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Ischel Meza
Senior Office Specialist
Department of Real Property Management
Property Management and Acquisition Division 
500 South Grand Central Parkway, 4th Floor 
Las Vegas, NV 89115-1825 

Appraiser File #:   006-26 
RE:     Appraisal Report of Vacant Land Located on the Southwest 

Side of Boulder Highway, North of Nevada Avenue, Las Vegas, 
NV, 89122

Dear Ischel Meza: 

In compliance with your request and authorization, I have prepared an appraisal of the vacant 
land located on the southwest side of Boulder Highway, north of Nevada Avenue, Las Vegas,
Nevada. The property is identified as Assessor Parcel Numbers 161-27-203-011 to -014, 161-27-
212-005 to -008 and 161-27-311-001. According to public records, the subject contains a net 
area of 2.76 acres, or 120,226 square feet.  

The property is currently zoned Commercial General (CG) by Clark County, with a Corridor 
Mixed-Use (CM) planned land use. The overlying designations allow for a wide range of 
commercial uses, consistent with adjacent properties.  

Paved access is available by way of Boulder Highway and Clark Street, and all normal public 
utilities are immediately available at the property. The property is bisected by a public alleyway
and utility right-of-way.  

Based on the data included in the body of this report I have concluded a fair market value of the 
fee simple interest, as of March 27, 2026, at:

Two Million Four Hundred Five Thousand Dollars  
($2,405,000)

www.mathewsappraisalinc.com



Mathews Appraisal, 3143 S. 840 E., Suite 335, St George, UT 84790
(702) 996-   

This appraisal is intended to comply with the Uniform Standards of Professional Appraisal 
Practice (USPAP) as adopted by the Appraisal Foundation. This report is also intended to 
comply with the Code of Professional Ethics of the Appraisal Institute, and various appraisal 
reporting requirements of Clark County. The intended use is to assist the County in asset 
management purposes. Intended users include Clark County, and assignees.  

This Letter of Transmittal must be used in conjunction with the following enclosed descriptive 
details, appraisal procedures and analysis and is not considered a report standing on its own 
merit.

Thank you for giving me the opportunity of appraising this property for you.  

Sincerely,
Mathews Appraisal

Chris Mathews, MAI
Certified General Appraiser

-CG
Expiration Date: August 31, 2026

Ischel Meza
April 21, 2026 
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Summary of Salient Facts

GENERAL

Subject: Vacant land on the southwest side of Boulder Highway, north 
of Nevada Avenue, Las Vegas, Nevada, 89122. 

Assessor Parcel Numbers: 161-27-203-011 to -014, 161-27-212-005 to -008 and 161-27-
311-001 

Owner: Shane Demirjian

Intended Use: Redevelopment Agency of Clark County for determination of 
fair market value

Intended User(s): Clark County and assignees

Site Area: According to public records, the subject site contains a net area 
of 2.76 acres, or 120,226 square feet.  

Zoning: The property is currently zoned Commercial General (CG) by 
Clark County, with a Corridor Mixed-Use (CM) planned land 
use. The overlying designations allow for a wide range of 
commercial uses, consistent with adjacent properties. 

Highest and Best Use: Commercial development

Property Rights Appraised: Fee Simple Interest

Type of Value: Market Value

Date of Report: April 21, 2026

Last Date of Inspection: March 27, 2026

VALUE INDICATIONS

Reconciled Value(s): As Is Market Value
Value Conclusion $2,405,000

Effective Date March 27, 2026
Property Rights Fee simple interest
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Sale History: According to public record information the subject is 
currently owned by Shane Demirjian. No arm’s length 
transfers of the subject property have been identified over the 
course of the last three years from the date of valuation.

Current Listing/Contract(s): No active listings for the property are identified. The site was 
previously marketed for sale at an undisclosed price, and an 
old “for sale” sign remains. I am not aware of any current 
offers or pending transactions involving the property. 

Marketing/Exposure Time: Comparable properties have had typical marketing and 
exposure times of less than twelve months, and this is deemed 
reasonable for the subject property. 

Most Probable Buyer: The most probable buyer would be a developer.
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Definitions

Assignment, Defined:
An agreement between an appraiser and a client to provide a valuation service; 

The valuation service that is provided as a consequence of such an agreement. 

Client, Defined:
The party or parties who engage an appraiser (by employment or contract) in a specific 
assignment. 

Comment:
The client identified by the appraiser in an appraisal, appraisal review, or appraisal 
consulting assignment (or in the assignment work file) is the party or parties with whom the 
appraiser has an appraiser-client relationship in the related assignment and may be an 
individual, group or entity. 

Easement:
The right to use another’s land for a stated purpose. 

Extraordinary Assumption:  

An assumption, directly related to a specific assignment, as of the effective date of the 
assignment results, which, if found to be false, could alter the appraiser’s opinions or 
conclusions. 

Comment: 
Extraordinary assumptions presume as fact otherwise uncertain information about physical, 
legal, or economic characteristics of the subject property; or about conditions external to the 
property, such as market conditions or trends; or about the integrity of data used in an 
analysis.

Highest and Best Use, Defined:
The highest and most profitable use for which the property is adaptable and needed or likely to 
be needed in the reasonably near future. (UASFLA 4.3.1) 

Hypothetical Condition, Defined:
A condition, directly related to a specific assignment, which is contrary to what is known by the 
appraiser to exist on the effective date of the assignment results, but is used for the purpose of 
analysis.  

Comment:
Hypothetical conditions are contrary to known facts about physical, legal, or economic 
characteristics of the subject property: or about conditions external to the property, such as 
market conditions or trends: or about the integrity of data used in an analysis. 
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Intended Use, Defined:
The use or uses of an appraiser’s reported appraisal, appraisal review or appraisal consulting 
assignment opinions and conclusions, as identified by the appraiser based on communication 
with the client at the time of the assignment.

Intended User, Defined:
The client and any other party as identified by name or type, as users of the appraisal, appraisal 
review or appraisal consulting report by the appraiser on the basis of communication with the 
client at the time of the assignment.

Market Value, Defined:
The amount in cash, or on terms reasonably equivalent to cash, for which in all probability the 
property would have sold on the effective date of value, after a reasonable exposure time on the 
open competitive market, from a willing and reasonably knowledgeable seller to a willing and 
reasonably knowledgeable buyer, with neither compelled to buy or sell, giving due consideration 
to all available economic uses of the property.1

Scope of Work, Defined:
The type and extent of research and analyses in an assignment. 

1 Interagency Land Acquisition Conference, Uniform Appraisal Standards for Federal Land Acquisitions 2016, 
Section 4.2.1
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Scope of Work

This appraisal is prepared for Clark County, who is the client. The problem to be solved is to 
develop an opinion of the as is market value of the fee simple interest. The intended use is to 
assist in asset management purposes. This appraisal is intended for the use of Clark County and 
assignees.

Property Identification: The subject property is the vacant land identified as Clark 
County Assessor parcel numbers 161-27-203-011 to -014, 
161-27-212-005 to -008 and 161-27-311-001. 

Inspection: A complete inspection of the subject property has been 
made, and photographs have been taken. 

Market Area and Analysis of 
Market Conditions: 

A complete analysis of market conditions has been made.
I have access to databases for this market area and have 
reviewed the market for sales and listings relevant to this 
analysis.

Highest and Best Use Analysis: A complete as vacant highest and best use analysis for the 
subject property has been made. Physically possible, 
legally permissible, and financially feasible uses were 
considered, and the maximally productive use was 
concluded. 

Type of Value: As Is Market Value

Valuation Analyses
Cost Approach: A cost approach was not applied as the property is vacant 

land and this approach is not applicable.  

Sales Comparison Approach: The sales comparison approach was applied as there is 
adequate data to develop a value estimate, and this 
approach reflects market behavior for this property type. 

Income Approach: An income approach was not applied as most market 
participants would not consider an income analysis. 

Hypothetical Conditions: None

Extraordinary Assumptions: None
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Subject Aerial Photograph: 
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Neighborhood Aerial Photograph: 

Subject
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Subject Photographs

1. Street scene looking southeasterly
along Boulder Highway. A portion of 
the subject can be seen in the right
foreground. 

2. Street scene looking northerly along 
Boulder Highway. A portion of the 
subject can be seen in the left
foreground.
  



9

Mathews Appraisal                                  File No. 006-26

Subject Photographs, continued

3. Street scene looking southeasterly 
along Clark Street. A portion of the 
subject can be seen in the left 
foreground.

4. Street scene looking northwesterly
along Clark Street. A portion of the 
subject can be seen in the right
foreground.
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Subject Photographs, continued

5.  View looking northwesterly along 
the public alleyway/utility right-of-way 
that bisects the property. 

6. View looking southeasterly along 
the public alleyway/utility right-of-way 
that bisects the property.
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Subject Photographs, continued

7. View looking northeasterly along 
the alignment of Nevada Avenue. A 
portion of the subject can be seen to the 
left.

8. View looking southwesterly along a
portion of the northwestern boundary.
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Subject Photographs, continued

9. View looking southernly at the 
property. 

10. View looking southeasterly along 
the portion of the property that fronts 
Boulder Highway. 



13

Mathews Appraisal                                  File No. 006-26

Subject Photographs, continued

11.  View looking northwesterly along 
the portion of the property that fronts 
Boulder Highway. 

12. View looking westerly at the 
property. 
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Subject Photographs, continued

13.  View looking southeasterly along 
a portion of the southeastern boundary.

14. View looking northwesterly along 
a portion of the southwestern boundary.
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Subject Photographs, continued

15.  View looking southeasterly along 
a portion of the southwestern boundary.

16. View looking easterly at the most 
northern portion of the property. 
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Subject Parcel Description

SITE

Assessor Parcel Numbers: 161-27-203-011 to -014, 161-27-212-005 to -008 and 161-27-
311-001

Location/Access: The subject is located on the southwest side of Boulder Highway, 
north of Nevada Avenue, Las Vegas, Nevada. The property is 
also bordered to the southwest by Clark Street. The portion of 
Boulder Highway that borders the property is fully improved. The 
portion of Clark Street that borders the property is partially 
asphalt paved, and the alignment of Nevada Avenue is 
unimproved.  

Current Use of the Parcel: Vacant land

Land Area: According to public records, the subject site contains a net area of 
2.76 acres, or 120,226 square feet. 

Shape: As identified in the aerial photograph included earlier in this 
report, the subject parcel is of irregular shape, bisected by a 
public alleyway/utility right-of-way. 

Topography: Level

Soil Conditions: According to a preliminary geotechnical investigation report 
performed by Arroyo Engineering Consultants, Inc., dated 
January 8, 2026, the subject site was previously improved and is 
suitable for future improvements. This report also indicates that 
uncontrolled fill exists that would require removal/processing 
prior to use. The soil conditions observed at the subject appear to 
be typical of the region and are assumed adequate to support 
normal development.  

Environmental Issues: Based on the Phase I environmental site assessment completed by 
SCS Engineers, dated January 2, 2026, no recognized 
environmental conditions (RECs), controlled recognized 
environmental conditions (CRECs), historical recognized 
environmental conditions (HRECs), or significant data gaps in 
connection with the property are identified. They do not 
recommend further investigation.  

There is no known or observed adverse environmental conditions 
at the subject property. Please reference Limiting Conditions and 
Assumptions regarding environmental assumptions.
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Utilities: All normal public utilities are immediately available in the 
adjacent streets.

Legal Description: The subject is identified as Lots Nine (9), Ten (10), Eleven (11), 
Twelve (12), Thirteen (13) and Fourteen (14), Fifteen (15) and 
Sixteen (16)  in Block One (1) of CARTER BUNCH 
SUBDIVISION, as shown by map thereof on file in Book 2 of 
Plats, Page 74, in the Office of the County Recorder of Clark 
County, Nevada.  

