using the natural 
resources available.  
 
One example, local industries and businesses partner with the middle school in providing 
occasions for the students to learn about career opportunities. This relationship has opened doors 
for students to be involved in planning their future with the help of industry leaders. It also gives 
these business leaders a sense of pride in being able to contribute to the success of these 
student’s goals. 
 
The eighth-grade class spends an entire year dedicated to future-centric learning that prepares 
students to tackle the major global challenges of the 21st century in meaningful ways. This project 
gives students the opportunity to deeply pursue a creative interest they would otherwise not 
experience in our academic program at EIAA. Students have the opportunity to take what they 
have learned in research, writing, math, reading and social studies and apply it to a real-world 
problem they are passionate about. Students are involved in researching, interviews with 
community leaders, working collaboratively with global constituents, developing a project/product 
that will be presented to the community in which it will serve.  
 
In the end, each student will have created a product that serves a community they have identified 
as “in need”. They acquire mentors who are leaders within each specific area of need they are 
working with to develop proposals, blogs, project overviews, contracts, PSA’s and elevator pitches 
that will be presented to a live audience. These end products are then made accessible to the 
public through public events.  
 
The expectations by all stakeholders of our organization are extremely high. We have worked 
diligently to promote our institution as a leader in educational opportunities and have a reputation 
for having higher expectations than those at the public school. This mentality has been accepted 
by all and we strive to maintain our credibility. The unwavering dedication demonstrated from 
administration and staff tends to be contagious in nature and leads to the effectiveness of 
managing the needs and expectations. 
 
The seventh-grade math class has also used a Project Based Learning product that includes: 
Conceptual Designs, Supply Lists and Budgets, 3D models, Cost Analysis, and Statistical 
Analysis for our new school using the existing layout of the proposed building. A local developer, 
architect, engineer, and CPA has partnered with our middle school math teacher to assist in this 
project. These partnerships have proven to be instrumental for the students who have now 
become personally vested in the relocation being proposed. It is also through these projects in 
the classroom that parents are getting involved. The students have proven to be an integral source 
of information for the developers and architects when determining what students are looking for 
when developing and designing a facility that students will use. 
 
  



Draf
t

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 
SUPPLEMENTARY INFORMATION 

June 30, 2021, 2022, 2023, 2024, and 2025 (Projected)  
 
 

29 
 

Marketing Plan 

The week before school begins, EIAA holds an open house, parent conference night where the 
parents can meet their child’s teacher and discuss the upcoming year’s expectations. During 
these open houses and conferences, teachers spend one-on-one time with the parent to get a full 
understanding of the expectations, both for their student and the teachers moving forward.  
 
The first week of school, EIAA holds a parent-student math/ice cream social night where the 
parents and students are invited to attend. Each classroom devises a math concept students and 
parents complete together. Our middle school had a blank floor plan of the proposed site and had 
the students and parents work together to design a new facility. This was an opportunity for 
parents to be involved in identifying their expectations of our learning environment.  
 
Each year, the School distributes informational flyers in the area targeting enrollment and special 
events. The School also does outreach in the community, including the following events: (2) 
Curriculum Nights, Book Fairs, Earth Day, Taco Walks, Trunk or Treat, Fun Run, Awards Day, 
Red Ribbon Week, and Seuss Read Across America Week. The School uses social media to 
advertise the School by marketing on Facebook and on the School’s website. The School also 
sends out newsletters to families and gives incentives for families to encourage others to enroll. 
The School is in the process of developing a new marketing campaign for our potential families. 
 
History and Performance of School 
 
The School offers educational choice opportunities to children and families. The School opened 
in September of 2009 with an average daily attendance of 218 students in grades K-8. In 
September 2015, enrollment decreased with an average daily attendance of 178 students in K-
8.  The School’s Principal Monthly Report for Month 1 reported 199 students in grades K-8 in 
August 2020. As noted, enrollment has continued to increase over the past five years with a 
steady increase also showing on the waiting list. According to the NV School Report Card, the 
School received a three-star for the elementary school and a five-star for the middle school 
academic years 2016-2017 and 2017-2018. The elementary dropped to a two-star for the 
academic year 2018-2019, and for 2019- 2020, there is no data since schools were closed due 
to COVID-19. See the bullets below indicating specific information for the subject areas. 
 
EIAA has never been at full enrollment until this past year when we had the largest enrollment 
since inception, with exception to the first year. We were at full capacity with a waiting list of 
approximately 190 students.  The school originally had two kindergarten classes, an AM and PM 
class, which consisted of 44 kindergarteners. This model was not successful because the School 
realized they would have to merge and flex students into one first and one second grade 
classroom. EIAA’s board filed for an amendment to include only one kindergarten class of 22 
students to match the enrollment of the following grades. With the conclusion of the open 
enrollment, we determined that the 2021-2022 school year would again begin at full capacity with 
an additional 190+ kids on the waiting list.  This is a15% increase in enrollment from the 2015 
school year to current. 
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History and Performance of School (Continued) 
 
Unfortunately, with COVID-19 and the insecurities on the structure of the school systems for this 
current school year, several parents chose to home school their students to establish stability and 
assurances of a consistent educational environment. We lost 13 students after we announced our 
intent of opening under the Distance Learning protocol with a 25% capacity cap. On the other 
hand, we have also added new students from the district because of the ability to serve 25% of 
our high-risk students and to serve each student at least one time per week, as necessary. 

In the past, EIAA has struggled to fill our Junior High for multiple reasons. We have lost students 
because parents wanted them to have an opportunity to play sports, and due to EIAA not having 
a facility where this could be incorporated. They felt their student would have a better chance of 
making the high school team if they attended the public school. This past year indicates that this 
trend is changing.  We were at full capacity in the 2019-20 school year and in the 2020-21 school 
year. 

 
We have also had several students who transferred from Elko County School District into our 
middle school credit deficient per our charter. EIAA worked with these parents and students to 
provide opportunities to make up credits; however, students came over with no credits and were 
unable to make them up leading to grade retentions. One aspect in EIAA’s favor is the overall 
growth EIAA students have obtained while here and how successful our Junior High students 
have been moving into high school. With a full enrollment in seventh grade and eighth grade, 
EIAA should not have to experience another large group of students coming in credit deficient 
 
The relocation of EIAA would allow the school to continue to serve those in Elko County with 
school choice when a quality education is the primary objective. Currently, the overall environment 
within our institution is built upon being proactive, supportive, and cooperative to promote an 
intentional learning atmosphere where students are encouraged to explore and expand their 
educational goals. The expectations for teachers are extremely high and they are expected to 
exercise best practices, and at the same time, given the autonomy to create the methods and 
materials being used within their own classroom. This has led to EIAA’s 15% increase in 
enrollment from three years ago. This demonstrates EIAA is meeting the needs of the community 
in which it is serving. 
 
Year: 2020-2021 (MAP Score) % Grade Level Performance  (Level 3) 
Reading (grades 3-6) 38% 
Reading (grades 7-8) 50% 
Math (grades 3-6) 35% 
Math (grades 7-8) 51.5% 
Science (5th grade only) 27% 
Science (8th grade only) 79% 

 
Year: 2018-2019 % Grade Level Performance (Level 3) 
Reading (grades 3-6) 28.3% 
Reading (grades 7-8) 49% 
Math (grades 3-6) 33.2% 
Math (grades 7-8) 50.8% 
Science (5th grade only) N/A 
Science (8th grade only) 42.7% 
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History and Performance of School (Continued) 
 
Year: 2017-2018  % Grade Level Performance (Level 3) 
Reading (grades 3-6) 40.5% 
Reading (grades 7-8) 75% 
Math (grades 3-6) 36.4% 
Math (grades 7-8) 50% 
Science (5th grade only) 16.5% 
Science (8th grade only) 64.2% 

 
Demographics 

The School is located in Elko, NV in Elko County. The School was established and built to serve 
students of Elko and the immediate surrounding area. Because the School is a public charter 
school, by law it cannot discriminate against students who apply for enrollment from other 
counties. Nevada charter schools do not have attendance boundaries like other public schools. 
The School must accept students on a lottery system, up to the School’s enrollment limit.  
 
Characteristics of Students 
 
As shown, most students currently enrolled in the School are White (65%). Hispanic/Latino 
students represent the second largest group, (21%) of the student body. The remainder of the 
student body consists of African American (1%), multi-racial (7%), and Asian (3%). The enrollment 
by genders favors males (55%) to females (45%). These demographics are generally consistent 
with elementary schools in the surrounding community. 
 
Demographic Analysis of EIAA Student Body 
(2020-2021 School Year—as of  May 2021) 
Ethnicity  Enrollment (by grade) 
     African American 1% K 12% 
     White 65% 1 11% 
     Hispanic/Latino 
     Asian 
     Multi-racial 

21% 
3% 
7% 

2 
3 
4 

11% 
11% 
11% 

     American Indian 1% 5 11% 
  6 11% 
  7 11% 
  8 11% 
    
Gender    
  Male 55%   
  Female 45%   
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Enrollment/Usage Trends 
 
The School first opened for operations for the 2009-10 school year with an enrollment of 212 
students. The following year, enrollment decreased to 193 students. During the 2020-21 school 
year, enrollment was 198 students. See table that follows in the Wait-list Information section for 
the most recent current enrollment. 
 
Wait-list Information 
 
The School currently has an active waiting list of 190 student-age children seeking enrollment as 
of May 1, 2021. The following table compares the waiting-list students, by grade, with the current 
enrollment of the School. 
 
 

 
Governance and Leadership 

The board is composed of seven members that consist of parents and representatives of nonprofit 
organizations and businesses.   Most of the members of the Board must reside in this State and 
consist of business leaders, parents, PTSO representatives, and retired educators.  
 
EIAA’s Governing Body will receive annual training.  The Elko Institute for Academic Achievement 
Governing Board believes that the efficiency and performance of the board itself directly affects 
the efficiency and performance of EIAA’s system as a whole.  Therefore, the board will conduct 
an annual evaluation of its own work.  The evaluation will be a positive and constructive process 
aimed at improvement rather than criticism and shall include a strategic plan.  Board members 
shall evaluate the board as a whole and not individuals serving on the board.   
 
  

Grade Level Current 
Enrollment 

Students on Wait-list 

Kindergarten 22 33 

1st Grade 22 25 

2nd Grade 22 28 

3rd Grade 22 22 

4th Grade 22 18 

5th Grade 22 23 

6th Grade 22 24 

7th Grade 22 11 

8th Grade 19 8 
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Governance and Leadership (Continued) 

When a board vacancy occurs either by resignation or for any other reason the chairman of the 
board shall declare a vacancy. For two weeks after the vacancy has been declared the board will 
accept board member applications which shall include a resume. At the next regularly scheduled 
board meeting all candidates shall attend. During open session the board will interview each 
candidate. The board will then move into closed session to discuss the possible filling of any 
vacancies. The board will make a motion to fill any vacancies in open session. EIAA shall notify 
its sponsor and the Department of Education within 10 business days of the selection of a new 
board member and provide both agencies with the new member’s resume and affidavit as 
required pursuant to NRS 386.549(1). A person may serve on the board only if he/she submits 
the required paperwork as listed above and has not been convicted of a felony relating to serving 
on the governing body of a charter school or any offense involving moral turpitude. A board 
member may not be an employee of the school including without limitation an administrator or 
teacher, or a contractor of the board or school. 
 
The board shall be solely responsible for adopting, repealing, or amending policies for EIAA.  
Board members shall serve without compensation but may be reimbursed for any necessary 
expenses incurred while performing their duties as members of the board as approved by the 
board chairperson. Any contract with the school involving a member of the board, or the board 
member’s family shall be approved by the board with the interested member abstaining. Each 
board member is responsible to make known to the board any circumstances that could involve 
a potential conflict of interest. 
 
The board may decide to recognize a single parent teacher organization for the school, subject 
to any rules, requirements and/or restrictions the board may impose upon that organization. In 
such event, one board member shall be selected by the recognized parent teacher organization 
for the school. 
 
The board shall establish a regular date, time, and place for regular meetings, which meetings 
shall occur no less frequently than once a quarter and shall be held at EIAA. Special meetings of 
the board may be called at any time by the Chairperson or by a majority of the board. Notice and 
conduct of all meetings shall comply with the Nevada Open Meeting Law. Minutes of each board 
meeting shall be taken and shall be approved by the board and be kept at the school. An agenda 
must be produced for each board meeting. A quorum shall be present at all board meetings.   
 
Any member of the board may be removed by the affirmative vote of two-thirds of the governing 
body excluding the member who is under consideration for removal, whenever in the board’s 
judgment such removal would serve the best interests of the school. 
 
To the extent permitted by law, any member of the board may participate in a meeting of such 
board by means of a conference phone call so long as all persons participating in the meeting 
can hear each other. Participation in that manner shall be equivalent to physical presence at the 
meeting.   
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Governance and Leadership (Continued) 
 
Any board member may call a closed session during any special or regular board meeting for 
issues concerning personnel or other matters requiring confidentiality in accordance with the 
Nevada Open Meeting Law. All persons except board members may be excluded from such 
closed sessions at the discretion of the chair. No action may be taken in a closed session.  
Robert’s Rules of Order shall be utilized by the board for all meetings. At each meeting, time shall 
be set aside for public comment in accordance with the Open Meeting Law.  The chairperson may 
impose any reasonable requirement and restrictions on speakers during the public comment 
period, to the extent permitted by law. 
 
The following section outlines the Board of Directors and Key Personnel profiles and 
qualifications. As noted previously, these individuals and the governance process are an 
important part of the assessment used to determine whether to award a charter to a school.  
 
Board of Directors 
 
Dennis Zimmerman, President 
Dennis is Chairman of EIAA Charter School. He graduated with a bachelor’s degree in Business 
Management from Great Basin College and received Extended Studies in Human Resources 
from the University of Nevada Reno. Dennis and spouse, Mary, have four children. Dennis has 
served on the Board of Directors for EIAA Charter School since September 2016 in several 
capacities and is presently the President. 
 
Layla Buehn Miguel, Vice-Chairperson 
Layla has been a member of the EIAA Board of Directors since 2018. Layla received two 
bachelor’s degrees from Linfield College and Portland State University. She started working at 
RAM Enterprise in 2019 as VP of Finance and Administration. She has two children and lives in 
Elko, Nevada. 
 
Rama Paris, Treasurer 
Rama is a native of Nevada and long-time educator. She has a Bachelor of Science Degree and 
Master of Science in Speech Pathology and Audiology from Idaho State University.  She also has 
a School Administrator Endorsement from the University of Nevada Reno.   Rama is married to 
Pete and together they have two grown children. Rama served as a Speech Pathologist and 
School Administrator for Elko County School District from 1977 to 2005. Rama has served on the 
Board of Directors for EIAA Charter School since September 2011 and is presently the Treasurer. 
 
Monique Sorenson, Secretary 
Monique is a native of California and moved to Nevada in 2003. Monique has two children, Byron 
and Lilly. Monique is a strong believer in service to others; her philosophy is that we can have a 
great impact on the course of our lives by being actively involved at the local level.  She just 
recently completed her Associates of Applied Science Degree in Radiology Technology and is 
working at the local hospital.  She is actively involved in youth programs through 4-H and certified 
in teaching shooting sports.  
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Governance and Leadership (Continued) 
 
Board of Directors (Continued) 
 
Nate Mildren 
Nate is a native of Montana and provided professional expertise and volunteer service in Israel 
and Russia. He has always considered himself an advocate for education and has served 
students, parents and the community at large in several capacities for more than six years in 
Israel. With a strong commitment to the education of children, Nate has previously served as a 
pro bono consultant in Russia to communicate with Embassy leadership, business executives, 
the board of directors, the director of principals, teachers, support staff, parents and vendors to 
achieve the school’s mission.  His education includes earning a bachelor’s degree in Business 
Administration with a Management Option from Washington State.  Nate, and his wife Rebecca, 
have two sons.   
 
Sharon Owen 
Sharon began her career in 1999 as a student recruiter at Great Basin College and is currently 
the Senior Instructional Designer for USC Bovard College since 2016.  She has served in several 
capacities since to include, Project Manager, Senior Curriculum Manager, and Instruction 
Designer. Sharon has worked at several higher education institutions such as, Great Basin 
College, Denver Center Theatre Company, Westwood College, Heald College, Colorado State 
University and finally USC Bovard College. Beyond just creating instructional design, she’s 
heavily involved in communication strategies, process improvement, program accreditation, and 
quality control.  Driven by excellence, she takes pride in bringing 100% to all that she does. As 
the Senior Instructional Designer, her goals include building strong, long term, mutually beneficial 
course development that maintains program quality. Sharon’s track record and leadership skills 
have drastically improved the higher education acquisition and programs. Sharon earned her 
bachelor’s degree in Modern Languages and a Master of Applied Communication from the 
University of Denver. Sharon and spouse reside in Elko. 
 
Christine Whetten 
Christine has been involved in Human Resource since 2013. She received her bachelor’s degree 
from University of Montana Western and her Master of Business Administration from Regis 
University in Denver, CO. Since then, she has worked as a Human Resource Supervisor where 
she is now the Lead, Talent Acquisition & Workforce Analytics for Nevada Gold Mines. She has 
also served as the Elko Chamber of Commerce board member and the committee chair for the 
NVMA Workforce Development. Christine is involved with numerous businesses locally and in the 
surrounding areas. One of Christine’s passions is creating new opportunities and watching them 
become successful.  
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Key Personnel 
 
There are currently one and a half administrators serving in the Principal/Vice Principal capacity.  
The Principal is a full-time administrator, and the Vice Principal serves a dual role as 
teacher/administrator. 
 
Both the Governing Body and the Administrative staff work conscientiously to procure additional 
resources for our staff.  Additional focus is placed on the quality of our facility.  All Board members 
and staff work together to ensure condition of our school is the safest learning environment 
possible.  Last year we were able to procure a grant which included an entire lockdown/lockout 
security system that was never available before, and during the most recent pandemic, health 
concerns became the primary focus to ensure students continued to receive the highest level of 
academic in the safest environment possible.   
 
While it does create budget constraints, EIAA continues to limit our classroom sizes to no more 
than 22 students. This is done with a high level of intentionality so each student enrolled at EIAA 
receives the uniquely differentiated instruction they so richly deserve. Our focus is ultimately on 
the success of each student enrolled at our school. We continue to create student portfolios for 
each student and to utilize our professional development sessions to discuss within pods how we 
may best create dynamic instruction for each student based upon their strengths and areas of 
challenge.   
 
The Board shall be responsible for properly accounting for all funds received and all expenses 
incurred in the operation of EIAA while Administration conducts the day-to-day functions. The 
Administrator shall exercise his/her responsibility to the highest ethical standards and shall 
conform to generally accepted principles for governmental accounting. Such accounting shall be 
done in a manner that is easily reviewed by EIAA’s board and lends itself to auditing. Financial 
statements will be made available to board members on a monthly basis. 
 
Administration focuses their efforts on staff retention and professional development through the 
creation and implementation of specific and detailed policies. EIAA’s Administration is constantly 
developing plans to enhance their own collective knowledge with respect to charter schools, 
education, and funding.   
 
Ashley Perkins, Principal 
Ashley earned her B.A. in Elementary Education from The University of Nevada Reno and earned 
her master’s degree in administration from Grand Canyon University. She has 13 years of 
experience in education. She taught elementary school for eight years before pursuing 
administration. She served as assistant principal at EIAA for two years and then served there as 
principal for four years. Ashley joined EIAA Charter School in June 2014.  Ashley resides in Elko 
and has two children, Braxton and Huxton. 
 
Lori Lynch, Vice Principal 
Lori earned her bachelor’s degree in business administration The University of Nevada Reno and 
Great Basin College, B.A. in Elementary Education from Great Basin College and a master’s 
degree in administration from Western Governor’s University. She has 12 years of experience in 
education and has continued to teach middle school math while fulfilling administrative roles on a 
part-time basis.  Lori has served as assistant principal at EIAA for three years. Prior to working in 
education, Lori owned her own business for seven years and worked in city government for 20 
years. She has been a member of several local and state boards. 
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Key Personnel (Continued) 
 
Founders  
The EIAA Board of Directors, along with actively engaged Elko community members, recognized 
the need for excellent public schools of choice throughout our communities and specifically the 
Elko region of Nevada. The Board recognized the opportunities and challenges in creating, 
opening and sustaining excellent public charter schools.  
   
Hiring Policies and Procedures 
 
The School employs a rigorous hiring process with policies and procedures that ensure that only 
qualified personnel are hired. These policies and procedures include credential verification, 
reference checks, background checks, and a robust interview process. 
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Historical 
2015-2016

Historical 
2016-2017

Historical 
2017-2018

Historical 
2018-2019

Historical 
2019-2020

Enrollment 164 162 170 190 198

Assets
Cash $ 323,260       $ 328,686       $ 567,660       $ 940,843       $ 1,214,307    
Restricted cash -               51,613         -               -               -               
Due from other governments 3,494            79,110         127,156       13,369         44,017         
Prepaid expenditures 86,302         72,903         131,864       132,351       41,033         
Capital assets:
  Nondepreciable -               -               -               -               837,541       
  Depreciable, net of accumulated depreciation 288,098       357,798       317,584       280,524       270,749       

Total Assets $ 701,154       $ 890,110       $ 1,144,264    $ 1,367,087    $ 2,407,647    

Liabilities
Accounts payable and credit card liabilities $ 3,532            $ 19,350         $ 37,874         $ 16,019         $ 8,943            
Accrued salaries 67,429         94,387         94,214         98,807         92,736         
Accrued payroll expenses 36,727         48,581         50,567         56,544         29,923         
Due to other governments -               34,592         -               -               9,325            
Capital lease:
  Due within one year -               17,502         17,503         -               -               
  Due in more than one year -               17,503         -               -               -               
Refundable advance - PPP -               -               -               -               269,399       
Notes payable:
  Due within one year 11,557         22,989         24,042         25,152         32,412         
  Due in more than one year 42,708         71,330         47,291         22,140         385,743       
Net pension liability 1,205,053    1,050,840    1,161,036    1,230,946    1,336,410    

Total Liabilities 1,367,006    1,377,074    1,432,527    1,449,608    2,164,891    

Net Position
Net investment in capital assets 233,833       263,479       228,748       233,232       690,135       
Restricted for:
  Flexible spending accounts for employee
  medical expenses 4,713            5,700            3,802            3,755            5,663            
  Loan balance collateral -               51,613         -               -               -               
Unrestricted (904,398)      (807,756)      (520,813)      (319,508)      (453,042)      

Total Net Position $ (665,852)      $ (486,964)      $ (288,263)      $ (82,521)        $ 242,756       

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Historical Statements of Net Position

June 30, 2016, 2017, 2018, 2019 and 2020

38
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Historical 
2015-2016

Historical 
2016-2017

Historical 
2017-2018

Historical 
2018-2019

Historical 
2019-2020

Enrollment 164 162 170 190 198

 State and Federal Funding per Enrolled  Child $ 9,669              
 
$ 10,915             $ 11,556             $ 11,061             $ 10,853            

REVENUES
State and federal $ 1,585,676        $ 1,768,283        $ 1,964,545        $ 2,101,495        $ 2,148,837        
Contributions 26,947             58,192             102,629           76,339             125,209           

Total revenues 1,612,623        1,826,475        2,067,174        2,177,834        2,274,046        

EXPENSES
Salaries 748,861           940,917           874,273           987,519           950,266           
Benefits 272,864           189,038           448,854           481,280           509,776           
Purchased services 405,463           336,196           384,891           319,041           359,116           
Supplies 75,844             97,598             89,554             115,964           85,739             
State sponsorship fee 16,556             22,144             25,720             27,206             23,081             
Depreciation 22,841             58,026             40,214             37,060             16,800             
Interest 4,386               3,668               4,967               4,022               3,991               

Total expenses 1,546,815        1,647,587        1,868,473        1,972,092        1,948,769        

Change in Net Position 65,808             178,888           198,701           205,742           325,277           
Net Position, Beginning (731,660)         (665,852)         (486,964)         (288,263)         (82,521)           

Net Position, Ending $ (665,852)         $ (486,964)         $ (288,263)         $ (82,521)           $ 242,756           

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Historical Statements of Activities

Years Ended June 30, 2016, 2017, 2018, 2019 and 2020

39
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Debt Service Coverage Ratio 2015-16 2016-17 2017-18 2018-19 2019-20
State and federal 1,585,676$   1,768,283$   1,964,545$   2,101,495$   2,148,837$   
Contributions 26,947          58,192          102,629        76,339          125,209        
Total Revenue 1,612,623     1,826,475     2,067,174     2,177,834     2,274,046     
Total Expenses 1,546,815     1,647,587     1,868,473     1,972,092     1,948,769     
Change in Net Assets 65,808          178,888        198,701        205,742        325,277        
Add / (Less):
Depreciation 22,841          58,026          40,214          37,060          16,800          
Interest expense 4,386            3,668            4,967            4,022            3,991            

Net Revenue Available for Debt Service 93,035          240,582        243,882        246,824        346,068        

Annual Debt Service:
Principal 8,403            15,946          22,986          24,041          29,137          
Interest 4,386            3,668            4,967            4,022            3,991            
Total Annual Debt Service 12,789          19,614          27,953          28,063          33,128          
Annual Debt Service Coverage Ratio 7.27x 12.27x 8.72x 8.80x 10.45x

Days Cash on Hand 2015-16 2016-17 2017-18 2018-19 2019-20
Cash 323,260$      328,686$      567,660$      940,843$      1,214,307$   

Operating Expenses 1,546,815     1,647,587     1,868,473     1,972,092     1,948,769     
Depreciation (22,841)        (58,026)        (40,214)        (37,060)        (16,800)         
Net Operating Expenses 1,523,974     1,589,561     1,828,259     1,935,032     1,931,969     

Divided by 365               365               365               365               365               
Daily Expenses 4,175            4,355            5,009            5,301            5,293            

Days Cash on Hand 77                 75                 113               177               229               

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
Historical Covenant Calculations

Years Ended June 30, 2016, 2017, 2018, 2019 and 2020 (Historical)

40
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Thomas, Judy & Tucker, P.A. (“TJT”) was founded in 1990 by Chris Judy, Cliff Thomas and 
David Tucker.  Chris and Cliff were partners in a large local firm that began in 1977 and later 
merged with Arthur Young & Company. Chris, Cliff and David then joined together to form a 
company that is committed to providing quality service to small and middle market 
companies, governmental, and not-for-profit organizations in North Carolina. Today, TJT has 
twelve partners and over 120 highly-trained professionals, of which approximately 50 are 
CPA’s. The firm has offices in Raleigh, Durham, Emerald Isle and Wilmington, North Carolina. 
 
The firm is a member of AGN International (AGN), which is a worldwide association of 
separate and independent accounting firms serving businesses throughout the world.  AGN is 
unequalled for expertise, professional experience and business knowledge. It is through TJT’s 
affiliation with AGN that it can tap a worldwide network of up-to-date professional knowledge 
regarding the diverse financial and tax rules governing local, national and international 
commerce. Firms in the AGN association invest in state of the art training and we utilize this 
network to provide quality training for our people. AGN is represented in 85 countries 
consisting of 182 member firms with 415 offices.   
 
At Thomas, Judy & Tucker, P.A., we provide a wide range of assurance, attestation and 
consulting services, including: 
 
Audits  New business formation 
Reviews       Entity selection 
Compilations Merger and acquisition support 
Agreed upon procedure engagements Succession planning  
Projection engagements Sale of business 
Fraud examination / forensic services Accounting policies and procedures 

 
Thomas, Judy & Tucker, P.A. has created a reputation of excellence and integrity known 
throughout the State of North Carolina by providing superior customer service and 
experienced and specialized personnel to clients.  The firm has the ability to process an 
intricate knowledge of available external resources and integrate those resources to the 
benefit of our clients. Dedicated to excellence, the firm submits to a quality review of its 
practice every three years by an independent team of Certified Public Accountants approved 
by the American Institute of Certified Public Accountants. The most recent quality control 
review is included within this report. 
 
The clients that TJT serves within the governmental and not-for-profit industry include charter 
schools, affordable housing, private schools, religious organizations, trade associations, 
PACs, private foundations, and voluntary health and welfare organizations. The firm audits 
approximately five charter schools on an annual basis and is very experienced in the 
governmental accounting and auditing standards specific to this type of governmental entity. 
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See Attachment 
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07/20/2020

Bagwell & Bagwell Insurance LLC

3101 Glenwood Avenue

Suite 105

Raleigh NC 27612

Johnna Moore

(919) 832-6667 (919) 856-0789

johnna@bagwellinsurance.com

Thomas, Judy & Tucker, P.A.

4700 Falls of the Neuse Road

Suite 400

Raleigh NC 27609

Travelers

CL2072007135

A
Professional Liability

105804426 07/01/2020 07/01/2021

Liability Limit $5,000,000

Deductible per claim $100,000

Dept. of Agriculture; Rural Housing Service

1400 Independence Ave SW

Room 5014-S

Washington DC 20250

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

INSURER(S) AFFORDING COVERAGE

INSURER F :

INSURER E :

INSURER D :

INSURER C :

INSURER B :

INSURER A :

NAIC #

NAME:
CONTACT

(A/C, No):
FAX

E-MAIL
ADDRESS:

PRODUCER

(A/C, No, Ext):
PHONE

INSURED

REVISION NUMBER:CERTIFICATE NUMBER:COVERAGES

IMPORTANT:  If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement.  A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW.  THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

OTHER:

(Per accident)

(Ea accident)

$

$

N / A

SUBR
WVD

ADDL
INSD
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February 16, 2023 
 
Lori Lynch 
EIAA Vice Principal 
  
Dear Lori, 
 
Please see the attached forecasted Balance Sheet and Statement of Revenue and Expenditures Analysis 
and Ratio analysis for the Elko Institute for Academic Achievement for fiscal years 2023 through 2028.  
Please note the following assumptions utilized in the forecast: 

 Total construction costs for preparing the new location is $10,232,200 

 Sale of proceeds for fiscal year is $60,000 already received in October 2022 for the sale of 2 
vans no longer needed.  The sale of $950,000 in 2024 is the estimate proceeds for the sale of 
the original site location land that is no longer needed.  The sales price is based on comparable 
sales in the area in the last year. 

 A construction loan has been obtained from a lending institution at an estimated 5% interest 
rate with interest only payments made during the term of the construction. 

 The EIAA will pay rent of $25,000 to other local governments until the school is constructed in 
2024 for education of students.  The school would then assume teaching children at the new 
location and would no longer have rent expense. 

 Per the agreed upon USDA loan, after construction, the first two years of the loan is interest 
only at 2.25% and then is amortized over 38 years with principal and interest payments. 

 The capital campaign currently planned for the relocation will raise an additional $900,000. 

 The inflation rate after hiring the additional teachers is assumed to be 4%. 

 Hard cost are assumed to inflate at 10% until 2027 at which time a 4% rate was used. 

 DSA and special revenue was assumed to grow at an inflation rate of 2% per student.  
 
