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	 Think	your	job	is	difficult?		How’d	you	like	to	be	the	one	in	charge	of	balancing	
Nevada’s	budget	 -	filling	a	gap	between	expenses	 and	 revenues	 that’s	 expected	 to	
reach	$2.5	billion	over	the	next	two	years?		Governor	Brian	Sandoval	is	required	by	
law	to	present	a	balanced	budget	to	the	Legislature,	which	he	has	done	by	crafting	a	
series	of	concrete	proposals	that	will	take	state	spending	back	to	2007	levels.
	 Now	that	the	session	has	begun,	so	has	the	complaining	about	the	budget	cuts.		But	
the	hard	truth	is	that	there’s	no	easy	way	to	find	$2.5	billion,	and	sacrifices	have	to	be	
made	to	keep	the	state	government	running	while	the	economy	recovers.		The	Gover-
nor’s	budget	is	a	reasonable	response	to	current	economic	conditions,	and	legislators	
should	support	it	instead	of	giving	in	to	the	demands	of	tax	consumers	like	public	
employee	unions	and	education	administrators.		
	 Yes,	 it	would	reduce	current	spending	levels	by	6.4	percent,	but	that	still	 leaves	
$5.8	billion	of	our	money	 to	 spread	 around	where	 it’s	 needed.	 	The	key	 is	 not	 to	
spread	it	around	where	it	isn’t	needed,	just	to	satisfy	political	interests.		And	raising	
taxes	to	pay	for	all	the	spending	proposed	by	tax	consumers	isn’t	the	answer,	either.		It	
may	temporarily	reduce	the	pain	of	cutting	budgets,	but	the	long-term	impact	would	
be	disastrous.		
	 Other	states	that	have	raised	taxes	to	solve	short-term	budget	problems	have	found	
themselves	facing	even	greater	challenges	down	the	road.		Several	states	passed	in-
come	tax	surcharges	in	recent	years	that	penalized	those	with	the	highest	levels	of	
personal	income.		It	was	assumed	that	those	people	could	afford	to	pay	more	-	how-
ever,	they	could	also	afford	to	move	away,	which	they	did	in	droves.		Maryland	actu-
ally	saw	tax	payments	from	the	highest	income	levels	decrease	by	22	percent	the	year	
after	its	tax	increase	passed.	
	 The	same	thing	applies	to	business	taxes.		Whenever	a	state	raises	taxes	on	busi-
ness,	 economic	development	agencies	 target	 that	 state	 to	 lure	 its	 companies	away.		
Despite	Nevada’s	current	challenges,	our	low-tax	environment	still	gives	us	the	abil-
ity	to	attract	out-of-state	companies	that	can	help	diversify	our	economy.		We	need	
that	 leverage,	 and	 increasing	 business	 taxes	 during	 this	 legislative	 session	 would	
cripple	our	economic	development	efforts	for	years	to	come.			
	 Some	of	the	loudest	protests	about	the	Governor’s	budget	have	focused	on	educa-
tion	funding,	with	claims	that	children	will	suffer	if	funds	are	cut.		Yes,	a	drop	in	state	
support	will	have	consequences	for	school	districts,	but	that	doesn’t	necessarily	mean	
that	classroom	instruction	needs	to	be	sacrificed.		Streamlining	the	system	and	elimi-
nating	some	of	the	layers	of	administrative	bureaucrats	would	pay	off	in	increased	
efficiency	and	 lower	costs	 for	 the	 foreseeable	 future.	 	Pouring	more	money	 into	a	
broken	system	isn’t	the	answer	to	improving	student	achievement.		The	Governor’s	
proposals	to	end	teacher	tenure,	create	vouchers	so	parents	can	send	their	children	
to	private	or	charter	schools,	and	other	reforms	to	the	current	system	will	have	more	
far-reaching	effects	than	any	budget	increase.	
	 It’s	up	to	us	as	citizens	and	voters	to	keep	an	eye	on	what’s	happening	in	Carson	
City	this	session.		Taxes	cannot	be	raised	without	the	support	of	at	least	three	Senate	
Republicans	and	two	Assembly	Republicans,	so	it’s	vital	that	they	remain	steadfast	in	
supporting	Governor	Sandoval’s	proposed	budget.		Republican	Senator	Dean	Rhoads	
recently	announced	that	the	budget	should	be	balanced	by	a	combination	of	spend-
ing	cuts	and	increased	taxes	and	fees.		Public	pronouncements	like	that	weaken	the	
Republicans’	position	at	a	time	when	they	should	be	demonstrating	their	strength	in	
numbers.		Let’s	make	sure	that	we	hold	the	line	on	taxes	and	fees	this	session.		Our	
future	depends	on	it.
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A New Hope?
The	2011	Legislative	Session

 By Jack Finn
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Dr.	Smatresk;

	 I	recently	heard	your	presentation	at	a	NAIOP	brea
kfast	

meeting.		And,	while	I	do	serve	on	the	board	of	that
	organi-

zation,	this	letter	is	not	written	on	their	behalf	as	it
	reflects	

my	personal	observations,	albeit	 the	sentiments	ar
e	likely	

reflective	of	Nevada’s	business	community.

	 By	way	of	background,	 I’ve	 lived	 in	Southern	Ne
vada	

since	1977	and	am	a	graduate	of	UNLV.		And,	w
hile	Ar-

kansas	is	my	home	state,	I	never	quite	developed	a	
taste	for	

banjo	music	as	you	indicated	in	your	speech	is	tha
t	state’s	

claim	to	fame.	 	My	husband	and	I	have	owned	a
nd	pub-

lished	Nevada Business Magazine	 for	25	years	and	have	

researched	and	printed	countless	articles	on	educatio
n	in	our	

state.		In	addition,	by	the	end	of	this	year,	four	of	our	
children	

will	have	graduated	from	either	UNLV	or	UNR,	w
ith	an-

other	four	likely	to	enter	the	system	over	the	next	few
	years.

	 While	there	were	a	number	of	comments	you	made	tha
t	I	

take	issue	with,	my	biggest	concern	is	that	the	over
all	mes-

sage	was	one	of	division	and	not	collaboration.

	 Dr.	Smatresk,	I	do	understand	the	divide	between	th
e	ac-

ademic	and	business	worlds,	however	your	speech
		served	

only	to	widen	that	gap.		We	are	not	the	enemy.		Many	of	the	

commercial	real	estate	professionals	in	that	room	w
ere	un-

employed,	some	have	lost	their	businesses,	most	hav
e	had	to	

downsize	and	none	have	been	unscathed	by	this	ec
onomy.		

Yet,	they	continue	to	pay	into	an	educational	system
	that	is	

clearly	failing.		
	 Your	 remark	 that	 Nevadans	 do	 not	 value	 educ

ation	

is	untrue.		We	are	simply	tired	of	shouldering	the	burden	

so	that	 tenured	professors	can	encourage	students
	 to	take	

drugs	(did	I	mention	that	I	have	kids	in	the	system?
)	act	up	

in	boardrooms	(we	also	work	with	some	of	your	dep
artment	

heads)	and	generally	disrespect	the	institution	with
out	any	

fear	of	repercussion.		
	 Please	explain	to	taxpayers	how	you	can	justify	pa

ying	

former	congresswoman	Dina	Titus	a	salary	of	$10
7,855	to	

teach	one	“conventional”	class	per	 semester	while
	giving	

her	the	opportunity	to	host	a	talk	show	on	UNLV
’s	radio	

station	to	restart	her	political	campaign.	

	 You	 may	 recall	 being	 copied	 on	 the	 somewha
t	 de-

fensive	letter	written	by	Dr.	Michael	Bowers,	Executive	

Vice	President	&	Provost	of	UNLV,	addressing
	a	Re-

gent’s	concern	regarding	Titus’	return	to	the	univ
ersity,	

where	he	stated.	“Prior	to	going	into	LWOP	(leave	with-

out	pay)	 in	2008	Dr.	Titus’	salary	was	$101,206
.	 	She	

received	a	merit	pay	increase	effective	July	1,	20
08	for	

her	exemplary	work	in	2007-2008	along	with	a
	4	per-

cent	COLA	given	to	all	state	employees	that	year
.”

	 While	this	may	seem	like	“business	as	usual”	in	the	ac
a-

demic	world,	in	2008	few	in	Nevada’s	private	secto
r	were	

given	raises,	in	fact	it	was	more	likely	they	were	a
sked	to	

take	a	pay	cut.		Most	were	happy	to	do	so	and	thankful	they	

still	had	a	job.		
	 In	the	Governor’s	State	of	the	State	address	he	expre

ssed	

his	 frustration	by	saying	 the	“only	suggested	answ
er	 for	

our	educational	woes	is	more	and	more	money”.		C
learly	

you	believe	that	to	be	true.		However,	I’m	convince
d	most	

taxpayers	would	disagree.		The	bigger	problem	at	
UNLV	

is	the	culture	of	entitlement,	no	accountability	and	a
n	abso-

lute	lack	of	customer	service.

	 Education	has	always	been	a	hot	topic	in	Nevada.	
	For	

years,	our	politicians	and	business	leaders	have	hesit
ated	to	

criticize	the	system	because	of	the	back-lash	and	po
tential	

label	that	they	“don’t	support”	education.		Howeve
r,	busi-

ness	 people,	 and	 even	 some	politicians,	 now	 real
ize	 the	

success	of	education	does	not	rest	solely	on	fundin
g.		We	

finally	have	a	governor	with	the	political	courage	
to	deal	

with	the	real	educational	issues	and	propose	reform
.		I’m	

hopeful	the	business	community	and	legislators	w
on’t	al-

low	him	to	be	the	sole	voice	of	reason.		We	need	our	edu-

cational	 leaders	 to	 take	a	 lesson	from	Nevada’s	b
usiness	

community;		do	more	with	less,	stop	complaining	a
nd	find	

the	courage	to	make	meaningful	changes,	many	of
	which	

have	little	to	do	with	budget	issues.		

	 For	the	future	of	our	children,	we	must	change	the	
edu-

cational	culture	in	Nevada.	And	those	changes	will	
not	oc-

cur	unless	we	all	work	together	for	the	common	g
ood	of	

the	next	generation.

Connie	Brennan,	Publisher/CEO

Connie@NevadaBusiness.com

to Dr. Neal Smatresk, President of UNLV
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t	 is,	 of	 course,	 incumbent	 upon	 any	
newly	 elected	 Governor,	 in	 his	 first	
major	address,	to	exude	optimism.		So	
it	was	striking	to	many	observers	that	
Brian	Sandoval,	optimistic	by	nature,	

began	 the	substance	of	his	first	State	of	 the	
State	Address	with	a	bracingly	frank	assess-
ment	of	where	Nevada	stands	in	early	2011.
	 “Nevadans	are	confronted	on	all	sides	with	
bad	 news,”	 Sandoval	 began.	 	 “Our	 friends	
have	seen	their	credit	ruined.		Someone	in	our	
family	has	lost	a	job.		The	house	around	the	
corner	stands	vacant.		A	neighbor	has	closed	
her	business.		A	relative	is	one	trip	to	the	doc-
tor	away	from	financial	or	physical	ruin.”
One	wonders	if	the	Governor’s	staff	consid-
ered	creating	a	paper	mache	black	cloud	as	a	
speech	prop.
	 So	with	the	economy	in	dismal	condition,	
a	slew	of	newly	elected	legislators	taking	their	
seats	in	Carson	City	for	the	first	time,	a	politi-
cally	ambitious	Speaker	and	Majority	Leader	
looking	 to	 make	 their	 respective	 marks	 on	
the	process,	a	granite	icon	suddenly	departed	
from	his	long-held	Senate	seat	and	leadership	
role,	and	a	young,	telegenic	Governor	getting	
settled	into	his	Capitol	office,	Legislative	Ses-
sion	2011	is	under	way.

I

The 2011 
Legislative
Session

Cover Story

By Jack Finn
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The Situation

	 At	 stake,	 it	 is	 not	 an	 exaggeration	 to	
say,	 is	 the	economic	 future	of	 the	Silver	
State.		And	despite	the	harsh	realities,	op-
timism	does	 exist.	 	At	 least	 one	 veteran	
of	Nevada	politics	and	the	legislative	pro-
cess	says	enough	common	ground	exists	
for	 real	 improvement	 in	 the	near	 future.		
“The	 story	 of	 this	 session	 will	 be	 less	
about	the	disagreements	and	more	about	
what	 Governor	 Sandoval,	 Speaker	 Oce-
guera	and	Senator	Horsford	agree	upon,”	
says	former	Assemblyman,	former	guber-
natorial	 chief	 of	 staff	 and	 current	 head	
of	public	affairs	for	lobbying	giant	R&R	
Partners,	Pete	Ernaut.
	 “While	 subject	 to	 sometimes	 extreme	
peaks	 and	 valleys,	 the	Nevada	 economy	
is	still	resilient,”	says	Ernaut,	also	a	close	
adviser	to	Sandoval.		“There	is	plenty	of	
fertile	ground	to	undertake	the	process	of	
building	a	new	future	for	our	state.	 	But	
it’s	 a	 long-term	 process,	 not	 something	
that	 can	 be	 accomplished	 completely	 in	
two	or	four	years.		This	is	a	very	different	
endeavor.”
	 Among	 Sandoval’s	 stated	 goals	 is	 not	
just	 struggling	 through	 the	 current	 eco-
nomic	 malaise	 but	 actually	 improving	
Nevada’s	 standing	 in	 the	many	 business,	
social	 and	 economic	 areas	 in	 which	 the	
state	regularly	ranks	at	or	near	the	bottom	
nationwide.
	 “I’ve	taken	an	aggressive	stance	on	im-
proving	education	and	ensuring	we	remain	
a	low-tax,	business	friendly	state.		I	am	per-
sonally	calling	new	companies	and	meet-
ing	 with	 executives,”	 the	 Governor	 said.		
“On	education,	I	have	proposed	a	number	
of	reforms	to	increase	our	graduation	rate,	
end	 the	 social	 promotion	 of	 our	 children	
and	 increase	 accountability.	 	 I	 believe	
these	steps	will	begin	to	put	Nevada	where	
it	belongs	as	a	 leader	 in	the	country.	 	On	
economic	 development,	 I	 am	 personally	
working	with	agencies	to	recruit	new	busi-
nesses	to	our	state	and	will	do	everything	
I	can	 to	get	our	fellow	Nevadans	back	 to	
work.		If	we	begin	with	these	reforms,	I	am	
confident	we	will	be	able	to	move	up.”
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Read My Lips …

	 Brian	 Sandoval	 certainly	 doesn’t	 look	
like	 any	governor	Nevada	has	 seen	before.		
Young,	 handsome	 and	 Hispanic,	 Sandoval	
cruised	 to	 victory	 in	 November	 exuding	
charm,	 confidence	 and	 a	 friendliness	 that	
put	doubters	at	ease.		Those	attributes	were	
essential	on	the	campaign	trail	and	will	be	
during	 his	 gubernatorial	 tenure,	 especially	
considering	the	one	policy	he	articulated	as	
the	bedrock	of	his	 plan	 to	 tackle	Nevada’s	
economic	woes:		No	new	taxes.
	 In	describing	his	budget	in	his	State	of	the	
State	Address,	 Sandoval	 said,	 “…we	made	
$1	billion	of	public	money	work	harder	 so	
as	to	mitigate	cuts	to	services	and	programs.		
None	of	this	money	comes	from	new	taxes.		
We	made	better	use	of	existing	dollars.		The	
public	does	not	think	of	revenue	as	yours	or	
mine.	 	All	of	 it,	every	 last	penny,	 is	 theirs.		
Whether	 it’s	 in	 this	 bucket	 or	 that	 bucket	
does	not	matter.”
	 Days	after	the	speech,	Sandoval	was	encour-
aged	by	the	reaction	to	his	no	taxes	pledge.

	 “I	believe	 there	 is	 strong	 support.	 	 I	 am	
meeting	with	every	single	Nevada	legislator	
and	each	Republican	caucus,”	he	says.		“My	
meetings	 with	 Republican	 legislators	 have	
reinforced	that	they	are	strongly	supportive	
of	my	 intent	 to	balance	 the	budget	without	
raising	taxes.”
	 And	 the	 Governor	 knows	 he	 is	 being	
watched	not	only	by	the	people	and	indus-
tries	of	Nevada,	but	also	those	in	other	states	
whom	he	would	 like	 to	 recruit	 for	a	Silver	
State	relocation.
	 “I	 think	 there	 are	 a	 number	 of	 factors	
businesses	look	at	when	they	want	to	relo-
cate.		It’s	not	about	how	much	we	spend,	it’s	
about	 the	 results,”	he	 says.	 	 “I	have	 intro-
duced	a	number	of	reforms	to	our	education	

system.		I’ve	spoken	with	a	number	of	busi-
nesses	 and	 institutes	 of	 higher	 education	
and	technical	education	and	I	know	Nevada	
has	a	ready	made	workforce	for	new	busi-
nesses	because	we	can	create	curriculum	at	
the	college	 level	 to	meet	 the	needs	of	any	
new	employer.”			