Encumbrances: No unusual encumbrances are identified.
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Flood Map

FEMA Map Numbers 32003C25830F and 32003C2585F

FEMA Map Date November 16, 2011

Flood Zone Comments: The subject property is located in Zone X, with a 0.2% annual 
chance of flood hazard, as mapped by the Federal Emergency 
Management Agency (FEMA), which is not classified as a flood 
hazard area, and the property is outside of a 100-year flood plain. 
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Subject Assessment and Taxes

Taxing Authority Clark County
Assessment Year 2026

The following tax information is reported for the assessor parcel: 

Tax Info for APNs: 161-27-203-011 to -014, 161-27-212-005 to -008 & 161-27-311-001 

Comments

Nevada legislation restricts real estate tax increases, based on a maximum of 8%; resulting in the 
above cap reductions.  
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Zoning

Zoning Code Commercial General (CG), Clark County.

Planned Land Use Corridor Mixed-Use (CM), Clark County

Overlay District: NA

Zoning Description The CG district is established to accommodate auto-oriented commercial
uses.

Zoning Comments The property is currently zoned Commercial General (CG) by Clark 
County, with a Corridor Mixed-Use (CM) planned land use. The 
overlying designations allow for a wide range of commercial uses, 
consistent with adjacent properties. 
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Las Vegas Area Location Map
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Description of Market Area - Las Vegas Area Analysis

Clark County comprises the most southern portion of Nevada. It is the most populous county in 
the state, accounting for 73% of the population. The majority of urbanization in the 8,012 square 
miles of Clark County has occurred within the Las Vegas area.

Population 
Clark County has historically grown at a rapid 
rate. From 2000 when the population was 
1,360,496 to present day, Clark County has seen 
an approximate 78% increase in total population. 

The 2024 Clark County population of 2,421,685 
is an increase of 50,099 from the 2023 population 
of 2,371,586.  

Approximately 97% of Clark County residents are 
in the greater Las Vegas area. Las Vegas has 
generally experienced positive population growth 
over recent decades. 

Clark County Population 

Source: Federal Reserve

Population Distribution (2024)

City/Area Population

Henderson 354,961

Las Vegas 681,397

North Las Vegas 290,144

Unincorporated Clark County 1,056,310

Boulder City 15,010

Mesquite 23,862

Total Clark County Population 2024 2,421,685
Source:  Clark County Comprehensive Planning



23

Mathews Appraisal                                  File No. 006-26

Economy
The economic base of the area is dominated by the tourist/service industries, trade industries, 
professional services, construction industry, and governmental/municipal agencies, including 
substantial military base employment. According to the US Bureau of Labor Statistics the total 
Las Vegas area labor force reported for March 2025 is 1,241,500. The largest employment sector 
is the leisure and hospitality industry which includes tourism-related employment. This sector 
includes jobs related to arts and entertainment, hotel/gaming and recreation, and food service, 
and accounts for 26% of the total employment in Las Vegas. Employment distribution is 
illustrated in the following chart:

Mining
0%

Construction
7%

Manufacturing
3%

Trade, Transportation and Utilities
18%

Information
1%

Financial Activities
5%

Professional and Business Services
16%Education and Health Services

11%

Leisure and Hospitality
26%

Other Services
3% Government

10%

Las Vegas Employment Distribution

Source: Nevada Workforce Informer

Due to the Las Vegas economy reliance on the tourism industry, the COVID-19 pandemic 
significantly impacted employment in the area. The unemployment rate increased from 4.3% 
reported in February 2020, to 34.0% reported in April 2020; however, since that time 
unemployment has declined significantly to 6.0% reported in July 2025. Unemployment in the 
area has been stable since 2022.  
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Clark County Visitor Volume: 

Year Volume Change
2004 37,388,781
2005 38,566,717 3.15%
2006 38,914,889 0.90%
2007 39,196,761 0.72%
2008 37,481,552 -4.38%
2009 36,351,469 -3.02%
2010 37,335,436 2.71%
2011 38,928,708 4.27%
2012 39,727,022 2.05%
2013 39,668,216 -0.15%
2014 41,126,512 3.68%
2015 42,636,489 3.67%
2016 42,936,489 0.70%
2017 42,208,200 -1.70%
2018 42,116,800 -0.22%
2019 42,523,700 0.97%
2020 19,031,100 -55.25%
2021 32,230,600 69.36%
2022 38,829,300 20.47%
2023 40,829,900 5.15%
2024 41,676,300 2.07%

40

5,000,040

10,000,040

15,000,040

20,000,040

25,000,040

30,000,040

35,000,040

40,000,040

45,000,040
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Source: Las Vegas Convention and Visitors Authority  
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Clark County Average Daily Room Rates: 

Year Rate Change
2004 $89.78
2005 $103.12 14.86%
2006 $119.66 16.04%
2007 $132.09 10.39%
2008 $119.19 -9.77%
2009 $92.93 -22.03%
2010 $94.91 2.13%
2011 $105.11 10.75%
2012 $108.08 2.83%
2013 $110.72 2.44%
2014 $116.73 5.43%
2015 $120.99 3.65%
2016 $125.96 4.11%
2017 $129.41 2.74%
2018 $128.85 -0.43%
2019 $132.62 2.93%
2020 $120.31 -9.28%
2021 $137.37 14.18%
2022 $170.98 24.47%
2023 $191.29 11.88%
2024 $193.16 0.98%

$40.00

$60.00

$80.00

$100.00

$120.00

$140.00

$160.00

$180.00

$200.00

$220.00
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Source: Las Vegas Convention and Visitors Authority  
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Clark County Tourism Summary

As can be seen from the preceding charts, market conditions within the Clark County tourism 
industry declined dramatically from 2007 through 2009; however, from that time through 2019 
market conditions improved significantly. The visitor count for 2019, of 42,523,700, was near 
the all-time high, of 42,936,109, reached in 2016. The COVID-19 pandemic caused significant 
adverse effects for the Clark County tourism market, and the visitor volume and other tourism 
metrics for 2020 were far below previous years. However, the Clark County tourism industry has 
improved significantly as the health risks associated with the pandemic were resolved. The 
visitor volume over the past two years is marginally below the peak reach in 2019. The average 
daily room rates for 2023 and 2024 were new record highs.   

Las Vegas Valley Housing
The following charts illustrate Las Vegas housing market trends based on information from the 
U.S. FHFA, Realtor.com, and the U.S. Census Bureau. 

Las Vegas Housing Price Index

Las Vegas Single Family Homes Median Days on Market 
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Las Vegas New Home Permits

Las Vegas Housing Supply

According to the ESRI ACS Housing Summary report, a total of 713,571 residential units 
currently exists within the Las Vegas area, which includes single-family units, 
condominium/townhomes, apartment units, and mobile homes. In 2024 a total of 13,350 new 
homes permits were issued, which is consistent with the 13,078 permits issued in 2023 and the  
13,081 permits issued in 2022. Through the first six months of 2025, 7,427 permits have been 
issued which is consistent with the first six months of 2024. Current residential construction 
activity remains well below the peak of 39,200 units in 2005; however, since 2016 new home 
construction activity has been relatively stable, ranging from 11,460 to 16,442 units annually. 

Las Vegas Housing Demand 

Since the housing crash that occurred between 2007 and 2010, developers have re-launched 
master planned communities such as Inspirada, Skye Canyon, Cadence, and The Villages at Tule 
Springs. Home builders are being much more cautious, and are limiting speculative 
development, relative to that experienced prior to the housing market crash. Due to an increase in 
interest rates existing residential sales volume has declined from the high reached in 2022; 
however, prices continue trending upward.

Las Vegas Housing Prices 

Median home prices in the Las Vegas area have increased significantly since 2012. Between 
January and June 2023 median prices declined by approximately 5%; however, prices have since 
recovered to reach new highs. The FHFA Metropolitan Area House Price Indexes for the 2nd

Quarter 2025 indicates a 2.09% increase in home prices in Las Vegas over the past year, and a 
55.83% increase over the past five years.
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Summary of Las Vegas Housing Market 
The Las Vegas housing market has experienced significant improvements since 2012; however, 
due to an increase in interest rates existing residential sales volume has declined from the high 
reached in 2022. The current average national 30-year mortgage rate is 6.30%, which is well 
above the low of 2.65% reached in January 2021, however, it is down from the peak of 7.79% 
reached in October 2023. The long-term outlook for the Las Vegas housing market continues to 
be positive. 
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Las Vegas Retail Market
The following charts identify current and historic: inventories, vacancies, absorption, deliveries, 
and rental rates for the Las Vegas retail market since 2015, based on information gathered from 
CoStar. Following the discussion of the Las Vegas retail market, is a discussion of the 
neighborhood retail market.

Las Vegas Retail Market Absorption/Deliveries/Vacancy Chart

Las Vegas Retail Supply
The total retail inventory in the Las Vegas area is 120 million square feet. Net retail deliveries 
for 2025 reached the highest level since 2016. Approximately 967,000 square feet of new space 
is currently under construction.  

Las Vegas Retail Demand
The current average vacancy rate for retail space is 5.1%. Retail vacancies have been stable over 
the past three years.  



30

Mathews Appraisal                                  File No. 006-26

Las Vegas Retail Market Occupancy/Rental Rate Chart

Las Vegas Retail Rental Rates
Rental rates have increased significantly over the past ten years; however, they have been 
relatively flat over the past year. The current average asking rental rate for retail properties 
within Las Vegas is reported at $2.83 per square foot, per month. 

Summary of Las Vegas Retail Market 
The Las Vegas retail market conditions have improved significantly over the past ten years, and 
over the past two years Las Vegas retail market conditions have been stable. 
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Submarket Location Map
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Submarket Retail Absorption/Deliveries/Vacancy Chart

Submarket Retail Supply 
The retail inventory in the subject’s neighborhood is identified at 16 million square feet. Since 
2022 supply and demand have been relatively stable. Currently 93,000 square feet of new retail
space is under construction in the area.  

Submarket Retail Demand 
Over the past three years, new construction has generally kept paced with demand. The average 
vacancy rate is reported at 4.4%, which is slightly below the Las Vegas average of 5.1%. 
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Submarket Retail Vacancy/Rental Rate Chart 

Neighborhood Retail Rental Rates
Rental rates within the subject’s neighborhood have been increasing steadily since 2014. The 
average monthly rental rate in the neighborhood is identified at $2.46 per square foot, which is 
modestly below the Las Vegas average of $2.83 per square foot. Over the past year rental rates 
have been stable.  
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Submarket Area Description

The subject’s neighborhood includes the most southeastern portion of the Las Vegas 
metropolitan area, generally south of Flamingo Road and east of Eastern Avenue. This area 
includes portions of older Henderson proper, as well as newer developing areas. 

The most recent development in the City of Henderson has occurred in various master planned 
communities such as Green Valley, Seven Hills, MacDonald Ranch, Anthem, Tuscany, Lake Las 
Vegas, Cadence, and others. New developments and redevelopment have also occurred in the 
downtown Henderson area. 

Boulder Highway is a primary northwest/southeast thoroughfare in the eastern part of the 
Las Vegas metropolitan area and extends through the subject’s market area. This was the original 
highway providing access into Las Vegas from Arizona and Hoover Dam, which has since been 
bypassed by U.S. Highway 95. Boulder Highway remains a substantial commercial corridor and 
commuter route. 

