Reno Real Estate Investment Analysis

Northern Nevada Investment Opportunities and Market Intelligence

Executive Summary

Reno's real estate market presents compelling investment opportunities driven by technology
sector growth, California migration, and economic diversification. With strong fundamentals,
limited supply, and sustained demand growth, Northern Nevada offers superior risk-adjusted
returns for strategic real estate investors across residential, commercial, and development
sectors.

Market Fundamentals and Investment Drivers

Primary Growth Catalysts

Technology Sector Expansion:

e Tesla Gigafactory: 10,000+ employees with 5,000+ additional jobs planned

e Data Center Growth: Apple, Google, Microsoft, and Switch operations expanding

e Startup Ecosystem: 150+ technology startups creating employment and wealth

e University Research: $180M annual R&D expenditures driving innovation

e Venture Capital: $185M+ annual investment supporting business growth

e EconomicImpact: $2.4B+ annual technology sector payroll supporting regional economy

California Migration Patterns:

¢ Annual Relocations: 42,000+ California residents relocating to Nevada annually

¢ Northern Nevada Share: 35% of California relocations choosing Reno area

e Income Demographics: 65% earn $75,000+ with 28% earning $150,000+

¢ Professional Categories: Technology 32%, healthcare 18 %, finance 15%

e Tax Savings Motivation: Average $15,000-$45,000 annual state income tax savings
e Housing Investment: $1.2B annual real estate purchases by California relocations

Economic Diversification Benefits:

¢ Reduced Gaming Dependence: Technology and professional services growth
¢ Infrastructure Investment: $2.1B in transportation and utility improvements

e Population Growth: 15% population increase over 5 years with continued growth projected



o Employment Diversification: Healthcare, finance, logistics, and professional services
expansion

¢ University Growth: Research expansion and technology transfer programs

e Tourism Recovery: Outdoor recreation and Lake Tahoe tourism supporting vacation rentals

Market Performance Metrics

Current Market Conditions (2025):

Median Home Price: $580,000 (8.5% year-over-year growth)

e Days on Market: 35 days average (strong seller's market)

¢ Inventory Levels: 2.1 months supply (balanced to seller's market)
* Price per Square Foot: $245 average across property types

¢ New Construction: 5,200 units annually with 6,000+ projected

e Absorption Rate: 94% new construction sold within 6 months

5-Year Historical Performance:

e Cumulative Appreciation: 65% total appreciation (10.5% annually)

¢ Luxury Market Performance: 72% cumulative appreciation (11.8% annually)
¢ Rental Market Growth: 45% rental rate increases over 5-year period

¢ Investment Property Share: 28% of purchases are investment/second homes
¢ Foreclosure Rate: 0.8% (significantly below national average)

¢ Market Resilience: Strong performance through economic cycles

Residential Investment Opportunities

Single-Family Rental Investment

Target Property Analysis:

e Price Range: $400,000-$750,000 optimal for rental investment

Target Areas: Sparks, Spanish Springs, and technology corridor proximity

Gross Rental Yields: 6.8-9.2% depending on location and property type

Net Rental Yields: 4.7-6.4% after expenses, taxes, and management

Tenant Profile: Technology professionals, relocations, and contract workers

Average Rental Rates: $2,200-$4,200 monthly depending on size and location

Investment Performance Analysis:

Property Price Monthly Rent Gross Yield Annual Expenses Net Yield Total Return

$450,000 $2,600 6.9% $8,500 4.8% M.3%



Property Price Monthly Rent Gross Yield Annual Expenses Net Yield Total Return

$575,000 $3,200 6.7% $1M,200 4.7% M.4%
$685,000 $3,850 6.7% $13,800 4.7% N.7%
$785,000 $4,400 6.7% $16,200 4.6% 1M.6%

Management and Operations:

¢ Professional Management: 8-12% of rental income for full-service management
e Vacancy Rates: 3-5% annual vacancy with strong tenant demand

¢ Maintenance Costs: 1.5-2.5% of property value annually

e Property Taxes: 0.6-0.8% of assessed value annually

e Insurance Costs: $800-$1,500 annually for single-family properties

e Capital Improvements: 0.5-1.0% annually for ongoing improvements and updates

Multi-Family Investment Opportunities

Apartment and Multifamily Properties:

e Property Types: 4-20 unit apartment buildings and small complexes

e Price Range: $1.2M-$8.5M for established apartment properties

e Cap Rates: 5.2-7.8% depending on location, condition, and tenant profile

e Average Unit Rents: $1,400-$2,200 monthly depending on size and amenities
e Occupancy Rates: 94-98% with strong rental demand