Budget Cuts

	 Sandoval’s	conundrum	boils	down	to	this:		
He’s	committed	not	to	raise	taxes.		He	needs	
to	attract	new	business	to	Nevada.		He	needs	
a	tax-friendly	atmosphere	to	do	so.		So	far,	
so	good,	but	here’s	the	big	catch:		attracting	
new	business	ventures	to	Nevada	requires	an	
educated	workforce	and	Sandoval’s	budget,	
say	critics,	not	only	fails	to	support	education	
but	will	make	the	education	landscape	in	Ne-
vada	even	more	dismal.
	 Representatives	 from	 several	 of	 the	
state	 funded	 colleges	 have	 already	 ex-
pressed	their	concerns	over	the	proposed	

Pete Ernaut,
R & R Partners

Continues on page 25
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t	could	be	the	newly	elected,	fresh	
faces	of	our	 elected	officials,	 the	
increase	 in	 hotel	 prices	 or	 any	
number	 of	 other	 indicators,	 but	
executives	 participating	 in	 this,	

the	 ninth	 annual	 Power	 Poll,	 indicate	
an	 optimism	 that	 has	 been	 missing	
from	the	last	couple	of	years.	
	 The	 Power	 Poll	 survey	 was	 sent	 to	
business	 owners	 and	 executives	 at	 the	
end	 of	 2010.	 	 Respondents	 numbered	
in	 the	 hundreds	 and	 were	 located	
throughout	 Nevada.	 	 The	 majority	 of	
this	 year’s	 participants	 (40	 percent)	
have	 been	 doing	 business	 in	 Nevada	
for	more	than	20	years	and	there	was	a	
fairly	even	split	of	business	owners	(55	
percent)	 and	 executives	 (45	 percent)	
represented.
	 As	 is	 done	 every	 year,	 a	 sampling	
of	 the	 participants	 were	 interviewed	
to	 learn	 more	 about	 their	 views	 on	
the	 Silver	 State’s	 economy	 and	where	
it	 is	headed	in	the	coming	years.	 	The	
numerical	results	of	the	survey	are	in-
cluded	in	the	following	pages	with	pre-
vious	 years’	 surveys	 marked	 for	 his-
torical	reference.

I
Feature Story | Power Poll 2011

Are We There Yet?

		 In	 reviewing	 previous	 Power	 Polls,	 es-
pecially	 the	 2010	 poll,	 it’s	 interesting	 that	
many	 executives	 undershot	 the	 length	 of	
time	this	recession	would	 last	 for	Nevada.		
Before	 2008,	 the	 term	 “recession	 proof”	
was	commonly	used	to	describe	the	Silver	
State,	specifically	Las	Vegas.		No	more.		It	
could	be	argued	that	Nevada	was	hardest	hit	
of	all	the	states	in	this	economic	downturn	
and	is	only	now	seeing	any	sort	of	recovery.		
Even	 that	much	 is	 restricted	 to	certain	 in-
dustries,	with	many	of	the	hardest	hit	indus-
tries,	namely	commercial	real	estate,	still	a	
long	way	from	recovery.

Respondent Profile

Business Owner

Executive

55%

45%

Company Location

Northern Nevada

Rural Nevada

Southern Nevada

22%

2%

76%

klnevada.com
3320 W. Sahara Ave., Suite 380, Las Vegas, NV 89102Relocating to Tivoli Village Spring 2011

Congratulations to MICHAEL ROBERSON. We know he will 
represent District 5 in the Nevada State Senate the same way 
he has represented his clients: brilliantly, thoughtfully and with 
unfl agging dedication.

We Proudly Send One Of 
Our Own To The Senate.

If yes, how long before things pick up?

Already seeing rebound

6 months

12 months

18 months

24 months

More than 24 months

Total

2011

24.7%

16.5%

30.9%

15.5%

9.3%

3.1%

100%

If no, how long before we
do hit the bottom?

Already seeing rebound

6 months

12 months

18 months

24 months

More than 24 months

Total

2011

1.2%

22.5%

31.3%

27.5%

8.8%

8.7%

100%

Length of time company has been doing
business in Nevada:

Less than five years

5-9 years

10-19 years

20+ years

11%

15%

34%

40%

Do you feel we have hit the
bottom of this recession?

Yes

No

Total

2010

43.8%

56.3%

100%

2011

54.8%

45.2%

100%

Continues on page 28
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6 states.
75 stores.
13,000 employee-owners.
And counting.
At WinCo, the employees own the
business. Together, they share in
WinCo’s success. As a result, each
employee-owner buys in to a culture of
teamwork that supports the bottom line.

Back Row: Tim Little, Linda Chandler, and Tina
Elliott. Middle Row: Lori Neves, Laura Spelatz,
Jonathan Collins, Jorje Millan, and Nicole Frane;
Front Row: Junior Hernandez and Tammie Romero.

Teamwork

LAS VEGAS RENO CARSON CITY ASPEN BILLINGS BOISE BOULDER CHEYENNE COLORADO SPRINGS DENVER DENVER TECH CENTER JACKSON HOLE SALT LAKE CITY SANTA FE WASHINGTON D.C.

Holland & Hart is proud to serve clients such as WinCo Foods because
our attorneys, like WinCo’s employees, share in a culture of partnership,
teamwork, and community success.

Holland & Hart is the largest law firm based in the Mountain West with more
than 400 attorneys in 15 offices across seven states and Washington, D.C.
Visit www.hollandhart.com to learn more about Holland & Hart.

Contact: Greg Gilbert, gsgilbert@hollandhart.com, 702-669-4620
3800 Howard Hughes Pkwy, 10th Floor, Las Vegas, NV 89169

Tim Lukas, tlukas@hollandhart.com, 775-327-3000
5441 Kietzke Lane, Second Floor, Reno, NV 89511

www.hollandhart.com
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Can Nevada lead the 
nation in alternative 
energy?
Dr. Terry Surles:	Nevada	can	be	a	leader;	they	
are	not	going	to	be	“the”	leader.	There’s	just	
too	many	other	people	involved	in	this	game.	
Certainly	with	the	geothermal	resources	you	
are	 close	 to	 the	California	market	 in	ways	
that	 other	 western	 states	 are	 not,	 in	 terms	
of	being	able	 to	do	something.	You	need	a	
consistent	state	strategy	that’s	going	to	allow	
companies	to	come	in	here	and	have	a	level	
of	certainty	that	they	can	do	something	and	
the	 rules	 aren’t	 going	 to	 change	 every	 two	
years.	 It’s	 really	 political	 leadership	 work-
ing	with	academia	and	industry	to	make	this	
happen	and	then	they	can	be	a	leader.	
Chan:	You	have	to	decide	what	you	are	go-
ing	to	be	good	at	and	focus	your	very	 lim-
ited	resources	on	where	you	believe	you	will	
have	the	most	headway.	A	type	of	job	that	we	
sometimes	forget	is	a	lot	of	know-how	jobs	
related	to	a	clean	energy	deployment.	Mov-
ing	electricity	around	from	state	to	state	and	
managing	it	is	not	trivial.	In	order	to	change	
the	energy	economy	we	need	to	see	how	the	
states	can	work	together.	I’m	worried	that	Ne-
vada	is	not	doing	enough.	We	want	to	position	
ourselves	as	one	of	the	major	players	within	
the	 region.	We	 need	 to	 get	 our	 homework	
straight.	The	 legislature	has	 to	be	on	board	
and	understand	the	importance	of	that	role.	
John Candelaria:		There	are	institutions	and	
infrastructure	problems	 in	 the	way.	 	Those	
problems	are	that	the	institutions	and	infra-
structure	were	designed	to	serve	retail	cus-
tomers.		They	weren’t	designed	to	get	power	
from	this	state	to	other	states.
Wade:	The	other	part	 that	 is	essential	 is	 the	
incentive	side	of	it,	be	it	through	the	Commis-
sion	on	Economic	Development	or	the	Energy	
Office.	We	need	to	go	out	there	and	proactively	
get	these	grants.	Grant	writers	are	essential	to	
our	 health	 in	 the	 future.	We	need	 to	 decide	
what	we	can	be	with	our	resources,	with	our	
people,	with	the	dollars	that	we	have	and	then	
build	from	there.	
Dick Kelsey:	One	of	the	things	we’ve	real-
ized	 is	 that	 this	 is	not	 a	Nevada	or	United	
States	issue,	this	is	a	global	issue.	If	you	want	

evada’s	 Alternative	 Energy	
sector	remains	at	the	forefront	
as	a	possible	way	for	the	Silver	
State	 to	diversify.	 	One	of	 the	
biggest	concerns	is	whether	or	

not	that	diversification	will	be	sustainable	
after	the	solar	and	wind	farms	are	actually	
built.	 	 Recently,	 executives	 representing	
alternative	 energy	 companies	 in	 Nevada	
met	at	 the	 law	offices	of	Holland	&	Hart	
in	 Reno	 to	 discuss	 the	 issues	 facing	 this	
developing	industry.
	 Connie	 Brennan,	 publisher	 of	Nevada 
Business Magazine,	 served	 as	moderator	
for	 the	 event.	 	 These	 monthly	 meetings	
are	 designed	 to	 bring	 leaders	 together	 to	
discuss	issues	pertinent	to	their	industries.		
Following	 is	 a	 condensed	 version	 of	 the	
roundtable	discussion.

What is the role of 
alternative energy 
in economic 
development?
Patty Wade:	 The	 actual	 jobs	 for	 what	
people	 consider	 the	 big	 projects	 (wind,	
solar,	geothermal)	are	not	large.		The	con-
struction	jobs	for	those	projects	are	bigger,	
but	 then	 it’s	a	10	 to	20	person	operation.		
The	real	jobs	are	with	the	manufacturers.	

That’s	why	we	are	working	hard	to	bring	
those	manufacturers	to	support	the	larger	
developers.	 Some	 of	 them	 will	 be	 com-
ing	and	relocating	and	some	of	them	will	
actually	be	grown	here.	If	we	can	get	the	
money	for	them,	that’s	really	the	key.	
Tom Clark:	 	 Three	 major	 geothermal	
companies	 located	 their	 headquarters	 to	
Reno	in	the	last	year.	That’s	because	they	
see	 the	 potential	 for	 development.	 They	
see	 the	 activity,	 the	 policies	 and	 regula-
tions	 that	work,	 and	 they	 see	 the	people	
that	 accept	 them	and	 like	what	 they	 are	
doing.	 That’s	 economic	 development.	 If	
we	can’t	capture	the	intellectual	property	
using	 the	 universities	 to	 create	 that	 cul-
ture	 in	 Nevada,	 the	 big	 manufacturers,	
developers	 and	 distributors	 aren’t	 going	
to	come	here	and	 that’s	why	we	need	 to	
support	these	other	projects.	
Li Han Chan:	 It’s	 really	 easy	 to	 look	 at	
clean	energy	like	it’s	going	to	be	the	next	
savior	of	the	economy.	It’s	one	of	the	legs	
of	 the	 stool,	 but	 if	 we	 are	 serious	 about	
economic	 policy	 in	 the	 state,	 we’ve	 got	
to	 pull	 in	 partners	 from	all	 other	 sectors	
that	have	core	competitive	advantages.	As	
an	industry	we	have	to	learn	to	work	bet-
ter	with	the	business	leaders	in	Nevada	so	
that	we	can	collectively	support,	lobby	and	
make	 economic	 development	 happen	 for	
Nevada.	

N
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to	do	battle	with	people	here,	you	better	un-
derstand	how	to	do	it.	As	we	are	developing	
our	technologies	there	are	a	lot	of	countries	
out	there	that	are	going	to	put	a	lot	of	money	
into	this	and	going	to	deliver	products	glob-
ally,	faster	than	we	can	even	think	about	right	
now.	
Rich Hamilton:	The	academic	infrastructure	
in	 the	 state	 really	 needs	 to	 be	 our	 hub	 be-
cause	in	the	wind	industry	we	are	just	dying	
for	brain	power	right	now.	It’s	a	cultural	issue	
we	must	 have	within	 our	 higher	 education.	
As	a	developer,	my	favorite	 term	is	mining	
megawatts.	Our	history	in	the	state	is	to	get	
out	there	and	do	something,	make	something	
happen.	 Just	 like	 we’re	 exporting	 gold	 and	
copper	out	of	the	state,	we	should	be	export-
ing	 electrons	 and	 a	 lot	 of	 them.	 	 Geother-
mal	 and	wind	 specifically	 go	 to	where	 the	
resource	is.	If	we	generate	power	in	Nevada	
we’re	distributing	 jobs	and	stable	economic	
impact	 throughout	 the	 state.	 We’ll	 have	 a	
lot	 of	 challenges,	 specifically	 with	 permit-
ting	and	 transmission	 to	make	 this	happen.	
We	don’t	have	folks	just	in	construction	and	
gaming,	we	diversify	our	economy	and	these	
guys	can	be	mining	megawatts.	It’s	a	lot	more	
stable	to	have	multiple	parts	of	our	economy	
that	produce	income.	
Grace Caldwell:	 One	 of	 our	 biggest	 chal-
lenges	is	permitting.		It’s	all	over	the	board	as	
far	as	permitting	goes	with	requirements	and	
things	like	that.

What kind of 
legislation regarding 
Alternative Energy is 
under consideration? 
Clark:		I	have	seven	pages	of	bill	drafts.	The	
issues	are	far-ranging.	There’s	discussion	of	
a	new	 tax	on	electrons	 to	support	 the	con-
struction	of	transmission	lines	in	some	of	the	
rural	parts	of	the	state.	There’s	talk	of	giving	
rural	counties	more	control	over	the	state	tax	
incentive	programs.	From	the	industry’s	per-
spective	we	are	going	to	take	a	defensive	pos-
ture.	We	did	a	lot	of	really	good	work	over	
the	last	legislative	sessions	to	get	this	indus-
try	up	and	moving	and	we’re	starting	to	reap	
the	 benefits.	We	 can’t	 send	 a	message	 that	

on	doing	it	 through	their	higher	education	
systems.	We	are	 talking	about	cutting	our	
higher	 education	 systems.	 What	 message	
does	 that	 send	 to	 developers,	 to	 innova-
tors,	to	people	with	intellectual	property	on	
where	they	want	to	manufacture?	We’re	go-
ing	to	be	spending	a	lot	of	time	educating	
legislators	about	the	impacts	of	the	decision	
that	 they	 are	 going	 to	 make	 this	 session	
on	the	industry	as	a	whole	and	keep	them	
from	putting	negative	pieces	of	 legislation	
out	there	that	will	scare	off	developers	and	
financiers.	
Sean Sever:	We	heard	 from	 the	 lieuten-
ant	 governor	 the	 other	 day	 that	 there	 are	
400	companies	looking	to	move	to	Nevada	
right	now	and	200	of	them	are	renewable	
energy.	 The	 question	 that	 begs	 to	 be	 an-
swered	 is	why	 these	companies	are	wait-
ing.	They	are	probably	looking	at	the	other	
states	as	well.	Our	opinion	in	the	Energy	
Office	is	that	they	are	waiting	on	the	con-
sistency	 in	 policies,	 the	 route	 Nevada	 is	
going	with	our	budget,	and	we	hope	to	get	
that	improved.	

every	two	years	we	are	going	to	tinker	with	
our	laws	and	regulations.	Wall	Street	has	the	
big	dollars.	 If	we	can’t	finance	a	project	 in	
Nevada	or	finance	the	guys	that	are	doing	the	
cool	new	technology	because	of	uncertainty	
in	the	marketplace	from	a	political	perspec-
tive,	we	are	just	not	going	to	see	it	happen.	
We	need	those	Wall	Street	dollars.	We	can’t	
invest	 state	 money	 within	 the	 state,	 that’s	
against	our	constitution.	
Wade: Some	of	 these	projects	are	years	 in	
the	making.	Unless	you	know	how	long	it’s	
going	to	take	to	get	the	raw	product,	you	are	
not	going	to	get	financed.	We	put	together	a	
Renewable	Energy	Chamber	of	Commerce	
and	 talked	 to	 people	 all	 over	 the	 country	
about	 this	 and	 the	 number	 one	 issue	 was	
the	BLM.	We	started	down	that	road	and	it	
was	going	to	take	eons.	We	weren’t	going	to	
make	 any	difference	 in	 the	 short-term	and	
we	were	going	to	go	broke	trying.	
Clark:	A	big	part	of	it	is	keeping	our	edu-
cation	stable,	especially	the	higher	ed	side	
of	things.	Every	western	state	is	doing	the	
same	thing	as	Nevada	and	they	are	focused	

mailto:info@llbradford.com
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What incentive 
programs are being 
offered?
Clark:	There’s	the	production	tax	credit	that	
just	 got	 extended	 in	December.	 In	Nevada	
you	 can	 acquire	 up	 to	 55	 percent	 of	 your	
property	 taxes	 for	 up	 to	 20	 years	 and	 all	
but	2.6	cents	of	our	sales	tax	for	up	to	three	
years.		That	goes	through	a	new	energy	com-
mission	office	that	we	created	in	2009.	From	
a	 balance	 sheet	 perspective	 those	 kinds	 of	
incentives	are	out	there.	You’re	looking	at	a	
$3	billion	budget.	You’ve	got	a	political	at-
mosphere	 that	 believes	 you	 must	 come	 to	
Nevada	because	that’s	where	the	resource	is.	
We	have	to	do	everything	we	can	to	protect	
those	statewide	incentives	just	like	we	fought	
for	the	federal	side	so	that	it	doesn’t	send	a	
message	 that	Nevada	 is	no	 longer	open	for	
business.	
Dr. Oliver Hemmers:		Even	though	it	looks	
like	a	big	break,	when	you	are	a	solar	devel-
oper	you	need	a	 lot	of	 land	and	when	you	

compare	the	land	usage	with	classical	power	
producer,	tax-wise,	the	solar	developer	would	
still	pay	twice	as	much	as	a	classical	develop-
er	because	they	use	four	times	more	land.	It’s	
something	to	keep	at	the	back	of	your	mind	
when	 you	 talk	 to	 these	 legislators	 because	
they	always	say	they	get	a	big	tax	break,	but	
in	 the	 end	 they	 still	 pay	 twice	 as	much	 as	
other	developers.	
Clark:	 	 They	 are	 putting	 their	 projects	 on	
land	that	will	never	be	an	industrial	park.	It	
will	never	be	anything	but	vacant	land	unless	
it’s	developed	for	renewable	energy.	Tops	of	
mountains	are	great	for	wind,		there	are	large	
swaths	of	areas	in	Southern	Nevada	that	are	
great	for	solar.	They	just	don’t	have	any	other	
value.	 You’re	 getting	 45	 percent	 of	 some-
thing	that	was	nothing.	
Hamilton:	The	1603	cash	grant	was	renewed	
because	 of	 the	 economic	 meltdown.	 The	
Department	of	Energy	had	the	cash	grant	to	
continue	funding	the	projects	because	there	
was	no	way	to	invest	in	a	project	that	had	a	
tax	liability.	So	we	have	the	cash	grant	one	
more	year.	