 
Regards, 
 
James Glennon, CPA 



ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
5 YEAR FORCASTED BALANCE SHEET

Actual Forecasted
6/30/2022 6/30/2023 6/30/2024 6/30/2025 6/30/2026 6/30/2027 6/30/2028

ASSETS
Cash 1,668,594$  1,249,522$  1,161,437$  2,104,164$  3,003,570$  3,275,695$  3,490,843$  
Due from other governments 47,176         50,000         51,000         52,020         72,828         74,285         75,771         
Prepaid expenditures 22,972         30,000         30,600         31,212         31,836         32,473         33,122         

Total Assets 1,738,742$  1,329,522    1,243,037    2,187,396    3,108,234    3,382,453    3,599,736    

LIABILITIES
Accounts payable 119,552       9,000           12,600         14,490         14,925         15,224         15,528         
Accrued salaries 101,458       104,502       150,959       187,193       190,937       194,756       198,651       
Accrued expenses 58,558         60,315         87,128         108,041       110,202       112,406       114,654       
Due to other

governments -                  -                  -                  -                  -                  -                  -                  
Total Liabilities 279,568       173,817       250,687       309,724       316,064       322,386       328,833       

FUND BALANCE
Nonspendable  22,972         30,000         30,600         31,212         31,836         32,473         33,122         
Restricted for:

Employee flexible
 health benefits 7,020           7,160           7,303           7,449           7,598           7,750           7,905           
Debt-service for

notes payable 47,512         623,000       182,250       182,250       317,844       317,844       317,844       
Unassigned 1,381,670    495,545       772,197       1,656,761    2,434,892    2,702,000    2,912,032    
Total Fund Balance 1,459,174    1,155,705    992,350       1,877,672    2,792,170    3,060,067    3,270,903    

Total Liabilities
and Fund Balance 1,738,742$  1,329,522$  1,243,037$  2,187,396$  3,108,234$  3,382,453$  3,599,736$  

(no assurance is provided)
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ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
5 YEAR FORCASTED STATEMENT OF REVENUE & EXPENDITURES ANALYSIS

Actual Forecasted
6/30/2022 6/30/2023 6/30/2024 6/30/2025 6/30/2026 6/30/2027 6/30/2028

REVENUES
DSA Funding 1,986,953$  2,026,692    3,328,398$  3,994,078$    4,073,960$    4,155,439$  4,238,548$  
Federal & State Grants 123,420       130,825       206,744       211,913         214,032         216,172       218,334       
Special Education 168,542       171,913       176,211       180,616         182,422         184,246       186,088       
Loan Proceeds -                   1,900,000    6,200,000    -                    -                    -                   -                   
Capital campaign 39,863         150,000       750,000       -                    -                    -                   -                   
Proceeds from assets sold -                   60,000         950,000       -                    -                    -                   -                   

Total Revenue 2,318,778    4,439,430    11,611,353  4,386,607      4,470,414      4,555,857    4,642,970    

EXPENDITURES  
Instructional

Salaries 719,954       741,553       1,071,215    1,328,337      1,461,171      1,607,288    1,671,580    
Benefits 338,640       348,799       503,860       554,246         609,671         670,638       697,464       
Purchased services 65,147         66,450         114,962       148,720         163,592         179,951       187,149       
Supplies 95,005         96,905         171,527       221,146         243,261         267,587       278,290       

1,218,746    1,253,707    1,861,564    2,252,449      2,477,695      2,725,464    2,834,483    
Administration

Salaries 273,672       279,145       307,060       353,119         388,431         427,274       444,365       
Benefits 106,625       108,758       119,634       137,579         151,337         166,471       173,130       
Purchased services 45,578         46,490         51,139         53,696           59,066           64,973         67,572         
Supplies 5,061           5,162           5,936           6,826             7,645             8,792           9,144           

430,936       439,555       483,769       551,220         606,479         667,510       694,211       
Operations and maintenance

Rent 132,250       132,250       25,000         -                    -                    -                   -                   
Purchased services 58,815         59,991         87,289         96,018           105,620         116,182       120,829       
Supplies 21,705         22,139         32,213         39,143           43,057           47,363         49,258         

212,770       214,380       144,502       135,161         148,677         163,545       170,087       
Building Improvement

Capital outlay 348,160       100,000       7,377,815    -                    -                    -                   -                   
Building purchase -                   2,406,225    -                   -                    -                    -                   -                   

348,160       2,506,225    7,377,815    -                    -                    -                   -                   
Debt Services

Sponsorship fee 19,004         40,534         66,568         79,882           81,479           83,109         84,771         
Debt service 62,649         66,807         623,000       182,250         182,250         317,844       317,844       

81,653         107,341       689,568       262,132         263,729         400,953       402,615       

Total Expenditures 2,292,265    4,521,208    10,557,218  3,200,962      3,496,580      3,957,472    4,101,396    

Forecasted Revenues
over Expenditures 26,513$       (81,778)$      1,054,135$  1,185,646$    973,834$       598,385$     541,574$     

(no assurance is provided)
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ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT
5 YEAR FORCASTED RATIOS

Actual Forecasted
6/30/2022 6/30/2023 6/30/2024 6/30/2025 6/30/2026 6/30/2027 6/30/2028

Current Ratio
Total current assets 1,738,742$  1,329,522$  1,243,037$  2,187,396$  3,108,234$  3,382,453$  3,599,736$  

Current Liabilites 279,568       173,817       250,687       309,724       316,064       322,386       328,833       
Current Notes Payable 20,462         21,742         -                  -                  139,293       142,460       145,698       

300,030       195,559       250,687       309,724       455,357       464,846       474,531       

Current Ratio 5.8               6.8               5.0               7.1               6.8               7.3               7.6               

Note: first 2 years of USDA is interest only to help build up funds after construction costs

Unrestricted Days Cash on Hand
Cash 1,381,670    495,545       772,197       1,656,761    2,434,892    2,702,000    2,912,032    
Expenditures 2,292,265    4,521,208    10,557,218  3,200,962    3,496,580    3,957,472    4,101,396    

UDCOH 220.0           40.0             26.7             188.9           254.2           249.2           259.2           

Note: EIAA will use draw downs from construction loan to cover costs for the construction

Debt Service Coverage
Rev/Exp 26,513         (81,778)       1,054,135    1,185,646    973,834       598,385       541,574       
Debt Service 62,649         66,807         623,000       182,250       182,250       317,844       317,844       

Debt Service Coverage 0.4               (1.2)             1.7               6.5               5.3               1.9               1.7               

Note: EIAA  will normalize after interest only portion of USDA is over in two years

(no assurance is provided)
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ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT BOARD  

AGENDA 

REGULAR MEETING 

5:30 P.M., P.S.T, Tuesday April 18, 2023 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 

1031 RAILROAD STREET, ELKO, NEVADA 

 

NOTICE OF REGULAR BOARD MEETING 

 

 The Elko Institute for Academic Achievement Board will meet in regular session at 5:30 

P.M., P.S.T, Tuesday April 18, 2023 

  

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT (“EIAA”), 1031 Railroad   

             Street, Elko, NV 89801, at 5:30 P.M., P.S.T. 

 

Attached with this notice is the agenda for said meeting of the Board. 

In accordance with NRS 241.020, the public notice and agenda was posted on the EIAA   

             Website, www.eiaanv.net, and the following locations: 

 

1. ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT- 1031 Railroad Street, 

Elko, NV 89801 

Members of the public may also view the meeting online via the link, 

 

Topic: Board Meeting 4/18/2023 

Time: Apr 18, 2023 05:30 PM Pacific Time (US and Canada) 

 

Join Zoom Meeting 

https://us02web.zoom.us/j/87037900866?pwd=TUd2a3ltM0M1eFlkTUJ2NXpSbGlRUT09 

 

Meeting ID: 870 3790 0866 

Passcode: 952724 

One tap mobile 

+12532050468,,87037900866#,,,,*952724# US 

+12532158782,,87037900866#,,,,*952724# US (Tacoma) 

 

Any public comments may be submitted to llynch@eiaanv.net  up to the date of the scheduled 

meeting.  The public may contact Lori Lynch, 1031 Railroad Street, Elko, NV 89801 or by 

calling (775) 738-3422 to request supporting material for the meeting described herein. The 

agenda and supporting material is available at EIAA, 1031 Railroad Street, Elko, NV. 

  

                                            NOTICE TO PERSONS WITH DISABILITIES 

Members of the public who are disabled and require special accommodations or assistance at the 

meeting are requested to notify Lori Lynch, 1031 Railroad Street, Elko, NV 89801 or by calling 

(775) 738-3422.   

                                                                                       

     ________________________________ 

https://us02web.zoom.us/j/87037900866?pwd=TUd2a3ltM0M1eFlkTUJ2NXpSbGlRUT09
mailto:llynch@eiaanv.net


                                                                                              Lori Lynch 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT BOARD  

AGENDA 

REGULAR MEETING 

5:30 P.M., P.S.T, Tuesday April 18, 2023 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 

1031 RAILROAD STREET, ELKO, NEVADA 

 

                                            NOTICE TO PERSONS WITH DISABILITIES 

 

Members of the public who are disabled and require special accommodations or assistance at the 

meeting are requested to notify Lori Lynch, 1031 Railroad Street, Elko, NV 89801 or by calling 

(775) 738-3422.   

 

NOTICE:  President of the Board reserves the right to change the order of the agenda and 

if the agenda is not complete, to recess the meeting and continue on another specified date 

and time. The Board may combine two or more agenda items for consideration; and the 

Board may remove an item from the agenda or delay discussion relating to an item on the 

agenda at any time. In the event that public comment is allowed during any agenda item, 

the President reserves the right to limit such comment and terminate any further 

comments. The President reserves the right to place any restrictions on comments by the 

general public. Any such restrictions must be reasonable and may restrict the time, place, 

and manner of the comments, but may not restrict comments based upon viewpoint. 

 

1. Call to Order and Roll Call.  

 

2.   Public Comment. (Discussion) This is a period devoted to comments by the general public, if 

any, and discussion of those comments. In the interest of privacy and due process, the public 

is requested to not raise personnel issues, except in a legally noticed closed personnel session 

of the board. No action may be taken upon a matter raised. There is a 3-minute time limit for 

each person commenting. (NON-ACTION ITEM) 

 

3.   Consent Agenda. Information concerning the following consent agenda items has been 

forwarded to each Board member for study prior to this meeting. Unless a Board member or 

visitor in the audience has a question concerning a particular item and asks that it be 

withdrawn from the consent list, the items are approved at one time by the Board of Trustees. 

(a.) Approval of minutes of previous meetings. The minutes of the meetings for March 21, 

2023, will be reviewed for possible correction, if necessary. (b.) Approval of the financial 

statements. (FOR POSSIBLE ACTION). 

 

4.   Review, discussion, and approval/disapproval of ongoing items and updates of current 

projects requiring possible board action for the Capital Campaign and Facilities, and matters 

related thereto.   (FOR POSSIBLE ACTION) 

 

This is an ongoing discussion regarding the construction of a new facility for EIAA. 

 



5.   Review, discussion, and approval/disapproval of the 2023-24 school calendar, and matters 

related thereto.  (FOR POSSIBLE ACTION) 

  

 Pursuant to NRS, we are required to submit an approved annual calendar to the Department 

of Education.  This calendar reflects the four-day school week previously approved by the 

board.  

 

6.  Review, discussion, and possible approval/disapproval to submit a letter of intent on behalf of 

EIAA to request a good cause exemption from the established timeline of March 1 to submit 

an amendment request to occupy the permanent location at 905 W. Main Street as set forth 

within the Charter Authority timelines. (FOR POSSIBLE ACTION). 

 

7.  Review, discussion, and possible approval/disapproval to submit a Facility Amendment to 

occupy the permanent location at 905 W. Main Street.  (FOR POSSIBLE ACTION). 

 

8.   Introduction and First reading of Elko Institute of Academic Achievement Recording Policy 

prohibiting all employees, students and other visitors or guests from secretly recording all 

speaking, including, without limitation, conversations, lectures, lessons, discussions, 

presentations and statements occurring on school property, whether the speaking is taking 

place in person, on the telephone, or otherwise.   (FOR POSSIBLE ACTION). 

 

9.   Review and discussion of board training provided to the EIAA board. (NON-ACTION 

ITEM). 

 

10. Review, discussion of administrative reports, presented by Ashley Perkins, concerning staff 

training, professional development, teacher observations, grants, enrollment, and testing. 

(NON-ACTION ITEM) 

 

11. Review, discussion of PTSO activities, finances, and upcoming events presented by a PTSO 

representative. (NON-ACTION ITEM) 

 

12. Public Comment. (Discussion) This is a period devoted to comments by the general public, if 

any, and discussion of those comments. In the interest of privacy and due process, the public 

is requested to not raise personnel issues, except in a legally noticed closed personnel session 

of the board. No action may be taken upon a matter raised. There is a 2-minute time limit for 

each person commenting. (NON-ACTION ITEM) 

 

13. Board Reflection Period (Discussion). This agenda item is to provide time for the board to 

reflect on items of concern addressed by public comment and or items that need to be set on 

the agenda for future meetings. (NON-ACTION ITEM) 

 

14.  Adjournment. (FOR POSSIBLE ACTION) 

  



ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT BOARD  

MINUTES 

REGULAR MEETING 

5:30 P.M., P.S.T, Tuesday April 18, 2023 

ELKO INSTITUTE FOR ACADEMIC ACHIEVEMENT 

1031 RAILROAD STREET, ELKO, NEVADA 

 

                                            NOTICE TO PERSONS WITH DISABILITIES 

 

 

1. Call to Order and Roll Call.   

 

Board members present were: Dennis Zimmerman, Nate Mildren, Jim Winer, Demar 

Dahl, Christopher McAnany. Brandy Anderson, and Laila Miguel.   Staff present were 

Ashley Perkins & Lori Lynch: PTSO member present: Danielle Hutchinson. 

 

2. Public Comment. (Discussion) This is a period devoted to comments by the general public, if 

any, and discussion of those comments. In the interest of privacy and due process, the public 

is requested to not raise personnel issues, except in a legally noticed closed personnel session 

of the board. No action may be taken upon a matter raised. There is a 3-minute time limit for 

each person commenting. (NON-ACTION ITEM) 

 

No public comment were presented. 

 

3. Consent Agenda. Information concerning the following consent agenda items has been 

forwarded to each Board member for study prior to this meeting. Unless a Board member or 

visitor in the audience has a question concerning a particular item and asks that it be 

withdrawn from the consent list, the items are approved at one time by the Board of Trustees. 

(a.) Approval of minutes of previous meetings. The minutes of the meetings for March 21, 

2023, will be reviewed for possible correction, if necessary. (b.) Approval of the financial 

statements. (FOR POSSIBLE ACTION). 

 

Winer asked that there be corrections made to the March 21 draft minutes to have it reflect 

Legal Counsel Attorney Richard Barrows.  He also stated there are two paragraph fives and 

one needs to be changed to 6. 

 

Winer asked for a breakdown of 3 items in the financials to be sent by email for review. 

 

A motion was made by Winer, seconded by McAnany, to approve the minutes with 

mentioned corrections and March financials.                                                  

Motion Carried Unanimously. 

 

4.   Review, discussion, and approval/disapproval of ongoing items and updates of current 

projects requiring possible board action for the Capital Campaign and Facilities, and matters 

related thereto.   (FOR POSSIBLE ACTION) 



 

This is an ongoing discussion regarding the construction of a new facility for EIAA. 

 

 Lynch stated the appraisal is underway and should be done by next week or the following 

week at latest.  She reminded the board that the USDA loan cannot exceed the appraised 

amount. USDA has asked the appraiser to come out and do a physical inspection which 

added $1,500 to the appraisal.   

 

Once the appraisal is complete, the Letter of Conditions can be completed from USDA which 

is the only thing being waited on.  Legal Counsel Rich Barrows has also submitted bid the 

documents to USDA for approval.  

 

 Lynch and Perkins are meeting weekly the engineers, finance team, architectural team and, 

construction team.  

 

 April 29 the Architectural plans will be at 90%, so they can be submitted to USDA for 

approval.  May 1 is when Architectural plans should be completed, which will then go to the 

city for building permits.  Once the plans are submitted for permits, we will advertise for bids 

for a period of three weeks.   We hope bids will be submitted by the third week of May.   

Once bids are open, they have to go back to USDA to be approved. The pre- bid is set for 

May 11 and is mandatory for all bidders to attend.   

 

A Conditional Use Permit has been submitted to the city.  The traffic study has been 

submitted which provides two options.  Option 1 is a median and option 2 is a traffic light.  If 

the median is approved, it will be around $100,000 instead of a million-dollar cost.  USDA is 

not taking the traffic light out until the city decides what they are going to approve.  The 

Planning Commission meeting is May2.  

 

 Perkins stated the bids will include an additive alternate which will replace the light poles 

that need it since one did fall over. 

 

 The engineers have talked about changing the roof top units, but that would mean a lot of 

new ducting.  There has been discussions about changing the ceiling height as well.  

 

 CC communications was selected to be the provider for internet.  

 

There has been backflow inspections on both the sprinkler and water system with all being 

good after being checked.  

 

 The Capital Campaign has had a lot of positive feedback from local businesses who want to 

partner with the school and make contributions. 

 

          No Action Was Taken. 

  

5.   Review, discussion, and approval/disapproval of the 2023-24 school calendar, and matters 

related thereto.  (FOR POSSIBLE ACTION) 

  



 Pursuant to NRS, we are required to submit an approved annual calendar to the Department 

of Education.  This calendar reflects the four-day school week previously approved by the 

board.  

 

 Perkins stated that the proposed EIAA calendar very closely matches the Elko County School 

Districts calendar. The current calendar does reflect the four- day school week approved by 

the board.  The parent- teacher conferences will be on Thursday and Friday, so we will only 

be missing 2 instructional days instead of 4 for conferences.  

 

 This next year will look different than it normally would due to the split campuses until the 

school is completed:  K-4 will be on one start time and 5-8 will be on a different start time.  

 

 All the grade levels are still well over their seat-time minutes with 6-8 grades having about 9 

extra days of time.  

 

     The new schedule includes 147 instructional days, and all staff will be at the school on Friday 

for 10 common professional development days. The staff will be split on an A/B schedule 

where there will be at least one staff for each pod to cover interventions and credit recovery 

time.  

 

 Demar Dahl left the board meeting. 

 

 Perkins doesn’t see attendance being an issue moving to a four-day school week 

 

 A motion was made by Winer, seconded by Anderson, to approve the 2023-24 school 

calendar as submitted.                                                    Motion Carried Unanimously. 

  

 6.  Review, discussion, and possible approval/disapproval to submit a letter of intent on 

behalf of EIAA to request a good cause exemption from the established timeline of March 1 

to submit an amendment request to occupy the permanent location at 905 W. Main Street as 

set forth within the Charter Authority timelines. (FOR POSSIBLE ACTION). 

 

 This letter needs to be submitted to the Charter Authority asking for permission to submit a 

charter amendment outside the allotted timeframe of March 1.    

  

 A motion was made by Mildren, seconded by McAnany, to approval a Good Cause 

Exemption letter be submitted to the Charter Authority asking for an amendment to our 

permanent location.                                  Motion Carried Unanimously. 

  

7.  Review, discussion, and possible approval/disapproval to submit a Facility Amendment to 

occupy the permanent location at 905 W. Main Street.  (FOR POSSIBLE ACTION). 

 

 A motion was made by Mildren, seconded by Anderson, to submit a Facility Amendment 

application to the Charter Authority to occupy the facility at 905 W Main St. 

                                                       Motion Carried Unanimously. 

 



8.   Introduction and First reading of Elko Institute of Academic Achievement Recording Policy 

prohibiting all employees, students and other visitors or guests from secretly recording all 

speaking, including, without limitation, conversations, lectures, lessons, discussions, 

presentations and statements occurring on school property, whether the speaking is taking 

place in person, on the telephone, or otherwise.   (FOR POSSIBLE ACTION). 

 

 There was a discussion on the policy needs and whether it needs to be written and/or 

reviewed by an attorney.  Suggestions were made about the verbiage and the extent to which 

this policy should be directed.   

 

 The policy will come back with the suggested edits knowing we will need to revisit this 

policy multiple times.  

  

 A motion was made by McAnany, seconded by Mildren to include the amendments to 

the first reading of EIAA recording policy and present the revised copy at the next 

board meeting.                                                     Motion Carried Unanimously. 

 

9.   Review and discussion of board training provided to the EIAA board. (NON-ACTION 

ITEM). 

 

 No action was taken.  

 

10. Review, discussion of administrative reports, presented by Ashley Perkins, concerning staff 

training, professional development, teacher observations, grants, enrollment, and testing. 

(NON-ACTION ITEM) 

 

 Perkins reported on the following: 

• parent teacher conferences were just completed and discussions of retentions and 

what grades need to hold spots for the 2023-24 school year. 

• 404 students are on the waitlist, and the lottery will be opened depending on students 

that will be returning.  

• There is $132,000 in grants from both state and federal. A few more grants are being 

submitted. 

• Calendars for next year have been reviewed to help steer contracts for next year. 

Perkins will bring a contract so we can see what they look like. 

• Policies have been reviewed to see what adjustments need to be made. Ultimately 

Perkins would like all policies to be on the website so each parent can view as needed. 

• Teacher manuals, parent and student handbooks are also being worked on.  

• Final budgets are due in May. Lynch stated they did apply for the Opportunity 180 

grant which is $2,000 per student. We qualify for that grant since we are expanding 

and offer high quality seats. 

• SBAC testing starts next week for 8th grade ELA.  K-3 MAP testing for ELA will be 

completed this week which counts towards our star rating. Last year we were 63% 

proficiency. 

• Perkins stated she has not heard anything from the state about coming out to review 

us during testing. 



• All 5 positions have been accepted for the next year teaching positions. 

  

 

11. Review, discussion of PTSO activities, finances, and upcoming events presented by a PTSO 

representative. (NON-ACTION ITEM) 

 

  Hutchinson reported: 

• The election meeting was April 11 and all positions have been filled except for the 

Social Media Director. This person also monitors everything posted prior to it being 

accepted on the Facebook page.  

• EIAA bookfair was successful and raised $3,800 and the scholastic fund is sitting at 

$11, 600. 

• Recess hot lunch raised $500 which will allow us to get new awnings for outdoors. 

• Dreez has been cooking our meat at no charge and Bonanza has been donating the 

produce.  We have a thank you letter from the kids for their donations. 

• The Talent Show had a lower attendance than normal and made a profit of $200 

• The milk program will end earlier than normal due to sales being down. 

• The last event of the year will be June 6 and that will be Field Day 

 

 Lynn Hoffmann joined the meeting on zoom. 

 

12. Public Comment. (Discussion) This is a period devoted to comments by the general public, if 

any, and discussion of those comments. In the interest of privacy and due process, the public 

is requested to not raise personnel issues, except in a legally noticed closed personnel session 

of the board. No action may be taken upon a matter raised. There is a 2-minute time limit for 

each person commenting. (NON-ACTION ITEM) 

 

 No comments were presented. 

 

13. Board Reflection Period (Discussion). This agenda item is to provide time for the board to 

reflect on items of concern addressed by public comment and or items that need to be set on 

the agenda for future meetings. (NON-ACTION ITEM) 

 

 Miguel gave her official resignation but did say she will stay through the end of June.  This 

will be on the next agenda for the board to accept. 

 

 Zimmerman stated he loved the discussion on the policy changes being made. 

  

 Lynch stated Nevada Gold Mines will be attending the May meeting for the board to 

recognize them for their contribution to the new facility.  We will want to decide how we 

want to recognize them. 

 

There are also two 8th graders that Lynch wants to bring to the board for recognition for their 

community involvement. She also states she will bring back the recording policy for 

clarification. The Conditional Use Permit will be completed by then, and the bids will be out 

and active by the May meeting, so we will need to determine if there will need to be more 

meetings needed.         



14.  Adjournment. (FOR POSSIBLE ACTION) 

  

 A motion was made by Mildren, seconded by Miguel, to adjourn the meeting                                                      

          Motion Carried Unanimously 
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PURCHASE AND SALE AGREEMENT 

This Purchase and Sale Agreement (“Agreement”) is made and entered in as of November 

_______, 2022 (“Effective Date”), by and between GEOTHERMAL INDUSTRIAL PARK OF 

ELKO, LLC, a Nevada limited liability company (“Seller”), and the ELKO INSTITUTE FOR 

ACADEMIC ACHIEVEMENT, a Nevada Public Charter School and/or its assigns(“Buyer”). 

Seller and Buyer are sometimes referred to herein individually as a “Party”, and collectively as 

the “Parties”. 

Seller hereby agrees to sell and convey the Property (defined below) to Buyer, and Buyer 

hereby agrees to purchase and accept conveyance of the Property from Seller, subject to the terms 

of this Agreement. 

1 

Definitions 

As used in this Agreement, the following capitalized terms will have the respective 

meanings set forth below: 

1.1 Addressee. 

Defined in Section 7.3(b). 

1.2 Assumed Conditions. 

Defined in Section 5.1 

1.3 Building. 

The building located on the Property consisting of approximately 32,000 square feet. 

1.4 Casualty Loss Notice. 

Defined in Section 4.2 

1.5 Closing. 

The consummation of the purchase and sale of the Property, as contemplated under this 

Agreement. 

1.6 Closing Date. 

On or before December, 31 2022. 

1.7 Condemning Authority. 

Defined in Section 4.3. 

1.8 Deed. 

16th
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A Grant, Bargain, and Sale Deed subject to all matters of record and conditions disclosed 

by a survey of the Property in the form attached hereto as Exhibit “A”. 

1.9 Delinquent Revenues. 

Defined in Section 3.6(c). 

1.10 Earnest Money. 

None. 

1.11 Escrow. 

Defined in Section 2.2(a). 

1.12 Escrow Agent. 

Stewart Title Company, 810 Idaho Street, Elko, Nevada 89801   

 

1.13 Lease 

Intentionally deleted. 

1.14 Material Damage. 

Defined in Section 4.2. 

1.15 Notice. 

Defined in Section 7.3. 

1.16 Person. 

Any natural individual, any legal entity, or any trust. 

1.17 Property. 

That certain real property located at 905 W. Main Street in Elko, Nevada, APN 001-694-

006, more particularly described on Exhibit “B” attached hereto and incorporated herein by this 

reference, together with the Building and any other improvements thereon, along with all of 

Seller’s rights and privileges appurtenant thereto, including, without limitation, all appurtenances, 

oil and gas rights, privileges, easements, water and mineral rights and any right, title or interest in 

and to any land lying in any adjacent public street or road benefitting such property (the 

“Property”). 

1.18 Purchase Price. 
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Subject to increase as set forth in Section 2.1, an amount equal to TWO MILLION FOUR 

HUNDRED THOUSAND DOLLARS ($2,400,000.00), which is payable in accordance with 

Section 1.  

1.19 Revenues 

Defined in Section 3.6(c). 

1.20 Title Commitment. 

A commitment for title insurance with respect to the Property disclosing all matters of 

record and other matters of record that relate to the title to the Property and detailing Escrow 

Agent’s requirements for Closing the Escrow and issuing (or causing its underwriter to issue) the 

Title Policy. 

1.21 Title Policy. 

At the Closing and as a condition to Buyer’s obligations hereunder, the title insurer must 

furnish and deliver to Buyer an ALTA standard-coverage owner’s title policy of insurance (the 

“Title Policy”) and to Buyer’s lenders an ALTA extended-coverage loan policy of title insurance 

(or the unconditional commitment of title insurer to issue such policies), issued in the full amount 

of the purchase financing, insuring the priority of the deed of trust for Buyer’s lender and insuring 

Buyer that marketable, indefeasible, fee-simple title to the Property is vested in Buyer effective as 

of the Closing Date, subject only to those exceptions permitted by Buyer or its lenders in writing, 

together with all title endorsements required by Buyer or its lenders. Buyer shall pay the cost of 

any other endorsements as requested by Buyer or its lenders. In the event the title insurer is 

unwilling or fails to issue the title policies to Buyer and Buyer’s lenders at the Closing (or 

unconditional commitments to do so) that satisfy all the conditions and requirements contained in 

this Section 1.21, then Buyer, at its option may terminate this Agreement by notice to Seller and 

Escrow Agent at any time prior to the Closing.  

1.22 Transaction. 

The purchase and sale of the Property, as contemplated under this Agreement. 

2 

Consideration 

2.1 Purchase Price. 

The Purchase Price in the amount equal to $2,400,000.00 for the Property will be payable 

by Buyer to Seller at the Closing by wire transfer of immediately available funds. 

Opening of Escrow. 

 (a) Opening of Escrow.  Promptly upon the execution of this Agreement, the 

Parties will deliver a fully executed copy of this Agreement into an escrow account with Escrow 

Agent, Stewart Title, Pam Aquire (“Escrow”). The Parties will execute and deliver to Escrow 
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Agent any customary additional or supplementary instructions as may be necessary or convenient 

to close the transaction contemplated by this Agreement, to the extent they are consistent with this 

Agreement and are reasonably acceptable to the Parties.  With ten (10) days after the opening of 

Escrow, Seller shall deliver the Title Commitment to Buyer. 

 (b) Intentionally deleted.     

3  

Due Diligence 

3.1 Due Diligence Period. 

 Due Diligence shall extend from the opening of escrow until 10 days prior to date of 

closing.   

3.2 Closing Date. 

The Closing will take place at the office of the Escrow Agent on the Closing Date. Buyer 

shall have the right to accelerate the Closing Date as specified herein upon 72 hours’ prior written 

notice to Seller and Escrow Agent. 

 

3.3 Seller’s Closing Deliveries. 

On or before the date that is one business day before the Closing Date, Seller will deliver 

to Escrow Agent the Deed and such other documents as may be reasonably required by Escrow 

Agent to facilitate the Closing (including, without limitation, a customary owner’s affidavit in 

form reasonably acceptable to Seller to the extent required to issue the ALTA extended-coverage 

Owner’s policy of title insurance). 

3.4 Buyer’s Closing Deliveries. 

On or before the Closing Date, Buyer will deliver to Escrow Agent (a) the Purchase Price, 

after adjustment for all net prorations, closing costs, and other funds required to be paid or provided 

by Buyer under this Agreement; and (b) such other documents as may be reasonably required by 

Seller or Escrow Agent. 

3.5 Closing Costs and Other Payments. 

(a) Seller. Upon the Closing, Seller will pay (1) 50% of any escrow fee charged 

by Escrow Agent; (2) 50% of the recording costs for the Deed; (3) the premium for the Title Policy; 

and (4) the cost of removing any monetary liens which arise by, through or under Seller. 

(b) Buyer. Upon the Closing, Buyer will pay: (1) 50% of any escrow fee 

charged by Escrow Agent; (2) 50% of the recording costs for the Deed; (3) the cost of upgrading 

the Title Policy to an extended coverage title policy; (4) the cost of any title endorsements issued 

in connection with the Title Policy; and (5) the cost differential between the premium for the Title 
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Policy and the premium for the ALTA extended-coverage Owner’s policy of title insurance in the 

amount of the purchase financing; and (6) the premium for the Loan policy of title insurance. 

3.6 Prorations. 

The below items will be prorated between the Parties at the Closing by increasing or 

decreasing, as the case may be, the funds to be delivered by Buyer at the Closing and the amount 

to be disbursed to Seller at the Closing, with all items pertaining to the month of Closing to be 

prorated based on the actual number of days in the month in which the Closing occurs: 

(a) Real property taxes and assessments with respect to the Property will be 

prorated based upon the latest available tax information such that, subject to the terms of the Sale, 

Seller will be responsible for all such taxes and assessments levied against the Property to and 

including the day before the Closing Date, and Buyer will be responsible for all such taxes and 

assessments levied against the Property for the Closing Date and all periods thereafter. 

(b) All costs and expenses with respect to the operation and maintenance of the 

Property, and all assessments, dues, or other charges due under any covenants, conditions, and 

restrictions against the Property, will be prorated such that, subject to the terms of the Sale, Seller 

will be responsible for all such costs and expenses to and including the day before the Closing 

Date, and Buyer will be responsible for all such costs and expenses for the Closing Date and all 

periods thereafter. The Parties will cooperate to effectuate the transfer of any utilities to Buyer and 

will endeavor to have all utility meters read by the appropriate utility companies as of the Closing 

Date. 

(c) All rents, reimbursements, income, revenue, operating costs, Additional 

Rent and other charges pertaining to the Lease or otherwise with respect to the Property 

(collectively, “Revenues”) actually collected by Seller on or prior to the Closing (excluding  

security deposits) shall be prorated such that Seller shall be entitled to all such Revenues accruing 

up to and including the day prior to the Closing, and Buyer shall be entitled to all such Revenues 

for the Closing Date and all periods thereafter; provided, to the extent tax reimbursements, 

operating costs and CAM charges are “trued-up” on an annual basis, Seller and Buyer shall adjust 

the prorations promptly following the date of such “true-up”.  However, there shall be no 

adjustment of the amount of funds to be delivered by Buyer at the Closing for Revenues from the 

Property which are attributable to the periods prior to and including the day prior to the Closing 

but which have not actually been collected by Seller as of the Closing Date (the “Delinquent 

Revenues”).  All Delinquent Revenues are included in the Purchase Price and shall be paid by 

Buyer to Seller at Closing. 

(d) Intentionally deleted.  

(e) Each Party shall pay its own legal and accounting costs. 

(f) All other costs and expenses shall be allocated or prorated as of the Closing 

Date in the manner customary in Elko County, Nevada, for transactions of this type. 
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3.7 Actions of Escrow Agent. 

Upon the Closing, Escrow Agent will promptly undertake the following actions: 

(a) Recording. Escrow Agent will cause the Deed and any other documents 

that the Parties may mutually direct to be recorded in the official records of Elko County, Nevada, 

and obtain conformed copies of such documents for distribution to the Parties. 

(b) Disbursement of Funds. Escrow Agent will disburse all funds deposited 

with Escrow Agent by Buyer as follows (and in the following order): 

(1) pay all closing costs and other payments described in Section 3.5 

which are to be paid through Escrow; and 

(2) after deducting from the Purchase Price all of the items that are 

chargeable to the account of Seller as provided in Section 3.5(a), adding to the Buyer’s costs all of 

the items that are chargeable to the account of Buyer as provided in Section 3.5(b), and either 

deducting from the Purchase Price or adding to the Seller credits (as appropriate) the net amount 

of the prorations pursuant to Section 3.6, disburse the Purchase Price to Seller in accordance with 

separate wiring instructions to be delivered to Escrow Agent by Seller. 

(c) Delivery of Documents. Within a reasonable time after the Closing Date, 

Escrow Agent will (1) issue and promptly deliver the original Title Policy to Buyer and Buyer’s 

lender; and (2) deliver a conformed copy of the recorded Deed to each Party. 

3.8            Title.     At Closing Seller will convey good and marketable title to Buyer free 

and clear of all liens and encumbrances. 

3.9 Conditions to Seller's Obligations:  The performance by Seller of Seller's 

obligations under the terms of this Agreement, is conditioned upon the satisfaction or waiver by 

Seller of each of the following: 

 

(a)That Buyer is not in material breach of the Agreement at the time for closing;  

 

(b) That the representations and warranties made by Buyer are substantially 

correct on the closing date, except as affected by transactions contemplated herein and changes 

occurring in the ordinary course of business, with the same force and effect as though such 

representations and warranties had been made on the closing date; and 

 

(c) That the Sale Closes no later than December 31, 2022. 

 

3.10  Conditions to Buyer's Obligations:  The performance by Buyer, of Buyer's 

obligations under the terms of this Agreement, is conditioned upon the satisfaction or waiver by 

Buyer of each of the following: 

 

(a)  That Seller is not in material breach of the Agreement at the time for 

closing. 
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(b)  That the representations and warranties made by Seller are substantially 

correct on the closing date, except as affected by transactions contemplated herein and changes 

occurring in the ordinary course of business, with the same force and effect as though such 

representations and warranties had been made on the closing date; 

 

(c) The Buyer's ability to obtain a loan from a commercial lender on terms 

acceptable to the Buyer for at least $1,900.000.00 for delivery to Escrow prior to Closing.  

Immediately after execution of this Agreement, Buyer agrees to diligently, and in good faith, file 

and process the loan application to obtain a loan commitment as soon as is reasonably possible. 

(d)  Approval by Buyer, to Buyer's reasonable satisfaction, of the condition of 

the Property; 

 

(e)  Approval by Buyer, to Buyer's reasonable satisfaction, of the environmental 

condition of the Property; 

(f)  There having occurred, prior to the Closing, no material adverse change in 

the condition of, or title to, the Property; 

 

(g)  All reasonable objections by Buyer to the Property arising out of an 

Americans with Disabilities Act ("ADA") compliance assessment by a licensed architect or 

qualified inspector have been waived by Buyer or remediated by Seller by date of Closing; and 

 

(h) That the Real Property and all Equipment will be as of the closing date, in 

the same or better condition and working order as it was at the date of this Agreement, less 

reasonable wear and tear.   

 

3.11  Option to Purchase:   

The Seller hereby grants an option to purchase the adjoining 3.4699 acre parcel 

(APN 001-694-008) to the buyer for ONE HUNDRED AND FIFTY THOUSAND 

DOLLARS ($150,000.00) per acre, for a total purchase price of FIVE HUNDRED 

AND TWENTY THOUSAND THREE HUNDRED AND FIFTY DOLLARS 

($520,350.00).  Buyer may exercise this option to purchase at any time between the 

Closing Date and December 31, 2025, by giving the Seller notice of Seller’s intent to 

exercise the option to purchase, at which time a separate escrow and Purchase and 

Sales Agreement will be agreed upon and executed.  If the option to purchase is not 

exercised on or before December 31, 2025, it shall expire on that date. 
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4  

Risk of Loss; Casualty; Condemnation. 