U.S. Highway 95 is a primary freeway into the Las Vegas area. This expressway provides direct 
access into the Las Vegas Central Business District and extends into the northwest portion of the 
Las Vegas valley. A full freeway interchange exists where Lake Mead Parkway intersects with 
U.S. Highway 95 and converges with the 215 Beltway. Full freeway interchanges also exist at 
other major intersections.

Lake Mead Parkway is one of the primary east/west thoroughfares in the area. This road extends 
easterly providing access to downtown Henderson, Lake Las Vegas and eventually leading to the 
Lake Mead National Recreation Area. Large commercial developments such as a Wal-Mart 
anchored shopping center, an Albertson’s anchored shopping center, and a Target anchored 
shopping center exist along Lake Mead Parkway. Other smaller commercial developments also 
exist along Lake Mead Parkway. 

Galleria Drive is an emerging east/west thoroughfare. An interchange with US Highway 95 was 
completed in 2009, and Galleria Drive has been extended easterly, to provide access to three 
active master planned communities, identified as Lake Las Vegas, Tuscany, and Cadence.

Major north/south thoroughfares in the western portion of the subject’s market area include 
Eastern Avenue, Green Valley Parkway, Valle Verde Drive and Stephanie Street. Access into the 
market area is convenient as the 215 Beltway bisects the southern portion of the market area in 
an east/west direction.

The Galleria Mall, and the Sunset Station Hotel and Casino, exist in the heavily commercialized 
district in the vicinity of U.S. Highway 95 and Sunset Road. The East Valley Auto Mall also 
exists nearby, along Gibson Road. Most automobile manufacturers are represented in this large 
multi-tenant automobile sales district.

A major development at the northeast corner of Galleria Drive and US Highway 95, identified as 
Union Village, was recently completed. This $1.2 billion project is situated on 170 acres. A 
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centerpiece for this development is the recently constructed 170-bed Henderson Hospital, which 
was completed in October 2016. An adjacent 83,000-square foot medical office building exists. 
Residential and commercial uses are also planned for Union Village. 

Other employment centers in the area include large heavy manufacturing facilities, such as Timet 
Titanium, located near the intersection of Lake Mead Parkway and US Highway 95. 

Located along Water Street, south of Lake Mead Parkway, is the Henderson downtown 
redevelopment area. The City of Henderson has established future land use guidelines for the 
redevelopment area and sections of older downtown residential housing have been designated for 
future downtown commercial development. Several retail and mixed-use developments have 
been constructed in the area. Also located in the downtown Henderson area are governmental 
buildings such as the Henderson Police Department, the Henderson City Courthouse, the James 
Gibson Library, the Henderson City Hall, and the Henderson Convention Center. 

The subject property is located near the northern boundary of the City of Henderson, within 
unincorporated Clark County. The adjacent properties that front Boulder Highway include: an 
older motel, used car sale lots, an auto collision center, and other commercial properties.
Adjacent west is a self-storage facility and a residential condominium development.

As will be discussed in the Economically Feasible section of this report, market conditions for 
most realty types within the Las Vegas area are relatively stable and it is my opinion that the 
long-term outlook for Las Vegas and the subject’s market area remains positive.  
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Highest and Best Use

Highest and best use may be defined as the reasonably probable and legal use of vacant land or 
improved property, which is physically possible, appropriately supported, financially feasible, 
and that results in the highest value.

1. Legally Permissible: What uses are permitted by zoning and other legal restrictions? 

2. Physically Possible: To what use is the site physically adaptable? 

3. Financially Feasible: Which possible and permissible use will produce any net return to 
the owner of the site?

4. Maximally Productive: Among the feasible uses which use will produce the highest net 
return, (i.e., the highest present worth)? 

Legally Permissible

The property is currently zoned Commercial General (CG) by Clark County, with a Corridor 
Mixed-Use (CM) planned land use. The overlying designations allow for a wide range of 
commercial uses, consistent with adjacent properties, and commercial development is considered 
to be legally permissible.

Physically Possible

The subject contains a net area of approximately 2.76 acres, or 120,226 square feet, and has a 
relatively level topography. Paved access is available from Boulder Highway and Clark Street.
All normal public utilities are immediately available. The physical attributes of the property 
would allow for a wide range of commercial development.  

Economically Feasible/ Maximally Productive Use 

As discussed in the Market Area Analysis section, commercial market conditions have stabilized 
over recent years, with average occupancies and rental rates levelling off. New construction is 
keeping pace with demand. The long-term outlook for the area remains positive. The subject has 
frontage along Boulder Highway, which is a major commercial corridor, and the location is 
suitable for commercial use. It is my opinion that commercial development would satisfy the 
tests of economically feasible and maximally productive use. 

Highest and Best Use Conclusion

It is my opinion that the highest and best use of subject property is for commercial development. 
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Valuation Methodology

Three basic approaches may be used to arrive at an estimate of market value. They are:

1. The Cost Approach 
2. The Income Approach
3. The Sales Comparison Approach 

Analyses Applied

A cost approach was not applied as most market participants would not consider cost in their 
analysis of a property such as the subject.  

A sales comparison analysis was considered and was developed because there is adequate data 
to develop a value estimate and this approach reflects market behavior for this property type. 

An income analysis was not considered as most market participants would not consider an 
income analysis.
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Land Valuation

I have identified comparable vacant land sales in the general area with similar locations and use 
potential as the subject. I have compared these properties to the subject based on price per square 
foot, and I have adjusted for differences which exist, based on market derived data.  

On the following page is a summary of the comparable sales that I have included, followed by a 
map that depicts the locations of the comparables relative to the subject. I have also included 
descriptions of the comparable sales and aerial photographs for further identification of these 
properties.  
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Summary of Comparable Land Sales

No. Property Location
Sale 
Date Sale Price

Size 
(Net SF)

Price Per 
Net SF

1 1020 S Boulder Hwy, Henderson, 
NV

May-25 $3,700,000 134,585 $27.49

2 Northeast side of Boulder Hwy, south 
of Tropicana Ave, Las Vegas, NV 

May-24 $2,000,000 96,268 $20.78

3 2251 E Sahara Ave, Las Vegas, NV Feb-24 $1,455,000 75,794 $19.20

4 2700 E Bonanza Rd, Las Vegas, NV May-24 $1,985,000 102,802 $19.31

5 North side of Lake Mead Blvd, west 
of Nellis Blvd

Mar-26 $3,900,000 184,694 $21.12

6 North corner of Boulder Hwy and 
Pueblo Blvd 

Jan-26 $7,520,000 316,246 $23.78

7 4182 E Lake Mead Blvd Listing $2,194,000 114,998 $19.08

Subj Southeast side of Boulder Hwy, north 
of Nevada Ave., Las Vegas, NV 

-- -- 120,226 --
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Land Market Comparables Map
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Land Sale Abstract Number 1

APN: 179-21-301-003

Location: 1020 S Boulder Hwy, Henderson, NV 89015

Grantor: Boulder VA, LLC

Grantee: The Louie Commons, LLC

Recording Date: May 1, 2025

Document No.: 20250501-0000422

Net Size: 3.09 Acres, or 134,585 SF

Zoning: Corridor/Community Mixed-Use (MC), Henderson

Planned Land Use: Transit Oriented Development (TOD), Henderson

Overlay District: NA

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Boulder Highway and Sausalito Drive.
The adjacent Boulder Highway is fully developed, and Sausalito drive is partially 
paved, but no curbs, gutters sidewalks or streetlights exist along this street.

Topography: Level

Sale Price: $3,700,000.00

Unit Price: $27.49/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by a VA primary care clinic, Pinecrest Academy Horizon 
charter school, a Lowe’s anchored shopping center, and single-family residential 
developments. It sold after a marketing time of 63 days. 

Verified by: County Records, Deed
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Land Sale Number 1 – Aerial Photograph 
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Land Sale Abstract Number 2

APN: 161-28-510-024

Location: Northeast side of Boulder Highway, south of Tropicana Avenue, Las Vegas, NV 89122

Grantor: Albert D. Massi

Grantee: Tropicana Trails, LLC

Recording Date: May 7, 2024

Document No.: 20240507-0000637

Net Size: 2.21 Acres, or 96,268 SF (The net area excludes the drainage channel that extends along 
the northern boundary.) 

Zoning: Commercial General (IL), Clark County

Planned Land Use: Corridor Mixed-Use (CM), Clark County

Overlay District: None

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Boulder Highway. The adjacent street is 
paved, but no curbs, gutters sidewalks or streetlights exist along the property’s frontage.  

Topography: The site is level. A drainage channel extends along the northern boundary; however, this 
channel has not been included in the net area. 

Sale Price: $2,000,000.00

Unit Price: $20.78/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by commercial and residential developments. The buyer 
plans to construct low-income apartments.

Verified by: County Records, Deed
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Land Sale Number 2 – Aerial Photograph 
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Land Sale Abstract Number 3

APN: 162-01-401-014

Location: 2251 E Sahara Ave, Las Vegas, NV 89104

Grantor: Nevada Property Ventures, LLC, Arville Capital Management, LLC, and Dividing Line 
Capital Management, LLC

Grantee: Sahara and Eastern Owner, LLC

Recording Date: February 28, 2024

Document No.: 20240228-0000250

Net Size: 1.74 Acres, or 75,794 SF

Zoning: Limited Commercial (C-1), Las Vegas

Planned Land Use: Transit Oriented Development (TOD), Las Vegas

Overlay District: NA

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Sahara Avenue, which borders the 
property to the south. The adjacent street is fully improved.

Topography: Level

Sale Price: $1,455,000.00

Unit Price: $19.20/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by commercial developments, and a public park. The 
property was acquired for the construction of a carwash.  

Verified by: County Records, Deed
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Land Sale Number 3 – Aerial Photograph 
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Land Sale Abstract Number 4

APN: 139-36-110-030

Location: 2700 E Bonanza Road, Las Vegas, NV 89101

Grantor: Bonanza 101, LLC

Grantee: CFT NV Developments, LLC

Recording Date: May 2, 2024

Document No.: 20240502-0001027

Net Size: 2.36 Acres, or 102,802 SF

Zoning: Limited Commercial (C-1), Las Vegas

Planned Land Use: Transit Oriented Development (TOD), Las Vegas

Overlay District: NA 

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Bonanza Road, which borders the 
property to the north. The adjacent street is fully improved.

Topography: Level

Sale Price: $1,985,000

Unit Price: $19.31/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by commercial and multifamily developments. At the time 
of sale an economically obsolete building existed that has since been removed. This 
property had a marketing time of 458 days. 

Verified by: County Records, Deed
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Land Sale Number 4 – Aerial Photograph 
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Land Sale Abstract Number 5

APN: 140-20-610-066 thru -070

Location: North side of Lake Mead Blvd, west of Nellis Boulevard, Las Vegas, NV 89115

Grantor: Lake Mead Capital Management, LLC and etal

Grantee: MEQ LMN, LLC

Recording Date: March 3, 2026

Document No.: 20260303-0002145

Net Size: 4.24 Acres, or 184,694 SF

Zoning: Commercial General (CG), Clark County

Planned Land Use: Business Employment (BE), Clark County

Overlay District: NA 

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Lake Mead Boulevard. The adjacent street 
is fully improved.

Topography: Level

Sale Price: $3,900,000

Unit Price: $21.12/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by a Walgreens, a retail center, a middle school, a used car 
dealership, and single-family homes. This property had a marketing time of 29 months. 