Candelaria:	With	respect	to	renewable	ener-
gy	or	utility-scale	renewable	energy	develop-
ment,	we	need	to	understand	what	our	need	
is	here	in	Nevada	and,	instead	of	developing	
incentives,	 to	 develop	 a	 global	 point	 here.		
We	need	to	figure	out	a	way	to	get	our	prod-
uct	from	Nevada	to	these	other	states.
Wade:	We	have	to	be	able	to	compete.	We	
have	 a	 couple	million	 bucks	 to	 play	with	
and	they	(other	states)	have	a	hundred	mil-
lion.	We	compete	in	being	better	at	process-
ing,	 trying	 to	 get	 more	 money,	 trying	 to	
squeeze	 it	out	of	 the	 legislature	 in	 federal	
monies	and	grants	and	get	as	much	as	we	
can.	We	can	compete,	we	just	can’t	compete	
everywhere.	
John Sagebiel:		My	feelings	about	the	bar-
riers	 of	 renewable	 energy	 are	 probably	 a	
little	 different	 than	 other	 people’s	 because	
I’m	not	a	producer	or	someone	who	builds	
these	kinds	of	things.	From	interacting	with	
people,	one	challenge	I’ve	noticed	is	what	I’ll	
call	“short	sight	range”	or	the	first	cost	men-
tality	that	a	lot	of	people	look	at.		It	doesn’t	
matter	if	it’s	energy	efficiency	or	renewable	
resources.		It’s	that	sense	that,	“Oh,	that	takes	
five	years	to	pay	back?”		That	kind	of	attitude	
is	a	barrier	towards	this	kind	of	adoption.

Where does the 
financing for these 
projects come from?
Dick Kelsey:		We	as	individuals	put	a	little	
over	$2	million	out	of	our	own	cash.	I	put	to-
gether	an	offering	and	we’ve	raised	a	couple	
hundred	thousand	dollars	on	that.	The	next	
round	 is	 going	 to	 be	 pretty	 hefty	 though.	
We’re	going	to	be	doing	some	other	things	
to	raise	cash.	
Wade:	A	big	cost	 is	getting	and	protecting	
intellectual	property.		Investors	won’t	touch	
it	if	there’s	not	a	niche	or	an	edge.	You	get	
to	 a	 certain	 level	 and	 you	 can	 go	 through	
grant	programs	that	are	state	and	federal	if	
you	qualify,	but	you	have	to	be	at	 that	cer-
tain	level	and	that’s	where	almost	95	percent	
of	the	companies	drop	off	because	they	just	
can’t	fund	themselves	at	that	level.	
Clark:	 On	 the	 utility-scale	 side	 it’s	 still	
private	 and	Wall	 Street	 money.	 The	 Nel-
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lis	 project	 was	 money	 out	 of	 California	
through	 MMA	 Renewable	 Ventures	 in	 a	
time	when	they	had	a	lot	of	cash	to	invest	in	
these	types	of	projects.	Everybody	is	talking	
about	these	ARRA	funds	like	they	were	go-
ing	to	fund	renewable	energy	development	
in	Nevada,	but	my	clients	don’t	even	want	
that	money.	It	comes	with	so	many	strings	
and	loopholes	that	they	don’t	want	the	fed-
eral	government	telling	them	how	they	can	
develop	their	project.		They’re	going	to	Wall	
Street	markets	and	Wall	Street	looks	at	risk.	
If	we	as	a	state	add	risk	by	putting	an	uncer-
tainty	in	the	marketplace,	they	are	not	going	
to	get	financed.	

Will renewable 
energy ever be 
delivered to 
consumers at a rate 
that competes with 
what is offered now? 
Clark:	California	has	a	strict	RPS	[Renew-
able	 Portfolio	 Standard].	 The	 reason	 that	
Sempra	is	in	the	Eldorado	Valley	is	because	
there’s	 a	 tremendous	 amount	 of	 transmis-
sion	down	there	with	Hoover	Dam	and	other	
assets.	California	 is	willing	 to	 spend	more	
money	for	their	energy	than	Nevada	is	and	
that’s	just	the	reality	of	the	situation.	So	the	
capital	markets	 dictate	 price	more	 so	 than	
the	cost	of	the	product	itself.	That’s	a	hurdle	
that	NV	Energy	and	Nevada	is	going	to	have	
to	address	at	some	point.	Are	rate	payers	in	
Nevada	willing	to	spend	a	little	bit	more	for	
their	energy	because	it	comes	from	a	green	
resource?	
Hamilton:	That’s	 the	 thing,	 someone	who	
is	not	in	the	room	is	NV	Energy	and	they	
are	the	only	company	in	the	state	right	now	
on	both	the	distributive	generation	and	the	
utility-scale	 side.	When	 talking	 about	 the	
market	environment,	both	for	internal	con-
sumption	and	exports,	NV	Energy	has	to	be	
incentivized	to	be	a	part	of	 that.	They	are	
an	investor-owned	utility,	they	have	to	make	
money.	We	 have	 to	 have	 an	 environment	
that	makes	it	worth	having	renewables	both	
in	state	and	out.	

Dr. Surles:	 	 There’s	 been	 decoupling	
where	 the	 investor-owned	 utilities	 are	
allowed	 to	 make	 money	 with	 mega-
watts.	 That’s	 one	 of	 the	 reasons	 that	 a	
consistent	set	of	rules	and	political	phi-
losophy	has	allowed	efficiency,	demand	
side	management	and	demand	response	
to	be	effective	 in	California.	Their	per	
capita	electricity	has	not	gone	up	in	35	
years.	If	you	can	find	a	way	to	link	the	
California	Public	Utilities	Commission	

Industry Focus | Alternative Energy

(CPUC)	 rulings	with	what	we	 are	 try-
ing	 to	 do,	 you	 create	 economic	 oppor-
tunities	 for	 renewable,	 geothermal,	 so-
lar	and	wind	 resources	here	 in	Nevada	
to	 effectively	 export	 those	 electrons.	
Twenty	percent	of	California’s	electric-
ity	 is	 produced	 by	 coal	 electrons	 and	
that’s	something	they	don’t	 like	to	talk	
about.	If	 that’s	 true	there	can	certainly	
be	 renewable	 electrons	 coming	 from	
Nevada	as	well.

http://hutchlegal.com
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Office of Energy’s Revolving
Loan Program Brings Revenue
to Nevada
The	Nevada	State	Office	of	Energy’s	(NSOE)	Revolving	Loan	
program	has	provided	over	$8	million	in	low-cost	loans	to	re-
newable	 energy	project	 developers.	 	 Several	 projects	 are	 cur-
rently	underway	throughout	the	state,	including	a	manufacturing	
facility	in	Lyon	and	Churchill	Counties	for	Avatar	Energy.

Micro-lending expands in
Rural Nevada through
USDA Partnership
Rural	Nevada	businesses	with	fewer	that	10	employees	can	
now	receive	funding	through	the	Rural	Micro-entrepreneur	
Assistance	Program	 (RMAP).	 	The	Rural	Nevada	Devel-
opment	Corporation	(RNDC)	will	recieve	a	$500,000	loan	
and	$103,000	grant	 to	provide	financial	and	 technical	as-
sistance	 and	 training	 to	 rural	 entrepreneurs.	 	RNDC	will	
direct	 the	micro-loans	 to	 small	 businesses	 in	 rural	 areas,	
with	loans	ranging	between	$500	and	$50,000.

Around The State

Don’t gamble on  
your service provider.
Airband Communications is the largest fixed wireless provider serving 

businesses in the United States. We deliver high-bandwidth Internet 

access, voice and data solutions over one of the industry’s most 

scalable last-mile networks.

702-478-2474    www.airband.com

NCED Offers Incentives to
Companies Moving to Nevada
The	Nevada	Commission	on	Economic	Development	(NCED),	chaired	by	
Lieutenant	Governor	Brian	Krolicki,	has	granted	tax	abatements	to	four	
companies	for	relocation	and	expansion	efforts	in	Nevada	that	will	result	in	more	
than	$5	million	in	capital	investment	and	61	new	jobs.
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Amelia R. Hyden
President & CEO

AMC of Southern Nevada
Las Vegas

Number of Employees: 40+
Years in Nevada: 20+
Years with Company: 2

What business advice would you give 
someone just starting in your industry? 
For any new business owner, make sure that 
you have a love and passion for what you are 
trying accomplish. 

What is a little known fact about yourself?
I love to write poetry. People express 
themselves in many different ways. Some 
people workout, others have a drink to wind 
down, but I enjoy putting my feelings on 
paper. Although I never share my poetry, 
it allows me to release my emotions and 
gather my thoughts into something tangible.

What is the biggest challenge your
industry is facing?
Real estate is a tough business for 
anyone to be in these days. Being an 
appraisal management company (AMC) 
that specializes in appraisal management 
vendor services for the state of Nevada, we 
are seeing a portion of our industry being 
consumed by unregulated bank owned AMCs.

What do you wish you would have learned 
at the beginning of your career?
I wish I had been more assertive at the 
beginning of my career. Being a young 
business woman, it can be difficult to create 
the right balance of pleasantness and 
assertiveness. As a young business woman 
you have to be cautious on how you go 
about gaining respect from your peers and 
staff, without letting them take advantage 
of your kindness or underestimate you as a 
female. Especially, when you are in a male 
dominated industry or profession.

What was the toughest lesson you’ve 
learned in your career?
The toughest lesson I have learned in my 
career is accepting rejection. I believe 
that anything that I put my mind to I can 
achieve, but rejection has a way of making 
you question your own abilities. That’s why 
it is so important to even take rejection and 
turn it into an opportunity. That opportunity 
could be a learning experience, inventing a 
new marketing tactic, the opening of other 
avenues, and even retaining that person 
as a future contact. Once you stop fearing 
rejection and failure, there is nothing 
else to fear. Let the reject go and let the 
success come.

Face To Face | Las Vegas
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Recession drives better state budgeting practices

Free Market Watch | Commentary

hey	say	there’s	a	silver	lining	to	every	cloud.	And	Ne-
vada	currently	faces	a	big	cloud.	
			Nevada	is	suffering	through	its	deepest	economic	re-
cession	 in	generations.	 Its	unemployment	 rate	 lingers	
above	14	percent	—	highest	 in	the	nation.	If	discour-

aged	and	underemployed	workers	is	included,	as	was	the	prac-
tice	during	the	Great	Depression,	Nevada’s	effective	unemploy-
ment	rate	is	closer	to	24	percent.	Nevada	also	leads	the	nation	
in	home-foreclosure	rates,	while	more	than	two-thirds	of	hom-
eowners	 are	 underwater	 on	 their	mortgages	 as	 a	 result	 of	 the	
failure	of	the	Fed-induced	housing	bubble.
	 Years	 of	 easy-money	policies	 at	 the	Federal	Reserve	 acutely	
victimized	Nevadans.	Those	policies	led	directly	to	over-valuation	
of	real	estate	and	illusory	demand	for	the	Silver	State’s	flagship	
industries	by	 infusing	sham	credit	 and	equity	 into	 the	holdings	
of	private	families.	Mistaking	this	artificial	credit	for	legitimate	
wealth,	consumers	believed	they	controlled	more	disposable	 in-
come	than	was	the	case	and	spent	themselves	into	disaster.
	 One	major	destination	for	this	spending	was	Las	Vegas,	where	
the	resort	industry	became	so	artificially	profitable	in	the	mid-
2000s	that	workers	were	drawn	to	Nevada	en	masse	to	help	build	
homes	and	resorts.	As	a	result,	growth	in	Nevada	outpaced	that	
of	every	other	state.
	 Today,	the	Fed’s	bubble	has	burst	and	the	illusory	demand	has	
dissipated,	 leaving	many	displaced	workers	 in	 its	wake.	Nearly	
67,000	 jobs	 have	 been	 lost	 in	 Nevada’s	 construction	 industry	
alone.	Many	lives	were	ruined	in	the	wake	of	the	economic	down-
turn,	which	was	fueled	in	part	by	the	Fed’s	disastrous	policies.
	 So	what,	if	anything,	can	be	the	silver	lining?
	 The	market	is	correcting	for	the	government’s	mistakes.	Misdi-
rected	capital	continues	to	be	liquidated	and	reallocated	in	ways	
that	reflect	genuine	market	realities,	rather	than	government-engi-
neered	distortions.	As	prices	fall	from	their	much-inflated	peaks,	
businesses	facing	legitimate	demand	are	moving	into	empty	store-
fronts	—	a	harbinger	of	job	growth	and	prosperity	to	come.
	 It	 will	 be	 years,	 however,	 before	 surplus	 inventory	 on	 the	
housing	 market	 is	 liquidated	 and	 prices	 stabilize.	 Moreover,	
policy	responses	from	Congress	and	the	Fed	in	recent	years	have	
deliberately	aimed	to	subvert	the	necessary	market	corrections.
	 Yet,	though	economic	recovery	is	on	a	shaky	and	uncertain	
upswing,	Nevadans	can	be	thankful	for	one	small,	but	important	
gleam	of	silver	in	the	storm	clouds	overhead:	the	restructuring	of	
state	finances.

	 During	the	artificial	boom,	state	and	local	government	spend-
ing	in	Nevada	grew	without	discipline.	The	only	thing	that	out-
paced	 tax	collections	during	 this	period	was	politicians’	 lust	
for	rewarding	with	tax	dollars	to	those	who	got	them	elected.	
State	General	Fund	expenditures,	on	an	inflation-adjusted,	per	
capita	basis,	increased	by	more	than	30	percent	from	FY03	to	
FY09	as	lawmakers	allocated	money	to	programs	like	full-day	
kindergarten	and	class-size	reduction.	Such	programs	appease	
the	unions	 that	get	 lawmakers	elected,	but	 they	do	not	boost	
student	achievement.
	 Nevada’s	fiscal	problems,	however,	go	much	further	than	the	
programs	lawmakers	created	or	expanded	in	response	to	record	
tax-revenue	growth.	The	state	has	long	used	a	flawed	method	
of	calculating	budget	projections,	called	“baseline	budgeting.”	
This	method	assumes	that	any	program	which	lawmakers	have	
ever	allocated	money	toward	should	continue	receiving	fund-
ing	 into	 perpetuity,	 with	 annual	 increases	 for	 employee	 pay	
raises	and	inflation.
	 This	method	essentially	excused	lawmakers	from	perform-
ing	their	fiduciary	responsibility	to	taxpayers	—	namely,	eval-
uating	 whether	 state	 agencies	 achieved	 their	 goals,	 or	 even	
whether	those	goals	remained	relevant	to	the	state’s	needs.	Ob-
solete	programs	got	a	free	ride,	while	adding	to	the	burden	on	
taxpayers.
	 Now,	 similarly	 to	 how	misallocated	 capital	 is	 being	 redi-
rected	in	the	private	sector,	the	economic	downturn	is	pressur-
ing	Nevada	government	to	rectify	its	own	fiscal	practices	and	
liquidate	unnecessary	spending.
	 Governor	 Brian	 Sandoval	 has	 introduced	 the	 state’s	 first	
performance-based	 budget	 proposal,	 incorporating	 many	 of	
the	principles	advocated	by	the	Nevada	Policy	Research	Insti-
tute.	The	proposal	distinguishes	policy	objectives	in	terms	of	
priority	 and	 includes	performance	measures	 that	will	 ensure	
accountability	in	the	use	of	tax	dollars.
	 Reforming	state	finances	so	that	government	is	more	respon-
sive	and	cost-effective	is	a	prerequisite	to	the	broader	economic	
recovery	that	every	Nevadan	desires.	
	 Governor	Sandoval’s	Executive	Budget	is	a	first	step	in	that	di-
rection	—	revealing	a	new	silver	lining	over	the	Silver	State.

T

Geoffrey Lawrence is deputy director of policy at the Nevada 
Policy Research Institute.