¢ Professional Management: Essential for properties over 8 units

Development and Value-Add Opportunities:

¢ New Construction: Build-to-rent communities targeting technology professionals

¢ Renovation Projects: Value-add opportunities in older apartment properties

e Conversion Projects: Office-to-residential conversions in urban areas

¢ Land Development: Multifamily development on appropriately zoned land

e Affordable Housing: Tax credit and affordable housing development opportunities

e Student Housing: University-adjacent housing serving growing student population

Luxury and High-End Investment
Luxury Residential Investment:
e Price Range: $1,200,000+ for luxury homes and estates

e Target Communities: Caughlin Ranch, Montreux, ArrowCreek luxury communities

e Rental Rates: $4,500-$8,500 monthly for luxury rentals



e Tenant Profile: Corporate executives, relocating professionals, short-term assignments
e Appreciation Potential: 8-12% annual appreciation for luxury properties
¢ International Demand: Growing international buyer and tenant interest

Vacation Rental Investment:

o Lake Tahoe Properties: Nevada side vacation rentals with tax advantages

¢ Mountain Properties: Ski and recreation-focused vacation rental properties

¢ Urban Short-Term Rentals: Downtown Reno properties for business and leisure travelers
o Daily Rates: $150-$850 depending on property type and season

e Occupancy Rates: 65-85% annual occupancy for well-managed properties

¢ Regulatory Environment: Generally favorable vacation rental regulations

Commercial Real Estate Investment

Office Investment Opportunities

Office Market Analysis:

e Vacancy Rates: 4.8% Class A office space with technology tenant demand
e Average Lease Rates: $22-$28 per square foot annually

e Cap Rates: 6.2-8.5% for stabilized office properties

¢ Tenant Profile: Technology companies, professional services, healthcare

e Lease Terms: 3-7 year average lease terms with renewal options

e Market Growth: Technology sector driving continued office demand

Investment Strategies:

o Stabilized Properties: Existing office buildings with established tenants

¢ Value-Add Opportunities: Renovation and repositioning of older office buildings
¢ Build-to-Suit Development: Custom office development for technology tenants

¢ Mixed-Use Development: Office combined with residential and retail components
¢ Medical Office: Healthcare-focused office space with growing demand

¢ Flex Space: Flexible office/warehouse space serving diverse tenant needs

Industrial Investment Opportunities
Industrial Market Fundamentals:
e Vacancy Rates: 2.1% industrial space with strong tenant demand

e Average Lease Rates: $6-$9 per square foot annually

e Cap Rates: 5.8-7.2% for stabilized industrial properties



Tenant Profile: Manufacturing, logistics, distribution, and technology companies
Lease Terms: 5-10 year average terms with expansion options

Market Drivers: E-commerce growth and regional distribution demand

Development and Investment Types:

Manufacturing Facilities: Custom manufacturing space for technology and automotive
Distribution Centers: Regional distribution facilities serving Western markets

Data Centers: Technology infrastructure and cloud computing facilities

Flex Industrial: Combined office and warehouse space for technology companies

Cold Storage: Temperature-controlled facilities for food and pharmaceutical

Last-Mile Delivery: Urban distribution facilities serving e-commerce growth

Retail Investment Analysis

Retail Market Conditions:

Vacancy Rates: 6.2 % retail space with population growth supporting demand
Average Lease Rates: $18-$32 per square foot annually

Cap Rates: 6.8-9.2% depending on location and tenant creditworthiness
Market Trends: Experience-based retail and essential services performing well
Population Growth: 15% population growth supporting retail expansion

Disposable Income: Technology sector wages supporting retail spending

Investment Opportunities:

Neighborhood Centers: Community shopping centers serving residential growth
Entertainment Retail: Dining, entertainment, and experience-based retail
Service Retail: Healthcare, fitness, and personal services with growing demand
Automotive Services: Service and sales facilities serving population growth
Grocery-Anchored Centers: Essential retail with stable cash flows

Medical Retail: Healthcare-related retail serving aging population

Development and Land Investment

Residential Development Opportunities

Development Market Analysis:

Land Availability: Limited developable land creating scarcity value
Zoning and Approvals: Streamlined development processes in growth areas