Verified by: County Records, Deed
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Land Sale Number 5 – Aerial Photograph 
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Land Sale Abstract Number 6

APN: 179-20-602-025

Location: North corner of  Boulder Highway and Pueblo Boulevard, Henderson, NV 89015

Grantor: BH Development Holdings, LLC

Grantee: HAND Property Holding Company

Recording Date: January 8, 2026

Document No.: 20260108-0003080

Net Size: 7.26 Acres, or 306,246 SF

Zoning: Corridor/Community Mixed-Use (MC), Henderson

Planned Land Use: Transit Oriented Development (TOD), Henderson

Overlay District: NA 

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Boulder Highway and Pueblo Blvd.
Boulder Highway is fully improved, and Pueblo Blvd lacks curbs, gutters and 
sidewalks.

Topography: Level

Sale Price: $7,520,000

Unit Price: $23.78/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by a tavern, vacant land, a convenience store/gas station and 
a townhome development. This property had a marketing time of over 11 years. A 
portion of the property that fronts Boulder Highway is encumbered with a bike path. 

Verified by: County Records, Deed
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Land Sale Number 6 – Aerial Photograph 



53

Mathews Appraisal                                  File No. 006-26

Land Sale Abstract Number 7

APN: 140-19-602-019

Location: 4184 E Lake Mead Boulevard, NV 89115

Grantor: Saticoy Bay, LLC

Grantee: NA

Recording Date: Listing

Document No.: NA

Net Size: 2.64 Acres, or 114,998 SF

Zoning: Residential Single-Family 3.3 (RS3.3), Clark County

Planned Land Use: Neighborhood Commercial (NC), Clark County

Overlay District: NA

Utilities: Public power, water, and sewer are immediately available.

Access: Access is available to this property by way of Lake Mead Blvd and Moonlite Drive.
Lake Mead Blvd is fully improved, and Moonlite Drive lacks curbs, gutters and 
sidewalks. 

Topography: Level

Asking Price: $2,194,000

Unit Price: $19.08/SF

Financing: Cash Equivalent

Remarks: This property is surrounded by a multi-tenant automotive repair facility, vacant land, a
residential developments. This property has been available for sale for over two years.  

Verified by: County Records, Listing
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Land Sale Number 7 – Aerial Photograph 
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Land Valuation – Analysis and Conclusion

The seven comparable properties indicate prices per net square foot from a low of $19.08 to a 
high of $27.49. To conclude an appropriate unit value for the subject, I have considered the 
differences which exist between the comparable properties and the subject. 

Property Rights, Financing, and Conditions of Sale: 
Comparables 1 through 6 represent the fee simple interests in closed arms-length sales, which 
were purchased in all cash or cash equivalent transactions. No unusual conditions have been
identified at these comparable properties that would warrant adjustments.

The price identified at Comparable 7 is an asking price that potentially could be negotiated 
downward; therefore, a qualitative downward consideration is made.

Buyer Expenditures:
No buyer expenditures are identified at Comparables 1, 2, 3, 5, 6, or 7 that would warrant 
adjustments. Comparable 4 included economically obsolete improvements that needed to be 
removed; therefore, an upward adjustment is made.

Market Conditions:
Comparables 1 through transferred within the past 25 months, and Comparable 7 is a current 
listing. Unit prices for commercial land have been stable since 2022, and no adjustments are 
deemed necessary. 

Drainage: 
The subject and comparables have typical drainage, and no special flood control improvements 
are necessary.  

Access:
The subject currently has paved access from Boulder Highway and Clark Street, and similar 
access is available at Comparables 1, 2, 4, 5, 6 and 7. Comparable 3 only has approximately 138 
feet of frontage, and the access is considered inferior to the subject, warranting an upward 
adjustment.  

Utilities / Offsite Improvements: 
All normal public utilities are available at the subject, which is similar to comparables; however, 
slight downward adjustments are made to Comparables 3, 4, and 5, which have complete street 
offsites, with sidewalks, curbs, and gutters along all adjacent streets.   

Onsite Improvements: 
No onsite improvements exist at the subject and Comparables 1, 2, 3, 5, 6, and 7. Comparable 4 
includes economically obsolete improvements that need to be removed; however, I have 
accounted for these improvements in my analysis of buyer expenditures. 
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Location: 
In my analysis of the location of the subject relative to the comparables, I have considered 
visibility, traffic counts, and character of immediate surrounding neighborhoods. The overall 
locations of Comparables 2, 3, 4, 5, and 7 are judged to be similar. Comparables 1 and 6 are in a 
more commercialized area, where new development has occurred in the more recent past;
therefore, downward adjustments are made. 

Topography: 
The subject and the comparables consist of level land. 

Zoning/ Land Use:
The subject property is currently zoned CG which allows for a wide range of commercial use. 
All the comparables have similar zoning and/or use potential. 

Shape/ Encumbrances:
The subject is of slightly irregular shape, bisected by a public alleyway, and Comparables 2, 3, 
and 6 are also of slightly irregular shape or have other encumbrances. Comparables 1, 4, and 7
are of rectangular shape, and no unusual encumbrances are identified; therefore, slight downward 
adjustments are made.  

Size:
The subject contains 2.76 net acres, or 120,226 square feet, which is well within the range 
indicated by the comparables. No unit price differences are identified due to size differences. It is 
my opinion that the differences in size do no warrant adjustments.  
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Adjustment Chart:
Comparables Adjustment Grid
Comparable Subject Adj. Comp 1 Adj. Comp 2 Adj. Comp 3 Adj. Comp 4 Adj. Comp 5 Adj. Comp 6 Adj. Comp 7

Sale Date May-25 May-24 Feb-24 May-24 Mar-26 Jan-26 Listing

Sale Price $3,700,000 $2,000,000 $1,455,000 $1,985,000 $3,900,000 $7,520,000 $2,194,000

Size (Net SF) 120,226 134,585 96,268 75,794 102,802 184,694 316,246 114,998

Price Per SF $27.49 $20.78 $19.20 $19.31 $21.12 $23.78 $19.08

Transactional Adjustments

Property Rights Adj. None 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0

          Adjusted Price $3,700,000 $2,000,000 $1,455,000 $1,985,000 $3,900,000 $7,520,000 $2,194,000

Financing Adj. Cash Equivalent 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0

          Adjusted Price $3,700,000 $2,000,000 $1,455,000 $1,985,000 $3,900,000 $7,520,000 $2,194,000

Conditions of Sale Adj. Typical 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 Listing Downward

          Adjusted Price $3,700,000 $2,000,000 $1,455,000 $1,985,000 $3,900,000 $7,520,000 $2,194,000

Buyer Expenditures Adj. None 0.00% $0 0.00% $0 0.00% $0 5.00% $99,250 0.00% $0 0.00% $0 0.00% $0

          Adjusted Price $3,700,000 $2,000,000 $1,455,000 $2,084,250 $3,900,000 $7,520,000 $2,194,000

Months Since Sale 10.00 22.00 25.00 22.00 - 2.00 -

Market Conditions Adj. Stable 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0 0.00% $0

          Adjusted Price $3,700,000 $2,000,000 $1,455,000 $2,084,250 $3,900,000 $7,520,000 $2,194,000

          Adjusted Price Per SF $27.49 $20.78 $19.20 $20.27 $21.12 $23.78 $19.08

Property Adjustments

Drainage Adj. Typical 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00

Access Adj. Paved 0.00% $0.00 0.00% $0.00 5.00% $0.96 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00

Utilities/Offistes Adj. Partial 0.00% $0.00 0.00% $0.00 -2.00% -$0.38 -2.00% -$0.41 -2.00% -$0.42 0.00% $0.00 0.00% $0.00

Onsites Adj. None 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00

Location Adj. Boulder Hwy -15.00% -$4.12 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 -15.00% -$3.57 0.00% $0.00

Topography Adj. Level 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00

Zoning/ Use Adj. Commercial 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00

Shape/Encumbrances Adj. Irregular -5.00% -$1.37 0.00% $0.00 0.00% $0.00 -5.00% -$1.01 -5.00% -$1.06 0.00% $0.00 -5.00% -$0.95

Size Adj. 120,226 SF 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00 0.00% $0.00

Indication of Value Per SF $21.99 $20.78 $19.77 $18.86 $19.64 $20.21 $18.12

Total % Net Adjustment -20% 0% 3% -2% -7% -15% -5%

20% 0% 2% 12% 7% 15% 5%Gross % Adjustment
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Conclusion of Market Value:

The six comparable properties indicate a range in prices per square foot, prior to adjustments, 
from a low of $19.08 to a high of $27.49. Adjustments are needed for the differences in location, 
shape/encumbrances, and offsite improvements. After appropriate adjustments, the range in unit 
prices is from $18.12 to $21.99 per square foot, with an average of $19.91.  

Based on my analysis of each of the comparable properties as they relate to the subject, I have 
concluded a market value opinion for the subject at $20.00 per square foot, which is well within 
the range indicated by the comparable properties prior to and after adjustments. My as is market 
value opinion is summarized as follows: 

Value Opinion – Summarized
Net Site Area (SF):  120,226 
Value per SF: $              20.00 

Indicated Market Value Opinion (rounded): $ 2,405,000
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Assumptions and Limiting Conditions

This appraisal assignment has been made with the following general assumptions:

 1. No responsibility is assumed for the legal description or for matters including legal or title 
considerations. Title to the property is assumed to be good and marketable unless 
otherwise stated.

 2. The property is appraised free and clear of any or all liens or encumbrances unless 
otherwise stated.

 3. Responsible ownership and competent property management are assumed. 

 4. The information furnished by others is believed to be reliable. However, no warranty is 
given for its accuracy.

 5. All engineering is assumed to be correct. The plot plans and illustrative material in this 
report are included only to assist the reader in visualizing the property. 

 6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil or 
structures that render it more or less valuable. No responsibility is assumed for such 
conditions or for arranging for engineering studies that may be required to discover them. 

 7. Unless otherwise stated in this report, the existence of hazardous material, which may or 
may not be present on the property, was not observed, however, we are not qualified to 
detect such substances. The presence of substances such as asbestos, urea-formaldehyde 
foam insulation or other potentially hazardous materials may affect the value of the 
property. The value opinion is predicated on the assumption that there is no such material 
on or in the property that would cause a loss in value. No responsibility is assumed for 
any such conditions, or for any expertise or engineering knowledge required to discover 
them. The client is urged to retain an expert in this field, if desired. 

 8. It is assumed that there is full compliance with all applicable federal, state and local 
environmental regulations and laws unless non-compliance is stated, defined and 
considered in the appraisal report. 

 9. It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with, unless a non-conformity has been stated, defined and considered in the 
appraisal report.
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10. It is assumed that all required licenses, certificates of occupancy, consents or other 
legislative or administrative authority from any local, state or national government or 
private entity or organization have been or can be obtained or renewed for any use on 
which the value opinion contained in this report is based. 

11. It is assumed that the utilization of the land and improvements is within the boundaries or 
property lines of the property described, and that there is no encroachment or trespass 
unless noted in the report. 

All reports issued by these appraisers are subject to the following general limiting 
conditions:

 1. The distribution, if any, of the total valuation in this report between land and 
improvements applies only under the stated program of utilization. The separate 
allocations for land and buildings must not be used in conjunction with any other 
appraisal and are invalid if so used. 

 2. Possession of this report, or a copy thereof, does not carry with it the right of publication. 
It may not be used for any purpose by any person other than the party to whom it is 
addressed without the written consent of the appraiser, and in any event, only with proper 
written qualification and only in its entirety.

 3. The appraisers herein, by reason of this appraisal, are not required to give further 
consultation, testimony or be in attendance in court with reference to the property in 
question unless arrangements have been previously made. 

 4. Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser or the firm with which the appraiser are connected) 
shall be disseminated to the public through advertising, public relations, news, sales or 
other media without the prior written consent and approval of the appraiser. 