A Silver Lining Among
the Storm Clouds
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Power of Attorney | Foreclosures

he	avalanche	of	foreclosures	over	the	past	few	years	
has	 resulted	 in	many	changes	 to	both	 the	nation’s	
banking	 laws	 and	 Nevada’s	 residential	 mortgage	
foreclosure	process.	Many	of	these	changes	seek	to	
provide	greater	protections	to	homeowners	against	

perceived	lender	abuses.	Stricter	procedures	on	how	banks	can	
foreclose	on	a	home	may	also	be	on	the	horizon.	
	 Until	 the	 recent	 economic	 crisis,	 Nevada	 had	 a	 fast	 and	
streamlined	foreclosure	process	that	mostly	developed	during	
its	 years	 of	 relative	 prosperity	 and	 home	 value	 appreciation.	
Many	states	with	large	populations	during	the	Great	Depres-
sion	gave	homeowners	 certain	 rights	 allowing	 them	 to	delay	
or	avoid	foreclosure	(or	deficiency	judgments)	in	court	actions.	
But	Nevada	maintained	a	non-judicial	foreclosure	process	that	
allowed	lenders	to	foreclose	and	obtain	title	to	homes	at	a	faster	
pace.	However,	the	outcry	from	Nevada’s	homeowners	facing	
foreclosure	during	the	recent	economic	crisis	spurred	legisla-
tion	to	provide	additional	rights	to	homeowners,	enabling	them	
to	seek	mediation	to	“inspire”	the	mortgage	lender	to	modify	
their	mortgage	terms	in	an	effort	to	prevent	foreclosure.		How-
ever,	 the	 loan	modification	 process	 that	 developed	 has	 been	
strewn	with	controversy,	resulting	in	lawsuits	alleging	lenders	
misled	consumers	during	the	modification	process.
	 Foreclosure	 laws	 developed	 before	 the	 computerization	 of	
mortgage	 documents	 and	 the	 rapid	 assignment	 and	 syndica-
tion	 of	mortgage	 debt.	 	As	 a	 result,	 litigation	 has	 also	 com-
menced	across	the	country	against	mortgage	lenders	for	alleg-
edly	cutting	corners	and	using	improper	documents	during	the	
overwhelming	surge	in	foreclosures.		The	faulty	and	possibly	
fraudulent	 paperwork,	 including	 “robo-signed”	 documents,	
may	constitute	a	violation	of	Nevada’s	deceptive	trade	practices	
laws.		Several	state	attorneys	general,	including	Nevada’s,	have	
called	on	residential	lenders	to	temporarily	postpone	foreclo-
sures	until	 it	can	be	demonstrated	that	 the	lenders	have	fully	
complied	with	the	state’s	laws.	This	has	caused	some	banks	to	
implement	moratoriums	on	 foreclosures	while	 they	 reviewed	
their	processes	and	determined	how	to	reform	procedures	go-
ing	 forward.	 	While	many	 of	 these	moratoriums	 have	 since	

ended,	litigation	over	mortgage	lending	practices	and	foreclo-
sure	procedures	continues.
	 The	“robo-signing”	and	related	foreclosure	paperwork	con-
troversies	 could	have	 significant	 and	 lingering	 effects	on	 the	
real	 estate	 market.	 	 The	 validity	 of	 the	 title	 to	 homes	 now	
owned	by	banks	or	third	party	purchasers	may	be	jeopardized	
if	foreclosures	occurred	with	improper	paperwork.		Question-
ing	 the	validity	of	a	completed	 foreclosure	may	offer	a	 legal	
avenue	for	former	homeowners	on	procedural	grounds.
	 Possibly	the	hardest	hit	by	claims	of	faulty	foreclosure	paper-
work	would	be	the	title	insurance	companies	that	insured	the	
new	owner’s	title.	Title	insurers	could	be	inundated	with	claims	
and	may	 start	 to	 refrain	 from	 insuring	 titles	 on	 homes	 con-
veyed	through	foreclosure.		Homes	currently	owned	by	banks	
may	be	held	off	the	market	until	paperwork	deficiencies	can	be	
remedied.		Such	delays,	if	widespread,	could	further	postpone	
recovery	in	the	real	estate	market.	Should	foreclosures	artifi-
cially	slow	and	then	start	up	again,	a	new	glut	of	bank	owned	
homes	could	flood	the	market,	driving	prices	down	yet	again.		
For	home	prices	to	stabilize	and	eventually	increase,	the	fore-
closure	 rate	needs	 to	decline	and	 the	surplus	of	bank	owned	
home	inventory	needs	to	be	cleared.		
	 Efforts	to	protect	homeowners	from	abuses	and	hold	lenders	
accountable	will	likely	continue	to	be	debated	by	lawmakers	
as	well	as	litigated	in	court.	The	ultimate	effect	of	the	reces-
sion	 and	 the	 changes	 in	 banking	 laws	 that	 it	 has	 prompted	
cannot	be	fully	predicted.	 	What	can	be	assumed	is	 that	 the	
foreclosure	process	in	Nevada	and	other	states	will	continue	
to	evolve	as	a	result	of	the	overwhelming	surge	in	residential	
foreclosure	actions	as	well	as	ongoing	allegations	of	miscon-
duct	by	 lenders.	 	The	question	 remains	whether	 the	 reforms	
to	our	mortgage	process	will	help	homeowners	or	merely	in-
crease	future	home	loan	costs	as	lenders	pass	on	the	new	regu-
latory	burdens	to	consumers.

Residential Foreclosures

T
How the mortgage process is changing in Nevada

Matthew D. Saltzman, Esq. is a shareholder at
Kolesar & Leatham, Chtd.
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Continued from page 11

Carole Vilardo,
Nevada Taxpayer’s

Association

cuts.		They	are	aggressively	opposing	the	
cuts	the	Governor	has	proposed.
	 “There	is	currently	not	an	alternative	plan	
to	balance	the	budget	other	than	what	I	have	
put	 forward	 to	 balance	 the	 budget	without	
raising	taxes,”	Sandoval	says.		“I	understand	
the	Legislature	may	have	different	priorities,	
but	as	long	as	they	work	within	the	lines	of	
available	 funds,	 I	 support	and	 respect	 their	
prerogative	to	do	so.
	 I	am	acting	on	what	I	campaigned	on	-	no	
new	 taxes,	making	 jobs	 and	 economic	 de-
velopment	the	priority	of	my	administration,	
and	improving	our	state’s	education	system.”

	 Renowned	 taxpayer	 advocate	 Carole	
Villardo	 of	 the	 Nevada	 Taxpayer’s	 As-
sociation,	while	 expressing	 reservations	
about	the	Governor’s	pledge	(“I	don’t	be-
lieve	in	absolutes”)	gives	him	credit	for	
opening	the	dialogue	on	the	state’s	over-
all	tax	structure.		A	discussion,	she	says,	
that	is	long	overdue.
	 “He	is	going	to	be	under	a	lot	of	pres-
sure	from	those	people	who	benefit	from	
the	 services	 he	 proposes	 to	 cut,”	 Vil-
lardo	says.		“State	employees,	those	who	
receive	 job	 benefits,	 mental	 health	 ad-
vocates…they’re	 going	 to	make	 a	 lot	 of	
noise.		But	the	system	has	to	change	and	it	
won’t	change	until	we	start	talking	about	
improving	the	existing	system	and	have	a	
real	dialogue	about	money	and	services.”
	 Villardo	 says	 Sandoval	 is	 right	 not	
to	 be	 adding	 to	 the	 current	 tax	 burden	
in	 Nevada.	 	 “Business	 is	 not	 spending,	
individuals	 are	 not	 spending,	 no	 one	 is	
spending,”	 she	 says.	 	 “People	 are	 the	
reason	the	state	doesn’t	have	money	be-

cause	 they’re	 tightening	 their	own	belts	
and	not	creating	that	revenue.		And	you	
can’t	change	that	if	you’re	talking	about	
making	 their	situation	worse	with	more	
and	higher	taxes	and	fees.”

Triple Whammy
	 James	Wadhams,	an	attorney	with	Jones	
Vargas	 and	 one	 of	 the	 most	 seasoned	
and	 respected	 lobbyists	 in	 the	 state,	 says	
Sandoval	is	facing	what	he	calls	a	“triple	
whammy”	of	political	and	economic	land	
mines	 as	 he	 begins	 his	 first	 session:	 the	
overall	recession,	the	problem	of	generat-
ing	revenue	without	taxation	and	the	spec-

James Wadhams,
Jones Vargas

http://DjsforPJs.org
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ter	of	 redistricting	adding	 to	 the	political	
tension	in	Carson	City.
	 “We	not	only	have	a	budget	with	the	po-
tential	 to	cause	divisions	but	redistricting	
is	going	 to	put	every	politician	on	edge,”	
Wadhams	 says	 	 “Sometimes	 two	 sitting	
legislators	 will	 be	 drawn	 into	 a	 single	
district	and	one	of	 them	 is	going	 to	have	
to	go.	 	Also,	 the	migration	of	 seats	 from	
Northern	Nevada	to	Southern	Nevada	will	
be	significant.		The	politics	of	this	session	
are	extremely	difficult.”
	 And,	Wadhams	says,	it’s	almost	impos-
sible	 to	 predict	 outcomes	 with	 so	 many	
freshmen	weighing	in.
	 “It’s	going	to	be	a	real	challenge	for	the	
leadership	of	both	houses	and	the	political	
caucuses	 to	find	 common	ground,”	Wad-
hams	says.	 	“Some	freshmen	are	coming	
into	the	process	with	a	very	strong	sense	of	
independence.”
	 But	 will	 those	 factors	 cause	 Sandoval	
to	waver?		Ernaut	dismisses	the	possibility	
immediately.	

	 “This	 Governor	 is	 committed	 to	 the	
best	interests	of	the	state,	and	it	is	not	in-
congruent	to	be	holding	the	line	on	taxes	
and	spending,”	Ernaut	says.
	 The	case	for	Sandoval’s	commitment	to	
trying	to	chart	a	new	economic	course	for	
Nevada	is	easy	to	make.		After	all,	he	was	
set	 up	with	 gainful	 and	 prestigious	 em-
ployment	for	life,	having	been	appointed	
to	a	federal	judgeship,	when	he	decided	to	
chuck	it	all	and	run	for	Governor	during	
one	of	the	state’s	most	tumultuous	eras.
	 “His	 willingness	 to	 walk	 away	 from	
a	lifetime	appointment	clearly	shows	his	
passion	at	a	time	when	we	most	need	pas-
sionate	leadership,”	says	Ernaut.		“He	is,	

and	will	be,	extremely	hands-on	and	inti-
mately	involved	in	the	process.		His	talent	
for	 consensus	 building	 will	 apply	 to	 all	
regions	and	across	party	lines.”

New Faces

	 The	Governor	better	hope	so.		New,	in-
experienced	faces	will	greet	him	at	every	
corner	during	every	trip	across	the	Capi-
tol	 compound	 to	 the	 Legislative	 Build-
ing.	Among	the	new	senators	is	a	former	
assemblyman	 given	 a	 key	 role	 in	 this	
session	 by	 virtue	 of	who	 he’s	 replacing.		
Greg	Brower	will	 step	 into	 the	void	 left	
by	the	surprising	departure	of	universally	
esteemed	former	Senate	Majority	Leader	
Bill	Raggio.
	 “It’s	 a	 daunting	 challenge,	 no	 doubt	
about	it,	because	Bill	Raggio	was	respon-
sible	 for	 so	 much	 good	 over	 the	 course	
of	his	career,”	Brower	says.		“We’re	very	
similar	in	some	respects	and	very	differ-
ent	in	others,	but	among	those	who	have	
reminded	 me	 to	 ‘be	 your	 own	 man’	 is	
Senator	Raggio	himself.”
	 All	 eyes	 were	 on	 Brower	 even	 be-
fore	 the	 ’11	 session	 got	 underway	 be-
cause	Raggio	was	seen	as	someone	who	
might	 be	 open	 to	 tax	 increases	 should	
Democrats	propose	 them	and	attempt	 to	
override	a	veto.	 	Brower	from	the	outset	
showed	 that	 his	 admiration	 for	 Raggio	
would	not	impact	his	own	views	on	taxes,	
especially	how	new	levies	would	 impact	
small	 businesses.	 	Brower	 lent	 his	 voice	
right	away	to	Sandoval’s	“no	new	taxes”	
chorus.
	 “We	need	to	do	our	best	not	to	add	to	
the	 burdens	 of	 small	 businesses	 in	 Ne-
vada,”	 Brower	 says.	 	 “These	 times	 are	
tough,	 but	 it’s	 also	 a	 tremendous	 oppor-
tunity,	 in	 a	 time	 of	 great	 need,	 to	make	
a	difference,	to	change	things,	to	change	
the	 process.	 	 There’s	 no	 rapid	 rebound	
right	 around	 the	 corner.	 	 This	will	 be	 a	
slow,	steady	climb.”
	 Villardo	 agrees.	 “There	 are	 no	 quick	
fixes	and	the	discussion	can	easily	be	af-
fected	by	politics	and	personal	agendas,”	
she	 says.	 	 “The	 examination	must	 be	 of	
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the	 whole	 structure,	 the	 whole	 system.		
That’s	 the	 only	 way	 to	 get	 meaningful	
improvement.”
	 So	will	small	businesses	buy	into	San-
doval’s	optimism,	articulated	in	his	state-
ment	that	if	Nevada	was	a	stock	he’d	buy	
now	as	 it	 is	 sure	 to	head	skyward	soon?		
The	phrase	“cautiously	optimistic”	might	
be	 cliché,	 but	 it	 seems	 to	 apply	 to	 the	
small	business	outlook	for	session	2011.
	 “I	think	small	business	owners	should	
be…watchful,”	Wadhams	 says.	 	 “I	 think	
the	Governor	did	a	good	job	of	structur-
ing	his	budget	 and	his	 agenda	and	we’ll	
see	 how	 it	 holds	 up	 under	 examination.		
There	 are	 issues	 about	 taxes	 that	 have	
been	 sunsetted	 that	 might	 be	 reconsid-
ered,	for	example.		And	it’s	not	just	taxa-
tion,	directly.		Health	care	reforms	could	
add	 to	 the	 burden	 of	 small	 businesses,	
local	 governments	might	 respond	 to	 the	
Governor	 by	 increasing	 fees,	 and	 so	 on.	
These	issues	are	still	developing.”
	 And	 they	will	 be	 developing	 long	 af-
ter	 the	 freshmen	and	veteran	 legislators,	
the	lobbyists,	the	journalists	and	the	staff	
members	 wrap	 up	 the	 2011	 Legislative	
Session	 and	 head	 home	 with	 their	 state	
still	facing	unprecedented	economic	chal-
lenges.		And	a	new	Governor,	who	began	
his	first	State	of	the	State	Address	with	an	
acknowledgement	of	 the	dire	 straits	Ne-
vada	faces,	insists	his	sunny	outlook	will	
remain	intact.
	 “I	 believe	 there	 is	 a	 lot	 of	 optimism	
in	 our	 state	 because	 a	 low-tax,	 business	
friendly	environment	 is	 a	priority	of	 the	
Governor,”	Sandoval	said.

The City of Henderson has 
contracted with Ameresco, Inc. 
to perform energy efficiency 
work under a multi-phase energy 
savings performance contract 
(ESPC).  The city is expected to 
save $2.8 million annually over 
the term of the contract.

In Brief
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saying,	“Any	legislation	that	has	a	hinder-
ing	 affect	 on	 small	 businesses	 is	 bad	 for	
community	banking	as	well.	 	 I	 think	 the	
intention	 of	 some	 legislation	 is	 certainly	
supportable,	but	the	devil	is	in	the	details.”
	 “I	believe	in	free	enterprise	and	private	
business	 and,	 because	 of	 that,	 I	 believe	 a	
smaller	government	is	preferable,”	summed	
up	 Thomas	 Schoeman,	 president	 of	 JMA	
Architecture	Studios	in	Las	Vegas.

Healing Business

	 Most	of	the	executives	polled	are	pre-
dicting	 a	 pick-up	 in	 business	 in	 2011	
with	over	 60	percent	 saying	 they	 expect	
improvement	 in	 their	 bottom	 line	 in	 the	
coming	year.	 	This	 represents	an	almost	
nine	percent	increase	over	last	year’s	poll.	

	 The	majority	(54.8%)	of	executives	Ne-
vada	has	hit	the	bottom	of	the	recession.		
Those	that	 indicated	we	have	hit	bottom	
are	up	11	percent	from	last	year.		Of	those,	
more	 than	72	percent	 indicated	 it	would	
be	 a	 year	 or	 less	 before	 things	 start	 to	
pick	up.		For	those	executives	that	are	still	
waiting	for	the	end	to	come,	the	majority	
responded	 it	would	 be	 another	 12	 or	 18	
months	before	it	happened.		The	reality	is	
most	 likely	 somewhere	between	 the	 two	
as	 some	 industries	 are	 seeing	 an	 uptick	
while	others	are	still	just	hanging	on.		

Big Brother’s “Help”

	 Government	 intervention	 has	 been	
a	 growing	 concern	 for	 executives	 over	
the	past	two	years.		Since	2010’s	poll,	in	
which	58	percent	said	they	were	very	con-

cerned	about	government	inter-
ference,	4	percent	more	of	

respondents	 expressed	
concern	 over	 the	
government’s	role.
	 “I’m	 con-
cerned,”	 said	
Valerie	 Clark,	
president	 of	
Clark	 &	 Asso-
ciates,	 an	 insur-
ance	 company	
located	in	North-
ern	 Nevada.	 	 “I	
believe	 there	 is	 a	

time	 and	 place	 for	
the	 government	 to	

come	 in	 and	 set	 policy	

and	 regulation	 and	 there’s	 a	 time	 and	
place	 to	 let	 innovation,	 entrepreneurship	
and	 the	 private	 sector	 go	 to	 work.	 	 I’m	
hindered	by	massive	 amounts	of	 regula-
tion,	requirements	and	compliance.”
	 Bob	 Gronauer,	 a	 Southern	 Nevada	
managing	partner	with	Kaempfer	Crowell	
Attorneys	 at	Law,	 added,	 “I’m	a	big	be-
liever	of	letting	businesses	do	what	busi-
nesses	 need	 to	 do	 and	 compete	 against	
each	other,	which	brings	out	the	best	for	
the	 consumer.	 	 I	 prefer	 government	 stay	
out	of	business.”
	 “This	is	the	seventh	recession	I’ve	been	
through,”	 said	 Bob	 Cooper,	 economic	
development/redevelopment	manager	 for	
the	City	of	Henderson.		“Back	in	the	70’s,	
I	saw	that	the	intervention	was	more	tar-
geted	and	more	productive,	they	called	it	
the	Public	Works	Act.	 	 It	was	 construc-
tion	and	public	works	projects	 that	were	
in	demand	and	needed.		That	was	a	very	
successful	 program.	The	Federal	Stimu-
lus	programs	we’ve	seen	as	of	late	out	of	
Congress	 have	 been	 a	 hodge	 podge	 and	
it	is	disconcerting	that	they	haven’t	been	
more	 strategic	 about	 how	 they’ve	 been	
able	to	try	to	insert	those	dollars	to	stimu-
late	the	economy,”	he	added.
	 “If	government	intervened	in	the	proper	
way,	it	would	be	great,	but	they	rarely	ever	
do	that,”	said	Pam	Borda,	director	of	the	
Elko	 County	 Economic	 Diversification	
Authority.		“From	my	standpoint,	most	of	
the	time	when	they	intervene,	they	end	up	
creating	more	problems	 than	 they	 solve.		
We’ve	 really	 created	 a	 lot	more	 govern-
ment,	but	I	haven’t	seen	that	come	down	
and	 benefit	 the	 communities,	 businesses	
and	the	people	who	need	it.”
	 Some	 executives	 felt	 that	 the	 govern-
ment’s	intent	was	correct,	but	the	execu-
tion	needed	work.
	 Susan	Chandler,	president	and	manag-
ing	partner	for	Twin	Physicians	Services	
in	Southern	Nevada	said,	“The	intentions	
are	 good,	 the	 process	 is	wrong.	 	Unless	
our	Legislators	 and	Senators	 start	work-
ing	together,	were	not	going	to	come	out	
of	this	the	way	we	need	to.”
	 Diane	 Fearon,	 president	 of	 Southern	
Nevada’s	 Bank	 of	 George	 added	 to	 that	

Continued from page 13

How concerned are you about the trend
of government intervention?