Infrastructure Support: Utility and transportation infrastructure supporting development



e Market Demand: Strong absorption rates for new residential construction
e Price Points: Demand across price ranges from workforce to luxury housing
¢ Timeline: 18-36 month development timelines from approval to completion

Development Types and Opportunities:

¢ Single-Family Subdivisions: Traditional and master-planned community development
¢ Townhome and Attached: Higher-density residential development

e Multifamily Communities: Apartment and condominium development

¢ Mixed-Use Projects: Combined residential, retail, and office development

¢ Active Adult Communities: 55+ housing serving retiring baby boomers

o Affordable and Workforce Housing: Moderate-income housing with public support

Commercial Development Investment

Commercial Land Development:

o Office Parks: Technology-focused office park development

¢ Industrial Parks: Manufacturing and distribution facility development

¢ Retail Centers: Shopping center development serving residential growth
e Mixed-Use Projects: Combined residential and commercial development
¢ Healthcare Facilities: Medical office and healthcare facility development
¢ Hospitality Development: Hotel and conference facility development

Land Banking and Investment:

e Growth Path Properties: Land in path of future growth and development

e Zoning Change Opportunities: Properties with potential for rezoning and higher use

¢ Infrastructure Development: Land benefiting from planned infrastructure improvements
e Economic Development Zones: Properties in desighated economic development areas
e Transportation Corridors: Land adjacent to transportation improvements

e Water and Utility Access: Properties with existing or planned utility access

Investment Strategy and Risk Management

Portfolio Construction and Diversification
Geographic Diversification:
e Primary Markets: Reno and Sparks urban core properties

¢ Suburban Growth: Spanish Springs, Damonte Ranch, and emerging communities

e Luxury Markets: Caughlin Ranch, Montreux, and premium communities



¢ Industrial Corridors: Technology and industrial development areas
¢ Resort Markets: Lake Tahoe vacation and second home properties
¢ Rural Opportunities: Ranch and recreational properties with development potential

Property Type Diversification:

¢ Residential Investment: 40-50% single-family and multifamily properties

e Commercial Investment: 25-35% office, retail, and industrial properties

e Development Projects: 10-20% land and development opportunities

e Vacation and Specialty: 5-15% Lake Tahoe and recreational properties

¢ Alternative Investments: Mobile home parks, self-storage, and specialty uses

¢ Real Estate Securities: REITs and real estate investment funds

Risk Assessment and Mitigation

Market Risk Factors:

e Economic Cycles: Nevada's historical boom-bust cycles and volatility
¢ Interest Rate Sensitivity: Impact of rising interest rates on demand and financing

¢ Technology Sector Concentration: Economic dependence on technology sector
performance

e Water Resources: Long-term water availability and sustainability concerns
e California Economic Changes: Policy changes affecting migration patterns
e Regulatory Risk: Potential changes in tax policy and business environment

Risk Mitigation Strategies:

¢ Diversification: Portfolio diversification across property types and locations

e Conservative Leverage: Maintaining conservative debt-to-equity ratios

¢ Professional Management: Quality property management and professional services
e Market Intelligence: Ongoing market monitoring and trend analysis

¢ Insurance Coverage: Comprehensive property and liability insurance

e Professional Advisors: Real estate attorneys, accountants, and investment advisors

Tax Optimization and Wealth Building

Nevada Tax Advantages:

¢ No State Income Tax: Nevada residents pay zero state income tax on rental income
o Depreciation Benefits: Federal depreciation deductions for investment properties
¢ 1031Exchanges: Tax-deferred exchanges for portfolio growth and optimization

o Estate Planning: No Nevada inheritance tax supporting generational wealth transfer



Business Structure: Nevada LLC and corporation advantages for real estate investment

Professional Consultation: Tax professionals specializing in Nevada real estate investment

Wealth Building Strategies:

Cash Flow Reinvestment: Reinvesting rental income for compound growth

Appreciation Capture: Strategic timing for property disposition and profit realization
Leverage Optimization: Using financing to enhance returns while managing risk

Portfolio Expansion: Systematic acquisition and portfolio growth strategies

Professional Development: Real estate education and professional network development

Legacy Planning: Estate planning and generational wealth transfer through real estate

Contact RECN Reno Investment Analysis Team: (702) 213-5555 / info@recngroup.com /
https://recngroup.com
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