 5. The American with Disabilities Act ("ADA") became effective January 26, 1992. I have 
not made a specific compliance survey and analysis of this property to determine whether 
or not it is in conformity with the various detailed requirements of the ADA. It is possible 
that a compliance survey of the property, together with a detailed analysis of the 
requirements of the ADA, could reveal that the property is not in compliance with one or 
more of the requirements of the Act. If so, this fact could have a negative effect upon the 
value of the property. Since I have no direct evidence relating to this issue, I did not 
consider possible non-compliance with the requirements of ADA in estimating the value 
of the property. 
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This appraisal has been developed and the report is provided subject to the following 
specific assumptions, extraordinary assumptions, hypothetical conditions and additional 
limiting conditions:

1. The property is free and clear of all unusual liens and encumbrances.  
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Certification of Value

The undersigned does hereby certify that, except as otherwise noted in this appraisal 
report, to the best of my knowledge and belief, ...

  1. The statements of fact contained in this appraisal report are true and correct.

  2. The reported analyses, opinions and conclusions are limited only by the reported 
assumptions and limiting conditions and is my personal, impartial and unbiased 
professional analyses, opinions and conclusions. 

  3. I have no present or prospective interest in the property that is the subject of this report, 
and no personal interest with respect to the parties involved. 

  4. I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

  5. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

  6. My compensation for completing this assignment is not contingent upon the development 
or reporting of a predetermined value or direction in value that favors the cause of the 
client, the amount of the value opinion, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal. 

  7. The appraisal assignment was not based on a requested minimum valuation, a specific 
valuation or the approval of a loan. 

  8. I have previously appraised the subject property once within the three-year period 
immediately preceding acceptance of this assignment.

  9. Chris Mathews has made a personal inspection of the property that is the subject of this 
report.

10. No one provided significant professional assistance to the person signing this report. 

11. My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice
(USPAP) as adopted by the Appraisal Standard's Board of the Appraisal Foundation. 

12. The use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives.  



63

Mathews Appraisal                                  File No. 006-26

13. As of the date of this report, Chris Mathews, MAI, has completed the requirements under 
the continuing education program of the Appraisal Institute.  

14. As of the date of this report, Chris Mathews, MAI, has completed the Standards and 
Ethics Education Requirement of the Appraisal Institute. 

15. I am competent and qualified to perform the appraisal assignment. The appraiser’s State 
licenses/certifications have not been revoked, suspended, canceled, or restricted. 

16. This report is intended to comply with the reporting requirements of the Uniform 
Standards of Professional Appraisal Practice.

17. Based on my analysis of all the data used, I have developed an opinion of the as is market 
value, as of March 27, 2026, at:

Two Million Four Hundred Five Thousand Dollars 
($2,405,000) 

Appraiser                                                               Date April 21, 2026  
Chris Mathews, MAI
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APPRAISER’S QUALIFICATIONS



Chris Mathews, MAI

LICENSING

Certified General Appraiser, State of Nevada, License No. A.0205456-CG
Certified General Appraiser, State of Utah, License No. 9021077-CG00

PROFESSIONAL DESIGNATION

MAI Designation - Appraisal Institute

Requirements fulfilled for MAI designation include:

Demonstrate good moral character
Earn a four-year degree from an accredited university
Receive credit for 4,500 hours of specialized experience
Pass the two day, four module, AI General Comprehensive Exam
Receive credit for advanced coursework
Complete Demonstration Report 

EDUCATION

B.S., Real Estate, University of Nevada-Las Vegas, 2004
B.S., Finance, University of Nevada-Las Vegas, 2004

EXPERIENCE

Principal of Mathews Appraisal, St. George, Utah 2014 to Present
Appraiser at Anderson Valuation Group, Las Vegas, Nevada 2005 to 2014

Experience includes analysis and valuation of: hotels, apartments, retail centers, office 
complexes, industrial buildings, all types of vacant land, farms, and a wide range of special 
use properties. 

Service Areas:

Nevada & Utah
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UNLV Real Estate Appraisal
UNLV     Analysis of Income Properties
Key Realty School National USPAP Course
Key Realty School Nevada Appraisal Law
Appraisal Institute Income Valuation of Small, Mixed-Use Properties
Appraisal Institute Basic Income Capitalization
Appraisal Institute Advanced Income Capitalization
Appraisal Institute Advanced Sales Comparison & Cost Approaches
Appraisal Institute Report Writing and Valuation Analysis
Appraisal Institute Advanced Applications
Appraisal Institute Advanced Market and Highest and Best Use
Appraisal Institute Review Theory – General
McKissock Supervisor-Trainee Course
Appraisal Institute UASFLA: Practical Applications
McKissock Appraisal of Self-Storage Facilities
McKissock Appraisal of Industrial Incubators

Types of Properties Appraised:

Purposes of Appraisals:

Real Estate Lending 
Asset Monitoring
Real Estate Tax Considerations
Estate Management
Condemnation
Acquisitions
Dispositions 
Divorce Settlements 
Various Other Litigation Purposes 

Hotels Taverns Automobile Dealerships
Multi-Family Gas Stations Mobile Home Parks
Retail Centers Convenience Stores RV Parks
Professional Office Churches Residential Subdivisions
Medical Office Right-of-Ways Airport Hangars
Industrial Water Rights Mini-Storage
Vacant Land LIHTC Fractional Interests
Restaurants Market Feasibility Studies Cell Towers
Agricultural Easements Single Family Residential
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Department of Real Property Management
Property Management and Acquisition Division

500 S. Grand Central Pkwy. 4th Fl, Las Vegas, NV 89155-1825
Office: 702-455-4616 |   Fax: 702-455-4055   | ClarkCountyNV.gov

Shauna Bradley, Director   | Joshua Erickson, Deputy Director

VIA EMAIL to Mathews, Chris L Chris@mathewsappraisalinc.com

March 23, 2026

Chris L Mathews
3143 S. 840 E., Ste 345
St. George, UT 84790

ACCEPTANCE OF APPRAISAL PROPOSAL

Clark County hereby accepts your proposal in the amount of $2,500 dated March 18, 2026, for 
the appraisal update of APN 161-27-203-011 to 014, 161-27-212-005 to 008 and 161-27-311-
001, comprising +/-2.76 acres of vacant/ undeveloped land located off Boulder Highway, 
Nevada Avenue, and Clark St (Property). Please include in your appraisal report a copy of the 
Preliminary Title Report, Geotech report, and any other documents provided to you. Please 
reference these items in the Appendix of your report and in the appropriate area of the 
appraisal report if any basis for value is determined. We will expect to receive the report no 
later than April 06, 2026.

If you have any questions regarding this assignment, please contact me at (702) 455-2501 or
by email at Ischel.Meza@ClarkCountyNV.gov.

Sincerely, 

Ischel Meza
Senior Office Specialist

CC: Shauna Bradley, Director
      Robert Tomiyasu, Property Acquisition Administrator 
      Jaime Leary, Real Estate Administrator
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PRELIMINARY GEOTECHNICAL REPORT



January 8, 2026 
P.N. No. CCRPM - 090125

GEOTECHNICAL ENGINEERING · CONSTRUCTION SUPPORT SERVICES · FORENSIC ENGINEERING SERVICES

1328 ECHO CREEK STREET · HENDERSON, NEVADA 89052 · P. 702 241-5339 · 
AEC@AEC-NV.COM · WWW.AEC-NV.COM

Clark County, Department of Real Property Management
Design and Construction Division
500 S. Grand Central Parkway, 4th Floor
Las Vegas, NV 89155-1825

Attention: Mr. Jordan Deja, Permit Coordinator

Subject: Preliminary Geotechnical Investigation for 
2.76 Acres located along Southwest Side of Boulder Highway 
Between Whitney Avenue and Nevada Way 

Dear Mr. Deja,

As requested, Arroyo Engineering Consultants, Inc. (AEC) has completed the Preliminary Geotechnical 

Evaluation for the Subject project.  The following Report summarizes our findings.

The professional opinions expressed in this report meet the standard of care of our profession.  The test 

hole(s) for this study was located to obtain a reasonably accurate picture of subsurface soil conditions for 

design purposes consistent with our scope of work and budget. Variations can occur from the conditions 

encountered in the test holes.  These variations are sometimes sufficient to necessitate modifications in 

the recommendations of this report and/or the structures design.

If unexpected conditions are observed during construction or in the event that any changes of the 

proposed structures are planned, we should be notified to review the recommendations contained in this 

report.  Construction of foundations and placement and compaction of fill should be observed by a 

representative of our firm.

AEC appreciates the opportunity to be of service, if there are any questions regarding the 

recommendations in this report, please contact the undersigned at (702) 241-5339. 

Respectfully Submitted:

Aaron C. Hastings, P.E.
Arroyo Engineering Consultants, Inc.
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INTRODUCTION

This report presents results of our Preliminary Geotechnical Evaluation for the property located on the southwest 

side of Boulder Highway north of Nevada Way and south of Whitney Avenue in Clark County, Nevada.  The site 

is comprised of 9 separate parcels: 161-27-212-005 to 008, 161-27-311-001, 161-27-203-011 to 014. The project 

is in the jurisdiction of the Clark County Building Department and the applicable building code for this project 

is the 2024 International Building Code and the associated Amendments.  The scope of our Preliminary 

Geotechnical evaluation is presented below.

PURPOSE AND SCOPE

The purpose of our services was to perform a geotechnical exploration with the objective to provide preliminary 

geotechnical recommendations for the proposed improvements. The scope of our investigation included 

subsurface exploration, soil sampling, laboratory testing, and preparation of this report. Recommendations 

provided in this report are based upon our understanding of the project, field and laboratory investigations, and 

experience with similar projects. 

Our investigation did not include any environmental sampling or testing at the site.  It is our understanding that 

any site environmental considerations have been addressed by others and are not a part of the scope for this 

report.

PROJECT DESCRIPTION

At the time of this investigation there is no site plan, however for purposes of this report the construction could 

consist of both concrete tilt up structures and standard wood frame/steel construction.  It is anticipated that the 

structures will not exceed 3 stories in height and will not have any below grade levels.  Preliminary perimeter 

foundation loads are anticipated to be on the order of 3 to 5 kips with isolated column loads on the order of 25 

to 50 kips.

Once the final site plan is developed AEC should review this plan and if necessary additional explorations may 

be necessary to provide a final Geotechnical report.

The final site grades for the project are anticipated to be within 3 feet of the existing site grades. Any changes to 

the anticipated loads and/or site grade should be reviewed by the geotechnical engineer to evaluate the continued 

applicability of the recommendations contained in this report.
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SITE DESCRIPTION 

The site consists of a +/- 2.76 acres undeveloped property located between Boulder Highway and Clark Way and 

north of Nevada Way in Clark County, Nevada.  The site location is shown on the attached Figure 1, Vicinity Map.

At the time of our site visit the site had spread and dumped fills covering the entire site.  Spread fills were noted 

to range from ½ a foot in depth to 3 feet at the locations explored.  It is anticipated that deeper fills may be 

encountered at the site.  Dumped fills ranged up to 3.5 feet in depth above the underlying spread fills.  A power 

line easement runs down the center of the site.  The site generally drains to the west and east by sheet flow.

Reviewing historical air photos from 1990 to present it appears that many of the lots (particularly along Boulder 

Highway) have previously been developed with varying structures.  All of the lots are currently undeveloped, 

however, due to the extensive fills at the site, it is possible that remains of structures and associated 

improvements may still be on the site.

GEOLOGIC INFORMATION

The site is located in the east portion of the Las Vegas Valley. This area is on alluvial remnants consisting of rocks 

and soils deposited by the outlying alluvial fans. The soils in this area generally consist of sands, gravels, silts and 

clays, pebbles, and cobbles. These soils are often found to have varying degrees of cementation. 