4.1 Risk of Loss. 

Until the Closing, the risk of loss will be upon Seller, except for any loss caused by Buyer.  

After the Closing, the risk of loss will be upon the Buyer. 

4.2 Casualty. 

If, before Closing, the Property is damaged by a casualty, Seller will deliver to Buyer notice 

of the casualty together with Seller’s determination as to whether the damage constitutes a Material 

Damage (“Casualty Loss Notice”). For purposes of this Section, “Material Damage” means (a) 

damage to the Property that is of such nature that the cost of restoring the Property to its condition 

before the casualty will, in Seller’s reasonable determination, exceed $100,000, whether or not 

such damage is covered by insurance; or (b) any damage that would reduce the value of the 

Property by $100,000 or more. If, before Closing, the Property sustains Material Damage by a 

casualty, Buyer may, at Buyer’s option, terminate this Agreement by delivering Notice to Seller 

by the earlier of: (1) 30 days after Buyer’s receipt of the Casualty Loss Notice; or (2) the Closing 

Date. If the Property is damaged by a casualty but does not sustain Material Damage, then: (A) the 

Parties will proceed to Closing in accordance with the terms of this Agreement; and (B) Buyer will 

receive a credit against the Purchase Price in the estimated amount of the cost to complete the 

repair of such non-Material Damage following Closing. If the Property sustains Material Damage 

by a casualty but Buyer elects not to terminate this Agreement as a result thereof, then the Parties 

will proceed to the Closing and: (I) the Purchase Price will be reduced by the amount of Seller’s 

casualty insurance policy deductible; and (II) Seller will (at the Closing) assign to Buyer all of 

Seller’s rights in and to any insurance proceeds which may become available as a result of the 

casualty at issue. If Buyer elects to terminate this Agreement under this Section, thereafter neither 

Party will have any further rights or obligations under this Agreement, except as otherwise 

specifically provided in this Agreement. 

4.3 Condemnation. 

As used in this Section, “condemnation” or “condemned” will mean the exercise of, or 

intended exercise of the power of eminent domain expressed in writing, or the filing of any action 

or proceeding for such purpose, by any person, entity, city, body, agency, or authority having the 

right or power of eminent domain (“Condemning Authority”), and will include a voluntary sale 

by Seller to any such Condemning Authority, either under the threat of condemnation or while 

condemnation proceedings are pending, and the condemnation will be deemed to occur upon the 

actual physical taking of possession pursuant to the exercise of such power of eminent domain. If 

all of the Property is condemned before the Closing Date, this Agreement will terminate and 

Escrow will be canceled, and the entire award from the Condemning Authority will be the sole 

property of Seller, and Buyer agrees and hereby irrevocably assigns to Seller all of its right, title, 

and interest in and to any and all such award. If, before Closing, a taking or condemnation relating 

to only a nonmaterial portion of the Property has occurred or is threatened, the Closing will take 

place as provided in this Agreement, except that the Purchase Price will be reduced by the amount 

of the condemnation award to Seller, and Seller will retain the right to receive the condemnation 
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award. In such event, Buyer agrees to cooperate with Seller and to execute such documents and 

instruments as Seller may reasonably request in order for Seller to obtain such award. 

5 
Representations and Warranties 

5.1 Buyer’s Representations and Warranties. 

Buyer makes the following representations and warranties: 

(a) Neither the execution and delivery of this Agreement nor the consummation 
of the Transaction will result in violation of any judgment, order, permit, writ, injunction, or decree 

of any court, commission, bureau, or agency, or any law, rule, regulation, ordinance, or code by 

which Buyer is bound, or constitute a breach or default under any agreement or other obligation to 

which Buyer is a party or by which Buyer may be bound. 

(b) To the best of Buyer’s knowledge, no legal or administrative proceeding is 
pending or threatened against Buyer that may adversely affect Buyer’s ability to consummate the 

Transaction. 

(c) This Agreement and all related documents required to be executed by Buyer 
are and will be valid and legally binding obligations of, and enforceable against, Buyer in 

accordance with their respective terms, subject to bankruptcy, insolvency, and other similar laws 

affecting the rights of creditors generally. 

(d) Buyer represents and warrants that the property sold under this Agreement 
is being sold to a public educational entity that is operating as a tax exempt, non-profit organization 

in accordance with IRS Regulations (Exhibit C). 

(e) The property has been appraised for SEVEN MILLION FIVE HUNDRED 
TWENTY FOUR THOUSAND DOLLARS ($7,524,000.00) and Seller is selling property to 

Buyer for a discounted sales price of TWO MILLION FOUR HUNDRED THOUSAND 

DOLLARS ($2,400,000.00) which includes a charitable contribution to Buyer in the amount of 

FIVE MILLION ONE HUNDRED TWENTY FOUR THOUSAND DOLLARS ($5,124,000.00) 
(Exhibit D). 

5.2 Seller’s Representations and Warranties. 

(a) Seller is a Nevada limited liability company, duly created and validly

existing pursuant to the law of the jurisdiction of its organization and is duly qualified to do 

business in the State of Nevada (the “State”) and has all requisite power to enter into and perform 

under the terms of this Agreement without any qualification whatsoever. 

(b) The execution, delivery and performance by Seller of this Agreement has

been duly authorized by the members of Seller and no further action is necessary on the part of 

Seller to make this Agreement valid, binding and enforceable.  Neither the execution, delivery nor 

performance by Seller of this Agreement will conflict with or result in a violation of breach of any 

term or provision of nor constitute a default under any of the organizational documents of Seller. 
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(c) There are no material claims, actions, suits, proceedings or investigations 

pending, or to the current actual knowledge of Seller, without any duty of independent inquiry, 

threatened against Seller or the Property which could reasonably be expected to materially impair 

the ability of Seller to fulfill and perform its obligations under this Agreement. 

(d) Seller is the owner of 100 percent of fee simple title to the Property, with a 

First Deed of Trust in favor of Wells Fargo Bank that will be released simultaneous with the 

closing, and has not conveyed, granted, optioned, assigned, or otherwise transferred any estate or 

interest in the Property to any other party, subject to all matters of record. 

(e) Corporate Seller is a limited-liability company which is formed and in good 

standing under the laws of the State of Nevada, and the limited liability company is authorized to 

enter into this Agreement; 

(f) No consent, approval, or authorization of, or declaration, filing, or 

registration with, any United States federal or state governmental or regulatory authority is 

required to be made or obtained by Seller in connection with the execution, delivery, and 

performance of this Agreement and the consummation of the transactions contemplated by this 

Agreement; 

(g) Seller is the owner of all right, title and interest in and to the Property, and, 

upon the satisfaction of the conditions described in this Agreement, may lawfully convey the 

Property to Buyer; 

(h) Seller knows of no actions, suits, claims, investigations or legal or 

administrative or arbitration proceedings pending or threatened against or affecting the Property; 

(i) The Equipment is in good working condition and there is no substantial 

mechanical or structural defects in the improvements on the Property 

(j) The zoning of each parcel of Real Property permits the presently existing 

improvements and the continuation of the Business presently being conducted on such parcel; 

(k) There are no underground storage tanks located on the Real Property in 

which any Hazardous Material, as defined below, has been or is being stored, nor has there been 

any spill, disposal, discharge, or release of any Hazardous Material into, upon, from, or over the 

Property or into or upon ground or surface water on the Property. There are no asbestos-containing 

materials incorporated into the buildings or interior improvements that are part of the Property, or 

into other assets of Seller, nor is there any electrical transformer, fluorescent light fixture with 

ballasts, or other equipment containing PCBs on the Property. As used in this paragraph, 

"Hazardous Material" means any hazardous or toxic substance, material, or waste that is regulated 

by any federal authority or by any state or local governmental authority where the substance, 

material, or waste is located. 

(l) Seller has no knowledge of any environmental issues related to the Property 

other than what has been previously published in numerous environmental reports completed in 

conjunction with “Project Lifesaver” regarding the former Western Pacific Railroad yard at the 
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request of various local, state, and federal agencies.  These reports are available to Buyer and to 

the general public.  

6  

Remedies 

6.1 Seller’s Remedies. 

If the Closing and the consummation of the Transaction do not occur as provided in this 

Agreement by reason of any breach of Buyer, Seller shall have all of its legal and equitable 

remedies.  

6.2 Buyer’s Remedies. 

If Seller fails to perform its obligations pursuant to this Agreement for any reason, then 

Buyer may, as Buyer’s exclusive remedies, to elect:  (a) to waive the contractual obligations of 

Seller in writing; (b) to extend the time for performance by such period of time as may be mutually 

agreed upon in writing by the Parties hereto; (c) to proceed with the purchase of the Property, in 

which event Buyer shall be entitled to specific performance of this Agreement; or (d) to terminate 

this Agreement (subject, however, to Buyer’s right to recover its reasonable attorneys’ fees and 

court costs pursuant to Section 6.3).  No remedy implemented by Buyer shall constitute an election 

of remedies and shall not prohibit Buyer’s exercise of Buyer’s other remedies set forth above.  

6.3 Attorneys’ Fees. 

If any action or proceeding is commenced by either Party to enforce its rights or remedies 

under this Agreement, the prevailing Party in such action or proceeding, including any bankruptcy, 

insolvency, or appellate proceedings, will be entitled to recover its reasonable attorneys’ fees and 

court costs incurred therefrom. 

7  

Miscellaneous 

7.1 Assignment. 

This Agreement will inure to the benefit of and be binding upon the respective successors, 

and assigns of each of the Parties. No Party shall assign this Agreement without the written consent 

of the other Party.  

7.2 Real Estate Commissions. 

Each Party represents and warrants to the other Party that no commission is payable to any 

Person in connection with the Transaction based upon any dealings or actions by the Party making 

such representation. Each Party further agrees to and will indemnify, protect, defend, and hold the 

other Party harmless from and against the payment of any commission to any Person claiming by, 

through, or under the indemnifying Party. This indemnification will extend to any and all claims, 
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liabilities, costs, losses, damages, causes of action, and expenses (including reasonable attorneys’ 

fees and court costs) arising as a result of such claims and will survive the Closing or termination 

of this Agreement. 

7.3 Notices. 

(a) Each Party giving any notice or making any request, demand, reply, advice, 

or other communication provided for or permitted by this Agreement (each, a “Notice”) will give 

the Notice in writing and will use one of the following methods of delivery: (1) hand delivery to 

an authorized agent of the other Party; (2) USPS Certified Mail™ with Return Receipt, postage 

prepaid, and addressed to the other Party as set forth in this Section 7.3; or (3) a nationally-

recognized delivery service, with all fees prepaid, and addressed to the other Party as set forth in 

this Section 7.3. 

(b) Except as provided elsewhere in this Agreement, a Notice is effective only 

if the Party making or giving the Notice has complied with Section 7.3(a) and only if the other 

Party (“Addressee”) has received the Notice. A Notice is deemed to have been received as follows: 

(1) if Notice is delivered in person, or sent by USPS Certified Mail or nationally recognized 

delivery service, upon receipt as indicated by the date and time on the signed receipt; (2) if the 

Addressee rejects or otherwise refuses to accept the Notice, or if the Notice cannot be delivered 

because of a change in address or fax for which no Notice was given, then upon the rejection, 

refusal, or inability to deliver; (3) notwithstanding the foregoing, if any Notice is received after 

5:00 p.m. on a business day where the Addressee is located, or on a day that is not a business day 

where the Addressee is located, then the Notice will be deemed received at 9:00 a.m. on the next 

business day where the Addressee is located. 

(c) The addresses and fax numbers of the Parties for Notice purposes will, until 

changed upon five days’ Notice to the other Party pursuant to this Section 7.3, be as follows: 

 

Seller: 

GEOTHERMAL INDUSTRIAL PARK 

OF ELKO, LLC 

3250 Sundance Drive 

Elko, NV  89801 

 

 

Buyer: 

Elko Institute for Academic Achievement, 

1031 Railroad Street 

Suite 107 

Elko, NV  89801 

 

 

If to Escrow Agent: 

Stewart Title 

810 Idaho Street 

Elko, NV  89801 

 

7.4 Time of the Essence. 

Time is of the essence in all things pertaining to the performance of this Agreement. 
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7.5 Further Assurances. 

Buyer and Seller will execute and deliver such additional papers, documents, and other 

assurances, and will perform such additional acts as are reasonably necessary in connection with 

the performance of their obligations hereunder to carry out the intent of this Agreement. 

7.6 No Waiver. 

No waiver by Buyer or Seller of a breach of any of the terms, covenants, or conditions of 

this Agreement by the other will be construed or held to be a waiver of any succeeding or preceding 

breach of the same or any other term, covenant or condition contained herein. No waiver of any 

default by Buyer or Seller hereunder will be implied from any omission by the other to take any 

action on account of such default if such default persists or is repeated and no express waiver will 

affect a default other than as specified in such waiver. The consent or approval by either Party to 

or of any act by the other requiring the first Party’s consent or approval will not be deemed to 

waive or render unnecessary the consenting Party’s consent or approval to or of any subsequent 

similar acts by the other Party. 

7.7 Severability. 

If any portion of this Agreement is illegal, null, void or against public policy, for any 

reason, or is held by any court of competent jurisdiction to be illegal, null, void or against public 

policy, the remaining portions of this Agreement will not be affected thereby and will remain in 

force and effect to the full extent permissible by law, but only to the extent that performance of 

such remaining provisions would not be inconsistent with the intent and purposes of this 

Agreement. If any provision of this Agreement is declared entirely void or unenforceable, such 

provision shall be deemed severed from this Agreement and this Agreement shall otherwise 

remain in full force and effect. 

7.8 Entire Agreement. 

This Agreement, together with its exhibits, contains the entire agreement of the Parties. 

There are no other agreements, oral or written, between the Parties, and this Agreement may be 

amended only by written agreement signed by the Parties. 

7.9 Survival. 

Except as otherwise expressly provided for in this Agreement, the representations, 

warranties, indemnification obligations, and covenants of the Parties set forth in this Agreement 

will survive consummation of the Transaction and the delivery and recordation of the Deed. 

7.10 Incorporation of Exhibits. 

All Exhibits are incorporated herein by reference. 
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7.11 Section Headings. 

The section headings contained in this Agreement are for convenience only and will in no 

way enlarge or limit the scope or meaning of this Agreement. 

7.12 Counterparts. 

This Agreement may be executed in counterparts. Counterparts may be delivered by email, 

fax, or other form of electronic delivery and facsimile and portable-document-format (“pdf”) 

signatures shall be fully binding upon the Parties and shall be deemed as if originals. 

 

7.13 Governing Law and Venue.  

This Agreement will be governed by State law, without regard to the State’s choice-of-law 

principles. In the event of any legal action to enforce or interpret this Agreement, the sole and 

exclusive initial venue will be a state or federal court of competent jurisdiction located in Elko 

County, Nevada, and the Parties hereby agree to and do hereby submit to the jurisdiction of such 

court. 

7.14 Business Days. 

If any date or any period provided for in this Agreement ends on a Saturday, Sunday, or 

legal holiday, the applicable date or period will be extended to the first business day following 

such Saturday, Sunday, or legal holiday. 

7.15 Time Periods.  

Unless expressly stated otherwise, any computation of time periods permitted or required 

herein stated in “days” shall mean calendar days. The time for performance of any obligation or 

other action under this Agreement shall be deemed to expire at 5:00 p.m. (local time) on the last 

day of the applicable time period provided for herein. 

7.16 Tax Reporting.  

Escrow Agent, as the party responsible for closing the transaction contemplated hereby 

within the meaning of Section 6045(e)(A) of the Code, shall file all necessary information 

reports, returns, and statements (collectively, the “Tax Reports”) regarding the transaction 

required by the Code, including, but not limited to, the Tax Reports required pursuant to Section 

6045 of the Code. Escrow Agent further agrees to indemnify and hold Buyer, Seller and their 

respective attorneys and brokers harmless from and against any and all claims, costs, liabilities, 

penalties or expenses resulting from Escrow Agent's failure to file the Tax Reports Escrow Agent 

is required to file pursuant to this Section 7.17. 

Signatures and Exhibits Follow 
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EXHIBIT A 

Form of Grant, Bargain, and Sale Deed 

When Recorded Mail To: 

1031 Railroad Street, Ste 107 

Elko, Nv 89801 

 

GRANT, BARGAIN, AND SALE DEED 

 

 GEOTHERMAL INDUSTRIAL PARK OF ELKO, LLC, a Nevada limited liability 

company (“Grantor”), does hereby grant, bargain, and sell to ELKO INSTITUTE FOR 

ACADEMIC ACHIEVEMENT, LLC, a Nevada limited liability company (“Grantee”), the real 

property described on Exhibit “A” attached hereto and by this reference made a part hereof, 

together with the tenements, hereditaments, and appurtenances thereunto belonging or in anywise 

appertaining. (the “Property”). 

 

 SUBJECT, HOWEVER, to all matters of record and any matters which may be disclosed 

by an accurate survey of the Property.  

 

 Dated this _____ day of December, 2022. 

 

GEOTHERMAL INDUSTRIAL PARK OF ELKO, LLC, a 

Nevada limited liability company, by its Manager 

 

 

     By:  ______________________________________ 

     Name:  _____________________________ 

     Title:  Manager     

 

STATE OF NEVADA ) 

    )  ss. 

County of Elko  ) 

 

The foregoing instrument was acknowledged before me this ____ day of December, 2022, by 

_________________________, as the Manager GEOTHERMAL INDUSTRIAL PARK OF 

ELKO, LLC, a Nevada limited liability company, on behalf of the company. 

 

____________________________________ 

      Notary Public 

My Commission Expires:  ______________ 



17 

Exhibit A 

(to Grant Bargain, and Sale Deed) 

LEGAL DESCRIPTION 

TO BE INSERTED 
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EXHIBIT B 

Legal Description of Property 

Parcel Number 001-694-006 

Parcel 2, file 582778, formerly assessed as a portion of 001-694-004 being portions of and 

MDB&M 
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April 13, 2015 

Mr. Curtis Zeitelhack 
Wells Fargo Bank 
2222 W. Rose Garden Lane, 1st Floor 
Phoenix, AZ 85027 

Re: Main Street Flex and Office Buildings 
951 & 905 W. Main Street 
Elko, Nevada 89801 
SWPC Reference: C-1504-04
Client Reference:  WF-LA-15-008113-03-1

Mr. Zeitelhack: 

As requested, we have completed an appraisal report of an Industrial located at 951 & 905 W. Main Street in Elko, 
Nevada.  We have provided a detailed description of the subject property, relevant market data, and a description of the 
appraisal process in order to support the valuation scenarios contained in this report. 

The subject property consists of one flex industrial building and one professional office building located on Main Street in 
the southwest area of Elko, Nevada. The flex industrial building is located at 951 W. Main Street (APN 001-694-005). The 
building is a concrete tilt-up structure and contains 33,600 SF (rentable). It was constructed in 2007 and has 6 occupied 
suites. This property has a site size of 2.785 acres. The professional office building is located at 905 W. Main Street (APN 
001-694-006). The building has concrete block construction, which consists of 33,970 SF (rentable) and was constructed
in 2007. This property has a site size of 2.291 acres. Both buildings are 100% occupied by local, regional and national
tenants. Barrick Gold of North America is a national credit tenant (Morningstar rating of BBB-) that occupies the entirety of
the professional office building and 14,400 SF within the flex industrial building. The subject properties are zoned LI, Light
Industrial under the jurisdiction of the City of Elko.

We have read and analyzed all of the property’s leases accounting for 100% of the first year’s potential gross income. 

This report is presented in an Appraisal Report format as defined by USPAP Standards Rule 2-2.  As such, it presents a 
summarized discussion of the data, reason and analysis that was used in the appraisal process to develop one or more 
value indications.  Additional information supporting our analysis is retained in the appraisal work file. 

The client of this report is Wells Fargo Bank.  The intended user of this report is Wells Fargo Bank.  The purpose of this 
report is to assist the client in establishing a new permanent loan.   Wells Fargo reserves the right to use the report for the 
purposes of syndication with other financial institutions or securitization.   

The report date is April 13, 2015.  The requested valuation premise, dates of value, interest appraised and value 
conclusions are illustrated in the following table: 

VALUE CONCLUSIONS
Appraisal Premise Interest Appraised Date Value Conclusion

"As Is" Market Value Leased Fee 4/8/2015 $11,400,000

"As Stabilized" Market Value Leased Fee 4/8/2015 $11,400,000
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The subject property is 100% leased.  Therefore, the “As Is” and “As Stabilized” Market Value indications are the same. 

This appraisal report is intended to satisfy the scope of work and requirements set forth by Wells Fargo Bank and 
Southwest Property Consultants.  The analyses, opinions and conclusions illustrated within this appraisal report were 
developed based upon our interpretation of the requirements and guidelines of the current Uniform Standards of 
Professional Appraisal Practice (USPAP), the requirements of the Code of Professional Ethics and the Standards of 
Professional Appraisal Practice of the Appraisal Institute, the Financial Institutions Reform, Recovery, and Enforcement Act 
of 1989 (FIRREA), Title XI Regulations and all applicable local and state requirements. 

The information, supporting data and calculations leading to an opinion of value are incorporated in the report following 
this letter.  The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, and 
inseparable from, this letter. 

This report is intended to adhere to the scope of work and intended use requested by Wells Fargo Bank.   It is our goal to 
provide meaningful analysis that supports the opinions of value contained herein.  If you have any question or concern 
regarding the attached appraisal report, or, if we can provide additional assistance with this or any other valuation 
assignment, please contact us. 

Sincerely, 

SOUTHWEST PROPERTY CONSULTANTS 

 

Matthew Buxton, MAI  
Principal 
Certified General Real Estate Appraiser 
State of Nevada Certificate No. A.0007839-CG 
Expiration Date: June 30, 2016 
Telephone: 702.485.4441 
Email: matt@swpconsultants.com 
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SUMMARY OF SALIENT DATA AND CONCLUSIONS 
 

 

SUMMARY OF SALIENT DATA AND CONCLUSIONS

PROPERTY DATA

Property Name or Identification Main Street Flex and Office Buildings

Location 905-951 W. Main Street

Interest Appraised Leased Fee

Highest and Best Use (as vacant) Develop Industrial Warehouse

Highest and Best Use (as improved) Flex Industrial and Professional Office

SITE INFORMATION

Area (Net Acres): 5.076

Area (Net SF): 221,111

Zoning LI, Light Industrial

Jurisdiction City of Elko

Census Tract 9510

Assessor's Parcel Number(s) 001-694-005 and 006

IMPROVEMENTS DESCRIPTION

Property Type Professional Office and Flex Buildings

Number of Stories: 2

Construction Type Concrete Tilt-up

Rentable Area 67,570

Year Built 2007

Investment Class B

TENANCY

Type of Occupancy Local, regional and national tenancy

Number of Tenant Spaces 7

Current Occupancy 100.0%

APPROACH TO VALUE "As Is" Market Value Date: 4/8/2015

Cost Approach N/A

Income Approach $11,440,000

Sales Comparison Approach $10,550,000

Reconciled "As Is" Market Value $11,400,000

APPROACH TO VALUE "As Stabilized" Market Value Date: 4/8/2015

Cost Approach N/A

Income Approach $11,440,000

Sales Comparison Approach $10,550,000

Reconciled "As Stabilized" Market Value $11,400,000

INSURABLE REPLACEMENT COST 951 W. Main Street $2,611,370

905 W. Main Street $5,132,080

EXPOSURE AND MARKETING TIME 12 months
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905 W. Main Street Facing East 

 

Main Street Facing North 

 

Rear of Office Building 

 

Parking Area 

 

Entrance to Office Building 

 

Hallway in Office Building 
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Conference Room 

 

Office Cubicles 

 

Typical Office 

 

Training Room 

 

951 W. Main - Flex Industrial 

 

Rear of Flex Industrial 
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Flex Industrial Suite B 

 

Flex Industrial Suite F 

 

Flex Industrial Suite F Warehouse 

 

Flex Industrial Suite G Office 

 

Flex Industrial Suite G Warehouse 

 

Flex Industrial Suites C & D Warehouse 



ASSIGNMENT INTRODUCTION

5 

    © 2 0 1 5  S O U T H W E S T  P R O P E R T Y  C O N S U L T A N T S

ASSIGNMENT INTRODUCTION 
This section is intended to assist the reader in understanding what is being appraised and why.  It illustrates the general 
aspects governing this real estate assignment.  Specifically, we identify the subject property via a general description and 
legal description.  We also introduce the ownership, sales status and listing history.  Our client is identified along with the 
report purpose, intended use and users, property rights appraised, value definition and special client instructions.  We 
define the exposure and marketing time and any extraordinary assumptions or hypothetical conditions that have been 
considered as part of this assignment.  

PROPERTY IDENTIFICATION 

The subject property consists of one flex industrial building and one professional office building located on Main Street in 
the southwest area of Elko, Nevada. The flex industrial building is located at 951 W. Main Street (APN 001-694-005). The 
building is a concrete tilt-up structure and contains 33,600 SF (rentable). It was constructed in 2007 and has 6 occupied 
suites. This property has a site size of 2.785 acres. The professional office building is located at 905 W. Main Street (APN 
001-694-006). The building has concrete block construction, which consists of 33,970 SF (rentable) and was constructed
in 2007. This property has a site size of 2.291 acres. Both buildings are 100% occupied by local, regional and national
tenants. Barrick Gold of North America is a national credit tenant (Morningstar rating of BBB-) that occupies the entirety of
the professional office building and 14,400 SF within the flex industrial building. The subject properties are zoned LI, Light
Industrial under the jurisdiction of the City of Elko.

Further property identification is illustrated as follows: 

LEGAL DESCRIPTION 

The subject property can be legally defined as follows: 

APN's 001-694-005 and 006: Parcels 1 and 2 of File 582778 located in portions of Section 15, 21 and 22, Township 34 
North, Range 55 East, M.D.B.&M. 

OWNERSHIP HISTORY AND LISTING STATUS 

The subject’s current ownership and ownership history is displayed in the following table. 

SUBJECT IDENTIFICATION

Property Name or Type

Address 905-951 W. Main Street

Elko, Nevada 89801

County Elko

Submarket Area Northern Nevada

Census Tract 9510.00

Tax Parcel Number(s)

Main Street Flex and Office Buildings

001-694-005 and 006
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According to county records, the subject property is owned by Geothermal Industrial Park of E.  Subject property has not 
been sold in past 36 months and is not under a purchase agreement at this time.  The property is not listed for sale.   

CLIENT IDENTIFICATION 

The client of this report is Wells Fargo Bank. 

PURPOSE 

The purpose of this report is to assist Wells Fargo Bank as a real estate expert by developing the following opinions of 
value: “As Is” Market Value, “As Stabilized” Market Value.  The client has also requested an estimate of the Insurable 
Replacement Cost. 

INTENDED USE AND INTENDED USERS 

The intended use of this report is to assist Wells Fargo Bank in establishing a new permanent loan.  The intended user is 
Wells Fargo Bank. 

Wells Fargo reserves the right to use the report for the purposes of syndication with other financial institutions or 
securitization. 

RELEVANT DATES/VALUE SCENARIOS 

Matthew Buxton, MAI inspected the property and the surrounding area on April 6, 2015.  The date of this report is April 13, 
2015.  Relevant valuation dates are summarized in the following table: 

 
 

PROPERTY RIGHTS APPRAISED 

Leased Fee Interest 

DEFINITIONS OF VALUE 

The following definition of market value is considered most relevant given the intended use and scope of this assignment. 

Market Value: 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 that the price 

OWNERSHIP AND LISTING STATUS

Current Ownership Geothermal Industrial Park of E

Prior Sale/Transfer Date Not in 36 Months

Listing Status Not Listed

Contract Status Not Under Contract

RELEVANT DATES AND VALUE TYPES

Inspection Date

Report Date

"As Is" Market Value

4/8/2015

4/13/2015

4/8/2015
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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 United States 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 

More relevant definitions are provided in the addendum of this report. 

SPECIAL CLIENT INSTRUCTIONS 

There are no special appraisal instructions relating to this assignment. The reader is encouraged to view the engagement 
letter in the addendum for a complete list of client instructions. 

PERSONAL INTANGIBLE PROPERTY 

No personal property or intangible items are included in the valuation of the subject property.   

APPRAISAL ASSISTANCE 

No one has provided additional assistance in the preparation of this report.  

EXPOSURE AND MARKETING TIME 

Exposure Time: The estimated length of time the property interest being appraised would have been offered on the 
market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal; a 
retrospective opinion based on an analysis of past events assuming a competitive and open market.2  

Marketing Time: An opinion of the amount of time it might take to sell a real or personal property interest at the concluded 
market value level during the period immediately after the effective date of an appraisal.  Marketing time differs from 
exposure time, which is always presumed to precede the effective date of an appraisal.3 

Information from various sources including sale comparables, national surveys and broker opinions have been considered 
in estimating the appropriate exposure and marketing time as illustrated in the following table: 

                                                           
1 Office of the Comptroller of the Currency (OCC), Title 12 of the Code of Federal Regulation, Part 34, Subpart C – Appraisals, 34.42 (g); 
Office of Thrift Supervision (OTS), 12 CFR 564.2 (g); This is also compatible with the FDIC, FRS and NCUA definitions of market value. 
2 The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, Chicago, Illinois, 2010 
3 The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, Chicago, Illinois, 2010 
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ASSIGNMENT CONDITIONS 

Extraordinary Assumptions and/or Hypothetical Conditions that may have been used during the appraisal process are 
discussed below.  The client is advised to carefully consider these issues as they relate to the value indications and the 
intended use of this appraisal.  The use of extraordinary assumptions and/or hypothetical conditions might affect 
assignment results: 

EXTRAORDINARY ASSUMPTIONS 

We were provided with each of the subject’s leases.  Several of the leases were unsigned copies.  This report is made 
under the extraordinary assumption that the leases are executed per the terms and conditions provided. 

HYPOTHETICAL CONDITIONS 

None 

MARKETING AND EXPOSURE TIME

SOURCE PERIOD

National Surveys

   PriceWaterhouseCoopers

   RERC 

Market Participants

Comparable Sales

Southwest Property Consultants

   Estimated Marketing Time

   Estimated Exposure Time

3 to 12 months

6.2 to 6.9 months

1 to 36 months

6 to 24 months

12 months

12 months
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SCOPE OF WORK 
Establishing credible assignment results involves gathering and analyzing information considered most relevant to the 
subject property in consideration of the intended use outlined by the client.  The scope of work outlines the research and 
analysis necessary to support the conclusions contained in this report. 

REPORT TYPE 

This report has been prepared in an Appraisal Report format as identified in USPAP Standard 2. 

EXTENT TO WHICH THE PROPERTY IS IDENTIFIED 

The subject property is identified through various sources where available: county records, title policies, recorded deeds, 
site plans and surveys.  At a minimum, a legal description, parcel number and street address (unless unassigned) are 
provided. 

EXTENT TO WHICH TANGIBLE PROPERTY IS INSPECTED 

Matthew Buxton, MAI inspected the property and the surrounding area on April 6, 2015. 

TYPE AND EXTENT OF DATA RESEARCHED 

We researched all applicable sources necessary to fully develop the opinions of value contained in this report.  Specifically, 
the regional and neighborhood sections of this report were researched through personal experience, local newspapers, 
published county information, state demographer’s website, U.S. census data, demographic specialists, and market 
participants.  The market section was researched through published industry sources from local real estate firms and 
national market surveys that specialize in the subject’s market area and highest and best use.  Site and improvement 
characteristics were determined through a personal inspection of the site and information provided by the county 
assessor, plat maps, surveys and title policies where available.  Taxes were obtained through the county assessor’s 
website.  Cost information, when applicable, has come from Marshall Valuation Service, developer interviews and/or 
internal office files.  Comparable sale, listing and rental data were verified through various sources, which may include 
CoStar, Propertyline, LoopNet, county records, local industry publications and information provided by brokers, property 
owners, property managers, buyers and sellers. 

TYPE AND EXTENT OF ANALYSIS APPLIED TO ARRIVE AT OPINIONS OR CONCLUSIONS 

The appraisers have performed a Highest and Best Use analysis utilizing the sources outlined above to determine the 
legally permissible, physically possible, financially feasible and maximally productive use of the site “as vacant” and “as 
improved.”  We then considered three approaches to value in our analysis: the cost approach, income approach and sales 
comparison approach.  Buyers of real estate in the current market (investors, owner/users, etc.) are not placing weight or 
emphasis on the cost approach due to the lack of new construction feasibility.  For this reason, the cost approach was not 
developed unless specified by the client or required for a proposed development.  The income approach was developed via 
a direct capitalization method and/or discounted cash flow analysis utilizing an appropriate pro-forma of rent revenue, 
vacancy, operating expenses and net operating income based on market data and in consideration of the subject’s 
performance.  Capitalization and discount rates are derived from market sources including comparable sales, market 
participants and industry surveys.  The sales comparison approach was developed utilizing the most relevant property 
sales in the market.  A unit of measure (usually a price-per-square-foot method) is utilized and adjustments are made in 
order to establish a credible value indication.  Factors such as lease-up costs, above/below market rent and tenant 
improvement costs can impact each approach. 
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COMPETENCY RULE 

USPAP Standard 2 requires the appraiser to have competency regarding the subject property being analyzed or provide the 
client with the steps taken to assure competency.  Matthew Buxton, MAI has experience in the local market area 
appraising similar properties and meets the criteria set forth in USPAP. 

SOURCES USED FOR THIS ASSIGNMENT 

The specific sources used for this assignment are illustrated below: 

 
 
  
 
 
 
 
 
 
 
 

VERIFICATION SOURCES

ITEM

Subject Site Information

Zoning Information

Tax Information

Demographics

Flood Map

Comparable Information

Legal Description

ESRI

FEMA

See Comparable Abstracts

Recorded Deed

County Assessor

City of Elko

County Treasurer

SOURCE
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REGIONAL AND NEIGHBORHOOD ANALYSIS  
The city of Elko is located in the northeastern portion of the state of Nevada, near the southwest corner of Elko County.  
The subject’s area includes the southwestern portion of Elko County.  Elko is 295 miles east of Reno, 237 miles west of 
Salt Lake City and 246 miles south of Boise. 

