Reno Market Analysis Report

Northern Nevada Real Estate Market Intelligence and Investment Analysis

Executive Summary

Reno's real estate market represents one of the most dynamic growth opportunities in the
Western United States. Driven by technology sector expansion, California migration, and
economic diversification, Northern Nevada presents compelling investment opportunities and
lifestyle advantages that position the market for continued growth and appreciation.

Market Overview and Economic Fundamentals

Reno Metropolitan Statistical Area (MSA) Profile

Geographic and Demographic Foundation:

e Population: 425,000+ metro area residents with 15% growth over 5 years

Area Coverage: 6,551 square miles including Washoe County and Carson City

Elevation: 4,505 feet with high desert climate and four-season weather

Location Advantages: 30 minutes to Lake Tahoe, 4 hours to San Francisco Bay Area

Infrastructure: Reno-Tahoe International Airport with major airline service

Education: University of Nevada, Reno with 21,000+ students and research programs

Economic Growth Indicators:

e GDP Growth: 4.2% annual growth exceeding national average

e Employment Growth: 3.8% annual job creation with technology sector leadership

e Population Migration: Net inbound migration of 8,500+ annually, primarily from California
e Business Formation: 12% annual increase in new business registrations

e Investment Activity: $2.5B+ in annual business and infrastructure investment

¢ Tax Environment: No state income tax attracting businesses and high-income professionals

Technology Sector Transformation

Major Technology Employers and Expansion:

o Tesla Gigafactory 1: 10,000+ employees with continued expansion and $6.2B investment

¢ Apple Data Center: 200+ direct employees with significant economic impact



Google Data Center: Cloud computing operations with ongoing expansion
Microsoft Azure: Regional data center operations and technology services
Switch SuperNAP: World's largest data center campus with 1,000+ employees

Amazon Web Services: Cloud infrastructure and logistics operations

Startup and Innovation Ecosystem:

University of Nevada Partnerships: Research collaborations and technology transfer
Nevada Industry Excellence (NVIE): State-supported innovation and entrepreneurship
Startup Nevada: Incubator and accelerator programs supporting new businesses
Venture Capital Activity: $180M+ annual venture investment in Northern Nevada
Co-working and Innovation Spaces: 15+ professional co-working facilities

Tech Meetups and Networking: Active professional community with regular events

Housing Market Analysis and Trends

Current Market Conditions (2025)

Market Fundamentals:

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

Average Days on Market: 35 days (down from 42 days previous year)
Months of Inventory: 2.1 months (strong seller's market conditions)
Price per Square Foot: $245 average across all property types

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

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

Market Performance by Price Range:

Price Range Median Price Days on Market Inventory Level Market Strength
Under $400K $365,000 18 days 0.8 months Very Strong Seller
$400K-$600K $520,000 28 days 1.4 months Strong Seller
$600K-$800K $715,000 35 days 2.1 months Balanced
$800K-$1.2M $980,000 45 days 3.2 months Balanced

Over $1.2M $1,650,000 65 days 4.8 months Buyer Advantage



Neighborhood Market Analysis

Premium Community Performance:
Caughlin Ranch:

e Median Price: $875,000 (luxury hillside community)

Price Appreciation: 12% annually over 5-year period

Days on Market: 42 days average

Buyer Profile: Technology professionals and California relocations

Investment Appeal: Strong appreciation with limited new construction

Somersett:

e Median Price: $685,000 (master-planned family community)

¢ Price Appreciation: 10% annually with new construction premium

e Days on Market: 28 days average

¢ Buyer Profile: Families with children and professional couples

¢ Investment Appeal: New construction opportunities and family amenities

Montreux:

e Median Price: $1,250,000 (golf course luxury community)

¢ Price Appreciation: 8% annually with luxury market stability

e Days on Market: 65 days average

e Buyer Profile: Luxury buyers and Lake Tahoe lifestyle seekers

¢ Investment Appeal: Golf course premium and vacation rental potential

California Migration and Relocation Trends

Migration Patterns and Demographics

California to Nevada Relocation Statistics:

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

Reno Area Share: 35% of California relocations choose Northern Nevada

Income Demographics: 65% earn $75,000+ annually with 28% earning $150,000+
Age Demographics: 45% aged 25-45 with 32% aged 45-65

Professional Categories: Technology 32 %, healthcare 18 %, finance 15%, other 35%
* Housing Budget: Average budget $650,000+ with 22% exceeding $1,000,000

Relocation Motivations and Drivers:

e Tax Savings: No Nevada state income tax saving average $15,000-$45,000 annually



e Costof Living: 15-25% lower overall cost of living compared to California

¢ Housing Value: 40-60% more home value for equivalent California pricing
¢ Quality of Life: Lower crime, less traffic, outdoor recreation access

¢ Business Environment: Pro-business policies and regulatory advantages

¢ Climate: Four-season climate with 300+ sunny days annually

Economic Impact of California Migration

Regional Economic Benefits:

Consumer Spending: $2.8B annual spending by California transplants

o Real Estate Investment: $1.2B annual real estate purchases by relocating Californians
e Tax Revenue: $180M annual tax revenue generation from new residents

¢ Business Formation: 35% of new businesses started by California relocations

e Employment Creation: 8,500+ jobs created annually supporting relocation services

e Infrastructure Investment: $450M annual infrastructure investment supporting growth

Investment Analysis and Opportunities

Residential Investment Performance

Historical Performance Analysis (5-Year Trend):

e Overall Appreciation: 65% cumulative appreciation (10.5% annually)

¢ Luxury Market Performance: 72% cumulative appreciation (11.8% annually)

¢ New Construction Premium: 15-25% premium for new vs. resale properties

¢ Rental Market Yields: 5.8-7.2% gross rental yields depending on location

e Vacation Rental Performance: 12-18 % returns for Lake Tahoe proximity properties
¢ Investment Property Demand: 28% of purchases are investment/second homes

Market Cycle Analysis and Positioning:

e Current Phase: Mid-expansion with continued growth momentum
e Cycle Duration: Typically 8-12 year cycles with current expansion in year 6

e Growth Sustainability: Technology sector growth and California migration supporting
demand

¢ Risk Factors: Interest rate sensitivity and potential California economic changes
e Opportunity Timeline: 2-4 years remaining in current growth cycle

e Strategic Positioning: Optimal acquisition timing before market peak



Commercial and Development Opportunities

Commercial Real Estate Investment:

Office Market: 4.8% vacancy rate with technology tenant demand

Retail Market: 6.2 % vacancy rate with population growth supporting demand
Industrial Market: 2.1% vacancy rate with logistics and distribution growth

Hospitality Market: 68% average occupancy with tourism and business travel recovery

Mixed-Use Development: Significant opportunities in urban infill and master-planned
communities

Development and Construction Analysis:

Residential Development: 12,000 units in planning/construction pipeline
Commercial Development: $800M in planned commercial and mixed-use projects
Infrastructure Investment: $2.1B in transportation and utility improvements

Land Availability: Limited developable land creating long-term value appreciation

Regulatory Environment: Streamlined approval processes supporting development

Technology Sector Impact and Growth Projections

Current Technology Employment and Expansion

Technology Sector Employment Analysis:

Current Employment: 28,000+ technology sector jobs in Northern Nevada

Growth Projection: 35% employment growth over next 5 years

Average Wages: $85,000+ average technology sector wages

Housing Demand Impact: Technology workers driving 40% of luxury home purchases
Geographic Distribution: Technology corridor from downtown Reno to Tesla Gigafactory

Ancillary Employment: 2.3x multiplier effect creating additional service sector jobs

Major Expansion Projects and Timeline:

Tesla Gigafactory Expansion: Additional 5,000 jobs over 3-year timeline

Apple Data Center Phase 2: 300+ additional jobs with $1.3B investment

Google Cloud Expansion: Regional service center with 200+ additional positions

Startup Growth Projections: 150+ new technology startups anticipated over 5 years
University Research Expansion: $180M research facility expansion creating 500+ positions