Throughout the Las Vegas Valley there are several unclassified faults shown on the Map of Faults and Earth 

Fissures in the Las Vegas Area (C.M. DePolo and John W. Bell, 2000).  The origin of these faults is uncertain 

and continues to be debated.     The nearest mapped fault is located approximately 1 mile to the west of the site.

The location of the fault was determined from the map “Map of Faults and Earth Fissures in the Las Vegas Area”

by C.M. dePolo and John W. Bell in 2000. The location of this fault is not anticipated to adversely affect 

development at the site. During the site walk no features were observed that indicated faulting at the site, 

additionally no features were observed consistent with earth fissures.  It is noted that the entire site has fill placed 

over the surface which may conceal these geologic features.  

According to the IBC (2024) the Las Vegas Valley is located in a seismic considerations zone, which is considered 

to be a low-to-moderate seismic area. 
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The historical earthquake record for the Las Vegas area is characterized by infrequent earthquakes of relatively 

low magnitude. The major recorded earthquakes in the area have ranged between 4.0 and 5.0 Richter magnitude.  

Site specific seismic design criteria are located in the Recommendations section of this report.

The site is located in a “Special Geotechnical Considerations Area” on the Clark County Soils Guidelines Map 

(most current is Revision 2, 2-7-2013) as shown on Figure 3. The following table identifies the specific 

geotechnical considerations for this site. 

SPECIAL GEOTECHNICAL CONSIDERATION SUMMARY

Condition mapped at 

site

Special Geotechnical Consideration Description

No Steep Slopes (greater than 15 percent) and shallow bedrock

No Subsidence and 2000-foot compaction or seismic fault buffer zone

Yes Potential drainage areas or recent sediment deposits.  May also have solubility, 

clay swell, corrosion, gypsum salt, expansive or hydro-collapsible potential.

Yes Solubility, clay swell, corrosion, gypsum salt, expansive or hydro-collapsible 

potential.

Based on the results of our investigation along with our experience in the area, the potential for faulting related 

surface rupture at this site is considered to be low.

A screening for potential Liquefaction Hazards indicate that due to the shallow ground water at the site (less than 

50 feet below the surface) along with some low-density soils may have a moderate risk of Liquefaction.  It is 

recommended that once the site is planned for construction a detailed Liquefaction Analysis be performed.

FIELD INVESTIGATION

Subsurface conditions were investigated by excavating 4 borings at the location shown on attached Site Plan, 

Figure 2. The borings were advanced to depths of 15 to 50 feet below the existing ground surface using a truck 

mounted hollow stem auger drill. Relative density/consistency of the soils was evaluated during drilling using a 

2 inch outside diameter sampler (Split Spoon) driven with a 140-pound hammer dropping 30 inches (SPT testing 

per ASTM D1586).  The Boring logs for these explorations are attached in Appendix B (Borings B-1 to B-4).
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In areas where coarse dense and/or cemented soils are encountered, sampling using the methods described 

above does not provide representative samples, and in these areas other sampling methods are often used, 

including obtaining bulk samples of drill cuttings.  The soil samples encountered were classified in the field and 

through further examination in the laboratory in general accordance with the Unified Soils Classification System

(ASTM D2488).

LABORATORY TESTING

Laboratory tests were conducted on samples considered representative for the purpose of classification and to 

determine pertinent physical and engineering properties.  These tests include Moisture Content, Sieve Analysis,

Plasticity Index, Swell Potential, Solubility and Soil Chemical analysis. Test results are summarized in the 

following table and/or are presented on the attached Boring Logs. Copies of the laboratory testing is attached in 

Appendix B.

SOIL CORROSIVITY AND SOLUBILITY SUMMARY

Sample 
Location

Test 
Performed/Method

Result Notes

B-1 @ 5’ to 10’ 
Bulk

Soluble Sulfates-

SM4500 E

1.26% Exposure 
Class S2*

Solubility 1.48% Low/Moderate

B-3 @ 5’ to 10’ 
Bulk

Soluble Sulfates-

SM4500 E

1.34% Exposure 
Class S2* 

Solubility 1.58% Low/Moderate

B-4 @ 5’ Soluble Sulfates-

SM4500 E

1.1% Exposure 
Class S2*

Solubility 1.46% Low/Moderate

*ACI 318 Table 19.3.1.1, Solubility 2018 SNBCA Table 1804.4.1

AEC designates “Moderate Soluble soils as soils having a Solubility > 1%.
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SIEVE ANALYSIS

U.S. 
Standard 

Sieve

Percent Finer by Weight

B-1 @ 5’ to 10’ Bulk B-3 @ 5’ to 10’ Bulk B-4 @ 5’ Not 
Used

1” 100 100 100

½” 99 100 96

#4 91 100 92

#16 81 99 88

#50 73 91 82

#100 58 76 73

#200 41 55 58

Plasticity 
Index (PI)

LL=25, PL=19, PI=6 LL=29, PL=22, PI=7 LL=26, PL=17, PI=9

Classification SC/SM – Silty Clayey
Sand  

CL – Sandy Silty 
Clay

CL – Sandy Lean 
Clay

SWELL TEST SUMMARY

Sample Location Test 
Performed/Method

Result Notes

B-1 @ 5’ to 10’ Bulk Swell per SNA 1803.5.3.2, 
60 PSF, oven dried

14.4% CRITICAL 
Expansion

B-3 @ 5’ to 10’ Bulk 18.8% CRITICAL 16 
Expansion

B-4 @ 5’ 21.1% CRITICAL 20+
Expansion
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SUBSURFACE CONDITIONS

The following summary is based on the subsurface conditions observed at the locations explored. The entire site 

was found to have uncontrolled fills spread over all the areas planned for improvement.  Based on the 

information from our site visit, this fill was observed to range in depth up to approximately 3 feet. Deeper and 

more extensive spread fills may be present at the site. Additionally, dumped fills were observed at the site on top 

of the spread fills with depths up to 3.5 feet. 

Airial photographs show that several structures were present at the site in the past.  It is unknown whether these 

structures were fully removed or if there are remaining concealed structures and associated improvements.  It is 

anticipated that remaining improvements may include utilities, leach fields and wells.

The contractor should evaluate the site for the actual lateral extent and depths of uncontrolled fills, as well as 

possible remaining structures.  All uncontrolled fills (including those related to previous improvements) will 

need to be removed from the areas proposed for improvements. 

The near native soils at the site (underlying the uncontrolled fills) were predominantly clayey sands to sandy 

clays with varying amounts of gravel sized materials.    Small amounts of gypsum was observed in the samples.  

The native soils were found to be Critically Expansive and Severely Corrosive to concrete (including masonry) 

and metals.  The native soils generally were found to be loose to dense (firm to stiff). The soils generally became 

more clayey with depth.  

Cemented Hard materials were not encountered during our investigation; however, it is well known that 

cemented hard materials can vary in depth, thickness, hardness, and lateral extent across a site.  

Groundwater was encountered in all of the borings. During drilling, the ground water was encountered around 

a depth of 12 feet below the exiting grade.  It is anticipated that the ground water will fluctuate with seasonal 

effects and may be as much as 4 feet higher or lower.  Given the relatively shallow depth of the ground water, 

along with soft/saturated and unstable soils when near the ground water, temporary dewatering and ground 

stabilization at the site will likely be required during construction.
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RECOMMENDATIONS

General

Based on our field and laboratory investigation, the site is suitable for future improvements.  In general, the

site improvements will have to address:  

Shallow spread uncontrolled fills noted up to 3 feet at the locations explored,
additionally dumped fills up to 3.5 feet on top of the spread fills. All uncontrolled fills 
will require removal/processing prior to use.  In addition, previous structures were 
observed at the site, these structures and related improvements may still have potential 
to be exposed when the uncontrolled fills are removed and will require 
removal/abandonment.

Near surface Critically Expansive soils were identified at the site.  These soils are not 
suitable for use in support of future improvements and will require special earthwork 
requirements.

Near surface groundwater along with soft unstable soils will require temporary 
dewatering along with stabilization when excavations approach the ground water 
table.

Potentially Liquefiable soils were encountered during the subsurface investigation.  If 
during final layout of the site these soils are identified within structure areas, 
additional earthwork and/or foundation recommendations may be necessary.

Based on laboratory test results of the samples obtained during our field investigation, the near surface native 

soils are considered to be Critically Expansive and possess concentrations of soluble sulfates considered as 

having Severe corrosion potential for concrete and masonry. The design and construction at this site shall 

conform to the requirements of the 2024 International Building Code and/or the “Southern Nevada Building 

Amendments to the 2024 International Building Code” and to the specific recommendations contained in this 

report.

Seismic Design Criteria

The following summarize the site-specific Seismic Design Criteria for this site.

2024 IBC SEISMIC DESIGN CRITERIA

A. Approximate Site Location: Latitude 36.09364, Longitude -115.04404
B. Site Class: D (See ReMi Survey Appendix C)
C. Mapped Spectral Acceleration Values

0.2 sec Ss = 0.53 (g)

1.0 sec S1 = 0.16 (g)
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D. Spectral Response Accelerations
0.2 sec SMs = 0.71 (g) [1.5 X SDs]

1.0 sec SM1 = 0.43 (g) [1.5XSD1]

E. Design Spectral Response Accelerations
0.2 sec SDs = 0.47 (g)

1.0 sec SD1 = 0.29 (g)

Seismic Accelerations from ASCE 7-22, Site Location estimated from Google Earth

Earthwork Recommendations

Site Clearing and Excavations

Before fill placement begins, all vegetation, organic material, debris, and uncontrolled fill soils should be 

removed from within the proposed structure areas and areas to receive pavements and/or structural fill. 

Uncontrolled fill refers to any fill that was not observed and tested during placement. Native soils that have low 

in-place densities should also be removed to expose medium dense or firm native materials.  

Uncontrolled Fill

As previously discussed, uncontrolled fills are present at the site.  Uncontrolled fills are considered unsuitable 

for support of any structure and should be removed in areas for new improvements. The entire site was found 

to have spread uncontrolled fills across it, these fills were noted to depths of up to 3 feet, however deeper fills 

could be located between the locations explored.  Additionally, the site had dumped fills located on top of the 

spread fills over most of the site. Dumped fills were noted up to 3.5 feet in height.  All uncontrolled fills will be 

required to be removed from areas proposed for improvements, including structure areas, areas for pavements 

and areas for exterior flatwork.  The contractor shall evaluate the site to identify the final depths of uncontrolled

fills prior to construction.  As noted, some previous structures were observed at the site.  If remnants of these 

structures and related improvements (utilities) they will require removal.  Some of the uncontrolled fills may be 

suitable for use as structural fill once cleaned of any debris and oversized materials.  Any uncontrolled fills 

proposed for use as structural fill shall be stockpiled once prepared such that they can be tested for compliance 

with the structural fill requirements prior to there use as fill.

After performing required excavations, the exposed soils should be observed to verify removal of all unsuitable 

deposits.  Exposed soils, in areas to receive fill (minimum fill depth of 3 feet), should then be scarified to a depth 

of 12 inches, moisture conditioned or dried as necessary and compacted as recommended in the Fill Placement 

and Compaction section of this report.  
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Overexcavation

In order to provide more uniform bearing the area of proposed new slab on grade and/or new foundations 

(including retaining walls) should be overexcavated sufficiently to provide a minimum of 40 inches of Structural 

Fill below the new foundations and slabs.  Flatwork and paved areas shall be overexcavated sufficiently to provide

a minimum of 2 feet of Structural Fill below. All overexcavations shall be laterally overexcavated on all sides a 

minimum 5 feet. Transitions between fill areas shall be at a 2:1 (H:V) slope or flatter.