The subject is located near the northern area of Elko. The county seat of Elko County, Nevada, the City of Elko is located on 
Interstate 80 between Salt Lake City and Reno. Elko has grown to an incorporated population nearing 20,000 and a 
service area including nearly 60,000.  Elko is an active town and one that draws people from across the West because of 
its nearby recreational amenities, and large employment base due to the nearby mining operations. 

The Elko Municipal Airport with private and chartered flight and rental car services is located approximately 3 miles south. 
Elko is one of 565 “Micropolitan” towns in the U.S., with proximity to the nearest metropolitan area- Salt Lake City, Utah, 
237 miles away. Gold mining and mining in general has been the major industry in Northeastern Nevada for 50 plus years. 
Elko and Carlin are ideally located near some of the largest gold deposits in the United States. Three major mines operate 
in the Elko/Carlin area and they employ thousands of people along with thousands of mining support jobs have grown 
throughout the area as well. 

These and other factors will be discussed in greater detail within this section. 

MAJOR LINKAGES AND ACCESSIBILITY 

Interstate 80 is the primary east-west transportation route connecting the area to California to the west and Utah, 
Colorado, and the Midwestern states to the east.   Highway 93 connects the area to Las Vegas to the south and Boise 
(Idaho) to the north.  The Elko Municipal Airport has one commuter airline, Skywest, which provides daily flights to Salt 
Lake City and Reno.  Other transportation for the area includes bus, railroad, and trucking services. 

Primary access to the subject neighborhood is provided by Interstate Highway 80 and Idaho Street. Interstate Highway 80 
is primarily a four lane, variable width right-of-way, traversing the city in an east-west direction.  This arterial connects Elko 
with Salt Lake City to the east, and the City of Reno to the west.  US Highway 225 provides north-south access to the area. 

LAND USES AND GROWTH PATTERNS 

Land uses within the neighborhood consist of a mixture of industrial and commercial development. The subject’s 
immediate area is a combination of industrial warehouses with retail and hotel development along Idaho Street.  Newer 
industrial development is occurring approximately seven miles east of the Elko and is known as the “Railport.”   

Northeastern Nevada Regional Airport:  The following was taken from the Land Use Master Plan prepared by Elko County in 
2006. 

Northeastern Nevada Regional Railport “Industrial Area” was a publicly owned property. The property was 
purchased by Elko County for the development of the Northeastern Nevada Regional Railport and adjacent 
Industrial Area to assist with economic diversity in Elko County. The total acreage purchased by Elko 
County is approximately 811 acres including Railroad right of way. The acreage of the railroad right of way 
is approximately 76 acres. The acreage set aside for the Northeastern Nevada Railport is approximately 35 
acres. The total area of this Master Plan is approximately 669 acres of which potentially approximately 
225 acres will not be utilized for industrial use. This Master Plan is a Land Use Master Plan devised to 
provide specific designations within the four zones of the plan area. 
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The Industrial area is divided into four zones… The four zones are described as Zone 1 being the property 
along State Frontage Road 54 (FR 54) between the railroad tracks and the frontage road. Zone 2 is the 
property on the south side of the west bound tracks between the east and west bound tracks from the 
east property boundary west to the edge of the Humboldt River. Zone 3 is the property located between 
the east and west bound tracks from the edge of the Humboldt River to the west property boundary. Zone 
4 is the area south of the east bound tracks to the southerly property boundary. 

The industrial area is to be developed in accordance with the Land Uses identified within the Master Plan 
and the Elko County Zoning Ordinance. The identified uses are subject to individual review by the Elko 
County Planning Commission at the instance and request of the specific property owner/developer before 
development. 

Because the overall development is a public/private partnership, the county is required to sell each parcel at its appraised 
value.  She reported that the parcels have been almost entirely purchased for the development of owner user properties 
with the majority having ties to the mining industry.    

The following chart shows the site area that makes up the Northeastern Nevada Regional Railport.  

 

Growth patterns have occurred primarily in the northwestern portion of Elko along commercial thoroughfares such as 
Interstate 80 and State Road 227. Retailers in the area along State Road 227 (Mt. City Hwy) are a Wal-Mart, Home Depot, 
Smith’s, AutoZone and a small strip center. The subject’s immediate area is best characterized as the commercial/retail 
core of Elko.   
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DEMOGRAPHIC STUDY 

The demographic data for the 1-, 3-, and 5-mile radius surrounding the subject property is provided by Site To Do Business.  
Relevant statistics include population growth, household units and household income.  Present and future projections are 
illustrated in the following table: 

 

In the table above, the 1-, 3- and 5-mile radius shows median household income at $53,992 to $69,311 with annual 
household growth of 14.9% estimated over the next five years.  It is noted, Elko has experienced a moderate increases in 
population. This growth is viewed as transitional as the main employment base shifts from mining to other industries.  
Retailers continue to expand into the market as evidenced by the relatively new Wal-Mart and Home Depot stores.   

LIFE STAGE AND CONCLUSION 

The outlook for the neighborhood is for relatively stable performance with only moderate improvement over the next 
several years.  As a result, the demand for existing developments is expected to be good. Recent growth in the 
neighborhood has primarily been related to mining, retail or hotel development. Generally, the neighborhood is expected to 
maintain a relatively stable pattern in the foreseeable future. 

Descripton 1.0 Mile 3.0 Miles 5.0 Miles Descripton 1.0 Mile 3.0 Miles 5.0 Miles

2010 Census Population 6,113 19,407 20,769 2010 Households by Income

2014 Population 6,618 21,412 22,881 Household Income Base 2,661 7,835 8,320

2019 Population 7,554 24,433 26,109 <$15,000 275 722 759

Households $15,000 - $24,999 348 728 759

   2010 Households 2,476 7,128 7,578 $25,000 - $34,999 234 589 618

   2014 Households 2,661 7,836 8,319 $35,000 - $49,999 382 823 858

   2019 Households 3,057 9,001 9,556 $50,000 - $74,999 421 1,322 1,407

   Change 2000-2014 7.5% 9.9% 9.8% $75,000 - $99,999 425 1,203 1,270

   Change 2014-2019 (Est.) 14.9% 14.9% 14.9% $100,000 - $149,999 469 1,833 1,979

Housing Units (current year) $150,000 - $199,999 56 387 428

   Total Housing Units 2,661 7,836 8,319 $200,000+ 51 228 242

      Owner Occupied 1,390 4,577 4,932

      Renter Occupied 1,271 3,259 3,387 Average Household Size 2.42 2.68 2.70

Income (current year) Median Age 32.9 32.1 32.3

   Median Household Income $53,992 $68,378 $69,311

   Average Household Income $63,267 $76,480 $77,256

   Per Capita Income $25,589 $28,251 $28,396

*Source: ESRI

LOCAL AREA DEMOGRAPHICS
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SITE ANALYSIS 
The subject properties are located on the south side of Main Street approximately 200 feet west of Silver Street in the 
southwest area of Elko, Nevada. The properties are in an industrial district surrounded by warehouse buildings, storage 
yards, vacant industrial land and railroad tracks.   

The subject site is economically influenced by its immediate surroundings.  Adjacent land uses are illustrated in the table 
below: 

 

Land uses along Main Street primarily consist of industrial warehouse buildings, office and vacant land.  Adjacent land 
uses shown in the table above generally compliment the site for its current use.   

GENERAL SITE CHARACTERISTICS 

Net Land Area (Acres)     5.08 Acres              
Net Land Area (SF)     221,111 Square Feet          
Excess Land (SF)      N/A   
Surplus Land (SF)     N/A   
Corner Influence      No   
Shape       Irregular   

The subject has a site size and shape that accommodates a variety of commercial uses.  It does not benefit from being on 
a corner. 

LAND CONDITIONS 

Topography      Level, at grade     
Soil Conditions      Unknown/Assumed Adequate   
Flood Zone      X     
Flood Zone Map No.     32007C5609E   
Flood Map Effective Date     September 4, 2013   
Seismic Hazards      None indicated   
Environmental Issues     None known 

The subject property is level, at street grade.  It is within Flood Zone X, characterized as an area not prone to flooding and 
outside the 100-year flood plain.  Flood zones exist to the south of the sites near the railroad. 

We were not provided with an Environment Assessment.  Nor did we observe or search for any potentially hazardous 
substances including lead paint, asbestos, urea formaldehyde foam insulation or any other potentially hazardous 

ADJACENT LAND USES

DIRECTION

North

South

East

West Parking lot, industrial warehouse, vacant industrial land

Vacant industrial land, warehouse buildings, Elko Regional Airport

Vacant industrial land, railroad tracks, agricultural land, Humboldt 
River

Office buildings, industrial warehouse buildings

USE
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construction materials on the site.  It is possible that the existence of such materials could have a detrimental impact on 
the property and we recommend that a qualified environmental engineering firm be contacted before making any financial 
decisions regarding the subject property.      

STREET IMPROVEMENTS 

Road Frontage      680 Feet 
 Secondary Road Frontage, if any    N/A 
 Finished Road Frontage     680 Feet 

Number of Traffic Lanes (each direction)   1  
 Finished Curbs/Sidewalks    Yes 

Streetlight Signalization     No    
 Ingress/Egress      Average 

Visibility       Average   
Traffic Count      N/A 
Traffic Counter Location     N/A 

Site improvements include professional landscaping and a paved parking lot  Off-site improvements include a paved 
frontage road and street lighting.  Access is via curb cuts on the south side of the street. 

UTILITIES 

Availability of Utilities     All utilities are installed at the site   

UTILITY PROVIDERS: 

Electricity      NV Energy   
Water       City of Elko   
Sewer       City of Elko   
Natural Gas      SW Gas (both buildings use Geothermal Heating)  
Trash       Elko Sanitation    
Telephone      CenturyLink  

 
EASEMENTS/ENCROACHMENTS 

There are no known detrimental easements or encumbrances on the site. Only typical utility easements are known to exist 
on the site. 

RECIPROCAL PARKING 

The subject properties do not have reciprocal agreements with adjacent land owners.   

DEED RESTRICTIONS 

The appraisers were not provided with a title report for the subject property.  We are unaware of any public or private deed 
restrictions that limit the subject’s current use.  It is beyond the scope of this appraisal to discover and analyze any such 
restrictions.  It is recommended that a title report be obtained to determine whether or not any restrictions exist to 
determine any potentially adverse impact on the property.  Deed restrictions are legal matters and it is suggested that a 
title company, or attorney, be procured to uncover restrictive covenants before any financial decisions are made regarding 
the subject property.      
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ZONING 

The following table illustrates the zoning and legal considerations as they relate to the subject property.  They have a direct 
impact on site utility and development potential.   

 

The appraisers are not experts in the interpretation and analysis of complex zoning ordinances.  However, industrial and 
some office uses are permitted on the site.  In addition, the subject’s parking ratio of 2.32 per 1,000 (industrial building) 
and 4.53 per 1,000 (office building) exceeds the parking requirements for these property types.  Based on these findings, 
the subject’s existing use and improvements appear to be a legal and conforming use of the site. Establishing the legal 
compliance to all zoning, master plan and overlay requirements is beyond the scope of this appraisal.  We recommend that 
planning and zoning officers within the subject’s local jurisdiction be contacted if further clarification is required.  

SITE FUNCTIONALITY AND CONCLUSION 

The site contains 5.08 acres and is level with the fronting street.  It is within an industrial district in the southwest area of 
Elko, Nevada.  The site offers a typical industrial configuration and site plan.  The site has a functional size and shape to 
accommodate a variety of commercial uses based on its LI, Light Industrial zoning.  Based on the site’s physical and 
economic characteristics, we rate the site as average with satisfactory market acceptance. 

ZONING AND LEGAL CONSIDERATIONS

Zoning Code LI, Light Industrial

Zoning Jurisdiction City of Elko

Zoning Description The purpose of the LI zoning district is to provide and preserve areas reserved primarily for less 
intensive industrial use and activity normally associated with previously prepared materials and 
with minimal levels of noise, dust, odor, vibration or smoke, and to preclude encroachment of 
land uses such as residential uses that could be in conflict with the industrial and 
manufacturing environment.

Current Use Office and Industrial

No. Parking Spaces 78

Parking Ratio 2.32 per 1,000 (industrial building) and 4.53 per 1,000 (office building)

Legal Conformity The subject is a legal and conforming use.
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IMPROVEMENT ANALYSIS 
The subject property consists of one flex industrial building and one professional office building located on Main Street in 
the southwest area of Elko, Nevada. The flex industrial building is located at 951 W. Main Street (APN 001-694-005). The 
building is a concrete tilt-up structure and contains 33,600 SF (rentable). It was constructed in 2007 and has 6 occupied 
suites. This property has a site size of 2.785 acres. The professional office building is located at 905 W. Main Street (APN 
001-694-006). The building has concrete block construction, which consists of 33,970 SF (rentable) and was constructed 
in 2007. This property has a site size of 2.291 acres. Both buildings are 100% occupied by local, regional and national 
tenants. Barrick Gold of North America is a national credit tenant (Morningstar rating of BBB-) that occupies the entirety of 
the professional office building and 14,400 SF within the flex industrial building. The subject properties are zoned LI, Light 
Industrial under the jurisdiction of the City of Elko. 

GENERAL PROPERTY DESCRIPTION 

   
   905 W. Main St.      951 W. Main St.        Rear View of 951 W. Main St 

 
PROPERTY ATTRIBUTE SOURCES: 

 
 
GENERAL PROPERTY DESCRIPTION   905 W. MAIN ST.  951 W. MAIN ST 

Building Investment Classification4  B    B  
Year Built     2007   2007 
Number of Buildings    1   1    
Number of Stories    2   1    

                                                           
4 The reader should not confuse building investment classification with construction classification.  Building investment classifications 
(A, B or C) refer to how a property is perceived in the market among prospective buyers and investors. It generally considers a property’s 
economic and physical attributes. Construction classifications (A, B, C, D, H, M, P, S and W) refer to a property’s building materials 
including type of framing, walls, floors, roof structures and fireproofing. 
 

IMPROVEMENT SOURCES

ITEM

Subject Site Information

Legal Description

Construction Data

Gross Building Area

Rentable Area

Tenant Space

Rent Roll

Rent Roll

SOURCE

County Assessor

City of Elko

County Assessor

Building Plans
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       905 W. MAIN ST.  951 W. MAIN ST 

Gross Building Area (SF)    33,970 SF  33,600 SF  
 Rentable Area (SF)    33,970 SF  33,600 SF 

Tenant Suite Range    33,970 SF  4,800 – 9,600 SF 
Number of Tenant Spaces   1   6 
Occupancy at Inspection    100%   100%   
Land-to-Building Ratio    3.61 to 1  2.94 to 1  
Parking Spaces     78 Spaces  154 Spaces 
Parking Ratio     4.5 per 1,000 SF 2.32 per 1,000 SF 
 

CONSTRUCTION DETAILS 

Foundation     Slab   Slab  
Exterior Walls     Concrete Block   Concrete Tilt-up   
Roof Cover     Flat, Built-up  Flat, Built-up 
HVAC      Forced Air/Geothermal Forced Air/Geo/Evap. Coolers  
Electrical     Assumed Adequate Assumed Adequate 

 
The office building has concrete block building materials.  The flex industrial building has concrete tilt-up construction.  
Marshall Valuation Service classifies both buildings as having C - Concrete Tilt-up construction materials.   

GENERAL PROPERTY DESCRIPTION 

   
      Interior View – Office Building        Interior View - Industrial Flex          Interior View –Warehouse 

 
       905 W. MAIN ST.  951 W. MAIN ST 

Percent Finished     100%   100% 
Floors      Carpet and Tile  Carpet, Tile and Concrete 
Ceiling      Acoustic Ceiling Tiles Exposed Ceilings 
Windows     Aluminum Framing Aluminum Framing  
Lighting      Fluorescent Tube Hanging Lights  
Plumbing     Commercial Quality Industrial Quality    
No. of Elevators     1   0    
Fire Protection     Wet System  Wet System 
Security      Video Surveillance Individual Alarms  

 
Based on the physical characteristics of the improvements, the quality of both buildings is good and compares favorably 
among similar properties in the neighborhood and market area.  The property at 951 W. Main is a flex industrial building.  
In addition to the items listed above, this property has 7 grade level doors and 7 dock high doors at the rear of the building.  
The warehouse has a favorable clear height of approximately 24-28 feet and the interior has office build-out of 
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approximately 20% per unit – the exception being Units C & D, built-out as a single unit of 100% warehouse.  Both 
properties have geothermal heating in both the interior of the buildings and in the parking lots. 

EXTERIOR 

       905 W. MAIN ST.  951 W. MAIN ST 

Parking Lot     Paved Surface Lot Paved Surface Lot 
 Lighting      Pole Lighting  Pole Lighting 
 Landscaping     Prof. Landscaping Prof. Landscaping   

 
CONDITION/DEFERRED MAINTENANCE 

Deferred maintenance is curable, physical deterioration that should be corrected immediately.  While the immediacy of 
need is inherent and exists, it does not necessarily suggest inadequate maintenance in the past. 

There were no signs of deferred maintenance noted during the property inspection. 

CAPITAL EXPENDITURES 

We were not made aware of any additional, planned, capital expenditures for the subject property. 

ECONOMIC AGE AND LIFE 

Based on the physical inspection, the subject property has an estimated effective age that is generally consistent with its 
actual age.  Our estimate is illustrated below: 

       905 W. MAIN ST.  951 W. MAIN ST 

>>Total Economic Life  50 Years  45 Years 
>>Estimated Effective Age 7 Years   7 Years 
>>Remaining Economic Life 43 Years  38 Years 

 
PERSONAL PROPERTY/FF&E 

No personal property has been considered in this analysis. 

ADA COMPLIANCE 

The Americans with Disabilities Act (ADA) was enacted January 26, 1992.  The scope of work does not require a specific 
survey or analysis of the property in order to establish compliance with specific measures of the ADA.  We were not 
provided with a compliance survey.  If discovered, non-compliance of one or more of the ADA requirements could 
potentially have a negative impact on value.     

FUNCTIONAL UTILITY AND CONCLUSION 

905 W. Main Street is a two-story, concrete block office building.  It contains 33,970 SF and was constructed in 2007.  It is 
built as a single tenant building with a parking ratio of 4.5 per 1,000 SF.  The interior has a typical configuration and floor 
plan with two reception areas, meeting rooms, private offices and training rooms.  The building is in good condition with no 
deferred maintenance.  The property is functional, if not slightly superior than other office buildings in Elko.  If this building 
became vacant, the physical and economic attributes indicate that this property would exhibit good marketability in future 
years. 
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The property at 951 W. Main Street is a 33,600 SF industrial flex building that is divided into 6 individual flex industrial 
suites (two suites C & D are combined into a single unit). It is a concrete tilt-up building that was constructed in 2007.  The 
suites have typical configurations of office and warehouse space and there is a land-to-building ratio of 3.61 to 1.  No 
deferred maintenance was noted.  The functional utility is good and the physical and economic attributes of this property is 
good for the market area. 
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MARKET ANALYSIS 
There is no published data for the Elko Industrial market.  For this reason, a formal market survey is not included in this 
appraisal report.  Matthew Buxton, MAI inspected the subject property and the town of Elko on April 8, 2015.  The town 
appeared to be busy in the morning and during peak business hours with commuter and highway traffic.  The largest 
industrial district is located on the north side of Elko along the east side of Interstate-80.  Another industrial sector is near 
the center of Elko along the east and west sides of the Humboldt River.  Office and retail uses are most prevalent on Idaho 
Street, Silver Street, 5th Street, Mountain City Hwy, Ruby Vista and in areas in downtown.  The majority of buildings 
appeared to be constructed in the 1980s and 1990s with a scattering of newer retail and office buildings at intersections 
along I-80.  Due to the strong mining industry in this part of Nevada, drilling and mining operators and equipment are the 
predominant tenancy in industrial buildings.  National, regional and local tenants occupy office and retail centers 
throughout Elko.  Occupancy levels appeared to be good with very few signs for lease or for sale.  Based on a drive through 
the neighborhoods, it appeared the office, retail and industrial sectors have an overall occupancy level of about 90-95%. 

MARKET PARTICIPANTS 

We surveyed market participants who do most of the leasing and sales activity in the Elko.  We relied heavily on their 
expertise in this report including discussions regarding the commercial market, rental rates, cap rates, recent sales and 
leases. 

James Q. Winer, Broker with Coldwell Banker (775) 738-4078 

Mr. Winer has years of experience dealing with industrial property in Elko and is considered the leading agent for sales and 
leases.  He reports that the industrial market is tight at the moment with not a lot of availability.  Elko relies heavily on the 
mining industry and rental rates, vacancy and development typically follows the demand and pricing for precious metals 
such as gold and silver, which are mined in the region.   

Greg Martin, Broker with Coldwell Banker (775) 934-3064 

Mr. Martin works in the same office with Mr. Winer but has separate listings.  He states that there is a “huge” demand for 
industrial buildings at the present time and the demand for office properties is average.  He believes that it may be time for 
a greater amount of new construction in the market area for industrial due to the demand from owner-users.  Office 
properties are generally in a more stable position at the present time.  Mr. Martin believes that rents are between $10.00 
to $14.00 per SF per year (NNN) for industrial properties and $12.00 to $18.00 per SF per year (NNN) for office 
properties. 

Mike Lattin, Owner of 905 and 955 W. Main Street (775) 777-4503 

Mr. Lattin has been involved with the subject property since prior to the original construction.  He is familiar with the 
existing tenants, lease rates and overall performance of the property.  Mr. Lattin explained that there has been good 
demand for the subject property and that the owners have done the majority of the leasing.  Most of the tenants have been 
at the property from the beginning.  Mr. Lattin believes that the market rent is approximately $13.00 to $15.00 per SF on a 
triple net basis.  He reports no major deferred maintenance or problems collecting payment for the existing tenancy.  The 
property is believed to be a good performing asset for the ownership.  
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Market participants were surveyed in the local market area that best understand the investor’s criteria for purchasing 
income assets.  Their estimates are illustrated below: 

 

We spoke with several agents regarding commercial property in Northern Nevada.  All agents report that cap rates vary 
depending on the age, location and condition of the property.  The indicated range provided by the market participants was 
7.0% to 11.0% with averages of 8.0% to 10.0%.  Cap rates are viewed as being lowered incrementally as market conditions 
improve in Elko and outlying areas of Northern Nevada.  This trend is expected to continue in upcoming quarters.  Market 
participants report that cap rates in Elko exceed those in metropolitan areas such as Salt Lake City, Reno or Las Vegas 
since investors are less familiar with this market.  For properties like the subject, Mr. Winer and Mr. Martin recommended 
using a cap rate within a range of 8.0% to 9.0%. 

STRENGTHS AND WEAKNESSES 

The Elko commercial market appears to be in an expansion stage with very few vacancies in the office, retail and industrial 
sectors.  The subject property exhibits favorable marketability due to the lack of available inventory in the Elko market.  As 
previously indicated, brokers in the area report that there were multiple showings and multiple offers on anything listed for 
sale.  The physical attributes of both the office and industrial flex building are functional for a variety of users.  They are 
well-maintained with no signs of deferred maintenance.  The office building at 905 W. Main Street is 100% occupied by 
Barrick Gold of North America, a national credit tenant with a BBB- rating from Morningstar.  Their lease continues through 
November 2017.  The industrial flex building at 951 W. Main Street is also 100% occupied with Barrick Gold occupying 
42.8% of the total building.  The other tenants are local and regional tenants.  Four of the six leases in this building were 
recently renegotiated with terms through November 2017 to February 2020.  The quality of tenancy and the length of the 
leases are considered strengths for a potential investor.   

As mining is the largest industry in the region, weaknesses in the Elko market include the local reliance on the economic 
status of previous metals.  The price of gold and silver fell dramatically from its peak in 2011 through 2014, but has 
started to rebound over the past 12 months (see graph on next page).   Also, the office building at 905 W. Main Street 
could pose a risk if Barrick Gold vacated and left the 33,600 SF building empty.  If this ever happened, the owner could 
decide to partition the building into smaller suites or attempt to lease the entire building.  There is no evidence of this 
occurring at this time.  

  

MARKET PARTICIPANT SURVEY
Name Position Company Low High Average

James Winer Broker Coldwell Banker (Elko) 7.5% 10.0% 9.0%

Kimberly Owen Broker NAI (Northern NV) 7.0% 10.0% 8.0%

Pat Grey Broker Century21 (Winnemucca) 7.0% 9.0% 8.0%

Kim McCreary Broker Re/Max (Northern NV) 7.0% 9.0% 8.5%

Range: 7.0% to 10.0%
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HISTORICAL PRICE OF GOLD 

 

HISTORICAL PRICE OF SILVER 
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ASSESSMENT AND TAXATION 
TAXATION IN NEVADA 

The State of Nevada operates on a fiscal basis.  The fiscal year begins on July 1st and ends on June 30th of the following 
calendar year.  Nevada Revised States requires that all property be valued every five years.  This is based on the current 
land value, plus the replacement cost of the improvements, less depreciation.  During non-reevaluation years, the values 
are updated to reflect the increased cost of construction.  Depreciation is calculated at 1.5% per year up to a maximum of 
75% over time.  Should a property sell, the assessor does not give any consideration to the sales price for future 
assessments as the taxable value is derived by the cost approach.  Year-to-year differences in values are typically due to 
changes in land prices and/or construction costs.  Assessed values are based on a current conversion ratio of 35% of 
assessor’s estimated market value as defined in NRS 361.225.  Properties have a “computed taxable” value that cannot 
exceed the full cash value. 

Elko County is divided into a number of tax districts.  The tax rates for each of these districts are based on the appropriated 
budget for the continuous maintenance and upkeep of public facilities and services such as police, fire protection, parks 
and schools.  Tax rates vary depending on the amount and type of services required for each district.  Surveys consistently 
show districts in southern Nevada having among the lowest tax rates in the western United States, one factor in attracting 
new residents and businesses to the region.  A property owner may appeal the taxable value once per year by providing an 
appraisal and other market data.  As an appeal does not guarantee a change in valuation, the current and/or projected 
taxes provided by Elko County have been utilized in this analysis. 

SUBJECT TAXES 

The tax rate in the subject’s area is $3.4823 per $100 of the assessed value.  This rate is consistent with prior years in the 
subject’s tax district.  The tax calculations for the subject property are illustrated in the table below: 

 

REAL ESTATE TAXES

Assessor Parcel Numbers

Tax Year 2013/14 <

Taxable Value

   Land $406,169

   Improvements $6,799,917

   Other $0

Total Taxable Value $7,206,086

Assessed Value

   Land $142,159

   Improvements $2,379,971

   Other $0

Total Assessed Value $2,522,130

Multiplied by Tax Rate (per $100) $3.4823

  Taxes as Assessed $87,828

  Less Cap Reduction 0

Net Taxes $87,828

Net Taxes per SF $1.30

Past Due Taxes, Fees & Penalties $0

001-694-005 and 006



    
 ASSESSMENT AND TAXATION   
 

 27 

 
 

 
 

 

              
            © 2 0 1 5  S O U T H W E S T  P R O P E R T Y  C O N S U L T A N T S  

 

Based on information provided by the County Assessor, there are no unpaid taxes, fees or penalties associated with the 
subject property.   

CONCLUSION 

Based on the previous discussion, the subject property’s taxes are considered reasonable.  The subject property has been 
appraised free and clear of liens and encumbrances; however, no unpaid taxes, fees, or penalties were found.  There are 
no known LIDs or SIDs associated with the property and it is not encumbered by bond debt. 
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HIGHEST AND BEST USE 
AS VACANT 

LEGALLY PERMISSIBLE 

Land uses are predicated upon the current zoning.  The subject property is zoned LI, Light Industrial under the jurisdiction 
of the City of Elko.  The purpose of the LI zoning district is to provide and preserve areas reserved primarily for less 
intensive industrial use and activity normally associated with previously prepared materials and with minimal levels of 
noise, dust, odor, vibration or smoke, and to preclude encroachment of land uses such as residential uses that could be in 
conflict with the industrial and manufacturing environment.  Based on the current zoning and master plan designations, a 
variety of industrial uses are concluded. 

PHYSICALLY POSSIBLE 

Physical characteristics of the site that affect its possible uses include its location, size, shape, topography, street frontage 
and access, availability of utilities and easements/encroachments. 

The subject properties are located on the south side of Main Street approximately 200 feet west of Silver Street in the 
southwest area of Elko, Nevada. The properties are in an industrial district surrounded by warehouse buildings, storage 
yards, vacant industrial land and railroad tracks.  The site contains 5.08 acres, or 221,111 square feet, and is irregular, yet 
functional, in shape.  The site is level, at grade and has average access and average visibility from Main Street.  All utilities 
are installed at the site   

Given the subject’s physical characteristics and legally permitted uses, including its position on Main Street in an industrial 
district, only industrial uses are given further consideration. 

FINANCIALLY FEASIBLE 

Establishing financial feasibility is determined by analyzing building costs versus the supply and demand for the legally 
probable and physically possible uses of the site.  Prices for commercial property have been sufficient for new 
construction.  Most buyers are owner-users.  Vacancy rates are low and asking rental rates are stable.  New development is 
taking place as needed throughout the market area.  It is expected that the economy will continue to improve, demand will 
be good and property values will rise.  Developing the properties with an industrial use is the financially feasible use of the 
sites. 

MAXIMALLY PRODUCTIVE 

As presented in the previous section, the revenue potential for an industrial building justifies development based on the 
construction costs.  This is supported by our findings in the market regarding rental rates and occupancy levels.  The data 
shows demand is sufficient enough to maintain or increase rental rates.  Demand will eventually increase as population 
and employment grow within the submarket.  As demand grows, market rents will improve and an industrial building will be 
the ideal improvement for the site. 

Therefore, the maximally productive use of the sites and the highest and best use as vacant are for industrial 
development. 
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AS IMPROVED 

 
LEGALLY PERMISSIBLE 

The subject property is currently improved with a professional office building and an industrial flex building.  It has a zoning 
of LI, Light Industrial under the jurisdiction of the City of Elko.  The subject property has onsite parking ratios which exceeds 
the parking requirements for office and industrial uses.  Under existing zoning requirements, the current office and 
industrial flex use is a legally permissible and conforming use of the site. 

PHYSICALLY POSSIBLE 

905 W. Main Street is a two-story, concrete block office building.  It contains 33,970 SF and was constructed in 2007.  It is 
built as a single tenant building with a parking ratio of 4.5 per 1,000 SF.  The interior has a typical configuration and floor 
plan with two reception areas, meeting rooms, private offices and training rooms.  The building is in good condition with no 
deferred maintenance.  The property is functional, if not slightly superior than other office buildings in Elko.  If this building 
became vacant, the physical and economic attributes indicate that this property would exhibit good marketability in future 
years. 

The property at 951 W. Main Street is a 33,600 SF industrial flex building that is divided into 7 individual flex industrial 
suites. It is a concrete tilt-up building that was constructed in 2007.  The suites have typical configurations of office and 
warehouse space and there is a land-to-building ratio of 3.61 to 1.  No deferred maintenance was noted.  The functional 
utility is good and the physical and economic attributes of this property is good for the market area.   

Legal and physical factors support the existing use as the highest and best use of the site.  

FINANCIALLY FEASIBLE 

The financial feasibility of a professional office and industrial flex property is based on the amount of residual income that 
exists after operating expenses are subtracted from the amount of rent that can be achieved.  Later, in the Income 
Approach Section, we analyze the subject’s income potential and conclude that the subject is capable of generating a 
positive net cash flow.  Therefore, continued utilization of the subject as a professional office and industrial flex property is 
considered to be a financially feasible use of the site.   

MAXIMALLY PRODUCTIVE 

The existing professional office and industrial flex improvements are the best use of the site as improved based on legal, 
physical and financial considerations.  We end the highest and best use analysis with several alternative considerations 
including demolition, expansion, renovation, conversion and continued use “as is”.  

DEMOLITION The existing improvements contribute to the overall value of the site beyond the land value and 
demolition is not recommended. 

EXPANSION The professional office building has a land-to-building ratio of 2.94 to 1 and the industrial flex building 
has a land-to-building ratio of 3.61 to 1.  These are within the ideal for similar property types and further 
expansion is not advised. 

RENOVATION The subject properties were both constructed in 2007 and are in good condition.  Renovation is not 
required at this time. 
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CONVERSION Although other commercial uses are permitted on the site, modification to another use would not produce 
a greater property value. 

CONTINUED USE “AS IS” / HIGHEST AND BEST USE CONCLUSION 

After all other considerations, the existing professional office improvements are viable and expected to produce the 
greatest value to the site without any immediate modification required.  In conclusion, the highest and best use of the site 
is for continued use as an office building and an industrial flex property.   

Due to the multi-tenant building design and cash flow potential, the most likely buyer for the subject property is an investor. 
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VALUATION METHODS 
This section discusses the various approaches considered in the valuation of the subject property.  All approaches are 
based on the principal of substitution.  They are presented based on their relevance to the scope of work being performed 
and their support of the value indications set forth in this appraisal. 

COST APPROACH 

The cost approach is based on the concept that an informed buyer will pay no more for a property than the cost to produce 
a similar property with equivalent function and utility on a comparable site.  This valuation technique is often used for 
feasibility testing for new or proposed development.  The cost approach is also relevant to properties with specialized or 
unique improvements, where viable substitutes are not prevalent in the market.  When presented, the land value is 
developed via the Sales Comparison Approach.  The land value is then added to the replacement cost new of the 
improvements less depreciation.   

Buyers of real estate in the current market (investors, owner/users, etc.) are not placing weight or emphasis on the cost 
approach due to the lack of new construction feasibility. For this reason, the cost approach was not developed unless 
specified by the client or required for a proposed development.   

INCOME APPROACH 

The income approach is used by investors who purchase properties based on their income generating ability.  This 
approach establishes the appropriate market rent, vacancy, operating expenses and net operating income for the subject 
property.  Two common techniques include direct capitalization method and the discounted cash flow model (DCF).  The 
direct capitalization method capitalizes Year 1 income into a value indication.  This is most commonly employed by 
appraisers due to the accuracy in establishing a single-year pro-forma and because market data is more easily supported.  
The DCF technique takes several years of forecasted income and discounts the cash flow back into a present value at a 
market rate. The DCF technique is more relevant in multi-tenant properties where the analysis of several years of cash flow 
would be analyzed by a long-term investor.  It is less accurate due to the number of leasing assumptions and uncertainty in 
projecting several years of income and expenses.   