Supporting Infrastructure: $650M in technology infrastructure and service investments



Innovation and Research Development

University of Nevada Research Integration:

Research Expenditures: $180M annual research activity with technology focus
Industry Partnerships: 45+ active partnerships with technology companies
Student Retention: 32% of technology graduates remain in Northern Nevada
Technology Transfer: 12+ annual startup companies from university research
Workforce Development: Specialized programs aligned with industry needs

Innovation Corridor: Planned research and development campus expansion

Infrastructure and Transportation Analysis

Transportation Infrastructure and Connectivity

Current Transportation Assets:

Reno-Tahoe International Airport: 4.1M annual passengers with major airline service
Interstate Highway Access: |-80 and US-395 providing California and regional connectivity
Rail Transportation: Union Pacific and BNSF freight rail with Amtrak passenger service
Regional Connectivity: 4-hour drive to San Francisco, 7-hour drive to Los Angeles

Local Transportation: RTC bus system and planned rapid transit improvements

Freight and Logistics: Strategic location for Western US distribution and logistics

Planned Infrastructure Improvements:

Airport Expansion: $150M terminal and runway improvements over 5-year timeline
Highway Improvements: $280M in I-80 and US-395 capacity and safety improvements

Public Transportation: $95M rapid transit system connecting downtown to technology
corridor

Bicycle and Pedestrian: $45M in trail and bicycle infrastructure improvements
Utility Infrastructure: $320M in electrical grid and telecommunications improvements

Water and Sewer: $180M in capacity improvements supporting population growth

Utility and Service Infrastructure

Essential Services and Capacity:

Electrical Service: NV Energy with renewable energy integration and grid modernization
Natural Gas: Southwest Gas with residential and commercial service expansion
Water Services: Truckee Meadows Water Authority with sustainable supply management

Telecommunications: Fiber optic infrastructure with gigabit internet availability



e Waste Management: Comprehensive recycling and waste management services

e Emergency Services: Police, fire, and medical services with regional coordination

Market Projections and Investment Recommendations

2-Year Market Projections (2025-2027)

Housing Market Forecasts:

e Price Appreciation: 8-12% annually with technology sector demand driving growth

¢ Inventory Levels: Continued low inventory maintaining seller's market conditions

¢ New Construction: 6,000-7,500 annual units with continued demand exceeding supply
e California Migration: Sustained 40,000+ annual relocations with continued growth

¢ Interest Rate Impact: Moderate sensitivity with cash buyers and relocations mitigating
effects

¢ Rental Market Growth: 6-9% annual rental rate increases with demand exceeding supply

Investment Opportunity Timeline:

¢ Optimal Acquisition Period: Current through 24 months for maximum appreciation capture

Market Peak Projection: 2027-2028 timeline based on historical cycle analysis

Exit Strategy Planning: 3-5 year hold periods for optimal appreciation and tax benefits

Rental Investment Timing: Immediate opportunity with strong cash flow and appreciation

Development Opportunities: Land acquisition and development timing over next 18 months

Long-Term Growth Projections (5-10 Years)

Sustainable Growth Factors:
e Technology Sector Maturation: Continued growth with second-generation technology
companies
e Economic Diversification: Healthcare, finance, and professional services growth
¢ Infrastructure Completion: Transportation and utility infrastructure supporting capacity
¢ University Research Growth: Expanded research activity and technology transfer

e Tourism and Recreation: Lake Tahoe and outdoor recreation supporting second home
market

e Business Environment: Pro-business policies maintaining competitive advantages

Risk Factors and Mitigation:

e California Economic Changes: Potential policy changes affecting migration patterns
¢ Interest Rate Sensitivity: Rising rates impacting affordability and demand

e Water Resource Management: Long-term sustainability and supply management



¢ Housing Affordability: Potential workforce housing challenges with rapid appreciation
e Economic Diversification Needs: Reducing dependence on technology sector

concentration

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