After removal of the uncontrolled fills and required over excavations, the exposed bottom should be scarified a

minimum of 8 inches, moisture conditioned and compacted as detailed in the Fill Placement and Compaction 

section.  

The overexcavated areas should than be returned to the final grades using Structural Fill in accordance with the 

Fill Placement and Compaction section of this report.  

Prior to structural fill placement, the overexcavated areas should be observed by a Geotechnical Engineer or their 

representative.

Fill Materials

Structural Fill 

Structural Fill is fill material used for support of structures, including foundations, slab on grade, retaining walls, 

and paved areas.  Structural fills should meet the requirements of Imported fills as detailed below.  It should be 

noted that the near surface native onsite soils do not appear to meet the requirements for Structural Fill.

All proposed materials for use as Structural Fill should be stockpiled onsite and approved by the Geotechnical 

Engineer prior to their use.  

Imported Fill 

For this project, Imported Fill soils should consist of granular materials that are; low expansive (less than 4% in 

accordance with SNBCA 1808.6.1.1), soluble sulfates exposure not exceeding S2 (ACI 318-14 Table 19.3.1.01), 

low soluble materials (less than 2% per SNBCA 1808.04.4.1) that are reasonably well graded from coarse to fine. 

Maximum of 35 percent passing the -200 sieve and 100 percent passing the 6-inch sieve.

Other Fill Materials

Should conform to the specifications stated in the Uniform Standard Specifications for Public Works 

Construction, Off-Site Improvements, Clark County Area, Nevada, or as approved by the Geotechnical Engineer.
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Fill Placement and Compaction

All fill materials should be moisture conditioned or dried as required, evenly spread on a horizontal plane in 8-

inch loose lifts and compacted to the following:

Fill materials placed within structural areas should be compacted to a minimum of 95 percent of maximum dry 

density and within 2 percent of the optimum moisture content as determined by ASTM D1557.  

Scarified native and/or existing Structural Fill soils should be compacted to a minimum of 90 percent of 

maximum dry density and a minimum of at least 2 percent over optimum moisture content as determined by 

ASTM D1557.

Testing and Inspection Requirements for Soils

Scarified native soils and each 8-inch lift of the structural fill material should be tested for compliance to the 

required compaction and moisture content prior to proceeding with the next lift of material. 

A minimum of 1 test for each 10,000 square feet or portion thereof. Field compaction testing shall be done using 

nuclear methods in accordance with ASTM D2922.  

Inspection requirements for the soils should be Continuous (4B) per 2018 IBC Table 1705.6.   

Foundations – Conventional Concrete

After the earthwork recommendations have been met, foundations as described below for the structures 

established on properly placed structural fill may be designed for a maximum allowable soil bearing pressure of 

2,000 pounds per square foot based upon dead load plus long-term live load.  A one-third increase in allowable 

bearing pressure may be used for short duration loads, such as wind or seismic loads.  Foundations should be a

minimum of 12 inches in width and embedded a minimum of 18 inches below the lowest adjacent grade.  

Lateral support for the foundations will be provided by a combination of friction along the base and passive 

resistance of the adjacent soils.  Friction along the base of the footings may be computed using an allowable 

coefficient of friction of 0.35 with the normal dead load.  An allowable lateral passive earth pressure may be 

computed using an equivalent fluid weighing 250 pounds per cubic foot for footing cast against firm native soils 

and/or properly compacted fill.  

The maximum net allowable passive pressure for shallow footing may not exceed 2,000 pounds per square foot.  

Passive pressures in the upper 12 inches should be neglected unless confined by concrete slab on grade. 

As an alternate, AEC can provide Post Tensioned Slab recommendations if requested.  
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All foundation systems should be designed by a Nevada Registered Structural Engineer.

Settlements

Total settlement for structures, placed in accordance with the recommendations herein, should be on the order 

of 1 inch, with differential settlements on the order of ½-inch in 25 feet.  

Concrete Floor Slabs and Flatwork

Concrete floor slabs and exterior flatwork should be supported by a minimum 6-inch layer of Type II Aggregate 

Base. The Aggregate Base Course should be compacted to a minimum 95 percent of dry density tested according 

to ASTM D1557. Moisture content at placement should be within 2 percent of optimum moisture content.  

A moisture barrier shall be provided beneath the concrete floor slabs and should consist of a visqueen 

(polyethylene) membrane covered by a 2-inch minimum sand backfill blanket to deter punctures and aid in 

concrete cure.  The membrane should be visqueen with a minimum 15-mil thickness.  All joints shall lap a 

minimum of 6 inches.  All concrete placements and curing operations should be performed in accordance with 

the American Concrete Institute (ACI) Manual of Concrete Practice.

FLEXIBLE PAVEMENTS – PARKING AREAS

New parking and drive lane areas will require overexcavation as shown in the following pavement section.  The 

following sections are preliminary and based on a minimum soils R value of 20.  The exposed subgrade shall be 

proof rolled prior to placement of fill.

Table 1: Pavement Section

Roadway Type Asphalt Concrete
Inches

Type II Base
Inches

Type I Base
Inches*

Onsite Parking 3 4 24
Onsite Drive Lanes 3.5 6 24
Notes: * Materials meeting Structural Fill requirements may be substituted for Type I Base.

Asphalt and base course aggregate materials shall conform to the requirements of the applicable 

Uniform Standard Specifications for Offsite Improvements, Clark County, Nevada.
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RETAINING STRUCTURES/LATERAL LOADS

Cantilevered retaining walls: less than 10 feet in retained height with level backfill, no surcharge load and 

no seepage or groundwater, should be designed to resist backfill soil pressures in the active earth pressure state.  

(This assumes that the top of the wall is capable of some movement following backfill).  Refer to Figure 4A  Active 

Earth Pressures for more details. 

In locations of restrained wall corners the use of At Rest Pressures (see below for Restrained Walls) should be 

applied to the wall for a distance of 2 times the height of the wall in each direction.

For design purposes, a backfill soil pressure equivalent to that developed by a fluid with a density of 40 pounds 

per cubic foot would be appropriate for granular free draining backfill.  

When surcharge loads (q) are located on top of the wall within a distance less than the height of the wall, the 

additional lateral load on the wall can be calculated as Pq =q*0.30.

Seismic loads to be applied to the wall shall be done in accordance with the 2018 Southern Nevada Building Code 

Amendments Section 1610.1.1 Equation 16-35a.

Horizontal loads acting on foundations on properly placed structural fill will be resisted by friction along the base 

of the footing and the passive earth pressures against the loaded side of the footings.  Where passive pressure is 

needed for footings to resist horizontal loads, the backfill must be observed and tested for compliance with the 

requirements of structural fill.  

Friction along the base of the footings may be computed using an allowable coefficient of friction of 0.35 with 

the normal dead load.  An allowable lateral passive earth pressure may be computed using an equivalent fluid 

weighing 250 pounds per cubic foot, for footing cast against dense native soils and/or properly compacted fill.  

The maximum net allowable passive pressure for shallow footing may not exceed 2,000 pounds per square foot.  

Passive pressures in the upper 12 inches should be neglected unless confined by concrete slab on grade.  Backfill 

behind the wall should be compacted to no less than 85 percent and no more than 90 percent of ASTM D1557.  

Backfill should not be used to support structures.

Restrained Retaining Walls: less than 10 feet in retained height with level backfill, no surcharge load and no 

seepage or groundwater, should be designed to resist backfill soil pressures in the at rest earth pressure state.  

(This assumes that the top of the wall is NOT capable of movement following backfill.) Refer to Figure 4B At Rest 

Lateral Earth Pressures for more details.

For design purposes, a backfill soil pressure equivalent to that developed by a fluid with a density of 65 pounds 

per cubic foot would be appropriate for granular free draining backfill.  
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When surcharge loads (q) are located on top of the wall within a distance less than the height of the wall, the 

additional lateral load on the wall can be calculated as Pq =q*0.50.

If Seismic loads are to be applied to the wall this shall be done in accordance with the 2018 Southern Nevada 

Building Code Amendments Section 1610.1.1 Equation 16-35b.

Horizontal loads acting on foundations on properly placed structural fill will be resisted by friction along the base 

of the footing and the passive earth pressures against the loaded side of the footings.  Where passive pressure is 

needed for footings to resist horizontal loads, the backfill must be observed and tested for compliance with the 

requirements of structural fill.  

Friction along the base of the footings may be computed using an allowable coefficient of friction of 0.35 with 

the normal dead load.  An allowable lateral passive earth pressure may be computed using an equivalent fluid 

weighing 250 pounds per cubic foot, for footing cast against dense native soils and/or properly compacted fill. 

The maximum net allowable passive pressure for shallow footing may not exceed 2,000 pounds per square foot.  

Passive pressures in the upper 12 inches should be neglected unless confined by concrete slab on grade.  Backfill 

behind the wall should be compacted to no less than 85 percent and no more than 90 percent of ASTM D1557.  

Backfill should not be used to support structures.

All retaining walls shall be waterproofed and provided with appropriate drainage systems.  Back drains and/or 

weep holes shall be used.  The retaining wall drainage system shall be designed by an experienced civil/structural 

engineer.

SUBSURFACE EXCAVATION AND STABILITY

Based on materials encountered during our field exploration, the near surface (less than 5 feet) native non-

cemented materials located on the site should not require special excavation methods. All excavations shall be 

constructed in accordance with the applicable OSHA requirements.  

It is our experience that the lateral extent, depth, thickness and hardness of cemented materials can vary between 

the areas explored for this study.  Contractors should satisfy themselves to the excavatability of the onsite 

materials prior to construction.  

Temporary dewatering will be necessary for deeper excavations.  The temporary dewatering system shall be 

developed by an engineer familiar with these systems.  It is strongly recommended that the contractor perform 

test excavation to evaluate the wall and subgrade instability.
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Subgrade Instability: 

Subsurface soils (particularly when close to the ground water elevation) were noted to have high natural moisture 

contents and soft to firm (loose to medium dense) consistency.  These soils can be prone to instability during 

construction.  The common methods of stabilizing these types of soils include working coarse crushed aggregates 

into the soft yielding soils to create a stable platform and/or using a Geogrid.  

If coarse crushed aggregate is selected, the materials shall be a clean crushed coarse aggregate with nominal 

diameter of 3 to 6 inches.  Materials shall be uniformly spread over the area of the yielding subgrade and worked 

into the surface to achieve a stable base.  

If a Geogrid is selected, the grid shall conform to Tensar NX650, NX750 or NX850 or equivalent.  The Geogrid 

shall be installed per the manufacturer’s recommendations. Fills placed in the first 12 inches above Geogrid shall 

be screened over a 1.5 inch screen (or Type I aggregate base material conforming to Clark County Uniform 

Standard Specifications for Public Works Construction, Off-Site Improvements section 704.03.03 - 2 Inch).

SURFACE DRAINAGE AND MOISTURE PROTECTION

Positive drainage should be established away from the exterior walls of structures and maintained throughout 

the life of the structure.  The recommended minimum slope is 5% for the first 10 feet when soils are exposed, and 

2% for hardscape (concrete or asphalt).  No watering should be established within 5 feet of structures.  Roof 

down spouts and other water collection systems should discharge a minimum distance of 5 feet from the exterior 

building walls.  

All utility trenches should be backfilled with compacted fill for a minimum distance of 5 feet beyond the structure 

footings.  Utility backfill should be compacted to a minimum of 90 percent of ASTM D1557 and within 2 percent 

of optimum moisture content.