There is adequate data to develop a value estimate via the income approach. Due to the relatively stable tenancy and 
investment classification of the subject properties, only the direct capitalization method has been utilized in our analysis. 

SALES COMPARISON APPROACH 

The sales comparison approach is based on the principal of substitution that a buyer will pay no more for one property 
than another in the market with similar physical and economic characteristics.  In this approach, comparable sales are 
identified that are considered most similar to the subject property.  They are compared to the subject property on a “per 
unit” basis (i.e. price-per-square-foot) and adjusted based on differences.  When possible, adjustments are made based on 
quantitative analysis such as paired sales, regression or survey method.  When quantitative analysis fails to produce an 
isolated adjustment, qualitative adjustments are presented and discussed.  In active markets where many sales take 
place, the sales comparison approach can produce a reliable indication of market value.  

There is adequate market data to develop a value estimate via the sales comparison approach and it reflects market 
behavior for this property type. We have analyzed the subject property and comparables on a price-per-square-foot basis. 
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INCOME APPROACH  
The income capitalization approach to value utilizes techniques, methods and mathematical formulas that are used by an 
appraiser to analyze a property’s capacity to generate future benefits (income) and convert those benefits into a present 
value indication.  This approach is based on the fundamental principal of anticipation and assumes competent 
management and marketing of a property.  Two methods are typically considered including the direct capitalization method 
and/or the discounted cash flow (DCF) analysis, also known as the yield capitalization technique. 

The Appraisal of Real Estate 13th Edition explains both methods as follows: 

>>DIRECT CAPITALIZATION   is a method used in the income capitalization approach to convert a single year’s 
income expectancy into a value indication.  This conversion is accomplished in one step, either by dividing the 
income estimate by an appropriate income rate or by multiplying it by an appropriate income factor….Direct 
capitalization is widely used when properties are already operating on a stabilized basis and there is ample supply 
of comparable sales with similar risk levels, incomes, expenses, physical and locational characteristics, and future 
expectations.  This methodology may be less useful for properties going through an initial lease-up or when income 
or expenses are expected to change in an irregular pattern over time…The advantages of direct capitalization are 
that it is simple to use, easy to explain, often expresses market thinking, and provides strong market evidence of 
value when adequate sales are available.5 

>>YIELD CAPITALIZATION   is used to convert future benefits into an indication of present value by applying an 
appropriate yield rate.  To select an appropriate yield rate for a market value appraisal, an appraiser analyzes 
market evidence of the yields anticipated by typical investors, supported market evidence of the yields anticipated 
by typical investors, supported by market sales data, or both…to perform yield capitalization, an appraiser: (1) 
Selects an appropriate projection period (2) Forecasts all future cash flows or cash flow patterns (including the 
reversion) (3) Chooses an appropriate yield rate, and (4) Converts future benefits into present value by developing 
an overall rate that reflects the income pattern, value change, and yield rate using one of the various yield 
capitalization formulas.6    

The subject property is a multi-tenant property with stable income.  A buyer of this property could expect a steady flow of 
income with low-to-moderate risk of turnover from the existing tenants.  The direct capitalization method is an appropriate 
and supportable technique for this property.   

Only the direct capitalization method has been utilized in this analysis.  

 
 
 
 
    

 
  

                                                           
5 The Appraisal of Real Estate, 13th Edition, Appraisal Institute, Chicago, Illinois, 2008, p. 445. 
6 The Appraisal of Real Estate, 13th Edition, Appraisal Institute, Chicago, Illinois, 2008, p. 519. 
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RENT ROLL AND TENANT PROFILE 

The subject property’s rent roll and tenancy are discussed below: 

 

The flex industrial building located at 951 W. Main Street is 100% occupied.   

Suite A contains 4,800 SF and is occupied by Mountain West Valve.  Their lease began March 1, 2015 and continues for a 
5-year term.  They are paying $8.68 per SF on a triple net basis.  The rent remains flat in Year 2 and then has a substantial 
increase to $14.34 per SF in Year 3, $15.02 per SF in Year 4 and $15.75 per SF in Year 5.  The initial two years of the 
lease appears to be below market and the owner has large increases in Years 3-5 that are more consistent with the other 
tenants. 

Suite B is occupied by Morse Hydraulics.  Their lease began August 1, 2008 and they are in the third option period that 
continues through November 30, 2017.  Morse Hydraulics is paying rent of $14.05 per SF per year on a triple net basis 
with 3% annual increases. 

Suite C/D is occupied by Barrick Goldstrike, a national credit tenant (Morningstar Rating of BB-).  Their lease began March 
3, 2008 and they are in the fourth option period that continues through February 28, 2018.  They are paying rent of 
$11.81 per SF per year on a triple net basis with 3% annual increases.  The rate is slightly lower than the other leases 
because the space is 100% warehouse with no office. 

Suite E is also occupied by Barrick Goldstrike.  Their lease began on March 3, 2008 and they are in the fourth option 
period that continues through February 28, 2018.  They are paying rent of $12.38 per SF per year on a triple net basis with 
3% annual increases.   

Suite F is occupied by Air Gas.  Their lease began December 1, 2007 and they are in the first option period that continues 
through October 31, 2017.  They are paying rent of $14.02 per SF per year on a triple net basis with 3% annual increases.   

Suite G is occupied by Boart Longyear.  Their lease began January 1, 2010 and continues through the end of 2015.  They 
are currently paying rent of $13.97 per SF per year on a triple net basis. 

RENT ROLL

Tenant Information Current Rate

Suite No. Tenant Space Type Lease Start
Lease 

Expiration Lease Term
Mos. 

Remain. SF % Total $/SF/Year $/Yr.

A Mtn West Valve Industrial 03/01/15 02/28/20 60 Mos 59 Mos 4,800 7.1% $8.68 $41,664

B Morse Hydraulics Industrial 08/01/08 11/30/17 112 Mos 32 Mos 4,800 7.1% $14.05 $67,416

C/D Barrick Goldstrike Industrial 03/03/08 02/28/18 120 Mos 35 Mos 9,600 14.2% $11.81 $113,340

E Barrick Goldstrike Industrial 03/03/08 02/28/18 120 Mos 35 Mos 4,800 7.1% $12.38 $59,424

F Air Gas Industrial 12/01/07 10/31/17 119 Mos 31 Mos 4,800 7.1% $14.02 $67,296

G Boart Longyear Industrial 01/01/10 12/31/15 72 Mos 9 Mos 4,800 7.1% $13.97 $67,068

N/A Barrick Gold of N. America Office 12/01/07 11/30/17 120 Mos 32 Mos 33,970 50.3% $21.18 $719,580

Total GLA: 67,570 100.0% $1,135,788

Occupancy: 67,570 100.0%

Vacancy: 0 0.0%

Rentable Area

Flex Industrial Building - 951 W. Main Street

Professional Office Building - 905 W. Main Street
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The office building at 905 W. Main Street is 100% occupied by Barrick Gold of North America (same tenant as in the flex 
building occupying Suites C, D, and E).  Their lease began December 1, 2007 and continues through November 30, 2017.  
They are paying rent of $21.18 per SF per year on a triple net basis with 3% annual increases.   

EXPENSE STRUCTURE          

The majority of office properties are being leased on a triple net basis (NNN).  Under this lease structure, all or most of the 
expenses associated with the property are recoverable by the owner.   

It is noted that the rental rates in the lease addendums are inclusive of the expense reimbursements whereas the rent roll 
provided by the owner separates out the estimated CAM fees.  According to owner Mike Lattin, the tenants are fully 
responsible for all of the expenses associated with the property and the rent roll is a better depiction of the rent being 
achieved at the subject property because the expenses change from year-to-year and are passed through accordingly.  For 
this reason, we have treated the subject property as having triple net leases, which is the lease structure most prevalent in 
the market.   

TENANT SPACE PROFILE AND SELECTION OF RENT COMPS 

The subject property consists of Investment Class B flex industrial and office buildings.  The overall condition, design and 
layout of the tenant spaces are good and compare favorably with other leased buildings in the submarket.   We have 
surveyed the subject’s market for recent lease transactions and listings that best represent the market for the most 
comparable industrial and office properties.  Rent Comp Nos. 1-4 are industrial properties and Rent Comp Nos. 5-7 are 
office properties that have been surveyed in the Elko market area.   

They are illustrated in summary format in the following table: 
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*Full Comparable Abstracts are located in the addendum of this report.  

RENT COMPARABLE SUMMARY
Subject Rent # 1 Rent # 2 Rent # 3 Rent # 4 Rent # 5 Rent # 6 Rent # 7

Property Name Main Street Flex 

and Office 

Buildings

Alta Vista 

Warehouse

Idaho Street 

Industrial

Pattani Auto 

Body Repair

Silver Street 

Industrial

AMEC 

Building

Highland 

Pointe 

Center

Ruby Vista 

Office 

Buildings
Address 951 & 905 W. 

Main Street

2580 Alta 

Vista Drive

5247 Idaho 

Street

1150 

Connolly 

580 W. Silver 

Street

147 Idaho 

Street

1165 E. 

Jennings Way

1010-1020 

Ruby Vista 

City Elko Elko Elko Elko Elko Elko Elko Elko

NRA (SF) 33,600 / 33,970 8,240 14,835 8,750 12,800 5,544 10,290 28,680

Year Constructed 2007 / 2007 1999 1994 1993 1997 1997 2006 2007

Exterior Walls Block / Tilt-up M etal M etal M etal M etal
Brick and 

M ortar

Concrete 

Block

Concrete 

Block

Land-to-Building Ratio 3.61 to 1 / 2.94 to 1 8.99 to 1 4.40 to 1 6.32 to 1 9.77 to 1 3.46 to  1 8.13 to  1 4.54 to  1

Parking
2.3 and 4.5 per 

1,000
Unknown Unknown Unknown Adequate 3 per 1,000 6.5 per 1,000 3.2 per 1,000

Surveyed Unit Data

   Tenant Name Carwil LLC ESCO LLC
National 

Electric 

National 

Drilling

AMEC 

Corporation

Stantec 

Consulting

Dept. of 

Health & 

   Lease Date December-13 June-14 November-14 March-15 April-14 April-15 July-07

   SF Leased 8,240 3,600 8,750 12,800 5,544 3,750 28,680 

    Effective or Asking Rate/SF $10.87 $13.20 $13.20 $10.31 $19.20 $16.64 $17.88 

   Term of Lease (mos.) 24 24 60 36 24 36 120 

   Expenses NNN NNN NNN NNN NNN NNN Full Service

   Verified By County Assessor, 

Owner, Inspection

Broker, Public 

Records

Broker, Public 

Records

Broker, Public 

Records

Broker, Public 

Records

Broker, Public 

Records

Broker, Public 

Records

Broker, Public 

Records
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RENT COMPARABLE MAP 
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SUMMARY OF ADJUSTMENTS – INDUSTRIAL 

RENT COMP 1 

This is the lease of an industrial warehouse building located at 2580 Alta Vista Drive in Elko, Nevada. The property 
contains 8,240 SF and was constructed in 1999. The property contains 27.2% office and the rest is warehouse with 20 
foot ceiling height. The property has yard space and a land-to-building ratio of 9 to 1.  The lease was to Carwil, a regional 
mining contractor that is expanding in several locations.  They began their lease in December 2013 and are currently 
paying a rate of $10.87 per SF per year on a triple net basis.  There are increases of 3.5% annually.  No tenant 
improvements or concessions were reported. 

Rent Comp. No. 1 is inferior in effective age/condition and was adjusted upward by 10%.  It has a superior land-to-building 
ratio of 8.99 to 1 and was adjusted downward by 10% for this factor. 

RENT COMP 2 

This is the lease of an industrial warehouse building located at 5247 Idaho Street in Elko, Nevada. The property contains 
14,835 SF and was constructed in 1994. The property has a land-to-building ratio of 4.40 to 1. The property contains 4% 
office and the rest is warehouse with a 24 foot ceiling height. The lease was of a smaller building on the site containing 
3,600 SF to ESCO, a national provider for filtration, EMC test products and utility solutions. The lease began in June 14, 
2016 at a rate of $13.20 per SF per year on a triple net basis. The lease remains flat in Years 1-2, then there is an option 
for 2 more years with 3% increases. No tenant improvements or concessions were reported. 

Rent Comp. No. 2 is inferior in effective age/condition and was adjusted upward by 15%.  No other adjustments were 
necessary. 

RENT COMP 3 

Pattani Auto Body Building is an industrial warehouse located at 1150 Connolly Drive in Elko, Nevada. The property 
contains 8,750 SF and was constructed in 1993. The property has 5% office and 95% warehouse. The warehouse has a 
14-16 foot ceiling height and two grade level doors. It has visibility from the freeway.  The property was leased out to 
National Electric Displays.with a start date of November 2014 at a rate of $13.20 per SF on a triple net basis.  The rate is 
flat over the 5-year period and there are 5/5-year options.  There were no concessions, but the owner did put in new carpet 
and paint.  The property was reported to be in good overall condition. 

Rent Comp. No. 3 is inferior in effective age/condition and was adjusted upward by 15%.  It has a superior land-to-building 
ratio of 6.32 to 1 and was adjusted downward by 5% for this factor. 

RENT COMP 4 

This is the lease of an industrial office and warehouse located at 580 W. Silver Street in the west area of Elko, Nevada. The 
property contains 12,800 SF and was constructed in 1997.  It was leased in March 2015 to National Drilling at a rate of 
$10.31 per SF per year on a triple net basis.  The term is for 3 years.  The property has abundant yard space and a 
favorable land-to-building ratio.  No tenant improvements or concessions were reported. 

Rent Comp. No. 4 is inferior in effective age/condition and was adjusted upward by 10%.  It has a superior land-to-building 
ratio of 9.77 to 1 and was adjusted downward by 10% for this factor.  

The industrial comparables are adjusted for land-to-building ratio whereas the office comparables are adjusted for parking.  
This decision is based on the criteria and tenant perceptions in the market as industrial tenants emphasis yard space 
while office tenants emphasis employee and customer parking.  
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SUMMARY OF ADJUSTMENTS – OFFICE 

RENT COMP 5 

This is the lease renewal of an office building located at 147 Idaho Street just west of downtown Elko, Nevada. The 
property contains 5,544 SF and was constructed in 1997. The property was leased to AMEC, an international company. 
The lease was renewed in April 2014 at a rate of $19.20 per SF per year on a triple net basis. The term is for 24 months. 
Tenant improvements and concessions were not reported. 

Rent Comp. No. 5 is smaller in size and was adjusted downward by 5%.  This property is older in effective age/condition 
and we made an upward adjustment of 10% for this factor. 

RENT COMP 6 

This is the lease of professional office space located in the Highland Pointe Center at 1165 E. Jennings Way in the east 
side of Elko, Nevada. The building comprises both retail and office components.  Stantec Consulting recently signed a 3-
year lease for 3,750 SF in the building.  The lease started April 2015 at a rate of $16.64 per SF per year on a triple net 
basis.  The term is for 3 years.  No tenant improvements or concessions were reported. 

Rent Comp. No. 6 is smaller in size and was adjusted downward by 5%.  This property has superior parking and was 
adjusted downward by 5%. 

RENT COMP 7 

This represents the lease of two office buildings located at 1010-1020 Ruby Vista Drive in the northeast area of Elko, 
Nevada. The buildings are concrete block and were constructed in 2007 as build-to-suit for occupancy by various 
government agencies from the State of Nevada (Department of Health & Human Services). All 8 tenants are leased 
through the same state agency and have agreed to the same terms and conditions. Most of the leases began in July 2007 
and all continue through June 2017. The current lease rate is $20.28 per SF per year on a Full Service basis and all 
expenses are passed through to the owner including interior building utilities. Increases are staggered at 0% to 2.3% per 
year. Although the leases have an old origination date, they are still considered relevant. The owner recently signed an 8th 
and final lease (for 100% occupancy at a combined 28,680 SF) to state entity Roe Regional Clinic with an anticipated 
occupancy date of July 2015.  They have agreed to the exactly the same terms and conditions as the other tenants. 

Rent Comp. No. 7 is leased on a full service basis whereas the subject property is being considered on a triple net basis.  
The difference in both lease structures is approximately 20% and we have made a downward adjustment accordingly. 

The adjustments are summarized and illustrated in the following table: 
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MARKET RENT SUMMARY 

Due to Elko being a small market area, there were a limited supply of rent comparables to select from and the adjusted 
range is wide for both the flex industrial and office properties.  We recognize that this is a weakness in this approach; 
however, the subject property’s rents can be supported within the range provided with some additional weight given to 
opinions expressed by market participants. 

Flex Industrial - Four properties were surveyed in our analysis.  After adjustments a range of $10.31 to $15.18 per SF per 
year is indicated on a triple net basis.  The rent comparables were inferior in effective age/condition and three of four are 
superior in land-to-building ratio.  Given the newer age and physical attributes of the subject including the high warehouse 

RENTAL ADJUSTMENTS
Subject Rent # 1 Rent # 2 Rent # 3 Rent # 4 Rent # 5 Rent # 6 Rent # 7

Address
905-951 W. 

Main Street

2580 Alta Vista 

Drive

5247 Idaho 

Street

1150 Connolly 

Drive

580 W. Silver 

Street

147 Idaho 

Street

1165 E. 

Jennings Way

1010-1020 Ruby 

Vista Drive

Location Elko Elko Elko Elko Elko Elko Elko Elko
Year Built 2007 1999 1994 1993 1997 1997 2006 2007
Rentable Area (SF) 67,570 8,240 14,835 8,750 12,800 5,544 10,290 28,680
>>Surveyed Unit Data

Tenant Name Carwil LLC ESCO LLC
National 

Electric 

National 

Drilling

AMEC 

Corporation

Stantec 

Consulting

Dept. of Health 

& Human 
Leased Area 8,240 3,600 8,750 12,800 5,544 3,750 28,680 
Type of Lease NNN NNN NNN NNN NNN NNN Full Service
Lease Date December-13 June-14 November-14 March-15 April-14 April-15 July-07
Effective Rate ($/SF) $10.87 $13.20 $13.20 $10.31 $19.20 $16.64 $17.88
Conditions of Lease Similar Similar Similar Similar Similar Similar Similar

% Adjustment 0% 0% 0% 0% 0% 0% 0%
Adjusted $/SF $10.87 $13.20 $13.20 $10.31 $19.20 $16.64 $17.88

Expense Basis Similar Similar Similar Similar Similar Similar Superior
% Adjustment 0% 0% 0% 0% 0% 0% -20%
Adjusted $/SF $10.87 $13.20 $13.20 $10.31 $19.20 $16.64 $14.30

Market Conditions Similar Similar Similar Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0% 0% 0% 0%

Subtotal $10.87 $13.20 $13.20 $10.31 $19.20 $16.64 $14.30
Physical Adjustments
Location Similar Similar Similar Similar Similar Similar Similar

% Adjustment 0% 0% 0% 0% 0% 0% 0%

Size Similar Similar Similar Similar Superior Superior Similar

% Adjustment 0% 0% 0% 0% -5% -5% 0%

Age/Condition Inferior Inferior Inferior Inferior Inferior Similar Similar

% Adjustment 10% 15% 15% 10% 10% 0% 0%

Quality/Design Similar Similar Similar Similar Similar Similar Similar

% Adjustment 0% 0% 0% 0% 0% 0% 0%

Land to Building Superior Similar Superior Superior Similar Similar Similar

% Adjustment -10% 0% -5% -10% 0% 0% 0%

Parking Similar Similar Similar Similar Similar Superior Similar

% Adjustment 0% 0% 0% 0% 0% -5% 0%
Total Physical 

Adjustments
0% 15% 10% 0% 5% -10% 0%

Indicated Rent per $10.87 $15.18 $14.52 $10.31 $20.16 $14.98 $14.30
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clear height, we conclude to a market rent that is at the mid-to-upper end of the range at $13.80 per SF per year on a triple 
net basis (correlates to $1.15 per SF per month).   

Office Building – Three properties were surveyed in our analysis.  After adjustments, a range of $14.30 to $20.16 per SF 
per year is indicated on a triple net basis.  The rent comparables included two comparables that are considerably smaller 
and one that is leased on a full-service basis to a government tenant.  Due to the lack of larger office space, a prospective 
tenant in Elko would either be required to wait until a large office became available in the market or develop their own 
office building.  Given the newer age and good quality of the subject property combined with the lack of office inventory, it 
is reasonable to conclude that a tenant would pay at a rate the mid-to-upper end of the range and we conclude to $18.00 
per SF per year on a triple net basis (correlates to $1.50 per SF per month). 

MARKET RENT 

Flex Industrial - The market rent has been estimated at a rate of $13.80 per SF per year on a triple net basis.  Suite B, E, F 
and G have rental rates of $12.38 to $14.05 per SF and are within a reasonable range of the estimated market rent.  Suite 
C/D is leased at a rate of $11.81 per SF, which is slightly below market; however, it is 100% warehouse space and the 
lower rental rate is reasonable.  Suite A is leased at a rate of $8.68 per SF with large step increases in Years 3-5.  The 
existing rent is below-market and we later provide a calculation of the deficit rent. 

Office Building – The market rent has been estimated at a rate of $18.00 per SF per year on a triple net basis.  The 
existing rate of $21.18 per SF per year is based on a lease that was initiated in 2007 during the peak of the real estate 
market and rents are now lower in Elko for professional office space.  The difference between the contract rent and the 
market rate is calculated later in the analysis of the excess rent. 

OTHER INCOME 

The subject property exhibits no source of additional income.  The rent roll shows Air Gas and Barrick Gold to be leasing 
yard and parking space on a month-to-month basis; however, this is on a separate parcel not included in this appraisal 
assignment. 

EXPENSE REIMBURSEMENTS 

Under the current Triple Net lease structure, all expenses are reimbursable to the owner.  Based on our estimates of the 
operating expenses shown later, the expense reimbursements are calculated at $250,009, or $3.70 per SF. 

POTENTIAL GROSS INCOME 

The subject’s potential gross income after considering all sources of income at 100% occupancy equates to $1,302,253. 

VACANCY AND COLLECTION LOSS 

In order to estimate the stabilized vacancy and collection loss for the subject property, we have considered several factors 
including: the credit of the existing tenants, rollover schedule, market and submarket vacancy factors, market participant 
behavior and supply/demand.  Key indicators are illustrated below: 

 The subject’s occupancy rate is 100% by local, regional and national credit tenants.   

 The subject property has a good history of occupancy with the existing tenants.  Several of the tenants have 
recently exercised renewal options. 
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 Based on reports made by market participants and our observation of the market during our stay in Elko, there is 
very little vacancy among office and industrial properties.   

It appears that the existing tenants will be staying for an extended period.  Fully occupied multi-tenant buildings are 
typically given a conservative estimate.  Accordingly, we have utilized a factor of 7% inclusive of vacancy and collection 
loss.  Although the property is 100% occupied, the market vacancy factor considers investment risk factors and 7% is an 
acceptable rate in the current market. 

EFFECTIVE GROSS INCOME 

The subject property’s effective gross income is estimated at $1,211,095. 

HISTORICAL OPERATING STATEMENTS 

The client provided historical operating statements from 2012, 2013 and 2014.  For ease of review, we have 
reconstructed the operating statements into a narrow range of categories.  The reconstructed operating statements are 
illustrated below: 

 

OPERATING EXPENSES 

Various operating expenses are ongoing expenditures that are necessary to maintain the property and continue the rent 
revenue.  Operating expenses fall into two categories: (1) fixed expenses and (2) variable expenses.  Fixed expenses are 
those that generally do not change with time.  They typically consist of taxes and insurance.  Variable expenses generally 
consist of items such as utilities, repairs and maintenance, landscaping, security, general and administrative, janitorial and 
management fees. 

Debt financing, depreciation, interest expense, travel expense and other accounting items are not considered. 

SUBJECT >> RECONSTRUCTED OPERATING STATEMENT

2012 2013 2014
Revenue Amount $/SF Amount $/SF Amount $/SF
  Rental Income $1,231,959 $18.23 $1,258,704 $18.63 $1,183,684 $17.52
  Other Income $0.00 $0.00 $94,913 $1.40
Effective Gross Income $1,231,959 $18.23 $1,258,704 $18.63 $1,278,597 $18.92

Expenses
  Real Estate Taxes $35,333 $0.52 $47,916 $0.71 $20,608 $0.30
  Insurance $4,520 $0.07 $5,045 $0.07 $6,347 $0.09
  Utilities $13,741 $0.20 $17,357 $0.26 $20,641 $0.31
  Repairs & Maintenance $88,939 $1.32 $117,737 $1.74 $65,326 $0.97
  Landscaping $0 $0.00 $0 $0.00 $0 $0.00
  Security $0 $0.00 $0 $0.00 $0 $0.00
  General & Administrative $36,967 $0.55 $75,601 $1.12 $3,947 $0.06
  Janitorial $0 $0.00 $0 $0.00 $0 $0.00
  Management $13,644 $0.20 $18,761 $0.28 $7,000 $0.10
Total Operating Expenses $193,144 $2.86 $282,417 $4.18 $123,869 $1.83

Net Operating Income $1,038,815 $15.37 $976,287 $14.45 $1,154,728 $17.09
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In order to best support our estimates, we have utilized the subject’s historical operating expense (when available) and 
expense comparables.  These have been reconstructed into a narrow range of expense items and do not reflect items 
outside of the normal operating expenses.  

The following table summarizes our conclusions: 

 

The operating statements provided by the client reflect a very wide range of expenses from 2012 to 2014.  It is unclear 
why the expenses fluctuated to this degree from year-to-year and it is assumed that some expense categories were 
underrepresented (e.g. real estate taxes) and others are overemphasized in certain years (e.g. repairs & maintenance, 
general & administrative expenses), which may imply large, one-time charges.  Our estimate of the operating expenses are 
generally supported within the range of the comparable data or the subject’s historical operating statements.   

Real Estate Taxes are based on the actual bill from Washoe County.  According to owner Mike Lattin, not all of the taxes 
are reported on the operating statements since several tenants pay taxes directly to Elko County.  The taxes in our pro-
forma include the total amount billed by Elko County for both properties.  An investor would likely input all taxes into a pro-
forma and simply include them as a reimbursable expense. 

Insurance costs do not appear to be adequately reported in the operating statements based on our experience with office 
and flex industrial properties and this does not appear to be sufficient to cover both buildings.  This cost might be paid 
directly by one or more of the tenants to the insurance carrier.  We have estimated this expense at $0.25 per SF within the 
range of the comparables. 

EXPENSE ANALYSIS AND CONCLUSIONS
Expense 
Comp 1

Expense 
Comp 2

Expense 
Comp 3 Subject Property Information

Property Sub Type Office Office
Office/ 

Warehouse Flex & Office
Location Elko Elko Reno/Sparks Elko
GLA 9,438 50,392 31,895 67,570
Year Built 1999 1991 1977 2007
Investment Class B C B B

Expense Year 2014 2014 2013 2012 2013 2014
SWPC 

ProForma
Expenses per SF
   Real Estate Taxes $1.60 $0.25 $0.94 $0.52 $0.71 $0.30 $1.30
   Insurance $0.49 $0.36 $0.21 $0.07 $0.07 $0.09 $0.25
   Utilities $0.38 $0.55 $0.04 $0.20 $0.26 $0.31 $0.25
   Repairs & Maint. $1.02 $2.08 $1.05 $1.32 $1.74 $0.97 $1.10
   Grounds $0.32 $0.00 $0.37 $0.00 $0.00 $0.00 $0.00
   Security $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
   General & Admin. $0.06 $0.42 $0.00 $0.55 $1.12 $0.06 $0.40
   Janitorial $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00
   Management $0.68 $0.01 $0.00 $0.20 $0.28 $0.10 $0.54
        % of EGI 3.4% N/A 0.0% 1.1% 1.5% 0.5% 3%
Operating Expenses $4.55 $3.67 $2.61 $2.86 $4.18 $1.83 $3.84
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Utilities, repairs & maintenance, and general & administrative expenses were estimated within a reasonable range of the 
comparable set based on the subject’s age and condition. 

The grounds expense appears to have been reported by the owner within the repairs & maintenance category.  Security 
and janitorial expenses were not reported for these properties. 

A typical buyer would expect to hire a professional management company.  Based on conversations with property 
managers at CBRE and Coldwell Banker, we have estimated the management expenses at a standard industry rate of 3%. 

There is no separate category for reserve replacements.  Market participants (owners, management companies, etc.) are 
including any capital expenditures in the repairs & maintenance category and we have duplicated this practice in our 
expense analysis.   

The expense reimbursements are $0.14 below the estimate of the operating expenses and allow for some buffering for 
variable expenses.  This is reasonable given the wide fluctuations in expenses reported in the operating statements. 

OPERATING EXPENSE CONCLUSION 

The total operating expenses are calculated at $3.84 per SF, or $259,301 total for the year. 

NET OPERATING INCOME 

The NOI is estimated at $951,794.   

DIRECT CAPITALIZATION 

Direct capitalization is the common method used to convert a single year’s estimated stabilized NOI into a value indication.  
The selection of a capitalization rate is estimated utilizing various techniques extracted from comparable sales, national 
surveys, band of investment and market participants. 

SALE COMPARABLES 

Sale comparables extracted from the local market area are illustrated below: 

 

The cap rate comparables extracted from the market area indicate a range of 7.2% to 10.7%.  Due to the lack of reported 
cap rate sales in the area, we searched in other regions in Northern Nevada for appropriate comparables in Carson City, 
Reno, Gardnerville and Elko.  These are given greatest weight in our analysis as it best represents investor’s criteria in the 
local market.   

CAPITALIZATION RATE COMPARABLES
Address Date of Sale Year Built Price per SF Size Occupancy Cap Rate

680 W. Nye Lane (Carson City) August-11 2005 $174.67 22,900 SF 100.0% 7.8%

5440 Reno Corporate Dr (Reno) December-13 2009 $190.59 17,315 SF 100.0% 10.2%

445 S. Virginia Street (Reno) March-14 1942 $179.40 17,836 SF 100.0% 7.5%

1276 Kimmerling Rd (Gardnerville) April-14 1997 $140.00 3,250 SF 100.0% 9.5%

950 Sandhill Drive (Reno) November-14 2001 $180.40 42,129 SF 100.0% 7.2%

147 Idaho Street (Elko) January-15 1997 $171.36 5,544 SF 100.0% 10.7%

580 W. Silver Street (Elko) February-15 1997 $117.19 12,800 SF 100.0% 8.3%

Range: 7.2% to 10.7%
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PUBLISHED NATIONAL INVESTOR SURVEYS 

The investor survey data is illustrated below: 

 

National surveys shown in the table above include PriceWaterhouseCoopers, RERC, RealtyRates and CoStar.  They indicate 
a range of 4.6% to 11.9% with averages of 6.6% to 9.0%.  The national surveys are typically not the best indicators of value 
because they do not take into account local market conditions and may outweigh or underrepresent the subject’s 
investment classification.  Still, the range is wide and it does support the rates extracted from the market. 

BAND OF INVESTMENT 

Band of investment is an alternate way of calculating the capitalization rate.  This method blends the factors derived from 
the mortgage constant and equity dividend rate into an overall rate.  The loan-to-value is estimated at 60%.  The mortgage 
constant is calculated with an estimated interest rate of 5.0% and a 25 Years year mortgage term.  A period of 10 Years is 
estimated for the typical holding term.  The equity dividend rate is calculated with an estimated interest rate of 11%.  The 
calculations are as follows: 

 

MARKET PARTICIPANTS 

Market participants were surveyed in the local market area that best understand the investor’s criteria for purchasing 
income assets.  Their estimates are illustrated below: 

 

NATIONAL SURVEY INDICATORS
Low High Average

PriceWaterhouseCoopers (1Q15) 5.0% 9.0% 6.6%

RERC (1Q15) 5.3% 9.0% 6.8%

RealtyRates (1Q15) 4.6% 11.9% 9.0%

Average Range: 6.6% to 9.0%

BAND OF INVESTMENT

M (LTV) x RM (Constant) Factor

60% 0.07015 = 0.0421

E (1-LTV) x RE (EDR) = Factor

40% 11.00% 0.0440

Overall Rate 8.61%

MARKET PARTICIPANT SURVEY
Name Position Company Low High Average

James Winer Broker Coldwell Banker (Elko) 7.5% 10.0% 9.0%

Kimberly Owen Broker NAI (Northern NV) 7.0% 10.0% 8.0%

Pat Grey Broker Century21 (Winnemucca) 7.0% 9.0% 8.0%

Kim McCreary Broker Re/Max (Northern NV) 7.0% 9.0% 8.5%

Range: 7.0% to 10.0%
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We spoke with several agents regarding commercial property in Northern Nevada.  All agents report that cap rates vary 
depending on the age, location and condition of the property.  The indicated range provided by the market participants was 
7.0% to 11.0% with averages of 8.0% to 10.0%.  Cap rates are viewed as being lowered incrementally as market conditions 
improve in Elko and outlying areas of Northern Nevada.  This trend is expected to continue in upcoming quarters.  Market 
participants report that cap rates in Elko exceed those in metropolitan areas such as Salt Lake City, Reno or Las Vegas 
since investors are less familiar with this market.  For properties like the subject, Mr. Winer and Mr. Martin recommended 
using a cap rate within a range of 8.0% to 9.0%. 

CAPITALIZATION RATE CONCLUSION 

A summary of cap rates derived from local sales, national investor surveys, band of investment and market participants 
are displayed in the following table: 

 
 
Most weight was given the comparable sales in our analysis as they best represent what is taking place in the market area.  
Weight was also given to market participants as they understand the current investment criteria from buyers in the market.  
Cap rates derived from the national surveys and band of investment were given less weight, but do support a cap rate at or 
near the range derived from sales.   

In consideration of the data presented and given the subject property’s rural location, but stable tenancy and longer-term 
lease, we have estimated a cap rate at the middle of the range at 8.5%. 

EXCESS AND DEFICIT RENT ANALYSIS 

Excess rent occurs when one or more tenants are paying a lease rate that is above market.  Inversely, deficit rent occurs 
when one or more tenants are paying a lease rate that is below market.  Both are considered in the investment criteria for 
a potential buyer.   