Very Concerned

Somewhat Concerned

Not Very Concerned

Not Concerned At All

Declined to Answer

Total

2010

58%

26%

12%

4%

0%

100%

2011

62%

16%

8%

1%

13%

100%

Compared to one year ago,
my businesses bottom line is:

Much Better

Somewhat Better

About the Same

Somewhat Worse

Much Worse

Total

11.3%

30.7%

25.0%

22.2%

10.8%

100%

Has your company had
to reduce its staff?

Yes, significantly

Yes, but only marginally

No

Total

2011

36.2%

33.3%

30.5%

100%

2010

33.5%

34.1%

32.4%

100%

A year from now my business’
bottom line will be:

Much Better

Somewhat Better

About the Same

Somewhat Worse

Much Worse

Total

2011

11.3%

49.2%

27.1%

10.2%

2.3%

100%

2008

14.0%

42.0%

32.0%

12.0%

0.0%

100%

2009

14.5%

36.4%

21.8%

25.5%

1.8%

100%

2010

11.9%

39.8%

29.0%

14.2%

5.1%

100%
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	 “We’re	starting	to	see	signs	of	life	and	
signs	of	rebound	happening	already,”	said	
Dave	 Archer,	 CEO	 of	 Nevada’s	 Center	
for	 Entrepreneurship	 and	 Technology	
(NCET)
	 “People	 are	 ready	 to	 get	 on	 with	 do-
ing	business	and	some	of	the	things	that	
we’ve	done	to	innovate	will	spur	tremen-
dous	 growth	 for	 us	 over	 the	 next	 year,”	
added	Jeff	Grace,	president	of	NetEffect	
in	Las	Vegas.

Nevada’s Economy

	 Comparatively,	an	overwhelming	num-
ber	of	executives	feel	like	2011	will	bring	
improvement	for	Nevada’s	economy	as	a	
whole,	with	almost	88	percent	saying	the	
economy	will	be	 the	same	or	better	 this	
time	next	year.		Of	those	executives,	over	
46	percent	indicated	that	Nevada’s	econ-
omy	today	is	worse	than	it	was	this	time	
last	year.
	 “That	(2010)	was	the	most	painful	year	
I’ve	ever	experienced	from	a	business	and	
loss	standpoint.	I’m	not	feeling	we’re	go-
ing	 to	go	 that	direction	again	 this	year,”	
said	Clark.

	 While	the	optimism	for	Nevada’s	econo-
my	is	certainly	there,	it’s	guarded,	with	many	
executives	saying	they	expect	improvement,	
but	it	will	be	a	long	slow	climb	to	anything	
significant.
	 “I’m	hoping	it	will	start	to	pull	up,	but	I’m	
projecting	about	a	15	percent	 improvement	
in	the	second	half	of	2011,”	said	Schoeman.
	 “The	ability	to	get	financing	did	not	exist	
a	year	ago	and	it’s	getting	better	but	it’s	still	
nowhere	close	to	what	it	needs	to	be,”	added	
Borda.
	 Cooper	 who	 works	 with	 several	 busi-
nesses	looking	to	relocate	to	Henderson	adds	
that,	“a	lot	of	businesses	perceive	that	we	are	
at	the	bottom	of	the	recession	and	are	start-
ing	to	make	plans	for	future	development”
	 He	added	that,	“It’s	going	to	improve;	it’s	
not	going	to	be	a	gigantic	leap.”
	 While	 many	 businesses	 are	 still	 feel-
ing	the	pinch	of	the	economy,	waiting	and	
hoping	 for	 improvement,	 the	 unemploy-
ment	 rate	 continues	 at	 unhealthy	 highs.		
Almost	 70	 percent	 of	 respondents	 said	
they	 had	 to	 reduce	 staff	 in	 2010,	 up	 al-
most	3	percent	from	previous	years.		Eco-
nomic	 development	 agencies	 have	 been	
working	 to	 combat	 unemployment	 by	
bringing	more	companies	 to	Nevada	but	
it’s	an	uphill	climb.
	 “Our	job	is	to	work	to	create	jobs	and	it’s	
been	difficult	because	of	the	economy,”	said	
Chuck	Alvey,	president	and	CEO	of	the	Eco-
nomic	 Development	 Authority	 of	 Western	
Nevada	(EDAWN).

Who Pays?

	 The	 gaming	 industry,	 an	 essential	
part	of	Nevada’s	economy,	has	also	been	
one	of	the	hardest	hit.	

	 Almost	 70	 percent	 of	 respondents	 in	
this	year’s	poll	indicated	that	the	gaming	
industry	is	paying	its	share	of	taxes.		This	
is	down	slightly	from	the	previous	years.		
Many	 also	 responded	 that	 gaming	 was	
perhaps	 paying	more	 than	 its	 fair	 share,	
especially	in	light	of	the	troubles	the	in-
dustry	experienced	in	the	recession.
	 “It’s	wrong	 for	 anybody	 to	 think	 that	
one	business	 should	pay	more	 than	any-
body	 else,”	 said	Borda.	 “We	 all	 need	 to	
pay	 our	 fair	 share.	 	 They	 (gaming)	 are	
clearly	 paying	 their	 fair	 share;	 they’ve	
been	 the	 lifeblood	 of	 the	 economy	 and	
shame	on	us	for	not	diversifying	and	do-
ing	 something	 else	 to	 be	 less	 dependent	
on	them.”
	 Clark	 added	 saying,	 “I	 don’t	 believe	
we	should	ever	 single	out	any	particular	
industry	 to	 pay	 more	 tax	 than	 anybody	
else.”
	 While	 gaming	may	 have	 been	 one	 of	
the	 industries	 shouldering	 the	 burden,	
over	 70	 percent	 of	 executives	 responded	
that	businesses	in	Nevada	have	too	much	
of	a	tax	burden.		That	compares	to	almost	
64	percent	from	last	year.
	 “The	 amount	 of	 taxes	 that	 all	 busi-
nesses	pay	absolutely	impacts	the	bottom	
line	of	what	you	can	do	in	regards	to	the	
growth	 of	 a	 businesses,”	 said	 Gronauer.		
“It	does	go	into	the	decision	making	pro-
cess	on	how	much	can	you	grow	because	
you	always	have	to	look	at	the	bottom	line	
as	far	as	the	expenses,	such	as	allocating	
money	 to	pay	for	your	 taxes	 that	are	 re-
quired.”	
	 “As	 a	 small	 business	 owner	 I	 think	 I	
pay	my	fair	share.	The	larger	corporations	
can	afford	more;	their	margins	seem	to	be	
much	greater,”	Chandler	added.

Compared to today, a year from now 
Nevada’s economy will be:

Much Better

Somewhat Better

About the Same

Somewhat Worse

Much Worse

Total

2011

2.3%

46.8%

38.6%

11.1%

1.2%

100%

2008

7.0%

35.0%

32.0%

25.0%

1.0%

100%

2009

3.6%

40.0%

27.3%

25.5%

3.6%

100%

2010

4.0%

36.4%

37.5%

18.8%

3.4%

100%

Compared to one year ago,
Nevada’s economy is:

Much Better

Somewhat Better

About the Same

Somewhat Worse

Much Worse

Total

0.0%

20.6%

32.9%

31.2%

15.3%

100%

Do Nevada’s businesses have
too much of a tax burden?

Strongly Agree

Agree Somewhat

Disagree Somewhat

Strongly Disagree

Total

2011

28.2%

42.4%

25.4%

4.0%

100%

2010

18.2%

45.5%

30.6%

5.7%

100%

Nevada’s gaming industry is
paying its fair share of taxes.

Strongly Agree

Agree Somewhat

Disagree Somewhat

Strongly Disagree

Total

2011

20.3%

49.2%

23.2%

7.3%

100%

2008

16.0%

43.0%

27.0%

14.0%

100%

2009

18.1%

52.7%

25.6%

3.6%

100%

2010

21.6%

48.9%

20.5%

9.1%

100%
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A Great Place to do Business

	 Despite	the	sentiment	of	too	high	a	tax	
burden,	most	 still	 responded	 that	Nevada	
is	a	good	place	to	do	business	with	almost	
89	percent	of	respondents	agreeing	that	the	
Silver	 State	 is	 business-friendly.	 	 As	 en-
couraging	as	this	number	is,	it’s	down	ap-
proximately	5	percent	from	last	year’s	poll.
	 “Nevada	 is	 the	 best	 place	 to	 start	 and	
run	a	business,”	 said	Archer.	 	 “We	make	
it	 so	easy	and	at	 the	 same	 time	we	don’t	
impose	regulations	and	barriers	that	other	
states	do.”
	 However,	some	feel	that	more	should	be	
done	 to	diversify	and	 improve	 the	 incen-
tives	new	businesses	have	to	move	here.
	 “It’s	not	enough	to	say	that	we	have	some	
of	 the	 lowest	 taxes	 because	 that’s	 not	 all	
that	businesses	look	at	when	they’re	look-
ing	to	locate,”	said	Borda.		“It’s	extremely	
difficult	to	attract	business	if	you	can’t	pro-
vide	 the	basics	 for	 them	 to	come	build	 a	
business,”	she	added	speaking	about	Rural	
Nevada.
	 One	option	to	balance	Nevada’s	budget	
and	bring	in	more	revenue	is	the	addition	
of	a	state	income	tax.		Business	owners	and	
executives	aren’t	as	opposed	to	the	idea	as	
they	once	were	with	almost	19	percent	say-
ing	they	would	support	a	state	tax.		This	is	
compared	to	only	11	percent	in	2010.

	 “I	would	 support	 anything	 that	would	
give	us	a	balanced	budget,”	said	Grace.
	 In	 regards	 to	 a	 state	 tax,	 Clark	 said,	
“Not	 until	 I	 feel	 the	 tax	 dollars	 that	we	
are	paying	are	being	used	in	the	most	ef-
ficient	way	possible.”
	 “Once	a	mechanism	to	have	a	tax	is	in	
place,	no	matter	how	small	 it	 is	 it	 never	
gets	 any	 smaller,”	 added	 Archer.	 	 “Ne-
vada	is	just	fine	without	it.”

The Three R’s

	 Education	 has	 recently	 been	 the	
focus	 of	 even	 more	 attention	 because	
of	 the	proposed	budget	cuts.	 	The	 im-
plication	that	the	system	needs	work	is	
echoed	by	many	executives	 in	Nevada	
with	almost	66	percent	of	respondents	
giving	education	in	Nevada	a	grade	of	
“D”	or	lower	and	none	giving	it	an	ex-
cellent	rating.
	 “The	fact	that	50	percent	of	our	stu-
dents	don’t	graduate	from	high	school	
is	 concerning,”	 said	 Lesley	 A.	 Di	
Mare,	 president	 of	 Nevada	 State	 Col-
lege.	“There	has	got	to	be	ways	to	ad-
dress	 this,	but	 the	state	needs	 to	work	
together,	 it	can’t	 just	be	one	person	or	
one	 organization	 or	 just	 the	 govern-
ment’s	 responsibility.	We	 have	 to	 dis-
cuss	this	as	a	state,”	she	added.
	 “There	 are	 some	 success	 stories	we	
can	 learn	 from,”	 said	 Fearon.	 “Im-
provement	 is	 possible	 with	 the	 right	
kind	 of	motivation	 and	 focus	 and	 I’m	
optimistic	that’s	what	we	have	in	place	
with	 our	 present	 legislature	 and	 our	
new	governor.”
	 One	 of	 the	 largest	 concerns	 in	 re-
gards	 to	Nevada’s	education	 statistics,	
which	continue	to	be	among	the	worst	
in	the	nation,	is	the	perception	it	gives	
to	companies	looking	to	relocate	here.
	 “If	 I	were	 in	 the	position	 to	move	my	
company	from	a	state	that’s	outside	of	Ne-
vada	to	Nevada	I	would	look	at	those	re-
ports	and	say	‘Well	how	am	I	going	to	get	
a	good	enough	workforce?’”	said	Grace.
	 From	the	economic	development	stand-
point,	 Cooper	 noted	 that	 education	 has	
been	 a	 deterrent	 to	 businesses	 consider-

ing	relocating	here	saying,	“To	some	busi-
nesses	it’s	a	grave	concern	and	after	doing	
their	data	analysis	we	are	eliminated.”	
	 “I’m	sure	for	some	of	the	companies	
that	 would	 be	 looking	 to	 move	 here	
they’re	looking	for	a	certain	education	
base	and	if	you	don’t	have	it	you’re	not	
going	 to	 be	 an	 attractive	 place	 to	 go	
to,”	added	Gronauer.		“It’s	probably	the	
biggest	negative	of	living	in	Nevada.	I	
love	 everything	 else	 about	 Vegas,	 but	
personally	 I’m	 just	 disappointed	 with	
what	we	as	a	community	do	about	 the	
school	system.”

Kissing Babies

	 The	 2010	 elections	 brought	 on	 quite	
a	change	in	Nevada’s	government.		The	
poll	indicates	that	executives	are	hope-
ful	 that	 the	new	faces	will	bring	much	
needed	change	to	the	Silver	State.	 	Ex-
ecutives	 participating	 in	 the	 poll	 gave	
seasoned	 politicians,	 such	 as	 Ensign	
and	 Reid,	 higher	 marks	 than	 in	 previ-
ous	years	possibly	indicating	the	antici-
pation	 that	 new	 ideas	 will	 affect	 their	
leadership.	 	 Overall,	 statewide,	 execu-
tives	graded	each	politician	 in	 the	“B”	
&	“C”	range	with	none	receiving	over-
whelming	positive	or	negative	marks.		It	
looks	as	though	many	are	waiting	to	see	
the	results	of	this	legislative	session.
	 One	 of	 the	 most	 recognizable	 new	
faces	in	Carson	City	is	Governor	Brian	
Sandoval	whom	many	 expect	will	 put	
Nevada	back	on	the	right	track.		He	re-
ceived	an	overall	grade	of	“B”	from	ex-
ecutives	in	this	poll	and	he	has	barely	
begun	his	term	as	Governor.

What overall grade would you give
Nevada’s educational system?

A - Excellent

B - Above Average

C- Average

D - Below Average

F - Poor

Total

2011

0.0%

6.2%

28.2%

43.0%

22.6%

100%

2008

7.0%

35.0%

32.0%

25.0%

1.0%

100%

2009

0.0%

10.9%

47.2%

21.8%

20.0%

100%

2010

0.0%

10.8%

33.5%

36.4%

19.3%

100%

Nevada is a business-friendly state.

Strongly Agree

Agree Somewhat

Disagree Somewhat

Strongly Disagree

Total

2011

40.1%

48.6%

9.6%

1.7%

100%

2008

52.0%

41.0%

6.0%

1.0%

100%

2009

63.7%

32.7%

1.8%

1.8%

100%

2010

45.5%

48.9%

4.5%

1.1%

100%

Do you support a state income tax?

Yes

No

Total

2011

18.6%

81.4%

100%

2010

10.9%

89.1%

100%
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Feature Story | Power Poll 2011

	 	 “Sandoval’s	 a	 conservative	 gover-
nor	 at	 a	 time	 when	 the	 state	 is	 being	
economically	challenged,”	said	Schoe-
man.	“As	a	state	we	need	to	have	good	
business	practice	and	I	think	a	conser-
vative	approach	is	what	we	need.”
	 “Brian	understands	the	value	of	eco-
nomic	 and	 business	 development	 and	
growth	 and	 the	 importance	 of	 educa-
tion,”	added	Alvey.
Chandler	 said,	 “I’m	 hoping	 that	 he’s	
going	 to	 look	 at	 the	 small	 businesses	
more.	 I	 think	he’s	going	 to	emphasize	
education,	which	I’m	excited	about.”	
	 “I	was	encouraged	by	his	comments	
on	revamping	the	state’s	economic	de-
velopment	 commission	 and	 his	 inter-
est	and	understanding	that	the	way	to	
grow	 and	 get	 out	 of	 this	 economy	 is	
through	 business	 recruitment	 and	 as-
sisting	 our	 local	 businesses,”	 added	
Cooper.
	 Di	Mare	summarized	those	thoughts	
saying,	 “The	 governor	 sincerely	 has	
the	best	interest	of	the	state	at	heart.”
	 “He	has	 the	 potential	 for	 being	one	
of	the	best	governors	we’ve	ever	seen,”	
concluded	Clark.
	