Previously, we provided a rent roll for the existing tenants. We also estimated the market rent for the subject property 
based on the tenant space profile.  The difference between the market rent and the contract rent over the duration of the 
lease term provides the proper framework for establishing a calculation of excess or deficit rent.  Excess rent is considered 
as having greater risk of tenant renegotiation or early vacancy and a higher discount rate is typically applied in the cash 
flow period.  Deficit rent carries reduced risk and is discounted at a lower rate over the duration of the lease. 

Mountain West Valve occupies Suite A in the flex industrial building.  This tenant is paying below-market rent for two years.  
The rent is then increased to market levels for the final three years of the lease.  The Mountain West Valve lease is 
considered low-risk because the rental rate is below market.  Barrick Gold of North America is a national credit tenant 
paying above-market rent for through the end of the lease in November 2017.  Despite being above market, the Barrick 
Gold lease is also low risk because of the credit quality of tenant and the lack of alternative office space in Elko.  The PWC 
Survey (1st Quarter 2015) indicates a discount rate range of 6.0% to 10.0% and RERC (1st Quarter 2015) reports a 

CAP RATE CONCLUSION
SOURCE RATES

 Comparable Sales and Listings 7.2% to 10.7%

 National Surveys 6.6% to 9.0%

 Band of Investment 8.61%

 Market Participants 7.0% to 10.0%

SWPC Conclusion: 8.50%
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discount rate range of 7.0% to 10.1%.  We have used a rate of 7.0% and applied this to the deficit and excess rent as 
illustrated in the following table: 

 

 

  

EXCESS/DEFICIT RENT ANALYSIS
2015/16 2016/17 2017/18 2018/19 2019/20

Contract Rent
Mtn West Valve $41,664 $41,664 $68,814 $72,122 $75,594
Barrick Gold of N. America $726,776 $748,579 $740,436 $668,159 $688,204

Total Contract Rent $768,440 $790,243 $809,250 $740,280 $763,798

Market Rent
Mtn West Valve $66,240 $68,227 $70,274 $72,382 $74,554
Barrick Gold of N. America $611,460 $629,804 $648,698 $668,159 $688,204

Total Market Rent $677,700 $698,031 $718,972 $740,541 $762,757

Difference $90,740 $92,212 $90,278 -$261 $1,041

Discounted at 7% 0.93458 0.87344 0.81630 0.76290 0.71299

Cash Flow $84,804 $80,542 $73,693 -$199 $742

TOTAL EXCESS RENT (Rd) $240,000
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DIRECT CAPITALIZATION APPROACH SUMMARY 

The final calculations in the direct capitalization approach are summarized in the following table: 

 

 

 

DIRECT CAPITALIZATION APPROACH SUMMARY
Rentable SF Method Rental Rate Annual $/SF

Mtn West Valve 4,800 $/SF/Yr $13.80 $66,240

Morse Hydraulics 4,800 $/SF/Yr $14.05 $67,416

Barrick Goldstrike 9,600 $/SF/Yr $11.81 $113,340

Barrick Goldstrike 4,800 $/SF/Yr $12.38 $59,424

Air Gas 4,800 $/SF/Yr $14.02 $67,296

Boart Longyear 4,800 $/SF/Yr $13.97 $67,068

Barrick Gold of N. America 33,970 $/SF/Yr $18.00 $611,460

Expense Reimbursements 67,570 $/SF/Yr $3.70 $250,009 $3.70

Potential Gross Income (PGI) $1,302,253 $19.27

     Less Market Vacancy & Collection Loss 7.0% $91,158 $1.35

Effective Gross Income (EGI) $1,211,095 $17.92

Operating Expenses

   Real Estate Taxes $87,828 $1.30

   Insurance $16,893 $0.25

   Utilities $16,893 $0.25

   Repairs & Maint. $74,327 $1.10

   General & Admin. $27,028 $0.40

   Management 3.0% $36,333 $0.54

Total Operating Expenses $259,301 $3.84

Net Operating Income (NOI) $951,794 $14.09

     Capitalization Rate 8.50%

Subtotal $11,197,580 $165.72

     Property Rights (Excess/Deficit Rent) $240,000

"As Is" Market Value (Rd) $11,440,000 $169.31
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SALES COMPARISON APPROACH 
 
METHODOLOGY 

The sales comparison approach is a method whereby comparable sales are selected and identified as being most similar 
to the subject property.  The concept is that a buyer will pay no more for one property than another in the market with 
similar physical and economic characteristics.  Several presumptions preclude this approach such as the actual existence 
of a market and that there are sufficient market transactions in order to provide a consequential analysis.  In an active 
market where many transactions are taking place, the sales comparison approach can provide a meaningful indication of 
value based on the principal of substitution.  

PROCESS 

The process utilized in the sales comparison approach included a market search of arm’s length transactions from County 
Records, CoStar, LoopNet, Property Line and information provided by market participants.  From a larger set of sales, the 
most similar “comparable” properties are identified for inclusion into this approach.  When applicable, or, by client request, 
we also present listings in our analysis.  The unit of measure deemed most appropriate is utilized such as price-per-square-
foot, price-per-unit, or effective gross income multiplier.  The sales are then placed into a comparison grid where 
transactional and physical adjustments are made based on differences between the comparable sales and the subject 
property.7  The sales comparison approach is concluded by reconciling the adjusted comparables into a final unit of 
measure followed by a table displaying the value conclusion.   

UNIT OF MEASURE 

We have analyzed the subject property and sale comparables on a price-per-square foot basis as it best reflects the 
behavior of participants in the market. 

The valuation in this section is separated utilizing 4 sale comparables for the flex industrial property at 951 W. Main Street 
and 4 sale comparables for the office building at 905 W. Main Street.  Due to the rural location of Elko and lack of 
investment quality office buildings, Improved Sale Nos. 1 and 2 were pulled from the Reno/Sparks market area 290 miles 
to the west. 

 

 

 

 

 

 
                                                           
7 We have attempted to make quantitative adjustments based on paired sales, regression analysis or market participant surveys.  Where 
there is insufficient data to isolate individual adjustments, we have employed our knowledge of the market and provided sufficient 
evidence to explain the adjustment process. 
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SALE COMPARABLES SUMMARY 

The comparables provided in this report exhibit physical and economic characteristics that are deemed most similar to the subject property in our search for 
similar land sales and listings.  We have analyzed the subject property and comparables on a price-per-square foot basis, which is most common among 
market participants for this property type. 

The sale comparables summary and map are illustrated as follows: 

 

*Full Comparable Abstracts are located in the addendum of this report. 

SALE COMPARABLES SUMMARY
Subject Sale   # 1 Sale   # 2 Sale   # 3 Sale   # 4 Sale   # 5 Sale   # 6 Sale   # 7 Sale   # 8

Name Main Street Flex 

and Office 

Buildings

Water Street 

Warehouse

Zaga Way 

Warehouse

Silver Street 

Industrial

Ruby Vista Flex 

Industrial

Reno Corporate 

Drive Office

Bally Gaming 

Building

Highland Pointe 

Center

AMEC Building

Address 951 & 905 W. 

Main Street

525 Water Street 680 Zaga Way 580 W. Silver 

Street

2640 Ruby Vista 

Drive

5440 Reno 

Corporate Drive

950 Sandhill 

Drive

1165 E. Jennings 

Way

147 Idaho Street

City Elko Elko Elko Elko Elko Reno Reno Elko Elko

Sale or List Price N/A $750,000 $625,000 $1,500,000 $718,000 $3,300,000 $7,600,000 $2,200,000 $950,000 

Date of Sale N/A 7/1/2014 1/2/2015 2/9/2015 2/20/2015 12/20/2013 11/3/2014 12/9/2014 1/28/2015

Year Constructed 2007 / 2007 1989 1985 1997 2010 2009 2001 2006 1997

Adjusted Sale Price N/A $750,000 $625,000 $1,500,000 $718,000 $3,300,000 $7,600,000 $2,200,000 $950,000 

SF NRA 33,600 / 33,970 6,600 7,500 12,800 5,868 17,315 42,129 10,290 5,544 

Price/SF NRA N/A $113.64 $83.33 $117.19 $122.36 $190.59 $180.40 $213.80 $171.36 

SF of GBA 33,600 / 33,970 6,600 7,500 12,800 5,868 17,315 42,129 10,290 5,544 

Current Use Industrial, Industrial, Industrial, Industrial, Industrial, Business Office Business Office Mixed Use, Office

Site Size (Acres) 2.785 / 2.291 0.76 2.00 2.87 0.86 2.07 2.93 1.92 0.44 

Building Material Concrete Tilt-up Metal Metal Metal
Wood Frame & 

Metal

Stucco w/Wood 

or Steel Frame

Stucco w/Wood 

or Steel Frame
Concrete Block Concrete Block

Parking Ratio NRA 2.32 / 4.53 1.97 1.07 Adequate 3.07 4.91 4.98 6.51 2.89 
Occupancy at Sale 100% / 100% 0% 0% 100% 0% 100% 100% 100% 0%

OAR (actual) N/A N/A N/A 8.3% N/A 10.2% 7.2% N/A 10.7%

Data Source
County Assessor, 

Owner, Inspection

Loopnet, Broker, 

Public Records

Broker, Public 

Records

Loopnet, Broker, 

Public Records

Loopnet, Broker, 

Public Records

Broker, CoStar, 

Public Records

Broker, CoStar, 

Public Records

CoStar, Public 

Records

Loopnet, Broker, 

Public Records
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SUBJECT AND COMPARABLE MAP 

 
  

  

  

 

 

 

                      

Comps 5 & 6 
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SALES COMPARISON ADJUSTMENT PROCESS 

The subject property and comparables have been analyzed on a price-per-square-foot basis.  Based on suggestions made 
by the Appraisal Institute and our expertise in the local market, we have made transactional and physical adjustments to 
comparable sales and/or listings in the following categories: property rights conveyed, terms/financing, conditions of sale, 
time/market conditions, location/access, size, age/condition, parking, design/quality and economic characteristics. 

COMPARABLE DISCUSSION - INDUSTRIAL 

COMP NO. 1 

This is the sale of a warehouse building located at 525 Water Street in the south area of Elko, Nevada. The property 
contains 6,600 SF and was constructed in 1989. The property sold on July 1, 2014 for $750,000, or $113.64 per SF. The 
building is of metal construction and contains a single unit plus a paved yard. The property has 4 grade level doors and a 
clear height of 20 feet. The site size is 0.76 net acres, which corresponds to a land-to-building ratio of 5.02 to 1. There is 
approximately 9.1% office space with the remaining being warehouse. It was in average condition at the time of sale. In 
addition to the warehouse, there was a billboard on the site that contributed approximately 20% to the sale. 

Improved Sale No. 1 was constructed in 1989 whereas the subject property was constructed in 2007 and we made an 
upward adjustment of 15% for effective age/condition.  We have made a downward adjustment of 20% in the economic 
characteristics category for the contributory value of the billboard. 

COMP NO. 2 

This is the sale of a warehouse building located at 680 Zaga Way in the north area of Elko, Nevada. The property contains 
7,500 SF and was constructed in 1985. The property sold on January 2, 2015 for $625,000, or $83.33 per SF, which is 
the same as the list price. The building is of metal construction and contains a single unit plus a dirt and gravel yard. The 
property has 4 grade level doors and a pitched clear height of 18-24 feet. The site size is 2.0 net acres, which corresponds 
to a land-to-building ratio of 11.62 to 1. There is approximately 32.5% office space with the remaining being warehouse. 
The building is worn in some sections due to its age; however, this does not have an impact on its sales price. The listing 
agent reports getting several offers on the property. 

Improved Sale No. 2 was constructed in 1985 whereas the subject property was constructed in 2007 and we made an 
upward adjustment of 15% for effective age/condition.  This property has a superior land-to-building ratio allowing for 
greater yard space and we made a downward adjustment of 10%. 

COMP NO. 3 

This is the sale of an office warehouse property located at 580 W. Silver Street in the west area of Elko, Nevada. The 
property contains 12,800 SF and was constructed in 1997.  It sold on February 9, 2015 for $1,500,000, or $117.19 per 
SF.  The property was leased to a drilling company and had less than 2 years remaining on the lease.  The reported cap 
rate was 8.27% based on actual income.  The property has approximately 21.9% office and a warehouse with a 20-foot 
clear height.  The property has a favorable land-to-building ratio of 9.77 to 1, which allows for abundant parking and yard 
space. 

Improved Sale No. 3 was constructed in 1997 whereas the subject property was constructed in 2007 and we made an 
upward adjustment of 10% for effective age/condition.  This property has a superior land-to-building ratio allowing for 
greater yard space and we made a downward adjustment of 10%. 
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COMP NO. 4 

This is the sale of a flex industrial building located at 2640 Ruby Vista Drive in the northeast area of Elko, Nevada. The 
property contains 5,868 SF and was constructed in 2010. It sold on November 20, 2015 for $718,000, or $122.36 per 
SF.  The property has 3,000 SF of office and 2,868 SF of warehouse.  The property has two grade level doors and the 
warehouse has a clear height of approximately 16 feet.  The property is formerly occupied by State Fire.  The buyer will 
occupy the space as an owner-occupant. 

Improved Sale No. has a superior land-to-building ratio allowing for greater yard space and we made a downward 
adjustment of 5%. 

The industrial comparables are adjusted for land-to-building ratio whereas the office comparables are adjusted for parking.  
This decision is based on the criteria and tenant perceptions in the market as industrial tenants emphasis yard space 
whereas office tenants emphasis employee and customer parking.  
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Subject Sale   # 1 Sale   # 2 Sale   # 3 Sale   # 4

Property Name

Main Street Flex 

and Office 

Buildings

Water Street 

Warehouse

Zaga Way 

Warehouse

Silver Street 

Industrial

Ruby Vista Flex 

Industrial

Address
951 & 905 W. Main 

Street
525 Water Street 680 Zaga Way

580 W. Silver 

Street

2640 Ruby Vista 

Drive

City Elko Elko Elko Elko Elko

Date of Sale N/A 7/1/2014 1/2/2015 2/9/2015 2/20/2015

SF of NRA 33,600 / 33,970 6,600 7,500 12,800 5,868 

Year Constructed 2007 / 2007 1989 1985 1997 2010

Parking Ratio per 1,000 SF 2.5 and 4.5 1.97 1.07 Adequate 3.07 

Land to Building Ratio 3.61 to 1 / 2.94 to 1 5.02 to 1 11.62 to 1 9.77 to 1 6.38 to 1

Occupancy 100% / 100% 0% 0% 100% 0%

Sale Price N/A $750,000 $625,000 $1,500,000 $718,000 

Adjusted Price per SF N/A $113.64 $83.33 $117.19 $122.36

Property Rights Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $113.64 $83.33 $117.19 $122.36

Terms/Financing Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $113.64 $83.33 $117.19 $122.36

Conditions/Sale Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $113.64 $83.33 $117.19 $122.36

Expenditures After Purchase Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $113.64 $83.33 $117.19 $122.36

Time/Market Conditions Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%

Time Adjusted Price/SF $113.64 $83.33 $117.19 $122.36

Location Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Size Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Age/Condition Inferior Inferior Inferior Similar

% Adjustment 15.00% 15.00% 10.00% 0.00%

Parking Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Design/Quality Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Economic Characteristics Superior Similar Similar Similar

% Adjustment -20.00% 0.00% 0.00% 0.00%

Land-to-Building Ratio Similar Superior Superior Superior

% Adjustment 0.00% -10.00% -10.00% -5.00%

Flood Zone X Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Total Physical & Economic Adjustments -5.00% 5.00% 0.00% -5.00%

Total Adjustments % -5.00% 5.00% 0.00% -5.00%

TOTAL ADJUSTMENTS $ $107.95 $87.50 $117.19 $116.24

COMPARABLE SALE ADJUSTMENTS

TRANSACTIONAL ADJUSTMENTS

PHYSICAL AND ECONOMIC CHARACTERISTICS
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SUMMARY – SALES ANALYSIS - INDUSTRIAL 

We have selected and analyzed four comparables as being most applicable in the sales comparison approach for the flex 
industrial property.   These comparables had an unadjusted range of $83.33 to $122.36 per SF.  After adjustments, the 
range narrowed to $87.50 to $117.19 per SF with an average of $107.95 per SF.  There were a minimal number of 
industrial sales in the Elko market, thereby reducing the reliability of this approach.  Multi-tenant flex industrial properties 
are rarely sold in this market and the majority of comparables were smaller industrial properties.  The subject property 
outclasses most of the comparable sales in terms of effective age/condition and it has a smaller land-to-building ratio.  
Improved Sale No. 2 is an outlier at the low end of the range and has been given least weight.  Given the good condition of 
the subject property, the quality of tenancy and the building’s design/appeal, we conclude to a value closer to the upper 
end of the range at $115.00 per SF. 

There were no listings that could be viewed as comparable in the market. 

The value of the flex industrial property will be added to the office building and excess rent at the end of this section. 
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COMPARABLE DISCUSSION - OFFICE 

COMP NO. 5 

This is the sale of a one story office building located at 5440 Reno Corporate Drive in the south area of Reno, Nevada. The 
building contains 17,315 SF and was constructed in 2009. It sold on December 20, 2013 for $3,300,000, or $190.59 per 
SF. The building is 100% occupied by Wood Rodgers, Inc. a regional engineering firm with a variety of consulting services. 
The tenant had a lease through May 2016. The cap rate was reported to be 10.18% based on actual income. 

*Improved Sale No. 5 is similar in major attributes and no adjustments were made. 

COMP NO. 6 

This is the sale of a two-story office building occupied by Bally Gaming. The property has an address of 950 Sandhill Drive 
in the south area of Reno, Nevada. The building contains 42,129 SF and was constructed in 2001.  It sold on November 3, 
2014 for $7,600,000, or $180.40 per SF.  Bally Gaming is a national tenant and occupies 100% of the building.  They 
recently signed a lease extension through 2019.  The building sold with a cap rate of 7.20% based on actual income.  It 
was in good condition at the time of sale. 

*Improved Sale No. 6 was constructed in 2001 whereas the subject was built in 2007 and we made an upward 
adjustment of 5% for effective age/condition. 

COMP NO. 7 

This is the sale of a mixed-use office and retail building located at 1165 E. Jennings Way in the northeast area of Elko, 
Nevada. The property contains 10,290 SF and was constructed in 2006. It sold on December 9, 2014 for $2,200,000, or 
$213.80 per SF. The building was occupied by a consulting firm, restaurant and storefront businesses. The building was in 
good condition at the time of sale. No financial information was provided. 

Improved Sale No. 7 has superior parking and we made a downward adjustment of 10%. 

COMP NO. 8 

This is the sale of an office building located at 147 Idaho Street west of the downtown area of Elko, Nevada. The property 
contains 5,544 SF and was constructed in 1997. It sold on January 28, 2015 for $950,000, or $171.36 per SF. The 
building was occupied by AMEC Corporation, an international mining and environmental restoration company for 
administrative offices. The property sold with an estimated cap rate of 10.74%. The building had been renovated in recent 
years. 

Improved Sale No. 8 was constructed in 1997 whereas the subject was built in 2007 and we made an upward adjustment 
of 10% for effective age/condition. 

*We recognize that there are differences between the subject’s Elko location and Improved Sale Nos. 5 and 6 in Reno, a 
metro area with a higher population.  In Reno, the office market has not fully recovered and there is still an abundance of 
office vacancy (CoStar 4th Quarter 2014 reports 17.1% vacancy for Reno/Sparks) and rental rates are typically $15.00 to 
$18.00 per SF per year on a NNN basis.  Regarding the Elko office property, Barrick is a good credit tenant and the 
property is of investment quality.  In addition there are no alternatives for large office space in Elko.  If Barrick needed to 
expand or were forced to vacate the subject property, there would be nowhere to go.  Our survey of the rental market for 
office properties revealed rental rates between $15.00 to over $20.00 per SF per year on a NNN basis, which is 
consistent, if not slightly superior than rental rates experienced in Reno.  Based on these factors, we have determined that 
no adjustment should be made for location.        
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COMPARABLE SALE ADJUSTMENTS
Subject Sale   # 5 Sale   # 6 Sale   # 7 Sale   # 8

Property Name

Main Street Flex 

and Office 

Buildings

Reno Corporate 

Drive Office

Bally Gaming 

Building

Highland Pointe 

Center

AMEC Building

Address
951 & 905 W. Main 

Street

5440 Reno 

Corporate Drive

950 Sandhill 

Drive

1165 E. Jennings 

Way
147 Idaho Street

City Elko Reno Reno Elko Elko

Date of Sale N/A 12/20/2013 11/3/2014 12/9/2014 1/28/2015

SF of NRA 33,600 / 33,970 17,315 42,129 10,290 5,544 

Year Constructed 2007 / 2007 2009 2001 2006 1997

Parking Ratio per 1,000 SF 2.5 and 4.5 4.91 4.98 6.51 2.89 

Land to Building Ratio 3.61 to 1 / 2.94 to 1 5.21 to 1 3.03 to 1 8.13 to 1 3.46 to 1

Occupancy 100% / 100% 100% 100% 100% 0%

Sale Price N/A $3,300,000 $7,600,000 $2,200,000 $950,000 

Adjusted Price per SF N/A $190.59 $180.40 $213.80 $171.36

Property Rights Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $190.59 $180.40 $213.80 $171.36

Terms/Financing Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $190.59 $180.40 $213.80 $171.36

Conditions/Sale Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $190.59 $180.40 $213.80 $171.36

Expenditures After Purchase Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%
Adjusted Price/SF $190.59 $180.40 $213.80 $171.36

Time/Market Conditions Similar Similar Similar Similar
% Adjustment 0% 0% 0% 0%

Time Adjusted Price/SF $190.59 $180.40 $213.80 $171.36

Location Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Size Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Age/Condition Similar Inferior Similar Inferior

% Adjustment 0.00% 5.00% 0.00% 10.00%

Parking Similar Similar Superior Similar

% Adjustment 0.00% 0.00% -10.00% 0.00%

Design/Quality Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Economic Characteristics Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Land-to-Building Ratio Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Flood Zone X Similar Similar Similar Similar

% Adjustment 0.00% 0.00% 0.00% 0.00%

Total Physical & Economic Adjustments 0.00% 5.00% -10.00% 10.00%

Total Adjustments % 0.00% 5.00% -10.00% 10.00%

TOTAL ADJUSTMENTS $ $190.59 $189.42 $192.42 $188.49

TRANSACTIONAL ADJUSTMENTS

PHYSICAL AND ECONOMIC CHARACTERISTICS
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SUMMARY – SALES ANALYSIS - OFFICE 

We have selected and analyzed four comparables as being most applicable in the sales comparison approach.   These 
comparables had an unadjusted range of $180.40 to $213.80 per SF.  After adjustments, the range narrowed to $188.49 
to $192.42 per SF with an average of $190.23 per SF.  There were a minimal number of office sales in the market.  
However, Improved Sale Nos. 5 and 6 are out-of-market sales, but are similar one-tenant properties with strong tenancy.  
Improved Sale Nos. 7 and 8 are smaller office buildings in Elko, but adjusted within a reasonable range.  The subject’s 
office building is supported within the narrow adjusted range at $190.00 per SF.   

There were no listings that could be viewed as comparable in the market. 

Earlier, we discussed and analyzed the subject’s excess and deficit rent, which was calculated at $240,000.  This has 
been added to the value in the income approach and sales comparison approach. 

Based on the preceding comparison analysis, the subject value via the sales comparison approach is computed as follows: 

 

 

 

Flex Industrial - 951 W. Main Street

   Adjusted Price per SF - High $117.19

   Adjusted Price per SF - Low $87.50

   Average Price per SF $107.22

   Subject Rentable Area 33,600 SF

      x Concluded Unit Value ($/SF) $115.00

   Subtotal - Flex Industrial (Rd) $3,860,000

Office Building - 905 W. Main Street

   Adjusted Price per SF - High $192.42

   Adjusted Price per SF - Low $188.49

   Average Price per SF $190.23

   Subject Rentable Area 33,970 SF

      x Concluded Unit Value ($/SF) $190.00

   Subtotal - Office Building (Rd) $6,450,000

Property Rights (Excess/Deficit Rent) $240,000

"As Is" Value Indication (Rd) $10,550,000

SALES COMPARISON APPROACH SUMMARY
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FINAL RECONCILIATION 
A reconciliation section is presented to analyze the strengths and weaknesses of each approach to value.  The quality and 
quantity of the data is considered before arriving at a reasonable conclusion of the relevant value indications for the 
subject property. 

The cost approach is based on the proposition that an informed purchaser would pay no more for one property than the 
cost to build a substitute property with the same functionality and utility.  The cost approach can be relevant when the 
property is relatively new or has unique or specialized improvements.  It could also be relevant when there are few sales or 
leases of comparable properties.  Due to ample inventory of existing office properties, very few are being constructed at 
this time.  Buyers and investors are not placing any weight on the cost approach at this time as they are finding substitutes 
in the market at, or below, cost.  The cost approach was not developed in this analysis. 

The sales comparison approach was utilized in this analysis as buyers are currently analyzing properties on a price-per-
square foot basis and considering recent market transactions in their purchasing decisions.  Due the lack of reliable sales 
in the immediate market area, the comparable sales for the industrial flex property is considered a weakness.  There were 
more reliable sales for the office property; however, two were out-of-market.  The sales adjusted to a relatively narrow 
range which supported the value indications within this approach.  Buyers for income properties are primarily looking at the 
quality of tenancy and NOI.  For these reasons, the sales comparison approach is given less weight in our analysis. 

The income approach was also relevant because the subject property is an income-producing property that is 100% 
occupied by multiple tenants.  An investor would consider the strength of tenancy and income capability of the subject 
property.  There was adequate data to support the rental rate, operating expenses and capitalization rate selected within 
this approach.  Due to the existing tenancy and buyer motivations for this property, the income approach is given greatest 
weight in our analysis. 

Based on the data presented, the income approach was well-supported and is given greatest weight in our final analysis.   

The value indications are illustrated below: 

 

*The subject property is 100% occupied. The “As Is” and “As Stabilized” value opinions are the same.

RECONCILIATION
As Is As Stabilized

Cost Approach N/A N/A

Income Approach $11,440,000 $11,440,000

Sales Comparison Approach $10,550,000 $10,550,000

CONCLUSION: $11,400,000 $11,400,000
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INSURABLE VALUE 

 

PROPERTY: Main Street Office and Industrial

LOCATION: 905 and 951 W. Main Street

Elko, Nevada 89801

PROPERTY DESCRIPTION: Professional Office and Flex Industrial

INSURABLE REPLACEMENT COST CALCULATIONS:

Building #: 951 W. Main St 905 W. Main St

Building Size (SF): 33,600               33,970               

Structure Class: C C

Marshall Valuation Sec 14; Pg Sec 15; Pg

Service Reference: 13 (2/14) 17 (11/13)

(or source referenced)

Base Cost PSF: 48.55$               105.46$             

Plus (PSF)

Sprinklers 3.00$                 3.00$                 

>Geothermal Heating 5.00$                 5.00$                 

>

>

Subtotal: 56.55$               113.46$             -$                   -$                   -$                   

Multipliers

Number of Stories: 1.00 1.00

Height Per Story: 1.33 1.33

Perimeter: 0.92 0.90

Calculator Cost: 1.04 1.03

Local: 1.08 1.08

Adjusted Cost PSF: 77.72$               151.08$             -$                   -$                   -$                   

$2,611,370 $5,132,080 $0 $0 $0

$0 $0 $0 $0 $0

$2,611,370 $5,132,080 $0 $0 $0

INSURABLE REPLACEMENT COST ESTIMATE
Effective date: 2-26-2015

Replaces version dated: 9-12-2010

Insurable Replacement 

Cost of Structures:

Personal Property

Total:
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APPRAISER CERTIFICATION 
We certify to the best of our knowledge and belief:   

1. The statements of fact contained in this report are true and correct. 
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and are our personal, impartial and unbiased professional analyses, opinions, and conclusions. 
3. We have no present or prospective interest in the property that is the subject of this report and have no personal 

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

assignment. 
5. Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 
6. Our 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. 

7. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute. 

8. Matthew Buxton, MAI made a personal inspection of the property that is the subject of this report.   
9. No one provided significant real property appraisal assistance to the people signing this certification.  
10. The appraisers have performed no other services, as an appraiser or in any other capacity regarding the subject 

property within the three year period immediately preceding the date of acceptance of this assignment. 
11. This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, or the 

approval of a loan. 
12. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 

authorized representatives. 
13. As of the date of this report, Matthew Buxton, MAI has completed the continuing education program of the 

appraisal institute. 

 

  

Matthew Buxton, MAI 
Principal 
Southwest Property Consultants 
Certified General Real Estate Appraiser 
State of Nevada Certificate No. A.0007839-CG 
Expiration Date: June 30, 2016 
 

 



    
 ASSUMPTIONS AND LIMITING CONDITIONS   

 
 61 

 
 

 
 

 

              
            © 2 0 1 5  S O U T H W E S T  P R O P E R T Y  C O N S U L T A N T S  

 

 
ASSUMPTIONS AND LIMITING CONDITIONS 

1.  Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties appraised is clear and 
marketable and that there are no recorded or unrecorded matters or exceptions to title that would adversely affect marketability or value. 
Southwest Property Consultants is not aware of any title defects nor has it been advised of any unless such is specifically noted in the report.  
However, Southwest Property Consultants has not examined title and makes no representations relative to the condition thereof.  Documents 
dealing with liens, encumbrances, easements, deed restrictions, clouds and other conditions that may affect the quality of title have not been 
reviewed.  Insurance against financial loss resulting in claims that may arise out of defects in the subject’s title should be sought from a 
qualified title company that issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the property or properties being 
appraised are structurally sound, seismically safe and code conforming; that all building systems (mechanical/electrical, HVAC, elevator, 
plumbing, etc.) are in good working order with no major deferred maintenance or repair required; that the roof and exterior are in good 
condition and free from intrusion by the elements; that the property or properties have been engineered in such a manner that the 
improvements, as currently constituted, conform to all applicable local, state, and federal building codes and ordinances.  Southwest Property 
Consultants professionals are not engineers and are not competent to judge matters of an engineering nature.  Southwest Property 
Consultants has not retained independent structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, 
makes no representations relative to the condition of improvements.  Unless otherwise specifically noted in the body of the report: no problems 
were brought to the attention of Southwest Property Consultants by ownership or management; Southwest Property Consultants inspected 
less than 100% of the entire interior and exterior portions of the improvements; and Southwest Property Consultants was not furnished any 
engineering studies by the owners or by the party requesting this appraisal.  If questions in these areas are critical to the decision process of 
the reader, the advice of competent engineering consultants should be obtained and relied upon.  It is specifically assumed that any 
knowledgeable and prudent purchaser would, as a precondition to closing a sale, obtain a satisfactory engineering report relative to the 
structural integrity of the property and the integrity of building systems.  Structural problems and/or building system problems may not be 
visually detectable.  If engineering consultants retained should report negative factors of a material nature, or if such are later discovered, 
relative to the condition of improvements, such information could have a substantial negative impact on the conclusions reported in this 
appraisal.  Accordingly, if negative findings are reported by engineering consultants, Southwest Property Consultants reserves the right to 
amend the appraisal conclusions reported herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the property was not 
observed by the appraisers.  Southwest Property Consultants has no knowledge of the existence of such materials on or in the property.  
Southwest Property Consultants, however, is not qualified to detect such substances.  The presence of substances such as asbestos, urea 
formaldehyde foam insulation, contaminated groundwater or other potentially hazardous materials may affect the value of the property.  The 
value estimate is predicated on the assumption that there is no such material on or in the property that would cause a loss in value.  No 
responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required to discover them.  The Client is 
urged to retain an expert in this field, if desired. 

 Southwest Property Consultants has inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally 
inspect conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically considered in the appraisal. 

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part of real property, have been 
disregarded with only real property being considered in the report unless otherwise stated.  Any existing or proposed improvements, on or off-
site, as well as any alterations or repairs considered, are assumed to be completed in a workmanlike manner according to standard practices 
based upon the information submitted to Southwest Property Consultants. This report may be subject to amendment upon re-inspection of the 
subject subsequent to repairs, modifications, alterations and completed new construction.  Any estimate of Market Value is as of the date 
indicated; based upon the information, conditions and projected levels of operation. 

5. It is assumed that all factual data furnished by the Client, property owner, owner’s representative, or persons designated by the Client or owner 
to supply said data are accurate and correct unless otherwise specifically noted in the appraisal report.  Unless otherwise specifically noted in 
the appraisal report, Southwest Property Consultants has no reason to believe that any of the data furnished contain any material error.  
Information and data referred to in this paragraph include, without being limited to, numerical street addresses, lot and block numbers, 
Assessor’s Parcel Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building areas, net 
rentable areas, usable areas, unit count, room count, rent schedules, income data, historical operating expenses, budgets, and related data.  
Any material error in any of the above data could have a substantial impact on the conclusions reported.  Thus, Southwest Property 
Consultants reserves the right to amend conclusions reported if made aware of any such error.  Accordingly, the Client should carefully review 
all assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report and should immediately 
notify Southwest Property Consultants of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the Letter of Transmittal.  Further, 
that the dollar amount of any value opinion herein rendered is based upon the purchasing power of the American Dollar on that date.  This 
appraisal is based on market conditions existing as of the date of this appraisal.  Under the terms of the engagement, we will have no 
obligation to revise this report to reflect events or conditions that occur subsequent to the date of the appraisal.  However, Southwest Property 
Consultants will be available to discuss the necessity for revision resulting from changes in economic or market factors affecting the subject. 

7. Southwest Property Consultants assumes no private deed restrictions, limiting the use of the subject in any way. 

8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposits or subsurface rights of value involved in this 
appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with extraction or exploration of such elements considered 
unless otherwise stated in this appraisal report.  Unless otherwise stated it is also assumed that there are no air or development rights of value 
that may be transferred. 
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9. Southwest Property Consultants is not aware of any contemplated public initiatives, governmental development controls, or rent controls that 
would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with market fluctuations over time.  
Market value is highly related to exposure, time promotion effort, terms, motivation, and conclusions surrounding the offering.  The value 
estimate(s) consider the productivity and relative attractiveness of the property, both physically and economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the information and 
assumptions contained within the report.  Any projections of income, expenses and economic conditions utilized in this report are not 
predictions of the future.  Rather, they are estimates of current market expectations of future income and expenses.  The achievement of the 
financial projections will be affected by fluctuating economic conditions and is dependent upon other future occurrences that cannot be 
assured.  Actual results may vary from the projections considered herein.  Southwest Property Consultants does not warrant these forecasts 
will occur.  Projections may be affected by circumstances beyond the current realm of knowledge or control of Southwest Property 
Consultants. 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any direct or indirect 
recommendation of Southwest Property Consultants to buy, sell, or hold the properties at the value stated.  Such decisions involve substantial 
investment strategy questions and must be specifically addressed in consultation form. 

13. Unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or regulations governing use, 
density, or shape are being considered.  The property is appraised assuming that all required licenses, certificates of occupancy, consents, or 
other legislative or administrative authority from any local, state, or national government or private entity or organization have been or can be 
obtained or renewed for any use on which the value estimates contained in this report is based, unless otherwise stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of Southwest Property Consultants nor may this report 
or copies hereof be transmitted to third parties without said consent, which consent Southwest Property Consultants reserves the right to deny.  
Exempt from this restriction is duplication for the internal use of the Client-addressee and/or transmission to attorneys, accountants, or 
advisors of the Client-addressee.  Also exempt from this restriction is transmission of the report to any court, governmental authority, or 
regulatory agency having jurisdiction over the party/parties for whom this appraisal was prepared, provided that this report and/or its contents 
shall not be published, in whole or in part, in any public document without the express written consent of Southwest Property Consultants 
which consent Southwest Property Consultants reserves the right to deny.  Finally, this report shall not be advertised to the public or otherwise 
used to induce a third party to purchase the property or to make a “sale” or “offer for sale” of any “security”, as such terms are defined and 
used in the Securities Act of 1933, as amended.  Any third party, not covered by the exemptions herein, who may possess this report, is 
advised that they should rely on their own independently secured advice for any decision in connection with this property.  Southwest Property 
Consultants shall have no accountability or responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title into fractional interests will 
invalidate the value estimate, unless such pro ration or division of interests has been set forth in the report. 

16. The distribution of the total valuation in this report between land and improvements applies only under the existing program of utilization.  
Component values for land and/or buildings are not intended to be used in conjunction with any other property or appraisal and are invalid if so 
used. 

17. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes only and are to be utilized only 
to assist in visualizing matters discussed within this report.  Except as specifically stated, data relative to size or area of the subject and 
comparable properties has been obtained from sources deemed accurate and reliable.  None of the exhibits are to be removed, reproduced, 
or used apart from this report. 

18. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or knowledge beyond that 
customarily employed by real estate appraisers.  Values and opinions expressed presume that environmental and other governmental 
restrictions/conditions by applicable agencies have been met, including but not limited to seismic hazards, flight patterns, decibel levels/noise 
envelopes, fire hazards, hillside ordinances, density, allowable uses, building codes, permits, licenses, etc.  No survey, engineering study or 
architectural analysis has been made known to Southwest Property Consultants unless otherwise stated within the body of this report.  If the 
consultant has not been supplied with a termite inspection, survey or occupancy permit, no responsibility or representation is assumed or 
made for any costs associated with obtaining same or for any deficiencies discovered before or after they are obtained.  No representation or 
warranty is made concerning obtaining these items.  Southwest Property Consultants assumes no responsibility for any costs or 
consequences arising due to the need, or the 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. 

19. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special assumptions set forth in 
this report.  It is the responsibility of the Client, or Client’s designees, to read in full, comprehend and thus become aware of the 
aforementioned contingencies and limiting conditions.  Neither the Appraiser nor Southwest Property Consultants assumes responsibility for 
any situation arising out of the Client’s failure to become familiar with and understand the same.  The Client is advised to retain experts in 
areas that fall outside the scope of the real estate appraisal/consulting profession if so desired. 

20. Southwest Property Consultants assumes that the subject analyzed herein will be under prudent and competent management and ownership; 
neither inefficient nor super-efficient. 

21. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and laws unless 
noncompliance is stated, defined and considered in the appraisal report. 

22. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed to be correct.  It is further 
assumed that no encroachments to the realty exist. 
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23. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of possible readily achievable 
barrier removal construction items in this report, Southwest Property Consultants has not made a specific compliance survey and analysis of 
this property to determine whether it is in 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 could reveal that the property is not in compliance with 
one or more of the requirements of the ADA.  If so, this fact could have a negative effect on the value estimated herein.  Since Southwest 
Property Consultants has no specific information relating to this issue, nor is Southwest Property Consultants qualified to make such an 
assessment, the effect of any possible non-compliance with the requirements of the ADA was not considered in estimating the value of the 
subject. 

24. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client misrepresents, distorts, or 
provides incomplete or inaccurate appraisal results to others, which acts of the Client proximately result in damage to Appraiser.  The Client 
shall indemnify and hold Appraiser harmless from any claims, expenses, judgments or other items or costs arising as a result of the Client’s 
failure or the failure of any of the Client’s agents to provide a complete copy of the appraisal report to any third party.  In the event of any 
litigation between the parties, the prevailing party to such litigation shall be entitled to recover from the other reasonable attorney fees and 
costs. 

25. The report is for the sole use of the Client; however, Client may provide only complete, final copies of the appraisal report in its entirety (but not 
component parts) to third parties who shall review such reports in connection with loan underwriting or securitization efforts. Appraiser is not 
required to explain or testify as to appraisal results other than to respond to the Client for routine and customary questions. Please note that 
our consent to allow an appraisal report prepared by Southwest Property Consultants or portions of such report, to become part of or be 
referenced in any public offering, the granting of such consent will be at our sole discretion and, if given, will be on condition that we will be 
provided with an Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactory to us, by a party satisfactory to us. 
We do consent to your submission of the reports to rating agencies, loan participants or your auditors in its entirety (but not component parts) 
without the need to provide us with an Indemnification Agreement and/or Non-Reliance letter. 

26.        Provision of an Insurable Value by the appraiser does not change the intended use or user of the appraisal. The appraiser assumes no liability 
for the Insurable Value estimate provided and does not guarantee that any estimate or opinion will result in the subject being fully insured for 
any possible loss that may be sustained. The appraiser recommends that an insurance professional be consulted. The Insurable Value 
estimate may not be a reliable indication of the replacement or reproduction cost for any date other than the effective date of this appraisal due 
to changing costs of labor and materials and due to the changing building codes and governmental regulations and requirements 
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DEFINITIONS 

The following definitions are derived from The Dictionary of Real Estate Appraisal, Fifth Edition, published by the Appraisal 
Institute. 

 Absorption Period:  The actual or expected period required from the time a property, group of properties, or 
commodity is initially offered for lease, purchase, or use by its eventual users until all portions have been sold or 
stabilized occupancy has been achieved. 

 Absorption Rate:  The rate at which properties for sale or lease have been or are expected to be successfully 
marketed, sold, or leased in a given area over a duration of time. 

 Ad Valorem Tax:  A tax levied in proportion to the value of the thing(s) being taxes; generally refers only to property 
taxes, although technically the term is applicable to income taxes, ad valorem tariffs, special property taxes, etc.  
Exclusive of exemptions, use value assessment provisions, and the like, the property tax is an ad valorem tax. 
(IAAO) 

 Assessed Value:  The value of a property according to the tax rolls in ad valorem taxation; may be higher or lower 
than market value, or based on an assessment ratio that is a percentage of market value. 

 Cash Equivalency:  An analytical process in which the sale price of a transaction with nonmarket financing or 
financing with unusual conditions or incentives is converted into a price expressed in terms of cash. 

 Contract Rent:  The actual rental income specified in a lease.  
 Disposition Value:  The most probable price that a specified interest in real property should bring under all of the 

following conditions:  1) Consummation of a sale will occur within a future exposure time specified by the client; 2)  
The property is subjected to market conditions prevailing as of the date of valuation;  3) Both the buyer and seller 
are acting prudently and knowledgeably;  4) The seller is under compulsion to sell;  5) The buyer is typically 
motivated;  6) Both parties are acting in what they consider their best interests;  7) An adequate marketing effort 
will be made during the exposure time specified by the client;  8) Payment will be made in cash in U.S. dollars or in 
terms of financial arrangements comparable thereto;  and 9) 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. 

 Effective Rent:  The rental rate net of financial concessions such as periods of no rent during the lease term and 
above- or below-market tenant improvements.  

 Excess Land:  Land that is not needed to serve or support the existing improvement.  The highest and best use of 
the excess land may or may not be the same as the highest and best use of the improved parcel.  Excess land may 
have the potential to be sold separately and is valued separately. 

 Excess Rent:  The amount by which contract rent exceeds market rent at the time of the appraisal; created by a 
lease favorable to the landlord (lessor) and may reflect unusual management, unknowledgeable parties, a lease 
execution in an earlier, stronger rental market, or an agreement of the parties.  Due to the higher risk inherent in 
the receipt of excess rent, it may be calculated separately and capitalized at a higher rate in the income 
capitalization approach. 

 Exposure Time:  1) The time a property remains on the market.  2) The estimated length of time the property 
interest being appraised would have been offered on the market prior to the hypothetical consummation of a sale 
at market value on the effective date of the appraisal; a retrospective estimate based on an analysis of past 
events assuming a competitive and open market. 

 Extraordinary Assumption:  An assumption, directly related to a specific assignment, which, if found to be false, 
could alter the appraiser’s opinions or conclusions.  Extraordinary assumptions presume as fact otherwise 
uncertain information about physical, legal, or economic characteristics of the subject property; or about 
conditions external to the property such as market conditions or trends; or about the integrity of data used in an 
analysis.  (USPAP 2010-2011 ed.) 



    
 ADDENDA A – GLOSSARY OF DEFINITIONS   

 
 
 
 

 
 

 

              
            © 2 0 1 5  S O U T H W E S T  P R O P E R T Y  C O N S U L T A N T S  

 

 Fee Simple Estate:  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.  

 Floor Area Ratio (FAR):  The relationship between the above-ground floor area of a building, as described by the 
building code, and the area of the plot on which it stands; in planning and zoning, often expressed as a decimal, 
e.g., a ratio of 2.0 indicates that the permissible floor area of a building is twice the total land area. 

 Fractional Vacancy:  The amount of vacant space need in a market for its orderly operation.  In a stabilized market, 
where supply and demand are in balance, fractional vacancy allows for move-in and move-outs.  In markets for 
income-producing property, fractional vacancy measures the lost rental income as leases roll over and expire. 

 Full Service Lease:  See gross lease. 
 General Vacancy:  A method of calculating any remaining vacancy and collection loss considerations when using 

discounted cash flow (DCF) analysis, where turnover vacancy has been used as part of the income estimate.  The 
combined effects of turnover vacancy and general vacancy relate to total vacancy and collection loss. 

 Going Concern Value:  1) The market value of all the tangible and intangible assets of an established and 
operating business with an indefinite life, as if sold in aggregate; more accurately termed the market value of the 
going concern.  2) The value of an operating business enterprise.  Goodwill may be separately measured but is an 
integral component of going-concern value when it exists and is recognizable. 

 Gross Building Area (GBA):  The total floor area of a building, excluding unenclosed areas, measured from the 
exterior of the walls of the above-grade area.  This includes mezzanines and basements if and when typically 
included in the region. 

 Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to pay all of the property’s 
operating and fixed expenses; also called full-service lease. 

 Hypothetical Condition:  That which is contrary to what exists but is supposed for the purpose of analysis.  
Hypothetical conditions assume conditions contrary to known facts about physical, legal, or economic 
characteristics of the subject property; or about conditions external to the property, such as market conditions or 
trends; or about the integrity of data used in an analysis.  (USPAP, 2010-2011 ed.)  

 Investment Value:  The value of a property interest to a particular investor or class of investors based on the 
investor’s specific requirements.  Investment value may be different from market value because it depends on a 
set of investment criteria that are not necessarily typical of the market. 

 Land-to-Building Ratio:  The proportion of land area to gross building area; one of the factors determining 
comparability of properties. 

 Lease:  A contract in which the rights to use and occupy land or structures are transferred by the owner to another 
for a specified period of time in return for a specified rent. 

 Leased Fee Interest:  A freehold (ownership interest) where the possessory interest has been granted to another 
party by creation of a contractual landlord relationship. 

 Leasehold Interest:  The tenant’s possessory interest created by a lease. 
 Lessee:  One who has the right to occupancy and use of the property of another for a period of time according to a 

lease agreement. 
 Lessor:  One who conveys the rights of occupancy and use to others under a lease agreement. 
 Liquidation Value:  The most probable price which a specified interest in real property should bring under all of the 

following conditions: 1) Consummation of a sale within a short time period; 2) The property is subjected to market 
conditions prevailing as of the date of valuation; 3) Both the buyer is acting prudently and knowledgeably; 4) The 
seller is under extreme compulsion to sell; 5) The buyer is typically motivated; 6) Both parties are acting in what 
they considers to be their best interests; 7) A normal marketing effort is not possible due to the brief exposure 
time; 8) Payment will be made in cash in U.S. dollars or in terms of financial arrangements comparable thereto; 
and 9) 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.  
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 Market Rent: The most probable rent that a property should bring in a competitive and open market reflecting all 
conditions and restrictions of the specified lease agreement, including permitted uses, use restrictions, expense 
obligations, concessions, renewal and purchase options, and tenant improvements (TIs). 

 Market Value:  See body of report for market value definition used in this appraisal. 
 Marketing Time:  An opinion of the amount of time it might take to sell a real or personal property interest at the 

concluded market value level during the period immediately after the effective date of an appraisal.  Marketing 
time differs from exposure time, which is always presumed to precede the effective date of an appraisal.  (Advisory 
Opinion 7 of the Appraisal Standards Board of The Appraisal Foundation and Statement on Appraisal Standards 
No. 6, “Reasonable Exposure Time in Real Property and Personal Property Market Value Opinions” address the 
determination of reasonable exposure and marketing time.)  

 Net Lease:  A lease in which the landlord passes on all expenses to the tenant. 
 Net Net Net Lease:  A lease in which the tenant assumes all expenses (fixed and variable) of operating a property 

except that the landlord is responsible for structural maintenance, building reserves, and management.  Also 
called NNN, triple net lease or fully net lease. 

 Occupancy Rate:  1) The relationship or ratio between the income received from the rented units in a property and 
the income that would be received if all the units were occupied.  2) The ratio of occupied space to total rentable 
space in the building. 

 Overage Rent  The percentage rent paid over and above the guaranteed minimum rent or base rent; calculated as 
a percentage of sales in excess of a specified breakpoint sales volume 

 Prospective Opinion of Value:  A value opinion effective as of a specified future date.  The term does not define a 
type of value.  Instead, it identifies a value opinion as being effective at some specific future date.  An opinion of 
value as of a prospective date is frequently sought in connection with projects that are proposed, under 
construction, or under conversion to a new use, or those that have not yet achieved sellout or stabilized level of 
long-term occupancy.  

 Rentable Area:  For office buildings, the tenant’s pro rata portion of the entire office floor, excluding elements of 
the building that penetrate through the floor to the areas below.  The rentable area of a floor is computed by 
measuring to the inside finished surface of the dominant portion of the permanent building walls, excluding any 
major vertical penetrations of the floor.  Alternatively, the amount of space on which rent is based; calculated 
according to local practice. 

 Retrospective Value Opinion:  A value opinion effective as of a specified historical date.  The term does not define 
a type of value.  The term does not define a type of value.  Instead, it identifies a value opinion as being effective 
at some specific prior date.  Value as of a historical date is frequently sought in connection with property tax 
appeals, damage models, lease renegotiation, deficiency judgments, estate tax, and condemnation.  Inclusion of 
the type of value with this term is appropriate, e.g., “retrospective market value opinion. 

 Shell Rent:  The typical rent paid for retail, office, or industrial tenant space based on minimal “shell” interior 
finishes (called vanilla finish in some areas).  Usually the landlord delivers the main building shell space or some 
minimum level of interior build-out, and the tenant completes the interior finish, which can include wall, ceiling, 
and floor finishes; mechanical systems, interior electric, and plumbing.  Typically these are long-term leases with 
tenants paying all or most property expenses. 

 Surplus Land:  Land that is not currently needed to support the existing improvements but cannot be separated 
from the property and sold off.  Surplus land does not have an independent highest and best use and may or may 
not contribute value to the improved parcel.   

 Turnover Vacancy:  A method of calculating vacancy allowance that is estimated or considered as part of the 
potential income estimate when using discounted cash flow (DCF) analysis.  As units or suites turn over and are 
available for re-leasing, the periodic vacancy time frame (vacancy window) to re-lease the space is considered.  
Accordingly the income estimate reflects a component of vacancy and is not true potential gross income but some 
level of effective gross income. 
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 Usable Area:  1) For office buildings, the actual occupied area of a floor or an office space; computed by 
measuring from the finished surface or the office side of corridor and other permanent walls, to the center of 
partitions that separate the office from adjoining usable areas, and to the inside finished surface of the dominant 
portion of the permanent outer building walls.  Sometimes called net building area or net floor area.  2) The area 
that is actually used by the tenants measured from the inside of the exterior walls to the inside of walls separating 
the space from hallways and common areas. 

 Value In Use:  The value of a property assuming a specific use, which may or may not be the property’s highest and 
best use on the effective date of appraisal.  Value in use may or may not be equal to market value but is different 
conceptually. 

 Value Indication:  An opinion of value derived through application of the appraisal process 
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RIMS Customer: Wells Fargo 
RETECHS #: WFLA15008113031

Award Information
Date Awarded: 4/6/2015

Canceled: No Directly Awarded: No
Fee: $4,200.00 Delivery Date: 4/13/2015

Job Attachments:
File Description Date Uploaded Confirmation Number

4th Amendment Barrick Lease
GeoPark.pdf

4th Amendment Barrick Lease
GeoPark.pdf

4/3/2015
1:24:29 PM PDT  

4th_Amendment_Bldg A BARRICK.pdf 4th_Amendment_Bldg A BARRICK.pdf 4/3/2015
1:24:42 PM PDT

AIRGAS  1st 2nd amendments.pdf AIRGAS  1st 2nd amendments.pdf 4/3/2015
1:24:54 PM PDT

AIRGAS  Exhibit A and G.pdf AIRGAS  Exhibit A and G.pdf 4/3/2015
1:25:06 PM PDT

AIRGAS  Lease Oct 2007.pdf AIRGAS  Lease Oct 2007.pdf 4/3/2015
1:25:18 PM PDT

Barrick A
Amendments_1st_2nd_3rd.pdf

Barrick A
Amendments_1st_2nd_3rd.pdf

4/3/2015
1:25:31 PM PDT

Bldg B Lease_2007_07_01.pdf Bldg B Lease_2007_07_01.pdf 4/3/2015
1:25:47 PM PDT

Boart Amendments_1st to 4th.pdf Boart Amendments_1st to 4th.pdf 4/3/2015
1:26:04 PM PDT

Boart Lease_2006_08_06.pdf Boart Lease_2006_08_06.pdf 4/3/2015
1:26:18 PM PDT

Exhibits MWV.pdf Exhibits MWV.pdf 4/3/2015
1:26:35 PM PDT

Fifth_Amendment_Boart_Longyear.pdf Fifth_Amendment_Boart_Longyear.pdf 4/3/20151:26:49 PM PDT

gipe op stmt.pdf gipe op stmt.pdf 4/3/2015
1:27:11 PM PDT

gipe phase ii.pdf gipe phase ii.pdf 4/3/2015
1:27:31 PM PDT

gipe rent roll.pdf gipe rent roll.pdf 4/3/2015
1:27:46 PM PDT

MORSE HYDRAULICS Lease July
2008.pdf

MORSE HYDRAULICS Lease July
2008.pdf

4/3/2015
1:28:56 PM PDT

MORSE HYDRAULICS
Amendments.pdf

MORSE HYDRAULICS
Amendments.pdf

4/3/2015
1:28:42 PM PDT

MWV Basic Lease.pdf MWV Basic Lease.pdf 4/3/2015
1:28:29 PM PDT

MWV Supplemental
Amendment_1.pdf

MWV Supplemental
Amendment_1.pdf

4/3/2015
1:28:14 PM PDT

Ste C_D_Lease_2008_03_08
BARRICK.pdf

Ste C_D_Lease_2008_03_08
BARRICK.pdf

4/3/2015
1:27:59 PM PDT

Bid Information
Proposed Fee: $4,200.00 Proposed Delivery Date: 4/13/2015

Signatory Information: Matthew Buxton Office Location: Las Vegas
Prior Services: Have you or your company performed or provided any professional services pertaining to the subject property within

the prior three years, as an appraiser or in any other capacity, or is your company presently involved with the
management, leasing, disposition, or any similar service regarding the subject property. If Yes, please provide details
in the Comments field.
No

Bid Comments: $4,200 for the 905951 W. Main. $1,800 for each of the vacant land parcels on Main Street. Delivery of 4/13/2015 for all
three.

RFP Information



Purpose Of Request: New Permanent Loan
Response Deadline: 4/03/2015 RFP Contact: Curtis Zeitelhack (PHX)

Desired Delivery Date: 04/13/2015 Read RFP Comments Contact Phone: 6235873946

ADDRESSEES: First name Last name Company Address

Curtis Zeitelhack
(PHX)

Wells Fargo
RETECHS

2222 W ROSE GARDEN LN 1st
Floor

Phoenix, AZ
85027

Total Addressees: 1

DISTRIBUTION: Number Of Copies First Name Last Name Company Address

2 Brandon Musicant
(RGBK)

Wells
Fargo

5340 Kietzke Ln 2nd Floor,
Suite 201

Reno, NV
89511

Total # Hard Copies: 2

SCOPE OF SERVICES: Required
Analysis

Subject Lease Review Requirement: Appraiser must 
1) verify accuracy of rent roll or lease abstracts against leases,
2) verify accuracy of any Argus or cash flow input against leases, and
3) must read/review adequate leases to substantiate the quantity and durability of the
gross income stream to include any individual leases whose rent or term may materially
impact value.
4.)For the subject and all comparables indicate if they are located in a flood plain and the
zone/classification of the flood zone. Appropriate adjustment must be made for this
locational factor.

Potential
Market
Changes

Due to concerns with changing market conditions and trends, we are requiring your
report analysis to consider: 

1. Market Participant Interviews: Discussions with real estate market participants (buyers,
sellers, property managers, real estate agents/brokers). Reference these interviews in a
dedicated section, and report and analyze the most pertinent comments and how they
impact the subject value with Item No. 2 below.

2. Overall Capitalization Rate Sustainability: We are interested in the market''s opinion of
trends and catalysts for potential changes in Overall Rates (OARs#. Specifically, what are
market participants'' observations on the likely impact of expected changes in interest
rates, rents, supply & demand dynamics, the scarcity of comparable investments, excess
investment capital, etc., on cap rates in the future? Please provide a discussion framed by
market participant interviews for: #a) the potential direction and magnitude of cap rate
movement; (b) the timeframe in which this may occur; and (c) how this may impact
market value. Be specific to the subject property type and location, and avoid boilerplate
commentary. For nonincome producing (e.g., owner/user) properties, comment on a
potential buyer''s purchase criteria and the effect on value of factors such as fluctuating
interest rates. Reference these opinions in a dedicated report section with the Market
Participant Interviews (Item No. 1 above).

3. Comparable Listings: In addition to consummated comparable sales and leases, listings
should be considered, with the most pertinent items reported, analyzed and incorporated
within your market data, including any impact relative to flood insurance requirements.

4. Strengths and Weakness: Include a Strengths & Weaknesses section within the
appraisal that focuses on the subject property, and its product type and market on a
micro and macro level.

Scope of
Work

2.A. Appraisal: Two Approaches to Value  Appraisal Report:
1.USPAP Appraisal Report 2.Preparer inspects subject  unless otherwise instructed
3.Preparer provides two most meaningful approaches to value in a summary format
4.Preparer determines and states within the report, as described within their scope and
subject to their extraordinary assumptions and hypothetical conditions  if applicable, the
value conclusions  conclusions is credible. 5.Additional services  as instructed please
reference LOB requirements.

Reporting of
NonRealty
Value
Components

All appraisal reports must disclose if nonreal property is included in any value premise(s).
If applicable, the report should:

1. Identify and Describe NonRealty Components: If it is necessary to include nonreal
property in the valuation, it must be described in a dedicated (property description)
report section and segregated into two categories:



A. Personal Property (FF&E, M&E, etc.). And,
B. Intangible Property (business enterprise components).
NOTE: The source(s) for identification of nonrealty items should be cited. This could
include: appraisers inspection, property contact interview, inventory list, etc.

2. Value Allocation for NonRealty Components: The contributory value of nonrealty items
should be allocated (and deducted) within each reported value premise. Separate value
allocations should be segregated in accordance with item 1.A. and 1.B. above.

Should the appraiser determine the contributory value of the nonrealty components is
nominal, they must nonetheless still be identified and the rationale for their being
considered nominal explained. Nominal is defined as a contributory value that does not
materially impact the market value of the real estate. The sources and methodology for
value allocations should be explained (e.g. new or depreciated book value, personal
property and/or business appraisal, cost breakdown, Marshal Valuation Service, etc.). 

Apartment Complex example: For existing, unfurnished apartments with basic kitchen and
laundry packages, the appraiser must describe all nonrealty components. The appraiser
may conclude there is only nominal value attributable to the furnishings, fixtures and
equipment (FF&E) and as such a separate value allocation would not be required.
However, for furnished apartments, newly constructed or proposed unfurnished
apartments, or any project where FF&E value is not considered nominal, a separate value
allocation for FF&E components is required.

Owner
Occupied
Property

Highest & Best Use (H&BU): All appraisal reports should specify the most probable buyer
profile (e.g. user, investor or both) and what they would do with the property to maximize
value.

OwnerOccupied Property: Similar to properties held in leased fee estate, owner occupied
properties must be valued presuming a knowledgeable buyer is involved in a transaction.
Many properties can appeal to both an investor or an owner user under certain market
conditions. 

If all or a part of the subject is currently owner occupied (or owner affiliate occupied)
without lease(s), the current owner's (or owner affiliates) occupied portions of the subject
should be assumed:
 Vacant as of the effective date of value
 Available for a potential purchaser in accord with the H&BU conclusion (e.g. occupy,
rent, lease, reposition etc.)

For owneroccupied properties, please reference OwnerOccupied Valuation Guidelines
within the Appraisal General Requirements.

Report Type: Appraisal Report (summary)
Report Format: Narrative

VALUATION SCENARIOS: Valuation
Premise

Premise
Qualifier

Property
Interest

Comment

Market Value AsIs Leased
Fee

Insurable
Replacement
Cost

AsIs Required
Cost

Download the current IRC form found in RIMS and provide a
separate cost for each building. Please do not alter the form.

RFP Comments: IMPORTANT THE REQUESTED DELIVERY DATE IS VERY SOON. IF YOU CANNOT DELIVER BY THE
REQUESTED DATE, PLEASE BID YOUR BEST POSSIBLE DELIVERY DATE. ALSO, THERE WILL BE FOUR
OTHER ELKO PROPERTY RFPS PUBLISHED TODAY. IF YOU CAN HANDLE ALL FIVE IN THE SAME
TIMEFRAME, THAT WOULD BE A PLUS. IF NOT ALL OF THEM, THE THREE LAND APPRAISALS FOR
RFPS WFPHX1500811303 & 04 & 05 WILL BE AWARDED TOGETHER.

PLEASE SCROLL DOWN AND READ THE ENTIRE COMMENTS SECTION OF THE RFP BEFORE BIDDING.
IT IS SUGGESTED THAT YOU MAKE A COPY OF THE RFP AND COMMENTS FOR YOUR FILE TO USE AS
A GUIDE IN COMPLETING THE APPRAISAL ASSIGNMENT. 

WFLA1500811303 The subject property is a twostory office building and a warehouse/office building
on a 5.08acre parcel. The buildings are 100% occupied. There are six suites with five tenants in the office



building and the warehouse building is occupied by a single tenant

WFLA1500811304 This is 8.32 acres of vacant commercial land located adjacent the property described
above.

WFLA1500811305 This is 6.32 acres of vacant industrial land at 1061 W Main Street in Elko.

We need: 
1. As Is Market Value of the Leased Fee Interest A separate value for the excess land parcel is required.
2. As Stabilized Market Value (prospective date of value based on your judgment as to the date the
property will reach stabilized occupancy
3. Insurable Value:
A. As Is (Use IRC form found in RIMS)

The following scope of work is the MINIMUM standard for this assignment. If more work is necessary, the
appraiser is required to perform that work, whether or not the work is included in the minimum scope
shown below. Disclose what you did in developing the assignment results. 

1. Income Approach
a) Adjustment grid and comp sheets are required for rent comps. Please include the term, start date,
annual rent/SF, suite size and TI allowance for each comp. The concluded market rent must be bracketed
by the adjusted comps. Conclude annual market rent for each type of space, rather than an average.
Discuss and analyze subject's contract rents and conclude whether the contract rents are at, below or
above current market rents. State whether a tenant improvement allowance is amortized in the subject's
lease(s) and adjust appropriately for future rollovers/renewals. 
b) Support vacancy allowance with data and analysis of market vacancy rates and subject vacancy
history. 
c) If vacant space absorption is a factor, support the absorption period with comparable analysis and
market indicators. 
d) Linebyline support for estimates for each expense item for all types of leases
e) For net leases, all expenses are to be estimated / analyzed and grossedup with the estimated tenant
reimbursements. Then they are to be deducted back out to a net basis. 
f) Analyze and reconcile subjects historical income and expenses with appraiser's concluded stabilized
operating income. If no history (new construction), use comps and market norms and state sources. 
g) Provide a rent roll in the report and review all submitted leases (including subleases). State the type of
lease in terms of who is responsible for which operating expenses. 
h) Support tenant improvement allowance ($/SF) and leasing commissions (% /lease contract) for new
leases and tenant rollovers. 
i) Support for the overall capitalization and discount rates. A DCF analysis is not required.

2. Sales Comparison Approach
a) Adjustment grid, comp sheets, photos and location map for sales comps.
b) All sales to be confirmed with a party to the transaction.
c) All adjustments to be discussed and supported with market data and analysis.
d) The concluded adjusted indicator must be bracketed by the adjusted comparables.
e) Any sale within the past three years and the pending transaction involving the subject property MUST
be reported and ANALYZED. The appraiser is encouraged to use the recent and/or pending sale of the
subject as a comp. 

A conclusion as to the remaining useful life of the improvements is required, even if a Cost Approach is not
undertaken. 

Put our RETECHS number on the title page (see Specific Contractual Requirement, Printable view) 

The WF Insurable Value form found in RIMS with a separate value for each building is required. 

GENERAL PERFORMANCE STANDARDS Appraisal General Requirements

SPECIFIC PERFORMANCE STANDARDS APP11 REGIONAL BANKING

Property Information
Project Name: GIPE Refinance

Property Description / Construction Type: Two existing buildings, one is 2 story office building, the second is a warehouse/ office building. The
Barrick Gold Elko HQ building.

Property Comment: N/A
Property Type: HE1  Office  Mixed UseOfficeIndustrial  A property that includes office and industrial uses.

Address: 905 & 951 West Main St, Elko, NV 89801
County: Elko

Improvement Size (Primary): 66,470  SF
Land Size: 5.08  Acres

https://online.rimscentral.com/Orders/ViewPPDocument.aspx?enc=TGVuZGVySWQ9MTA4OTgmUmZwSWQ9NTMzODMxJkZpbGVJZD0xMjUmRmlsZVR5cGU9MTAmUklEPTQ3MTQ4NzQ3LTU1OWItNGRjOC04ZjA3LTViNjhhMWE1ZmM3NSZQYWdlTW9kZT0zJkF3YXJkSGlzdG9yeUlkPTA=
https://online.rimscentral.com/Orders/ViewPPDocument.aspx?enc=TGVuZGVySWQ9MTA4OTgmUmZwSWQ9NTMzODMxJkZpbGVJZD00OSZGaWxlVHlwZT05JlJJRD00NzE0ODc0Ny01NTliLTRkYzgtOGYwNy01YjY4YTFhNWZjNzUmUGFnZU1vZGU9MyZBd2FyZEhpc3RvcnlJZD0w


Number Of Tenants: 6 Occupancy: 100%

Parcel Numbers: 00169405
Current Use: Multitenant off/ind

Number Of Stories: 2 Number Of Buildings: 2
Year Built: 2007

Property Status: Existing
Property Tenancy: Multi Tenant Investor

Parking Type: Surface Parking
Ground Lease?: No Proposed Renovation?: No
Listed for Sale?: No

Copyright © 2015 ExactBid, Inc. All rights reserved.



The information contained in this award, along with the information contained in the
General Appraisal Requirements, Specific Performance Standards, and the
General Contractual Requirements referenced in the RFP, as well as all other RFP
information, serve as the contract for services to be rendered. If, within 12 months of
this assignment date, the vendor is contacted to appraise the subject property by any
other party than Wells Fargo RETECHS, vendor agrees to (1) notify Wells Fargo
RETECHS in writing and (2) receive a written reply from RETECHS approving this
request.

Unless specifically stated otherwise, information provided by the bank or
borrower in conjunction with this assignment shall be considered confidential
and may not be used except as necessary for the completion of this assignment.
Additionally, such information may not be shared or provided to any individual or
entity except as necessary for the completion of this assignment, or as required
by law or as mandated by appropriate professional standards or organizations
such as USPAP and the Appraisal Institute.

This Statement of Work and Award is entered into as of the date of the award by and
between Wells Fargo Bank, N.A. (Wells Fargo) and the awarded contractor, pursuant to
the Master Agreement for Real Estate Services, dated September 15, 2010; all terms of
which are incorporated herein by reference.

Note: Failure to deliver is subject to penalties as defined in the Master Service
Agreement. Immediately contact Curtis Zeitelhack (PHX) 623-587-3946 for any
holds, delays, or further required information.

1. Project Name:  GIPE Refinance
2. Description of Services:  As indicated in the RFP
3. Performance Period

Start Date: 4/6/2015
End Date (if known):  4/13/2015

4. Work Site:  905 & 951 West Main St, Elko, NV 89801
5. Total Costs and Fees:  $4,200
6. Wells Fargo Job Manager:  Curtis Zeitelhack (PHX)

Property Access and Contact Information:

Mike Lattin  



775-777-4503
mlattin7@gmail.com

Please make contact immediately for access to the property

Include the following statement in the Letter of Transmittal and Intended Use section of 
the report:

Wells Fargo reserves the right to use the report for the purposes of syndication with 
other financial institutions or securitization.