The Little Dutch Boy

	 Like	 the	 proverbial	Dutch	 boy	with	
his	 finger	 in	 the	 dam,	 Nevada’s	 busi-
nesses	have	had	a	struggle	to	stay	alive	

in	 this	 economy.	 	 The	 silver	 lining	 is	
that	 Nevada’s	 leaders	 and	 business	
community	have	begun	to	recognize	an	
even	greater	need	 for	economic	diver-
sification.		If,	as	many	suspect,	the	Sil-
ver	 State	 is	 indeed	 seeing	 the	 light	 at	
the	end	of	a	very	long	tunnel,	it	would	
be	 an	 opportune	 time	 to	 take	 note	 of	
the	issues	that	have	had	the	biggest	im-
pact	in	these	troubling	times.	
	 The	 largest	 of	 these	 issues,	 accord-
ing	to	those	polled,	is	the	budget	short-
falls.		This	will	continue	to	be	a	major	
issue	 as	 state	 legislatures	work	 to	 get	
Nevada	out	of	the	red.
	 “It	 largely	 drives	 everything	 were	
talking	 about,”	 said	 Alvey.	 “If	 that’s	
not	 done	 you’re	 going	 to	 have	 a	 dif-
ficult	 time	 providing	 good	 education,	
which	I	would	rate	pretty	high	[on	the	
list	 of	 concerns],	 or	 healthcare,	 trans-
portation	and	water	availability.	Those	
needs	 all	 have	 to	 do	 with	 the	 budget	
that	we	have	to	work	with.”
	 Fearon	 agreed	 with	 Alvey	 saying,	
“The	 gap	 in	 the	 state	 budget	 impacts	
the	other	two	in	a	significant	way.	I’m	
hopeful	that	the	fine	group	of	citizens	
in	our	 legislature	 are	 able	 to	 come	up	
with	 something	 to	 build	 a	 foundation	
on	going	from	here.”
	 Schoeman	 added,	 “Balancing	 our	
state	 budget	 is	 a	 priority.	 A	 balanced	
state	budget	is	attractive	to	other	busi-
nesses	to	invest	in	our	state.”

	 The	 second	 largest	 area	 of	 concern	
for	 executives	 is	 the	 quality	 of	 edu-
cation	 in	 Nevada.	 	 This	 concern	 will	
continue	 to	 be	 foremost	 in	 the	 minds	
of	 business	 leaders	 as	 the	 legislature	
works	out	 the	specifics	of	budget	cuts	
and	the	potential	reorganization	in	the	
public	sector	begins.
	 “We’re	trying	to	raise	our	kids,”	said	
Chandler.	 	“We	want	them	to	live	here,	
provide	here,	spend	money	here	and	how	
do	we	expect	them	to	do	that	when	we’re	
not	even	graduating	kids	correctly.”	
	 The	 availability	 and	 cost	 of	 health-
care	was	also	a	concern	this	year,	albeit	
less	of	a	concern	than	in	2010.		With	the	
passing	of	 healthcare	 reform	many	 ex-
ecutives	are	waiting	to	see	how	the	bill	
will	affect	businesses	in	the	long	term.
	 At	 the	 bottom	 of	 the	 list	 of	 con-
cerns	 is	 the	 availability	 of	 water	 and	
transportation	issues.		The	availability	
of	water,	which	was	 a	huge	concern	 a	
few	years	ago,	has	become	less	so	with	
only	9	percent	of	 respondents	 indicat-
ing	concern.
	 “I	think	the	right	people	are	in	place	
so	 I’m	 not	 as	 worried	 about	 water	 as	
I	 am	about	 the	other	 [concerns],”	 said	
Gronauer.
	 Transportation	 issues	 received	 just	
over	 1	 percent	 of	 the	 votes	 as	 the	
most	 concerning	 issues	 so	 it	 appears	
that,	 for	now,	Nevada’s	Department	of	
Transportation	and	both	the	North	and	
South	 Regional	 Transportation	 Com-
missions	can	rest	easy.	
	 All	 in	 all,	 it’s	 evident	 that	 Nevada	
still	 has	 a	 long	 way	 to	 go	 before	 it	
can	 safely	 be	 termed	 “in	 recovery”.		
The	 expression	 “bouncing	 along	 the	
bottom”	 is	 an	 apt	 description	 for	 the	
state’s	 economy.	 	 That	 being	 said,	 di-
versification	and	the	tools	necessary	to	
avoid	a	repeat	of	the	last	few	years	are	
on	the	minds	of	Nevada’s	 leaders.	 	As	
both	will	 lead	 to	 a	more	 stable	 Silver	
State,	many	in	the	business	community	
are	 being	 carefully	 watchful	 that	 the	
lessons	 learned	 in	 this	 economy	 are	
carried	through	into	the	future.
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Quality of Education

Availability of Water

Availability and Cost of Healthcare

Transportation Issues

The following issues are ranked
according to the level of

concern/worry about them.  

1 - Very Concerned

2 - Somewhat Concerned

3 - Concerned

4 - Not Very Concerned

5 - Not Concerned at All

2011

50.0%

20.5%

22.9%

4.2%

2.4%

2009

52.7%

7.2%

10.9%

9.0%

7.2%

2010

39.5%

21.0%

19.7%

15.9%

3.8%

State Budget Shortfalls

1 - Very Concerned

2 - Somewhat Concerned

3 - Concerned

4 - Not Very Concerned

5 - Not Concerned at All

2011

30.2%

31.4%

23.8%

9.9%

4.7%

2009

21.8%

30.9%

29.0%

7.2%

10.9%

2010

28.5%

35.8%

18.8%

7.9%

9.1%

1 - Very Concerned

2 - Somewhat Concerned

3 - Concerned

4 - Not Very Concerned

5 - Not Concerned at All

2011

9.0%

20.8%

20.8%

28.6%

20.8%

2009

20.0%

20.0%

29.0%

9.0%

21.8%

2010

14.9%

19.5%

26.0%

24.0%

15.6%

1 - Very Concerned

2 - Somewhat Concerned

3 - Concerned

4 - Not Very Concerned

5 - Not Concerned at All

2011

11.2%

24.7%

24.7%

26.5%

12.9%

2009

3.6%

29.0%

20.0%

25.5%

21.5%

2010

17.1%

15.8%

24.1%

23.4%

19.6%

1 - Very Concerned

2 - Somewhat Concerned

3 - Concerned

4 - Not Very Concerned

5 - Not Concerned at All

2011

1.2%

4.1%

11.1%

31.0%

52.6%

2009

9.0%

12.7%

14.5%

36.0%

25.5%

2010

1.3%

9.9%

13.2%

29.1%

46.4%
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ike	 every	 commercial	 real	 estate	
sector,	 industrial	 real	 estate	 –	 the	
part	 of	 the	 industry	 concerned	
with	accommodating	construction,	
manufacturing,	 wholesale	 trade	

and	 transportation	 warehousing/	 distribu-
tion	centers	–	was	hit	hard	by	the	economic	
downturn.	Unlike	Nevada’s	other	commercial	
real	estate	sectors	–	retail	and	office	–	indus-
trial	real	estate	is	expected	to	have	a	relatively	
faster	recovery	than	the	other	sectors.

	 “This	year	is	showing	very	positive	signs,”	
says	Donna	Alderson,	senior	vice	president	
with	 CB	 Richard	 Ellis’	 industrial	 team.	
“We’re	very	excited	about	the	activity	in	the	
market,	particularly	on	the	leasing	side.”
	 Still,	a	faster	recovery	is	much	slower	than	
what	Nevadan’s	were	used	to	before	the	eco-
nomic	decline.
	 “It	will	be	a	slow	climb	out	of	this.		I	don’t	
think	we’re	going	to	go	shooting	like	a	bottle	
rocket	like	we	did	in	the	last	decade,”	Alder-
son	adds..

Industrial 
real estate in 

Nevada

L

Donna 
Alderson
Senior Vice President,
CB Richard Ellis

Building Nevada

By Jennifer Rachel Baumer

ALL ROADS 
LEAD FROM 

NEVADA
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	 One	factor	that	stopped	the	industrial	sec-
tor	from	falling	as	hard	as	it	could	have,	and	
which	will	play	a	role	in	its	recovery,	is	trans-
portation.
	 “Distribution	 of	 goods	 and	warehousing	
(regional	 distribution	 centers)	 may	 not	 be	
an	 ‘exciting’	 topic	 compared	 to	 high	 tech-
nology,	 but	 it	 is	 the	 underpinning	 of	mod-
ern	manufacturing	and	logistics,”	said	Alan	
Schlottman,	Ph.D.,	professor	of	economics,	
UNLV.		“In	other	words,	‘goods	movement’	
is	the	fundamental	infrastructure	that	exists	
behind	the	scenes.		You	need	this	sector	as	
basic	infrastructure.”
	 All	roads	may	lead	to	Rome.	But	here,	all	
roads	in	the	11	western	states	lead	to	–	and	
more	importantly,	from	–	Nevada.	 	

Now Entering Northern Nevada

	 “In	Reno	there’s	been	a	lot	of	really	good	
activity	at	the	end	of	last	year	and	the	begin-
ning	of	this	year,”	said	John	Atwell,	chief	op-
erating	officer,	Dermody	Properties.	“A	lot	of	

the	bigger	spaces	are	going	to	be	gone,	leased	
in	the	next	60	to	90	days,	and	there	won’t	be	
much	space	available	in	those	sizes.”	Com-
panies	 coming	 to	 town	will	 be	 looking	 at	
build	to	suit	rather	than	available	properties	
for	lease.		In	February,	Dermody	was	look-
ing	at	three	build	to	suit	projects	coming	up	
and	felt	positive	about	activity	in	the	market.
	 What’s	 being	 absorbed	 are	 the	 big	 box	
spec	 buildings	 built	 during	 the	 boom,	 and	
buildings	left	vacant	when	companies	packed	
up	and	went	home.	What’s	left,	at	least	of	the	
300,000-square-foot	and	above	size,	 is	one	
building	left	behind	by	Dell,	which	headed	
back	to	Canada.		There	is	also	another	large	

space	 in	 the	Tahoe	Reno	 Industrial	Center	
vacated	by	a	different	Canadian	company.
	 What’s	coming	in	is	e-commerce.	Several	
new	companies	are	locating	their	Internet	or	
e-commerce	fulfillment	distribution	centers	
in	Northern	Nevada.
	 The	 draw	 is	 transportation.	 Nevada	 is	
the	 distribution/transportation	 hub	 of	 the	
11	western	 states.	From	here	Los	Angeles,	
Phoenix,	 southern	 Seattle	 and	 other	 large	
population	centers	can	be	reached	in	one	day	
by	ground,	air	and	rail.
	 Even	with	 an	 ideal	 location	 in	Northern	
Nevada,	 distribution	 centers	 taking	 advan-
tage	of	the	hub	location	can	pack	up	shop	and	
go	elsewhere.	Fuel	costs	fluctuate	and	when	
they	spike,	distribution	centers	increase.
	 “You	 see	 companies	 change	 their	 sup-
ply	chain	strategy	to	increase	the	number	of	
distribution	centers,	getting	inventory	closer	
to	 the	market,”	 said	Mike	McCabe,	 SIOR,	
senior	vice	president,	Colliers	International,	
Reno.	“When	fuel	costs	moderate,	you	see	a	
trend	for	companies	to	reduce	their	number	
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of	distribution	centers	and	widen	the	region	
from	 which	 they	 serve	 each	 distribution	
center;	they	tend	to	get	a	bit	larger.	Reno	fits	
well	in	either	model,	because	of	our	strategic	
geographic	location	to	both	Los	Angeles	and	
San	Francisco,	Portland,	Seattle	 and	Phoe-
nix.	Those	 population	 centers	make	 up	 80	
percent	of	the	western	regional	population.”	
	 “One	of	 the	companies	coming	in	has	a	
big	warehouse	in	South	Carolina	and	they’re	
looking	to	put	one	in	Reno.	With	those	two	
big	warehouses	 they	 can	 hit	 83	 percent	 of	
their	customers,”	said	Atwell.	Given	the	is-
sues	companies	face	if	they	locate	in	Califor-
nia,	distribution	centers	could	prove	a	bless-
ing	for	Nevada.
	 What	slowed	industrial	real	estate	was	re-
tailers	going	down	for	the	count.	When	stores	
closed	branches,	or	closed	up	shop	altogeth-
er,	distribution	centers	either	consolidated	or	
closed.	Expansions	were	put	on	hold.	
	 Now	 the	change	 is	 starting	with	 e-com-
merce	coming	to	Reno,	and	Atwell	expects	
the	retailers	will	return.	“We’ve	seen	two	or	
three	of	them	lately	and	a	lot	of	them	look	at	
Reno,	Southern	California	and	either	Phoe-
nix	 or	 Vegas	 and	 try	 to	 decide	 [where	 to	
locate].	If	they’re	driven	by	the	port	in	Los	
Angeles/Long	Beach,	they	might	end	up	in	
Phoenix	 or	 Southern	 California.	 If	 they’re	
really	driven	by	whether	 they	can	get	 their	
product	out	to	everybody	in	the	11	western	
states,	they’re	more	likely	to	go	into	Reno.”	
	 One	attraction	for	e-commerce	 is	TRIC	–	
Tahoe	Reno	Industrial	Center	–	located	in	Sto-
rey	County.	Home	to	much	of	the	big	box	space	
discussed	above,	TRIC	spans	107,000	acres.
	 End	of	Q4	2010,	beginning	of	2011,	TRIC	
experienced	a	heavy	influx	of	new	business-
es.	“If	what	I’ve	seen	end	of	last	quarter	and	
beginning	of	first	is	any	indication	of	where	
we’re	going,	we’re	going	to	have	a	phenom-
enal	2011,”	said	Len	Gilman,	sales	and	site	
selection	for	new	business,	L.	Lance	Gilman	
Real	Estate	Services.	
	 TRIC	is	somewhat	insulated,	a	sub	market	
to	 itself	 located	between	Reno	and	Fernley	
on	I-80.	“From	the	Northern	Nevada	market	
we	can	hit	the	western	U.S.	in	two	days	ship-
ping	time	via	truck.	That’s	everything	from	
Seattle	to	just	shy	of	Denver,	and	all	the	way	
down	to	Phoenix.	LA	is	a	one	day	shipping,	

Salt	 Lake	City,	 Boise,	 Portland	 –	 one	 day.	
South	 Seattle,	 too,	 but	 the	 truck	 line	 goes	
right	 through	 town,	and	northern	Seattle	 is	
outside	 the	miles	 a	 truck	 can	 drive	 in	 one	
day,”	said	Gilman.

Space Available

	 In	2008,	Northern	Nevada	industrial	space	
was	 overbuilt.	 At	 the	 same	 time,	 said	Mc-
Cabe,	consumer	spending	dwindled,	causing	
companies	to	close	and	distribution	centers	to	
retract	to	other	distribution	points	outside	the	
western	region.	Supply	exceeded	demand.
	 “In	2010	we	think	we	saw	the	bottom	and	
we’ve	seen	positive	absorption	for	2011,	which	
is	 great	 if	minuscule,”	 said	McCabe.	 Some	
280,000-square-feet	 have	 been	 absorbed.	
Compared	to	the	750,000-square-feet	in	nega-
tive	absorption	in	2009,	it’s	good	news.
	 According	to	Colliers	International,	Reno,	
vacancy	 rates	 dropped	 every	 quarter	 2010.	
After	a	high	of	15.6	percent	Q1	2009,	2010	
Q4	 ended	 at	 14.9	 percent.	 Along	with	 the	
interest	from	e-commerce	and	the	return	of	
some	retailers,	a	couple	very	large	3PL	(third	
party	 logistics	 providers)	 companies	 have	
taken	 big	 chunks	 of	 big	 box	 space	 off	 the	
market.	McCabe	expects	by	 the	end	of	 the	
first	or	second	quarter	2011	to	see	increases	
in	absorption.
	 Vacancy	 rates	 in	 Northern	 Nevada	 still	
stand	 between	 10	 and	 12	 percent,	 Atwell	
said,	 with	 anything	 over	 200,000-square-
feet	expected	to	drop	to	3	to	5	percent	in	the	

next	few	months	as	the	big	boxes	are	leased	
up.	There’s	still	a	lot	of	older	and/or	smaller	
product	available.	And	 if	Northern	Nevada	
was	overbuilt	in	the	industrial	real	estate	sec-
tor,	once	the	six	to	seven	big	spaces,	located	
largely	at	TRIC,	fill	up,	Northern	Nevada’s	
industrial	sector	won’t	seem	overbuilt.
	

Leaving (and Entering)
Las Vegas

	 Industrial	may	not	have	been	as	hard	hit	
as	 other	 sectors,	 but	 vacancy	 rates	 in	 the	
Valley	attest	to	the	impact	of	the	downturn.	
Harsch	Investment	Properties	has	seen	13	to	
16	percent	vacancy,	depending	on	the	market	
report,	said	John	Ramous,	vice	president,	op-
erations,	Harsch	Investment	Properties,	and	
rents	have	been	driven	downward.
	 Rents	 in	 various	 sub-markets	 have	 been	
impacted	also.	“Every	sub	market	saw	rents	
decline	over	the	last	couple	years	based	on	
supply	 and	 demand.	 I	 think	 the	 southwest	
was	less	impacted	but	still	dramatically	im-
pacted	from	a	rental	rates	standpoint.		Hen-
derson	was	not	as	hard	hit	as,	say	the	north	
sub	market,	but	still	hit	hard,”	said	Ramous.	
Still,	office	and	retail	are	going	to	take	many	
years	 to	 recover,	 and	 industrial	 clearly	 has	
hope	in	the	foreseeable	future.
	 “We	suffered	some	pretty	substantial	neg-
ative	net	absorption	 in	 the	past	 few	years,”	
said	Alderson.	 “I	 still	 anticipate	 that	we’re	
going	to	see	negative	net	absorption	in	2011,	
however,	I	think	it	will	slow	down.		I	think	
we’ll	see	substantially	 less	negative	net	ab-
sorption	than	we	have	in	the	past.”
	 There	are	three	reasons	the	industrial	sec-
tor	is	expected	to	recover	relatively	quicker	
than	 the	other	commercial	 real	estate	mar-
kets,	said	John	Restrepo,	principal,	Restrepo	
Consulting	 Group,	 LLC.	 First,	 industrial	
product	is	relatively	less	expensive.	Second,	
as	 the	 economy	 grows	 again,	 companies	
will	need	more	storage	capacity	for	product.	
Third,	during	the	boom	land	prices	were	so	
expensive	in	the	Valley	that	developers	didn’t	
build	as	much	industrial	as	office	and	retail,	
so	it	wasn’t	as	overbuilt.	“None	of	the	sectors	
is	going	to	come	back	roaring	or	robustly,	but	
of	 the	 three,	 industrial	will	 probably	 come	
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	 “There’s	certain	banks	and	financial	insti-
tutions	that	come	to	us,	not	so	much	in	Ne-
vada	but	around	the	country,	and	are	saying	
‘We	think	we	want	to	get	back	into	the	spec	
building	again,’”	said	Atwell.	“So	that’s	en-
couraging.”
	 There’s	no	new	construction	in	the	Val-
ley,	but	 there	are	a	few	restructuring	proj-
ects,	 smaller	projects	 that	banks	are	mov-
ing	 on	 being	 purchased	 and	 repositioned.	
“We’re	in	the	process	of	repositioning	a	$7.5	
million	project	that	sat	vacant	for	a	couple	
years,”	said	Ramous.	Given	economic	con-
ditions,	making	improvements	on	a	specu-
lative	 basis	 didn’t	 make	 good	 sense.	 But	
when	 Harsch	 secured	 a	 large	 tenant	 for	
about	half	 the	building,	 it	became	feasible	
to	finish	 the	development.	“We	waited	 for	
a	 tenant	 to	 reinvest	 in	 that	 building	 and	 I	
think	landlords	are	doing	that	 too,	finding	
a	key	 tenant	before	 they	 really	 reinvest	 in	
certain	buildings.”
	 The	 future	 in	 Northern	 Nevada	 looks	
bright	 to	McCabe.	 “I	 think	we	hit	 bottom,	
and	 it’s	 been	 a	 painful	 process,”	 he	 said.	
Landlords	are	doing	everything	they	can	to	
maintain	 occupancy,	 making	 rent	 conces-
sions	with	new	and	existing	 tenants,	which	
is	the	right	move	until	the	vacancy	rate	drops	
and	absorption	increases	and	rents	go	back	
up,	 at	which	 point	 he	 expects	 to	 see	more	
construction	 and	more	 stabilization	 of	 rent	
rates.	 “Times	 will	 be	 good	 again,	 but	 I’m	
afraid	it’s	probably	two	to	three	years	to	go	
before	we	see	it	taking	a	strong	climb	back	
up	because	of	the	capacity	right	now	in	the	
industrial	sector.”	
	 “I	think	the	biggest	thing	we’re	going	to	see	
this	year	is	a	lot	more	industrial	receivership	
properties	than	we’ve	seen	in	the	past,”	said	
Biedermann.	“The	last	couple	of	years	we’ve	
seen	office,	we’ve	seen	retail,	and	now	I	think	
we’re	going	to	see	industrial.	But	is	that	a	bad	
thing?	It’s	probably	not	that	bad,	because	if	we	
get	an	owner	who	couldn’t	pay	bills,	 a	new	
owner	who	comes	in	is	going	to	buy	at	better	
price	than	was	out	there	before	so	our	rents	are	
probably	going	to	stay	lower	for	quite	a	while	
now	as	numbers	are	a	 lot	more	competitive	
than	old	owners	used	to	have.”
	 “I’m	 optimistic,”	 said	 Ramous.	 “I	 think	
the	worst	is	behind	us.”

back	relatively	quicker.	The	vacancy	rate	is	
currently	around	10	to	12	percent	while	of-
fice	is	at	22	percent.”
	 That	said,	according	to	Leo	Biedermann,	
director/industrial,	 Commerce	 Real	 Estate	
Solutions,	 two	 or	 three	 years	 ago	 vacancy	
rates	were	down	in	the	3	to	5	percent	range.	
Vacancy	rate	Q4	2010	stood	at	14.6	percent.	
“The	things	we’ve	seen	that	have	gone	south	
on	us	are	people	leaving,	especially	construc-
tion	companies,	and	those	that	are	left	have	
downsized	from	bigger	buildings	into	small-
er,	so	that	has	let	the	vacancy	rate	climb	over	
the	last	few	years.”	
	 Even	if	 industrial	wasn’t	overbuilt	 in	 the	
Valley,	Ramous	said	certain	types	of	product	
perhaps	shouldn’t	have	been	built	in	the	first	
place,	or	in	specific	locations.		Those	prod-
ucts	have	failed	and	need	to	be	absorbed.	He	
added	that	more	tenants	failed	than	was	an-
ticipated	at	the	start	of	the	recession.
	 But	 companies	 that	 have	 been	 reluctant	
to	make	the	move	to	Nevada	are	now	start-
ing	to	move.		Ramous	has	seen	a	resurgence	
of	 California	 and	 Midwestern	 companies	
coming	to	Southern	Nevada,	and	Harsch	is	
starting	to	make	transactions	that	just	weren’t	
happening	 two	 years	 ago.	 There	 are	 fewer	
tenant	 defaults	 and	 more	 activity,	 positive	
net	 absorption	 in	Harsch’s	 portfolio	 versus	
negative	net	absorption.	More	deals	are	be-
ing	done	than	being	lost.	
	 “We	 feel	 like	we’re	bouncing	around	 the	
bottom	right	now,”	said	Biedermann.	“We	get	
a	little	momentum,	then	it	sinks,	a	little	mo-
mentum,	then	it	sinks.	We’re	bouncing	up	and	
down.”	It’s	a	matter	of	getting	in	more	ten-

ants	and	lowering	the	vacancy	rate.	
	 As	 in	Northern	Nevada,	

transportation	 is	 key.	
“Infrastructure	 in	

transportation	is	always	critical	for	industrial	
product	in	Southern	Nevada,”	said	Ramous.	
“It	has	 to	be	competitive,	and	that’s	an	op-
portunity	Southern	Nevada	has	going	for	it	
moving	forward,	whether	it’s	the	building	of	
what	could	be	I-11,	which	could	be	a	major	
route	 on	 the	 southern	 side	 between	 Phoe-
nix	and	Las	Vegas.	It	would	be	tremendous.	
Any	strong,	industrial	market	typically	has	a	
strong	 infrastructure	 in	 transportation	 net-
work.”

What’s New?

	 With	Northern	Nevada	looking	at	build	to	
suit	projects	 to	fit	300,000-square-feet	plus	
users,	 some	 new	 construction	 is	 finally	 on	
the	horizon.	Atwell	even	suggests	there	could	
be	spec	construction	starting	up	in	Northern	
Nevada	in	the	coming	year.
	 “What	we’re	doing	and	what	other	devel-
opers	are	doing	is	trying	to	get	land	permits	
ready	so	once	rental	rates	start	 to	move	up	
again	we	can	get	 started	pretty	quickly,	 so	
what	people	are	doing	is	going	through	the	
entitlement	 processes,	 getting	 grading	 per-
mits	and	even	in	some	cases,	getting	building	
permits,	so	once	it	starts	rolling	again,	you	
can	get	going	fast.”
	 McCabe	 doesn’t	 expect	 to	 see	 anything	
but	build	to	suit	projects	in	Northern	Nevada	
in	2011.	With	11	million-square-feet	 of	 in-
dustrial	space	vacant,	competitive	rents	still	
being	pushed	downward	by	landlords	look-
ing	to	fill	buildings	or	maintain	tenants,	Mc-
Cabe	doesn’t	feel	developers	can	justify	spec	
building.
	 It’s	possible	some	paper	projects	(those	nev-
er	started	once	 the	recession	hit)	could	now	
see	the	light	of	day.	It’s	still	early	for	Nevada	
to	 consider	 spec	 buildings	 –	 Atwell	 points	
out	rents	are	still	too	low	to	justify	it,	vacancy	
rates	still	too	high,	lenders	still	too	leery	–	but	
there	are	signs	banks	are	coming	back.	

Building Nevada | Industrial

Leo Biedermann,
Commerce Real Estate Solu-

tions
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Marnell Properties give you access to class “A” offi ce buildings and retail centers 

with innovative and fl exible working environments. We focus on the acquisition, 

development and management of commercial, revenue-producing real estate 

holdings and long term portfolios. We specialize in acquiring sites in high-impact 

areas and bringing to the commercial real estate market quality, location and lifestyle 

in all of our development projects.  

Marnell Properties encompasses nearly three decades of ground-breaking 

architectural and interior designs and incorporates construction techniques that have 

defi ned the look and environment of Las Vegas. This expertise has been applied 

to over 1.3 million square feet of coveted commercial, retail and offi ce space and 

has been recognized time and again by NAIOP for outstanding achievement in 

development and design.

Currently Offered Developments: 

||| Marnell Corporate Center 

||| McCarran Marketplace 

||| Marnell Airport Center 

||| Marnell Air Cargo Center 

||| Silverado Canyon 

||| The Creamery

YOUR LOCATION IS AS IMPORTANT 
AS THE NAME ON THE DOOR.

702-739-2999  |||  www.MarnellProperties.com
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DealTracker
PROJECTS  |  SALES  |  LEASES  |  LOANS

Las Vegas, 89121
Retail
Burke Construction Group has com-
pleted extensive renovations for Sam’s 
Club located at 5101 S. Pecos Road. Ren-
ovations included a complete modified 
store layout and exterior site work. The 
135,000 SF warehouse was designed by 
Shade Lawrence O’ Quinn Architects.  
The renovation cost $2.5 million to com-
plete. 

Sparks, 89431
Industrial 
Miles Construction has begun con-
struction on a distribution and training 
facility for Schluter Systems. Cathexes 
designed the 75,000 SF warehouse and 
20,000 SF office spaces. The $6.5 mil-
lion project is a LEED gold candidate 
containing ground source heat pumps, 
a solar wall and rain water harvesting. 
Construction is due for completion in 
June 2011. The facility is located in the 
Tahoe Reno Industrial Center. 

Henderson, 89051
Multi-Family
Burke Construction Group has began 
construction of the College Villas Senior 
Living Apartments Complex located at 
511 College Dr. The 151,952 SF housing 
complex will include 226 units which 
will vary from 501 SF to 837 SF each. The 
$12,747,201 project was designed by As-
semblage Studio and is scheduled for 
completion in March 2012. 

Las Vegas, 89146
Government
CORE Construction has completed the 
Ralph and Betty Engelstad School of Health 
Sciences. The 18,725 SF additional building 
houses the cardio respiratory sciences pro-
gram and allowed the College of Southern 
Nevada to expand its nursing program. It 
includes machinery to train students, glass-
enclosed simulation rooms, a pulmonary 
blood stress laboratory, invasive training 
laboratory, observation rooms and staff 
offices. SH Architecture is the architect of 
record for the $4,214,128 project which is 
located at 375 W. Charleston Blvd. 

Las Vegas, 89146
Government
CORE Construction has completed 
construction of a 100-kilowatt photo-
voltaic solar power system for the Col-

lege of Southern Nevada. Mojave Elec-
tric designed the solar panel installa-
tion, which was a $526,641 project. The 
system is on the West Charleston cam-
pus located at 6375 W. Charleston.

Las Vegas, 89123
Mixed-Use
McMenemy Investment Services pur-
chased 95,000 SF in Scottsdale Plaza from 
Quality Properties Asset Management 
Company for $4.4 million or $46.32 PSF. 
The seller was represented by Lisa Brady 
and Mike Richards of Gatski Commercial. 
The property is located at the northeast cor-
ner of Maryland Pkwy and Pebble Rd.  
APN# 177-14-410-004

Henderson, 89052 
Office
WWB&D purchased a 16,316 SF office 
property from Centennial Bank for $1.4 
million or $86 PSF. The buyer was rep-
resented by Mike Gutierrez of Realty 
Specialist and the seller was represented 

PROJECTS

SALES
Ralph and Betty Engelstad School of Health Sciences

CSN Solar Power System

Scottsdale Plaza
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by Soozi Jones Walker, CCIM, SIOR and 
Bobbi Miracle, CCIM of Commercial Ex-
ecutives. The property is located at 2500 
Anthem Village Drive.  
APN# 190-06-216-004

Las Vegas, 89119 
Office
Gareth Spicer purchased a 1,648 SF office 
property from R&G Sales, Inc. for $325,000 
or $197 PSF. The buyer was represented by 
Keith Easton of Easton Business Oppor-
tunities, Inc. and the seller was represent-
ed by Soozi Jones Walker, CCIM, SIOR 
and Bobbi Miracle, CCIM of Commercial 
Executives. The property is located at 5613 
S. Eastern Ave. 
APN# 162-26-810-054

Henderson, 89014 
Retail 
Winner Properties, LLC purchased a 
13,783 SF retail property from Bank of 
America for $2,065,000 or $149.82 PSF.  The 
buyer was represented by Lance Robins of 
Commercial Executives. The property is 
located at 7795 W. Sahara Ave.  
APN # 163-10-101-022

Henderson, 89002 
Industrial
3485 Boulder Highway LLC purchased 
19,166 SF from Earl Schib Realty Corp for 
$330,000 or $17 PSF. The buyer was rep-
resented by Paul Chapman of NAI Las 
Vegas and the seller was represented by 
Brian Muvaney of Voit Real Estate Ser-
vices. The property is located at 3485 Boul-
der Highway. 
APN# 161-07-102-003

Henderson, 89011 
Industrial
Republic Silver State Disposal, Inc. pur-
chased 254,479 SF from Air Liquide Amer-
ica Specialty Gasses Inc. for $1,385,000 or 
$5.44 PSF. The buyer was represented by 
Greg Tassi of CB Richard Ellis and the sell-
er was represented by Dan Doherty, SIOR 
and Patti Dillon of Colliers International. 
The property is located at 601 Sunset. 
APN# 178-02-701-005

Las Vegas, 89108
Industrial
Ewing Irrigation Products, Inc. pur-
chased a 10,320 SF industrial property 
from United Rentals North America Inc. 
for $1.6 million or $155 PSF. The buyer was 
represented by Jeremy Green of CB Rich-
ard Ellis and the seller was represented by 
Xavier Wasiak and Kara Walker, CCIM of 

Grubb & Ellis. The property is located at 
3521 N. Rancho Drive.   
APN# 138-12-301-013

Las Vegas, 89118 
Industrial
Nu Tone Inc purchased 8,949 SF from the 
FDIC for $611,000 or $68 PSF. The buyer 
was represented by Jarrad Katz of NAI Las 
Vegas and the seller was represented by 
Shalanda Hughes of CB Richard Ellis. The 
property is located at 4526 W. Hacienda. 
APN# 162-30-210-006

Las Vegas, 89118 
Industrial
Cut Rate Glass purchased 4,608 SF from 
Zion’s First National Bank for $330,000 
or $72 PSF. The buyer was represented 
by Jarrad Katz of NAI Las Vegas and the 
seller was represented by Michael K. Hsu 
of Grubb & Ellis. The property is located at 
5179 W. Oquendo Rd.  
APN# 163-36-612-008

Las Vegas, 89119
Industrial
Daniel Asraf purchased 21,000 SF from 
First Security Bank for $1,380,000 or 
$66 PSF. The buyer and seller were rep-

resented by Shawn Barashy of Lee & 
Associates. The property is located at 
3521 N. Rancho Drive.   
APN# 138-12-301-013

Las Vegas, 89138
Industrial
MIG Real Estate purchased a 99,000 
SF retail center from Vista Commons 
Center LLC for $24,250,000 or $245 PSF. 
The seller was represented by Marlene 
Fujita of CB Richard Ellis. The prop-
erty is located at 11700 W. Charleston 
Boulevard. 
APN# 137-34-818-002

Red Report | Deal Tracker

Vista Commons

Visit falcpa.com or call 702.870.7999

“If yOu WORKEd WITH uS, 
you’d be smiling.”

There’s a reason our clients smile a 

lot. It’s because we’re always working 

to better their business. Whether we’re 

helping them seal a big deal, survive a 

downturn or save on their taxes, they 

know someone’s looking out for their 

best interests. That’s not something 

most accountants do, and that’s the 

way we like it.

Curt Anderson, CEO &
Ronnie Sloan, President

http://falcpa.com
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Las Vegas, 89128
Office
Kyle Nagy, director of CommCap Ad-
visors has announced funding of a 
$1,850,000 loan for Cascade Valley 
Court, LLC.  The 15,387 SF medical of-
fice building is located at 7180 Cascade 
Valley Court.  The transaction was a re-
finance of the existing debt at a 6 per-
cent interest rate.

Las Vegas, 89118
Office
Pink Jeep Tours Las Vegas Inc. leased 
6,300 SF from Sanmar Investments, 
LLC for $437,535 on a 64-month lease. 
The tenant was represented by Pat 
Marsh, SOIR of Colliers International 
and the landlord was represented by 
Soozi Jones Walker, CCIM, SIOR and 
Bobbi Miracle, CCIM of Commercial 
Executives. The property is located at 
6830 W. Oquendo, Suite 202.  Reported 
monthly rent is $1.10 PSF.

Las Vegas, 89120
Office
Honeywell International leased 6,026 
SF in Patrick Commerce Center from 
PFRS Patrick Commerce Center for 
$356,222.76 on a 61-month lease. The 
tenant was represented by Dan Palmeri 
and Randy Bowles of Colliers Interna-
tional and the landlord was represented 
by Shawn Barashy of Lee & Associates 
.  The property is located at 2925 E. Pat-
rick.  Reported monthly rent is $0.97 PSF.

Las Vegas, 89134
Office
Holland & Hart leased 25,594 SF from 
Margel/Parkway Pointe, LLC for 
$6,149,255 on a 10-year lease. The tenant 
was represented by Soozi Jones Walk-
er, CCIM, SIOR and Bobbi Miracle, 
CCIM of Commercial Executives and 
the landlord was represented by Doug 
Crook of Doug Crook and Associates. 
The property is located at 9555 Hillwood 
Drive, Suite 200.  Reported monthly rent 
is $2.00 PSF.

Las Vegas, 89144
Office
HQ Global Workplaces, LLC leased 
12,635 SF in Tivoli Village from Great 
Wash Park, LLC for $4,391,673 on a 10-
year lease. The tenant was represented 
by Randy Broadhead, SIOR and Brad 
Peterson, SIOR of CB Richard Ellis. 
The property is located at 400 S. Ram-
part Boulevard.  Reported monthly rent 
is $2.90 PSF.