Delivery Instructions:
(Unless otherwise specified in the attached addendum)

All valuation services requested, which include the report with signatures, all associated
exhibits, and any other pertinent supporting documentation, shall be delivered online via
RIMSCentral to Wells Fargo Bank-RETECHS, and (if appropriate) via a hard copy to the
Wells Fargo Banker or representative. In no case, will any valuation services ever be
solely delivered to a Wells Fargo Banker or representative without written
authorization from RETECHS. In addition, upload the final invoice separately for
payment.  The following guidelines provide more specific instructions:

1. Upload to RIMSCentral, under the appropriate assignment, a PDF APPRAISAL
REPORT to include:

• The Recipient information [name, address, etc]
Wells Fargo Bank – RETECHS
Curtis Zeitelhack (PHX)
2222 W ROSE GARDEN LN, 1st Floor
Phoenix, AZ 85027
WF-LA-15-008113-03

• Vendor digital signature

2. Upload to RIMSCentral a copy of the appraiser's state license / certification as an
addendum to the appraisal report.

3. Upload to RIMSCentral any other property information used to complete the
assignments as stated in the Request for Proposal (RFP)

4. Upload to RIMSCentral the Original Invoice addressed to:

Wells Fargo Bank RETECHS
Curtis Zeitelhack (PHX)
2222 W ROSE GARDEN LN, 1st Floor
Phoenix, AZ 85027
623-587-3946

Note: If uploading the documents to RIMSCentral is not feasible, please contact
RIMSCentral for upload assistance, or the RETECHS Job Manager, Curtis Zeitelhack
(PHX), for additional delivery instructions.

If hard copies were requested per the RFP, only upon authorization via e-mail
from a RETECHS representative is the vendor to deliver hard copy or copies:

Deliver to: Brandon Musicant (RGBK)
A4649-022
5340 Kietzke Ln, 2nd Floor, Suite 201
Reno, NV 89511
775-689-6188

Additional Requirements may be specified in an attached addendum.



ADDENDUM



ADDENDA C – SUBJECT INFORMATION 
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EXHIBIT A 
Description of Leased Property 

For 

Mountain West Valve, Inc. 
 

REAL PROPERTY located at 951 W. Main Street, City of Elko, County of Elko, State of 
Nevada 89801, Assessor's Parcel No. 001-694-005 designated as Space "A" containing 
4,800 square feet and related parking and loading I unloading access ramps. 
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ADDENDA D – COMPARABLE DATA 
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>>RENT COMP NO. 1 Alta Vista Warehouse

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Alta Vista Warehouse 
Address: 2580 Alta Vista Drive 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-564-017 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Public Records
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
GBA (SF): 8,240 
Rentable (SF): 8,240 
Investment Class: C 
Year Constructed: 1999 
Exterior Walls: Metal 
# of Stories: 1 
Parking: Unknown 
Condition: Average 
Interior: Office Warehouse 

>> OCCUPANCY AND LEASE DATA 
Lessor: Richard & Karen Trezza 
Occupancy: 100.0% 
Tenant Mix: Regional 
Asking Rate ($/SF): $10.87 
Lease Type: NNN 
Escalations: 3.5% Annually 
Concessions: None 
TI Description: None 

>> SURVEYED UNIT DATA 
Lessee: Carwil LLC 
Space Size: 8,240 
Lease Type: NNN 
Lease Rate (effect.): $10.87 
Start Date: 
Term: 
Escalations: 

12-11-2013 
24 
3.5% Annually 

Concessions: See Comments 
TI Description: See Comments 

>> COMMENTARY 

This is the lease of an industrial warehouse building located at 2580 Alta Vista Drive in Elko, Nevada. The property 
contains 8,240 SF and was constructed in 1999. The property contains 27.2% office and the rest is warehouse with 20 
foot ceiling height. The property has yard space and a land-to-building ratio of 9 to 1.  The lease was to Carwil, a regional 
mining contractor that is expanding in several locations.  They began their lease in December 2013 and are currently 
paying a rate of $10.87 per SF per year on a triple net basis.  There are increases of 3.5% annually.  No tenant 
improvements or concessions were reported. 

Comp ID No.  965 



>>RENT COMP NO. 2 Idaho Street Industrial

 

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Idaho Street Industrial 
Address: 5247 Idaho Street 
City, State, Zip: Elko, Nevada 89801 
County: Elko 
Tax ID: 001-860-085 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 
 
>> VERIFICATION 
Verified By: Broker, Public Records 
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 
 
 

 
>> PHYSICAL DATA 
GBA (SF): 14,835 
Rentable (SF): 14,835 
Investment Class: C 
Year Constructed: 1994 
Exterior Walls: Metal 
# of Stories: 1 
Parking: Unknown 
Condition: Average 
Interior: Office Warehouse 
 

>> OCCUPANCY AND LEASE DATA 
Lessor: JJJ&B LLC 
Occupancy: 100.0% 
Tenant Mix: National 
Asking Rate ($/SF): $13.20 
Lease Type: NNN 
Escalations: Flat, then 3% after Yr 2 
Concessions: None 
TI Description: None 
 

>> SURVEYED UNIT DATA 
Lessee: ESCO LLC 
Space Size: 3,600 
Lease Type: NNN 
Lease Rate (effect.): $13.20 
Start Date: 
Term: 
Escalations: 

06-15-2014 
24 
Flat, then 3% after Yr 2 

Concessions: See Comments 
TI Description: See Comments 
 

>> COMMENTARY 
  
This is the lease of an industrial warehouse building located at 5247 Idaho Street in Elko, Nevada. The property contains 
14,835 SF and was constructed in 1994. The property has a land-to-building ratio of 4.40 to 1. The property contains 4% 
office and the rest is warehouse with a 24 foot ceiling height. The lease was of a smaller building on the site containing 
3,600 SF to ESCO, a national provider for filtration, EMC test products and utility solutions. The lease began in June 14, 
2016 at a rate of $13.20 per SF per year on a triple net basis. The lease remains flat in Years 1-2, then there is an option 
for 2 more years with 3% increases. No tenant improvements or concessions were reported. 
 
Comp ID No.  966 

 

   



>>RENT COMP NO. 3 Pattani Auto Body Repair

 

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Pattani Auto Body Repair 
Address: 1150 Connolly Drive 
City, State, Zip: Elko, Nevada 89801 
County: Elko 
Tax ID: 001-660-097 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 
 
>> VERIFICATION 
Verified By: Broker, Public Records 
Transaction Party: Kimberly Owen w/NAI (702) 806-

9350 
 
 

 
>> PHYSICAL DATA 
GBA (SF): 8,750 
Rentable (SF): 8,750 
Investment Class: C 
Year Constructed: 1993 
Exterior Walls: Metal 
# of Stories: 1 
Parking: Unknown 
Condition: Average 
Interior: Office Warehouse 
 

>> OCCUPANCY AND LEASE DATA 
Lessor: Pattani Property Series LLC 
Occupancy: 100.0% 
Tenant Mix: Regional 
Asking Rate ($/SF): $13.20 
Lease Type: NNN 
Escalations: Flat 
Concessions: None 
TI Description: New carpet, paint 
 

>> SURVEYED UNIT DATA 
Lessee: National Electric Displays 
Space Size: 8,750 
Lease Type: NNN 
Lease Rate (effect.): $13.20 
Start Date: 
Term: 
Escalations: 

11-01-2014 
60 
Flat 

Concessions: See Comments 
TI Description: See Comments 
 

>> COMMENTARY 
  
Pattani Auto Body Building is an industrial warehouse located at 1150 Connolly Drive in Elko, Nevada. The property 
contains 8,750 SF and was constructed in 1993. The property has 5% office and 95% warehouse. The warehouse has a 
14-16 foot ceiling height and two grade level doors. It has visibility from the freeway.  The property was leased out to 
National Electric Displays.with a start date of November 2014 at a rate of $13.20 per SF on a triple net basis.  The rate is 
flat over the 5-year period and there are 5/5-year options.  There were no concessions, but the owner did put in new 
carpet and paint.  The property was reported to be in good overall condition. 
 
Comp ID No.  968 

 

   



>>RENT COMP NO. 4 Silver Street Industrial

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Silver Street Industrial 
Address: 580 W. Silver Street 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-691-003 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Public Records
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
GBA (SF): 12,800 
Rentable (SF): 12,800 
Investment Class: C 
Year Constructed: 1997 
Exterior Walls: Metal 
# of Stories: 1 
Parking: Adequate 
Condition: Average 
Interior: Office Warehouse 

>> OCCUPANCY AND LEASE DATA 
Lessor: Tim and Margerita Delong 
Occupancy: 100.0% 
Tenant Mix: Regional 
Asking Rate ($/SF): $10.31 
Lease Type: NNN 
Escalations: Unknown 
Concessions: None Reported 
TI Description: None Reported 

>> SURVEYED UNIT DATA 
Lessee: National Drilling 
Space Size: 12,800 
Lease Type: NNN 
Lease Rate (effect.): $10.31 
Start Date: 
Term: 
Escalations: 

03-01-2015 
36 
Unknown 

Concessions: See Comments 
TI Description: See Comments 

>> COMMENTARY 

This is the lease of an industrial office and warehouse located at 580 W. Silver Street in the west area of Elko, Nevada. 
The property contains 12,800 SF and was constructed in 1997.  It was leased in March 2015 to National Drilling at a rate 
of $10.31 per SF per year on a triple net basis.  The term is for 3 years.  The property has abundant yard space and a 
favorable land-to-building ratio.  No tenant improvements or concessions were reported. 

Comp ID No.  1264 



>>RENT COMP NO. 5 AMEC Building

>> LOCATION DATA 
Property Type: Office 
Property Name: AMEC Building 
Address: 147 Idaho Street 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-214-015 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Public Records
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
GBA (SF): 5,544 
Rentable (SF): 5,544 
Investment Class: C 
Year Constructed: 1997 
Exterior Walls: Brick and Mortar 
# of Stories: 1 
Parking: 3 per 1,000 
Condition: Average 
Interior: Professional Office 

>> OCCUPANCY AND LEASE DATA 
Lessor: James Fillipini 
Occupancy: 100.0% 
Tenant Mix: National 
Asking Rate ($/SF): $19.20 
Lease Type: NNN 
Escalations: Unknown 
Concessions: None 
TI Description: None 

>> SURVEYED UNIT DATA 
Lessee: AMEC Corporation 
Space Size: 5,544 
Lease Type: NNN 
Lease Rate (effect.): $19.20 
Start Date: 
Term: 
Escalations: 

04-01-2014 
24 
Unknown 

Concessions: See Comments 
TI Description: See Comments 

>> COMMENTARY 

This is the lease renewal of an office building located at 147 Idaho Street just west of downtown Elko, Nevada. The 
property contains 5,544 SF and was constructed in 1997. The property was leased to AMEC, an international company. 
The lease was renewed in April 2014 at a rate of $19.20 per SF per year on a triple net basis. The term is for 24 months. 
Tenant improvements and concessions were not reported. 

Comp ID No.  1262 



>>RENT COMP NO. 6 Highland Pointe Center

>> LOCATION DATA 
Property Type: Office 
Property Name: Highland Pointe Center 
Address: 1165 E. Jennings Way 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-564-021 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Public Records
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
GBA (SF): 10,290 
Rentable (SF): 10,290 
Investment Class: B 
Year Constructed: 2006 
Exterior Walls: Concrete Block 
# of Stories: 1 
Parking: 6.5 per 1,000 
Condition: Good 
Interior: Office and Retail 

>> OCCUPANCY AND LEASE DATA 
Lessor: James Fillipini 
Occupancy: 100.0% 
Tenant Mix: Regional 
Asking Rate ($/SF): $16.64 
Lease Type: NNN 
Escalations: Unknown 
Concessions: None 
TI Description: None 

>> SURVEYED UNIT DATA 
Lessee: Stantec Consulting 
Space Size: 3,750 
Lease Type: NNN 
Lease Rate (effect.): $16.64 
Start Date: 
Term: 
Escalations: 

04-01-2015 
36 
Unknown 

Concessions: See Comments 
TI Description: See Comments 

>> COMMENTARY 

This is the lease of professional office space located in the Highland Pointe Center at 1165 E. Jennings Way in the east 
side of Elko, Nevada. The building comprises both retail and office components.  Stantec Consulting recently signed a 3-
year lease for 3,750 SF in the building.  The lease started April 2015 at a rate of $16.64 per SF per year on a triple net 
basis.  The term is for 3 years.  No tenant improvements or concessions were reported. 

Comp ID No.  1263 



>>RENT COMP NO. 7 Ruby Vista Office Buildings

>> LOCATION DATA 
Property Type: Office 
Property Name: Ruby Vista Office Buildings 
Address: 1010-1020 Ruby Vista Drive 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-620-072 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Public Records
Transaction Party: Owner Jon Uriarte (775) 778-

5895 

>> PHYSICAL DATA 
GBA (SF): 28,680 
Rentable (SF): 28,680 
Investment Class: B 
Year Constructed: 2007 
Exterior Walls: Concrete Block 
# of Stories: 1 
Parking: 3.2 per 1,000 
Condition: Good 
Interior: Professional Office 

>> OCCUPANCY AND LEASE DATA 
Lessor: BPL 
Occupancy: 100.0% 
Tenant Mix: Regional 
Asking Rate ($/SF): $20.28 
Lease Type: Full Service 
Escalations: 0% to 2.3% per year 
Concessions: None 
TI Description: Build to Suit 

>> SURVEYED UNIT DATA 
Lessee: Dept. of Health & Human 

Services 
Space Size: 28,680 
Lease Type: Full Service 
Lease Rate (effect.): $17.88 
Start Date: 
Term: 
Escalations: 

07-01-2007 
120 
0% to 2.3% per year 

Concessions: See Comments 
TI Description: See Comments 

>> COMMENTARY 

This represents the lease of two office buildings located at 1010-1020 Ruby Vista Drive in the northeast area of Elko, 
Nevada. The buildings are concrete block and were constructed in 2007 as build-to-suit for occupancy by various 
government agencies from the State of Nevada (Department of Health & Human Services). All 8 tenants are leased 
through the same state agency and have agreed to the same terms and conditions. Most of the leases began in July 
2007 and all continue through June 2017. The current lease rate is $20.28 per SF per year on a Full Service basis and 
all expenses are passed through to the owner including interior building utilities. Increases are staggered at 0% to 2.3% 
per year. Although the leases have an old origination date, they are still considered relevant. The owner recently signed 
an 8th and final lease (for 100% occupancy at a combined 28,680 SF) to state entity Roe Regional Clinic with an 
anticipated occupancy date of July 2015.  They have agreed to the exactly the same terms and conditions as the other 
tenants. 

Comp ID No.  1265 



>>IMPROVED SALE NO. 1 Water Street Warehouse

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Water Street Warehouse 
Address: 525 Water Street
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-401-003 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Loopnet, Public Records 
Transaction Party: James Winer w/Coldwell Banker 

(775) 738-4078 

>> PHYSICAL DATA 
Land Area (Acres): 0.76 
Land Area (SF): 33,147 
GBA (SF): 6,600 
Rentable (SF): 6,600 
Investment Class: C 
Year Constructed: 1989 
Exterior Walls: Metal 
# of Stories: 1 
Parking: 1.97 per 1,000 SF 
Condition: Average 
Interior: Office Warehouse 

>> SALE DATA
Transaction Type: Fee Simple 
Sale or List Price: $750,000 
Sale Date: 07-01-2014 
Price per SF: $113.64 
Grantor: Perry & Janet Hought 
Grantee: SLLL Properties LLC 
Document No.: 687917 
Financing Terms: Assumed Typical 
Days on Market: 105 

>> FINANCIAL INDICATORS 
Occupancy: .0% 
NOI: 
NOI per SF: 
Cap Rate: 
Expense Ratio: 
EGIM: 

>> COMMENTARY 

This is the sale of a warehouse building located at 525 Water Street in the south area of Elko, Nevada. The property 
contains 6,600 SF and was constructed in 1989. The property sold on July 1, 2014 for $750,000, or $113.64 per SF. 
The building is of metal construction and contains a single unit plus a paved yard. The property has 4 grade level doors 
and a clear height of 20 feet. The site size is 0.76 net acres, which corresponds to a land-to-building ratio of 5.02 to 1. 
There is approximately 9.1% office space with the remaining being warehouse. It was in average condition at the time of 
sale. In addition to the warehouse, there was a billboard on the site that contributed approximately 20% to the sale. 

Comp ID No.  961 



>>IMPROVED SALE NO. 2 Zaga Way Warehouse

 

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Zaga Way Warehouse 
Address: 680 Zaga Way 
City, State, Zip: Elko, Nevada 89801 
County: Elko 
Tax ID: 001-860-056 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 
 
>> VERIFICATION 
Verified By: Broker, Loopnet, Public Records 
Transaction Party: James Winer w/Coldwell Banker 

(775) 738-4078 
 
 

>> PHYSICAL DATA 
Land Area (Acres): 2.00 
Land Area (SF): 87,120 
GBA (SF): 7,500 
Rentable (SF): 7,500 
Investment Class: C 
Year Constructed: 1985 
Exterior Walls: Metal 
# of Stories: 1 
Parking: 1.07 per 1,000 SF 
Condition: Average 
Interior: Office Warehouse 
 

>> SALE DATA
Transaction Type: Fee Simple 
Sale or List Price: $625,000 
Sale Date: 01-02-2015 
Price per SF: $83.33 
Grantor: Freewest Industries Inc 
Grantee: Elloway Nevada Real Property LLC 
Document No.: N/A (In Contract) 
Financing Terms: Assumed Typical 
Days on Market: 30 
 

>> FINANCIAL INDICATORS 
Occupancy: .0% 
NOI:  
NOI per SF:  
Cap Rate:  
Expense Ratio:  
EGIM:  
 

>> COMMENTARY 
  
This is the sale of a warehouse building located at 680 Zaga Way in the north area of Elko, Nevada. The property contains 
7,500 SF and was constructed in 1985. The property sold on January 2, 2015 for $625,000, or $83.33 per SF, which is 
the same as the list price. The building is of metal construction and contains a single unit plus a dirt and gravel yard. The 
property has 4 grade level doors and a pitched clear height of 18-24 feet. The site size is 2.0 net acres, which 
corresponds to a land-to-building ratio of 11.62 to 1. There is approximately 32.5% office space with the remaining being 
warehouse. The building is worn in some sections due to its age; however, this does not have an impact on its sales price. 
The listing agent reports getting several offers on the property. 
 
Comp ID No.  963 

 

   



>>IMPROVED SALE NO. 3 Silver Street Industrial

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Silver Street Industrial 
Address: 580 W. Silver Street 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-691-003 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, Loopnet, Public Records 
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
Land Area (Acres): 2.87 
Land Area (SF): 125,017 
GBA (SF): 12,800 
Rentable (SF): 12,800 
Investment Class: C 
Year Constructed: 1997 
Exterior Walls: Metal 
# of Stories: 1 
Parking:  per 1,000 SF 
Condition: Average 
Interior: Office Warehouse 

>> SALE DATA
Transaction Type: Leased Fee 
Sale or List Price: $1,500,000 
Sale Date: 02-09-2015 
Price per SF: $117.19 
Grantor: Jeffrey & Kellie Morgan Trust 
Grantee: Tim & Margarita Delong 
Document No.: 694997 
Financing Terms: Assumed Typical 
Days on Market: 529 

>> FINANCIAL INDICATORS 
Occupancy: 100.0% 
NOI: $124,000 
NOI per SF: 
Cap Rate: 8.27% 
Expense Ratio: 
EGIM: 

>> COMMENTARY 

This is the sale of an office warehouse property located at 580 W. Silver Street in the west area of Elko, Nevada. The 
property contains 12,800 SF and was constructed in 1997.  It sold on February 9, 2015 for $1,500,000, or $117.19 per 
SF.  The property was leased to a drilling company and had less than 2 years remaining on the lease.  The reported cap 
rate was 8.27% based on actual income.  The property has a approximately 21.9% office and a warehouse with a 20-foot 
clear height.  The property has a favorable land-to-building ratio of 9.77 to 1, which allows for abundant parking and yard 
space. 

Comp ID No.  1267 



>>IMPROVED SALE NO. 4 Ruby Vista Flex Industrial

>> LOCATION DATA 
Property Type: Industrial 
Property Name: Ruby Vista Flex Industrial 
Address: 2640 Ruby Vista Drive 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-564-031 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, CoStar, Public Records' 
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
Land Area (Acres): 0.86 
Land Area (SF): 37,462 
GBA (SF): 5,868 
Rentable (SF): 5,868 
Investment Class: C 
Year Constructed: 2010 
Exterior Walls: Wood Frame & Metal 
# of Stories: 1 
Parking: 3.07 per 1,000 SF 
Condition: Average 
Interior: Flex Office and Warehouse 

>> SALE DATA
Transaction Type: Fee Simple 
Sale or List Price: $718,000 
Sale Date: 02-20-2015 
Price per SF: $122.36 
Grantor: LM Holdings Elko LLC 
Grantee: Gold Rush Real Estate LLC 
Document No.: 695296 
Financing Terms: Assumed Typical 
Days on Market: 264 

>> FINANCIAL INDICATORS 
Occupancy: .0% 
NOI: 
NOI per SF: 
Cap Rate: 
Expense Ratio: 
EGIM: 

>> COMMENTARY 

This is the sale of a flex industrial building located at 2640 Ruby Vista Drive in the northeast area of Elko, Nevada. The 
property contains 5,868 SF and was constructed in 2010. It sold on November 20, 2015 for $718,000, or $122.36 per 
SF.  The property has 3,000 SF of office and 2,868 SF of warehouse.  The property has two grade level doors and the 
warehouse has a clear height of approximately 16 feet.  The property is formerly occupied by State Fire.  The buyer will 
occupy the space as an owner-occupant. 

Comp ID No.  1269 



>>IMPROVED SALE NO. 5 Reno Corporate Drive Office

 

>> LOCATION DATA 
Property Type: Office 
Property Name: Reno Corporate Drive Office 
Address: 5440 Reno Corporate Drive 
City, State, Zip: Reno, Nevada 89511 
County: Washoe 
Tax ID: 164-391-09 
Market Area: Reno/Sparks 
Submarket: South Meadows 
Traffic Count: N/A 
 
>> VERIFICATION 
Verified By: Broker, CoStar, Public Records' 
Transaction Party: Kevin Annis w/ArchCrest (775) 

852-9800 
 
 

>> PHYSICAL DATA 
Land Area (Acres): 2.07 
Land Area (SF): 90,169 
GBA (SF): 17,315 
Rentable (SF): 17,315 
Investment Class: B 
Year Constructed: 2009 
Exterior Walls: Stucco w/Wood or Steel Frame 
# of Stories: 2 
Parking: 4.91 per 1,000 SF 
Condition: Good 
Interior: Professional Office 
 

>> SALE DATA
Transaction Type: Leased Fee 
Sale or List Price: $3,300,000 
Sale Date: 12-20-2013 
Price per SF: $190.59 
Grantor: Reno Professional Campus II LLC 
Grantee: Lantana Ranch Family LP 
Document No.: 4310697 
Financing Terms: Assumed Typical 
Days on Market: 245 
 

>> FINANCIAL INDICATORS 
Occupancy: 100.0% 
NOI: $335,856 
NOI per SF:  
Cap Rate: 10.18% 
Expense Ratio:  
EGIM:  
 

>> COMMENTARY 
  
This is the sale of a one story office building located at 5440 Reno Corporate Drive in the south area of Reno, Nevada. 
The building contains 17,315 SF and was constructed in 2009. It sold on December 20, 2013 for $3,300,000, or 
$190.59 per SF. The building is 100% occupied by Wood Rodgers, Inc. a regional engineering firm with a variety of 
consulting services. The tenant had a lease through May 2016. The cap rate was reported to be 10.18% based on actual 
income. 
 
Comp ID No.  1273 

 

   



>>IMPROVED SALE NO. 6 Bally Gaming Building

>> LOCATION DATA 
Property Type: Office 
Property Name: Bally Gaming Building 
Address: 950 Sandhill Drive 
City, State, Zip: Reno, Nevada 89521 
County: Washoe
Tax ID: 163-031-05 
Market Area: Reno/Sparks 
Submarket: South Meadows
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, CoStar, Public Records' 
Transaction Party: Chris Shanks w/Dickson (775) 

850-3144 

>> PHYSICAL DATA 
Land Area (Acres): 2.93 
Land Area (SF): 127,631 
GBA (SF): 42,129 
Rentable (SF): 42,129 
Investment Class: B 
Year Constructed: 2001 
Exterior Walls: Stucco w/Wood or Steel Frame 
# of Stories: 2 
Parking: 4.98 per 1,000 SF 
Condition: Good 
Interior: Professional Office 

>> SALE DATA
Transaction Type: Leased Fee 
Sale or List Price: $7,600,000 
Sale Date: 11-03-2014 
Price per SF: $180.40 
Grantor: Sandhill 950 LLC 
Grantee: 2860 LRSE, LLC 
Document No.: 4405905 
Financing Terms: Assumed Typical 
Days on Market: 90 

>> FINANCIAL INDICATORS 
Occupancy: 100.0% 
NOI: $547,200 
NOI per SF: 
Cap Rate: 7.20% 
Expense Ratio: 
EGIM: 

>> COMMENTARY 

This is the sale of a two-story office building occupied by Bally Gaming. The property has an address of 950 Sandhill Drive 
in the south area of Reno, Nevada. The building contains 42,129 SF and was constructed in 2001.  It sold on November 
3, 2014 for $7,600,000, or $180.40 per SF.  Bally Gaming is a national tenant and occupies 100% of the building.  They 
recently signed a lease extension through 2019.  The building sold with a cap rate of 7.20% based on actual income.  It 
was in good condition at the time of sale. 

Comp ID No.  1272 



>>IMPROVED SALE NO. 7 Highland Pointe Center

>> LOCATION DATA 
Property Type: Office 
Property Name: Highland Pointe Center 
Address: 1165 E. Jennings Way 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-564-021 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: CoStar, Public Records 
Transaction Party: N/A 

>> PHYSICAL DATA 
Land Area (Acres): 1.92 
Land Area (SF): 83,635 
GBA (SF): 10,290 
Rentable (SF): 10,290 
Investment Class: B 
Year Constructed: 2006 
Exterior Walls: Concrete Block 
# of Stories: 1 
Parking: 6.51 per 1,000 SF 
Condition: Good 
Interior: Office and Retail 

>> SALE DATA
Transaction Type: Leased Fee 
Sale or List Price: $2,200,000 
Sale Date: 12-09-2014 
Price per SF: $213.80 
Grantor: Skystar Properties LLC 
Grantee: James Filippini 
Document No.: 693304 
Financing Terms: Assumed Typical 
Days on Market: Unknown 

>> FINANCIAL INDICATORS 
Occupancy: 100.0% 
NOI: 
NOI per SF: 
Cap Rate: 
Expense Ratio: 
EGIM: 

>> COMMENTARY 

This is the sale of a mixed-use office and retail building located at 1165 E. Jennings Way in the northeast area of Elko, 
Nevada. The property contains 10,290 SF and was constructed in 2006. It sold on December 9, 2014 for $2,200,000, or 
$213.80 per SF. The building was occupied by a consulting firm, restaurant and storefront businesses. The building was 
in good condition at the time of sale. No financial information was provided. 

Comp ID No.  1271 



>>IMPROVED SALE NO. 8 AMEC Building

>> LOCATION DATA 
Property Type: Office 
Property Name: AMEC Building 
Address: 147 Idaho Street 
City, State, Zip: Elko, Nevada 89801 
County: Elko
Tax ID: 001-214-015 
Market Area: Northern Nevada 
Submarket: Elko County 
Traffic Count: N/A 

>> VERIFICATION 
Verified By: Broker, CoStar, Public Records' 
Transaction Party: Greg Martin w/Coldwell Banker 

(775) 934-3064 

>> PHYSICAL DATA 
Land Area (Acres): 0.44 
Land Area (SF): 19,188 
GBA (SF): 5,544 
Rentable (SF): 5,544 
Investment Class: C 
Year Constructed: 1997 
Exterior Walls: Concrete Block 
# of Stories: 1 
Parking: 2.89 per 1,000 SF 
Condition: Average 
Interior: Office Building 

>> SALE DATA
Transaction Type: Leased Fee 
Sale or List Price: $950,000 
Sale Date: 01-28-2015 
Price per SF: $171.36 
Grantor: Doodle Properties LLC #3 
Grantee: James H Filippini Trust 
Document No.: 694669 
Financing Terms: Assumed Typical 
Days on Market: 211 

>> FINANCIAL INDICATORS 
Occupancy: .0% 
NOI: $102,000 
NOI per SF: 
Cap Rate: 10.74% 
Expense Ratio: 
EGIM: 

>> COMMENTARY 

This is the sale of an office building located at 147 Idaho Street west of the downtown area of Elko, Nevada. The property 
contains 5,544 SF and was constructed in 1997. It sold on January 28, 2015 for $950,000, or $171.36 per SF. The 
building was occupied by AMEC Corporation, an international mining and environmental restoration company for 
administrative offices. The property sold with an estimated cap rate of 10.74%. The building had been renovated in 
recent years. 

Comp ID No.  1270 



ADDENDA E – APPRAISER QUALIFICATIONS 

    © 2 0 1 5  S O U T H W E S T  P R O P E R T Y  C O N S U L T A N T S



M A T T H E W  B U X T O N ,  M A I  /  Principal of  Southwest Property Consultants / 2012-Present
> >  ADDRESS:  9205 W Russel l  Road,  Suite  240 ,  Las  Ve  gas ,  NV  89148  > >  PHONE:  702 .217 .1124  > >  EMAIL :  mat t@swpconsu l tan ts .com

As Principal of  Southwest Property Consultants my objective is to provide the highest quality reporting and expertise

in real estate appraisal and advisory. The big idea is to combine quality and design, market resources and expert

analysis. Clients want reports that are strong on analysis and short on fluff. I offer experience at both the local and

national level demonstrating highly technical valuation and problem solving skills in a volatile real estate market.

2011-2012 / Landauer Valuation & Advisory / Las Vegas, NV / Director/Senior Appraiser

> Supervised over the valuation of  billions of  dollars in real estate in one of  the nation’s leading valuation companies.

I specialized in complex assignments for clients including high value capital market assets and portfolios across all

property types.  

> Collaborated with Newmark Grubb Knight Frank brokers and property managers on complex market analysis and

investor assignments.

> Developed a high level of  expertise in advanced valuation technology within customized appraisal templates

including Argus Cash Flow DCF.

2007-2011 / Lubawy & Associates / Las Vegas, NV / Associate Appraiser

> Participated in the valuation of  a wide array of  real estate assignments in one of  the most distinguished, local,

commercial firms in Las Vegas.  Appraisals included proposed developments, professional offices, shopping centers,

subdivisions, apartments, industrial centers, leasehold interests, etc.

> Specialized in a variety of  government assignments and condemnation cases including the valuation of  right-of-ways,

easements and publically owned assets.

2003-2007 / Perkins Enterprises / Las Vegas, NV / Residential Appraiser

> Excelled as the top appraiser in a reputable residential office that placed its strongest emphasis on report quality

and appraiser integrity.  

> Assignments included the valuation of  condominiums, single-family residences, multi-family properties and land.

> Specialized in the valuation of  multi-million-dollar properties, custom homes and luxury condominium suites.

Master’s Degree in Hotel Administration, University of  Nevada Las Vegas, 2004

Bachelor’s Degree in Business Administration, Utah Valley University, 1997

Appraisal Institute Classes include Business Practices and Ethics, Advanced Market Analysis and Highest and Best Use,

Advanced Income Capitalization, Advanced Concepts and Case Studies, Report Writing and USPAP.

> >  R E A L  E S T A T E  V A L U A T I O N  A N D  C O N S U L T A T I O N

> >  E X P E R I E N C E

> >  E D U C A T I O N



















 December 14, 2022 

 Todd Sorenson 
 President & CEO 
 Elko Federal Credit Union 
 2397 Mountain City Highway 
 Elko, NV 89801 

 RE: Construc�on Loan with USDA Take Out for Elko Ins�tute of Academic Achievement (“EIAA”) 

 MCM  is  a  SEC/FINRA  registered  Investment  Bank  based  in  Denver  Colorado  that  has  been  financing 
 projects  since  1989  across  the  United  States  and  in  US  Territories  for  a  total  amount  of  over  $24  Billion  as 
 a Capital Markets underwriter, private placement agent, and financial advisor for essen�al projects. 

 For  EIAA,  Municipal  Capital  Markets  Group  (“MCM”)  works  with  USDA  recipients  to  provide  a  required 
 interim/construc�on  loan  for  projects  in  an�cipa�on  of  the  USDA  approval  and  take  out  loan.  MCM  has  a 
 unique  and  considerable  experience  working  with  the  USDA  locally  and  na�onally  and  has  several  ways 
 to  fund  the  construc�on  in  addi�on  to  our  tradi�onal  bond  underwri�ng  capability.  If  Greater  Nevada 
 Credit  Union  does  not  close  on  their  loan  MCM  is  more  than  willing  to  step  in  and  provide  the 
 construc�on  loan  if/when  the  USDA  provides  a  blessing  and  confirma�on  of  its  currently  obligated  loan 
 for  EIAA.  It’s  important  to  note  that  the  USDA  program  is  flexible  during  this  process  but  MCM  will 
 con�nue to leverage the USDA- RD program. 

 We  are  all  very  thankful  that  Elko  FCU  is  willing  to  help  EIAA  them  in  their  �me  of  need  and  rest  assured 
 that  MCM  and  our  team  will  be  available  to  assist  any  way  possible  to  take  out  your  bridge  loan  for  a 
 successful new project and school! 

 Sincerely Yours, 

 Christopher R. Perlitz 
 Managing Director 
 Municipal Capital Markets Group, Inc. 
 8400 E. Pren�ce Ave, Suite 500 
 Greenwood Village, CO 80111 
 cperlitz@municapital.com 
 T (720) 235-4943 
 C (720) 956-1000 
 Member: FINRA & SIPC 
 www.municapital.com 

 cc:  Lori Lynch, Vice Principal EIAA 

mailto:cperlitz@municapital.com
http://www.municapital.com/
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