Las Vegas, 89144
Office
High-Tech Institute leased 30,593 SF 
from Sahara Rancho Office Center 

for $3,692,334 on a 60-month lease. 
The tenant was represented by Dar-
ren Lemmon of CB Richard Ellis. The 
property is located at 2320 and 2250 S. 
Rancho Drive. Reported monthly rent is 
$1.98 PSF.

Las Vegas, 89144
Office
Robert C. Graham leased 6,052 SF from 
10000 W. Charleston, LLC for $983,450 
on a 72-month lease. The landlord was 
represented by Randy Broadhead, 
SIOR of CB Richard Ellis. The property 
is located at 10000 W. Charleston. Re-
ported monthly rent is $2.26 PSF.

Las Vegas, 89144
Office
Murchison & Cumming, LLC leased 
5,065 SF from Westcore Westcliff for 
$448,706 on a 73-month lease. The ten-
ant was represented by Randy Broad-
head, SIOR of CB Richard Ellis. The 
property is located at 3960 Howard 
Hughes Parkway. Reported monthly 
rent is $1.21 PSF.

Las Vegas, 89119
Industrial 
Dynamex Operations leased 14,800 SF 
from Majestic Realty Co. for $297,354 
on a 37-month lease. The tenant was 
represented by Dan Doherty, SIOR and 
Patti Dillon of Colliers International 
and the landlord was represented by 
Rod Martin of Majestic Realty Co.  The 
property is located at 6615 Escondido.  
Reported monthly rent is $0.54 PSF.

Sparks, 89434
Industrial
Estero Porch, LLC purchased a $100,000 
SF building on 6.5 acres from 650 Lillard 
Partnership for $4,490,000 or $45 PSF.  
The buyer was represented by James 
Lowey, CCIM of Morrissey Realty and 
the seller was represented by Pat Mor-
rissey of Morrissey Realty.  The property is 
located at 650 Lillard Dr.
APN # 037-271-45
 
Las Vegas, 89101 
Multi Family
Success Development purchased an 
84 unit condo complex on 3.2 acres 
from Bank of Las Vegas for $580,000 or 
$$6,905 per condo. The buyer and seller 
were both represented by Patrick Sauter 
of NAI Las Vegas. The condos are located 
at 6th and Sahara Ave.  
APN# 162-03-811-001 - 084

Las Vegas, 89102
Multi Family
TA Acquisitons LLC purchased a 10 
unit complex from Edilberto Jansuy for 
$135,000 or $13,500 per unit. The buyer and 
seller were represented by Patrick Sauter 
of NAI Las Vegas. The property is located 
at 217 W. New York.  
APN# 162-04-710-143

LEASES

LOANS
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FAMILY

2 0 1 1

OWNED
BUSINESSES

I
n May, Nevada Business Magazine, along with our corporate sponsor, Fair Anderson 
& Langerman, will host a very special event recognizing outstanding Family Owned 
Businesses. The luncheon will showcase companies throughout Southern Nevada that 
embody the entrepreneurial spirit of America’s family owned businesses.

The ceremony will feature businesses in 10 separate categories with the winners chosen by 
a panel of judges.  Be a part of this important market and help us honor outstanding family 
owned businesses.

Sponsorship Opportunities

Contact Us Today!  |  702.735.7003 ext. 6333  |  nevadabusiness.com

Presenting Sponsor
$7,500

Includes:
•	 Full	page,	four-color	ad	in	Special	Report

• Editorial profile in report

•	 One	premium	placed	table	at	event

• Exhibit table at event

• Video Recognition

•	 Category	presenter

•	 Logo	on	all	promotional	material

Category Sponsor
$6,000

Includes:
•	 Full	page,	four-color	ad	in	Special	Report

•	 One	premium	placed	table	at	event

•	 Category	presenter

•	 Logo	on	all	promotional	material

For	more	information	about	this	or	any	of	Nevada Business Magazine’s
great events, contact the magazine at 702.735.7003.

http://nevadabusiness.com
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Southern Nevada Analysis and statistics compiled by 

Applied Analysis, Northern Nevada Analysis and statistics

compiled by Colliers International Reno

OFFICE
TOTAL MARKET

Total Square feet

Vacant Square Feet

Percent Vacant

New Construction

Net Absorption

Average Lease SF/MO (NNN)

Under Construction

Planned

CLASS A

Total Square Feet

Vacant Square Feet

Percent Vacant

New Construction

Net Absorption

Average Lease SF/MO (NNN)

Under Construction

Planned

CLASS B

Total Square Feet

Vacant Square Feet

Percent Vacant

New Construction

Net Absorption

Average Lease SF/MO (NNN)

Under Construction

Planned

CLASS C

Total Square Feet

Vacant Square Feet

Percent Vacant

New Construction

Net Absorption

Average Lease SF/MO (NNN)

Under Construction

Planned

7,541,880

1,345,780

17.84%

0

40,868

$1.48

0

0

4,072,735

651,368

15.99%

0

47,475

$1.58

0

0

2,123,298

445,820

21.00%

0

(6,846)

$1.38

0

0

1,345,847

248,592

18.47%

0

239

$1.20

0

0

49,739,251

12,056,297

24.2%

0

-118,745

$2.07

616,761

2,590,191

9,632,174

2,486,187

25.8%

0

-17,676

$2.67

145,000

834,838

36,082,436

8,797,627

24.4%

0

-62,903

$1.94

471,761

1,755,353

4,024,641

772,483

19.2%

0

-38,166

$1.65

0

0

Las Vegas Reno
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Reno-Sparks 
	 Ending	2009	with	a	record	high	overall	
vacancy	rate	of	more	than	20%,	the	office	
market	is	beginning	to	see	positive	activity	
ending	2010	at	17.84%.		Most	of	the	activity	
has	 been	 internally	 driven,	 with	 upgrades	
in	 space	 classification	 being	 optimized	 as	
prices	 continue	 to	 trade	 at	 ten-year	 lows.		
The	 Downtown	 submarket	 has	 recently	
seen	a	good	deal	of	activity	as	more	busi-
nesses	are	attracted	to	the	revitalization	of	
Downtown	Reno	and	the	amenities	offered.		
Overall	 pricing	 continues	 to	 be	 stagnant,	
but	 this	 should	 improve	 as	 vacancy	 de-
clines	due	to	no	new	construction	in	place	
or	planned.									
	 The	 activity	 producing	 most	 benefit	 is	
that	 of	 local	 expansions	 and	 new	 business	
to	our	community.		Notable	transactions	for	
the	quarter	included	leases	by	Western	Title	
Company	 (10,228	 sf),	 Delphi	 Asset	 Man-
agement	 (5,524	 sf),	Greater	Nevada	Credit	
Union	 (5,400	 sf)	 and	 Stifel	 Nicholaus	 &	
Company	(5,117	sf).		The	quarter	over	quar-
ter	total	office	vacancy	rate	decreased	slight-
ly	from	18.42%	to	17.84%.		This	reflects	the	
lowest	overall	vacancy	rate	since	2006.				
	 Although	 conditions	 are	 looking	 more	
favorable,	 building	 owners	 are	 continuing	
to	be	aggressive	with	 low	 rental	 rates	and	
sale	prices	to	fill	buildings.	The	market	will	
need	to	experience	a	few	more	quarters	of	
declining	vacancy	before	landlords	firm	up	
rents.	 The	 median	 asking	 rents	 for	 Class	
A	 office	 space	was	 $1.58	 per	 square	 foot,	
Full	Service,	while	median	asking	rents	for	
Class	B	and	Class	C	office	space	ranged	be-
tween	$1.20	and	$1.30,	Full	Service.	Effec-
tive	rates	are	negotiated	10%	to	25%	below	
asking	rates.
	 The	pattern	of	stabilization	Northern	Ne-
vada	 is	 experiencing	 is	 approximately	 one	
year	old.	 	Yes,	in	its	infancy,	there	is	cause	
for	optimism.	 	The	end	of	2010	brought	 in	
a	positive	net	absorption	of	 just	over	1,000	
square	 feet.	 	 The	 first	 positive	 within	 this	
data	set	since	2006.		Baby	steps	indeed,	but	
as	no	new	speculative	construction	was	built	
or	 planned	 and	 the	 build-to-suits	 for	 Wil-
liams	 Gaming	 and	 Customs	 Immigration	
Services	 are	 complete,	 look	 to	 cautiously	
develop	this	trend	through	2011.

Las Vegas 
	 The	 Las	 Vegas	 Valley	 office	 market	
turned	 downward	 again	 as	 vacancies	 rose	
amid	 additional	 price	 declines.	 	While	 no	
new	 space	 completed	 construction	 during	
the	 quarter,	 the	 market	 reported	 118,800	
square	feet	of	negative	net	absorption,	push-
ing	the	vacancy	to	a	new	high	of	24.2	per-
cent.		For	all	of	2010,	a	record	low	105,800	
square	 feet	 completed	 construction	 while	
the	market	 reported	negative	absorption	of	
559,200	square	feet	for	the	12-month	period.
	 Looking	 ahead,	 four	 projects	 totaling	
617,000	square	feet	remain	under	construc-
tion,	 the	 majority	 of	 which	 is	 in	 a	 single	
390,000-square-foot,	 build-to-suit	 govern-
ment	building.		Projects	actively	under	con-
struction	will	likely	be	completed	within	the	
next	12	months.	 	Of	the	2.6	million	square	
feet	 on	 the	 drawing	board,	 nearly	 800,000	
square	feet	is	from	previously	stalled	or	de-
layed	 projects,	 the	 majority	 of	 which	 will	
likely	remain	that	way	until	the	broader	eco-
nomic	environment	improves.
	 At	 the	end	of	 the	fourth	quarter,	 the	va-
cancy	 rate	 increased	 to	 24.2	 percent,	 from	
24.0	 percent	 in	 the	 previous	 quarter	 (Q3	
2010),	 and	 remains	 1.3	 percentage	 points	
higher	 than	 the	 23.0	 percent	 reported	 one	
year	ago	(Q4	2009).		Measured	among	his-
torical	averages,	the	12.1	million	square	feet	
of	 vacant	 space	 corresponds	 to	 more	 than	
four	years	of	excess	inventory.		The	37.7	mil-
lion	square	feet	of	occupied	space	represents	
a	level	not	seen	in	four	years.		The	average	
asking	 rents	across	 the	valley	 fell	 to	$2.07	
per	 square	 foot	 per	month,	 or	 a	 decline	 of	
0.8	percent	compared	to	the	previous	quar-
ter	(Q3	2010).		On	an	annualized	basis,	aver-
age	asking	 rents	declined	7.2	percent	 from	
the	$2.23	reported	during	the	same	period	a	
year	ago	(Q4	2009).
	 It	 is	 important	 to	 understand	 the	 rami-
fications	 of	 a	 market	 oversupplied	 with	
vacant	space.		With	millions	of	square	feet	
remaining	vacant	for	several	years	and	little	
demand	 anticipated	 in	 the	 near	 term,	 it	 is	
likely	much	of	 this	 space	will	be	 returned	
or	restructured	by	lenders.		This	will	likely	
have	long-term	consequences	on	the	overall	
market,	driving	down	prices	for	an	extend-
ed	period.

Commercial RE Report | Office

Office Summary
Fourth Quarter 2010



44                                        March 201145                                        March 2011 March 2011                                        45

he U.S. economy continues an uneven 
recovery from its deepest recession 
since the Great Depression.  The pre-
liminary estimate of real GDP growth 
for fourth quarter 2010 was 3.1 per-
cent at an annualized rate—consider-

ably stronger than the 2.5 percent figure posted for 
third quarter 2010.  U.S. nonfarm employment rose 
by a meager 36,000 jobs (seasonally adjusted) in 
January, marking the fourth straight month of in-
creases.  In addition, real personal consumption 
spending, retail sales and housing sales continued 
to rise in December. Consumer confidence, which 
had slipped in December, picked up slightly in 
January.
 With U.S. consumption spending rising for the 
ninth straight month, the Nevada economy contin-
ues to show uneven signs of recovery.  For second 
half 2010, Nevada visitor volume was up 2.6 per-
cent over second half 2009.  Gaming revenues for 
second half 2010 were up 1.5 percent over second 
half 2009, with December gaming revenue 2.0 
percent above November but 2.4 percent below a 
year earlier.  Even with tourism and gaming show-
ing signs of improvement in second half 2010, the 
Nevada unemployment rate rose to a record high of 
14.6 percent in December.
 The economic picture for Clark County has been 
more robust than for the state as a whole.  Visitor 
volume for second half 2010 was up 3.2 percent 
over second half 2009.  Gaming revenues for sec-
ond half 2010 were up 2.3 percent over second 
half 2009, with December gaming revenue 2.5 
percent above November but 2.6 percent below a 
year earlier.  November taxable sales were down 
1.4 percent from October but higher than a year 
earlier.  Residential construction permits surged 
upward and Las Vegas employment nudged up-
ward in December.  On the less favorable side, the 
Las Vegas unemployment rate rose to 14.9 percent 
in December, nearly matching the record high of 
15.0 percent set in September.
 Washoe County economic activity has been 
considerably weaker than for the state as a whole.  
Visitor volume for second half 2010 was 1.8 per-
cent below that for second half 2009.  Gaming 
revenues for second half 2010 were 4.5 percent 
below those for second half 2009, with December 
gaming revenue 1.1 percent above November but 
0.7 percent below a year earlier.    Residential con-
struction permits and employment continued to fall 
in December, and the Reno-Sparks unemployment 
rate rose to a record 13.8 percent.
 With the national recovery picking up steam, the 
Nevada economy shows uneven signs of growth.  
Given the reluctance of businesses to invest and 
hire, the growth of the U.S. economy is likely to 
remain uneven, which will likely mean a continued 
slow and uneven recovery for the Nevada economy.  

Sources: Nevada Department of Taxation; Nevada Department of Employment, Training, and Rehabilitation; UNR Bureau of 
Business and Economic Research; UNLV Center for Business and Economic Research; McCarran International Airport; Reno/Tahoe 
International Airport; Las Vegas Convention and Visitors Authority; Reno-Sparks Convention and Visitors Authority; U.S. Department 
of Commerce; U.S. Bureau of Labor Statistics; U.S. Census Bureau; U.S. Federal Reserve Bank.

*Change in percentage rate, **Reflects the Reno-Sparks MSA which includes Washoe and Storey Counties, ***Recent growth is an annulized rate

Prof. Stephen P. A. Brown, PhD
UNLV Center for Business and Economic Research
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Nevada
Employment

Unemployment Rate*

Taxable Sales

Gaming Revenue

Passengers

Gasoline Sales

Visitor Volume

Clark County
Employment

Unemployment Rate*

Taxable Sales

Gaming Revenue

Residential Permits

Commercial Permits

Passengers

Gasoline Sales

Visitor Volume

Washoe County
Employment **

Unemployment Rate*

Taxable Sales

Gaming Revenue

Residential Permits

Commercial Permits

Passengers

Gasoline Sales

Visitor Volume

United States
Employment

Unemployment Rate

Consumer Price Index

Core CPI

Employment Cost Index

Productivity Index

Retail Sales Growth

Auto and Truck Sales

Housing Starts

Real GDP Growth***

U.S. Dollar

Trade Balance

S and P 500

Real Short-term Rates*

Treasury Yield Spread

Note: NSA = Not Seasonally Adjusted, SA = Seasonally Adjusted
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“One	of	your	many	campaign	
promises	was	to	make	government	
much	more	transparent.		I	was	
encouraged,	because	it	would	
hopefully	eliminate	some	of	the	
back-door	deals	and	the	people	
would	finally	be	privy	to	this	open	
government	scenario.		Will	this	
ever	be	implemented?”

Fabian M. Vincent • CEO, JFK Enterprises, LLC

“During	our	continuous	economic	
downturn,	how	do	you	plan	on	
generating	new	job	opportunities	
while	lowering	current	government	
spending?	Furthermore,	with	
several	tax	credits	and	incentives	
already	in	place,	do	you	plan	on	
continuing	green	initiatives,	work	
opportunity	credits,	and	other	tax	
reduction	programs?”

Larry Taylor, CPA • Managing Partner, Gallina LLP

“Can	history	repeat	itself?	What	
measures	does	our	government	

have	in	place	to	ensure	we	do	not	
end	up	like	Argentina?”

Tom Naseef • President, Coldwell Banker Commercial

“Because	of	the	current	debt-
deflation	taking	place	in	the	U.S.	
commercial	real	estate	market,	

will	your	administration	consider	
temporarily	suspending	the	capital	

gains	tax	and	depreciation	recapture	
on	commercial	real	estate	burdened	
with	over-encumbered	debts	of	the	
last	business	cycle,	thus	unlocking	
trillions	of	dollars	in	frozen	assets	

in	our	banking	system?”

Gary Banner CCIM CRE • Vice President, Colliers International, President, Commercial Alliance

“As	an	entrepreneur	and	small	
business	owner	I	know	that	60	

percent	of	the	revenue	that	comes	
into	the	federal	government	is	

stimulated	from	small	businesses,	
yet	there’s	no	money,	loans	or	any	
way	of	helping	small	businesses	
get	back	on	their	feet.	What	are	
you	proposing	specifically	that	
can	help	these	business	owners	

get	their	lives	back?”

Jeffrey Lowden, MBA, Broker • President, Sky West & Companies

If you had the opportunity to meet with
President Obama, what would you ask him?

The Last Word People

“What	specifically	is	his	plan	to	
not	saddle	states	with	additional	
mandated	fundings?”

Terry McQuattie • District Manager, U.S. Bancorp
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They look screwy. But Nevadans have already picked up more 
than 10 million energy-saving CFL bulbs through our giveaways and 
discounts. For a list of participating retailers, go to NVEnergy.com/cfl .

 The future of energy. It’s right in our backyard. Learn more at NVEnergy.com.

http://NVEnergy.com
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