SOIL CORROSIVITY

A laboratory test on soil samples selected as representative possess concentrations of water-soluble sulfates 

considered to be SEVERE when exposed to concrete.  As such, we recommend that all concrete in contact with 

soil be designed to meet the requirements for SEVERE Sulfate exposure.  We recommend a Type V or equivalent 

sulfate resistant cement for all concrete.
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Concrete mixes should be designed in accordance with ACI 318-14 Table 19.3.1.01 Sulfate Exposure S2 for 

SEVERE exposure.  All metals in contact with the native soils should be provided appropriate corrosion 

protection as determined by a corrosion engineer.  
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Fill: Spread and dumped fill, construction debris, trash,
spread to 1',  dumped to 3 feet.
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Silty SAND, brown, moist, medium dense,  little gypsum

and gravel, sand if fine.

5
Clayey SAND, brown, moist, medium dense,  little

organics
Bulk Sample 5 to 10 feet

Little more gravel below 6 feet.

10
Silty/Sandy CLAY, gray, firm to stiff, moist to very moist,

trace gravel, clay is medium plastic, sand is fine
Swell = 14.4%

Initial Ground Water during drilling.

Continue Clay
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09380 EASTING: -115.04370 ELEVATION: 1661 MSL

LOG OF BORING
No. B-1

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-12-2025

DEPTH TO - WATER> INITIAL: 13 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586, Backfilled with cement following drilling.

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit

Figure PAGE 1 of 3
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SC/CL

20
Sandy CLAY, brown, wet, firm, sand is fine, fines are

medium to high plastic
PP = 2.0 TSF
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Clayey SAND, brown, dense, wet, sand is fine, fines are

medium plastic, trace gravel
PP = 1.5 TSF

Drilling more stiff
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09380 EASTING: -115.04370 ELEVATION: 1661 MSL

LOG OF BORING
No. B-1

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-12-2025

DEPTH TO - WATER> INITIAL: 13 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586, Backfilled with cement following drilling.

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit
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Boring terminated at 50 ft.
Backfilled with Concrete.
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09380 EASTING: -115.04370 ELEVATION: 1661 MSL

LOG OF BORING
No. B-1

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-12-2025

DEPTH TO - WATER> INITIAL: 13 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586, Backfilled with cement following drilling.

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit

Figure PAGE 3 of 3
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Fill: Spread and dumped fill, construction debris, trash,
spread to 1.5',  dumped to 1.5 feet.
note surface white sulfate staining

1.5
Sandy CLAY/Clayey SAND, dark brown, firm, moist, fine

sand, medium plastic fines, trace to little gypsum
trace gypsum

Continue Sandy CLAY/Clayey SAND

Continue Sandy CLAY/Clayey SAND, sand is medium
coarse, dense

Initial Ground Water during drilling.

15
Boring terminated at 15 ft.

Silty to Clayey SAND, brown, loose to medium dense, wet,
little gravel
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3
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09380 EASTING: -115.04370 ELEVATION: 1660 MSL

LOG OF BORING
No. B-2

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-12-2025

DEPTH TO - WATER> INITIAL: 12 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit
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Fill: Spread and dumped fill, construction debris, trash,
spread to 2.5',  dumped to 2.5 feet.
note surface white sulfate staining

2.5
Silty/Clayey SAND, tan, firm,  moist,  fine sand, medium

plastic fines, trace to little gypsum and gravel

5
Sandy CLAY to Clayey SAND, brown, moist,  loose to
medium dense, trace gravel, fines are medium plastic

Swell = 18.8%

little more gravel

Continue Sandy CLAY/Clayey SAND, sand is medium
coarse, dense

Initial Ground Water during drilling.

15
Boring terminated at 15 ft.

Silty to Clayey SAND, brown, loose,  wet, little gravel
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09381 EASTING: -115.04425 ELEVATION: 1661 MSL

LOG OF BORING
No. B-3

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-12-2025

DEPTH TO - WATER> INITIAL: 12 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit
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Fill: Spread and dumped fill, construction debris, trash,
spread to 3',  dumped to 3 feet.

3
Silty SAND, brown, moist, medium dense, with gypsum

and little gravel, sand is fine.

5
Sandy CLAY, gray, firm to stiff,  moist,  trace gravel, sand

is medium, plasticity is medium
Swell = 21.1%

Initial Ground Water during drilling.

Sandy CLAY, gray, firm to stiff, wet, sand is fine, fines are
medium plastic, trace gravel
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09439 EASTING: -115.04487 ELEVATION: 1663 MSL

LOG OF BORING
No. B-4

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-19-2025

DEPTH TO - WATER> INITIAL: 12 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit
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Boring terminated at 20 ft.
PP =   1.5 TSF 4
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PROJECT: Boulder Hwy - 9 - Parcels PROJECT NO.: CCRPM-0905

CLIENT: Clark County Real Property Management

PROJECT LOCATION: Boulder Hwy and Nevada Way (NWC)

LOCATION: See Site Plan

NORTHING: 36.09439 EASTING: -115.04487 ELEVATION: 1663 MSL

LOG OF BORING
No. B-4

DRILLER: BC2 Drilling LOGGED BY: AEC

DRILLING METHOD: Truck CME 85 with HSA DATE: 12-19-2025

DEPTH TO - WATER> INITIAL: 12 AFTER 24 HOURS: CAVING> NA

All samples SPT in accordance with ASTM D1586

Description

TEST RESULTS

10 20 30 40 50
Penetration -
Water Content -
Plastic Limit Liquid Limit

Figure PAGE 2 of 2



1. Exploratory borings were drilled on 12-19-2025 using a
   truck mounted hollow stem auger with an auto hammer.

2. Ground Water was encountered as shown on the logs.

3. Boring locations were paced from existing features and
   elevations from Google Earth.

4. These logs are subject to the limitations,  conclusions,  and
   recommendations in this report.

5. Results of tests conducted on samples recovered are reported
   on the logs and Appendix B.

Notes:

Symbol Description

Strata symbols

Silty sand

Poorly graded clayey
silty sand

Low plasticity
clay

Low-high plasticity
clays

Clayey sand

Clayey sand and gravel

Misc. Symbols

Water table during
drilling

KEY TO SYMBOLS





ASTM C136 / C117 OR D6913
SPECIFICATION
MIN. MAX

100
100
100
100
100
100
100
100
99
98
91
86
81
77
73
58
41

NOTES: COMMENTS:

REVIEWED BY:

SAMPLED PER ASTM D75 or D1586. TEST REPORT SHALL NOT BE REPRODUCED EXCEPT IN FULL WITHOUT WRITTEN APPROVAL OF THE LABORATORY.

SPEC RESULT UNIT
LIQUID LIMIT*
PLASTIC LIMIT

PLASTICTY INDEX

 -- 14.4 %
 --

Moisture ASTM D 2216/ C566  -- 12.5 %
Cc = 1<Cc<3 1.60  --

REPORTED TESTING SPEC RESULT UNIT

#200 0.074

#16 1.19
#30

1" 25

12"

SIEVE PERCENT

9.525
1/2" 12.5

100

9 %

37.5

 -- 25  --
 --

2.38

Classification / Description ASTM D2487 SC-SM SILTY CLAYEY SAND GRAY

0.595

ASTMD2435(SNBCA 1803.5.3.2)

Gravel %  --

 --  --

SINGLE POINT LIQUID LIMIT*

Cu>4or(6) 10.00  --  -- 6

CCPE LTD.
CUNNINGHAM'S CONSULTING FOR PROCESS AND EQUIPMENT LTD.

Soils Test Report Report Date: 12/22/2025 Report No.:

FIELD TECHNICIAN: CARL CUNNINGHAM

Cu =
19

 --
Sand %  -- 91 %  --

CLIENT CONTACT: SAMPLE TYPE: BULK

0.149

GL-

SAMPLE DATE: 12/12/2025
RECEIVED DATE: 12/15/2025

PROJECT: MATERIAL DESCRIPTION: NATIVE
SAMPLE I.D.: 12122025T B1-5-10BULK

BOULDER HWY

941T

PASSING

LAB TECHNICIAN: CARL CUNNINGHAM

AEC
1328 ECHO CREEK ST
HENDERSON NV 89052

Client:

PROJECT ADDRESS: MATERIAL SOURCE: SEE BORE LOCATION
SAMPLE LOCATION: BORE

US MM

702-241-5339

3" 75
2" 50

1 1/2"

300
6" 150
4"

3/8"
#4 4.76
#8

#100
#50

3/4" 19

0.297
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ASTM C136 / C117 OR D6913
SPECIFICATION
MIN. MAX

100
100
100
100
100
100
100
100
100
100
100
99
99
97
91
76
55

NOTES: COMMENTS:

REVIEWED BY:

SAMPLED PER ASTM D75 or D1586. TEST REPORT SHALL NOT BE REPRODUCED EXCEPT IN FULL WITHOUT WRITTEN APPROVAL OF THE LABORATORY.

SPEC RESULT UNIT
LIQUID LIMIT*
PLASTIC LIMIT

PLASTICTY INDEX

 -- 18.8 %
 --

Moisture ASTM D 2216/ C566  -- 20.7 %
Cc = 1<Cc<3 0.50  --

REPORTED TESTING SPEC RESULT UNIT

#200 0.074

#16 1.19
#30

1" 25

12"

SIEVE PERCENT

9.525
1/2" 12.5

100

0 %

37.5

 -- 29  --
 --

2.38

Classification / Description ASTM D2487 CL-ML SANDY SILTY CLAY GRAY BROWN

0.595

ASTMD2435(SNBCA 1803.5.3.2)

Gravel %  --

 --  --

SINGLE POINT LIQUID LIMIT*

Cu>4or(6) 8.00  --  -- 7

CCPE LTD.
CUNNINGHAM'S CONSULTING FOR PROCESS AND EQUIPMENT LTD.

Soils Test Report Report Date: 12/22/2025 Report No.:

FIELD TECHNICIAN: CARL CUNNINGHAM

Cu =
22

 --
Sand %  -- 100 %  --

CLIENT CONTACT: SAMPLE TYPE: BULK

0.149

GL-

SAMPLE DATE: 12/12/2025
RECEIVED DATE: 12/15/2025

PROJECT: MATERIAL DESCRIPTION: NATIVE
SAMPLE I.D.: 12122025U B3-5-10 BULK

BOULDER HWY

941U

PASSING

LAB TECHNICIAN: CARL CUNNINGHAM

AEC
1328 ECHO CREEK ST
HENDERSON NV 89052

Client:

PROJECT ADDRESS: MATERIAL SOURCE: SEE BORE LOCATION
SAMPLE LOCATION: BORE

US MM

702-241-5339

3" 75
2" 50

1 1/2"

300
6" 150
4"

3/8"
#4 4.76
#8

#100
#50

3/4" 19
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ASTM C136 / C117 OR D6913
SPECIFICATION
MIN. MAX

100
100
100
100
100
100
100
100
96
95
92
90
88
86
82
73
58

NOTES: COMMENTS:

REVIEWED BY:
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3/4" 19
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5734 MEIKLE LANE, LAS VEGAS, NV, 89156: PHONE 702-429-4406: EMAIL clc@ccpeltd.com

SEE BORE LOCATION
SAMPLE LOCATION: BORE

US MM

702-241-5339

0.149

GL-

SAMPLE DATE: 12/19/2025
RECEIVED DATE: 12/22/2025

PROJECT: MATERIAL DESCRIPTION: NATIVE
SAMPLE I.D.: B4@5'

BOULDER HWY B4

943

PASSING

LAB TECHNICIAN: CARL CUNNINGHAM

AEC
1328 ECHO CREEK ST
HENDERSON NV 89052

Client:

PROJECT ADDRESS: MATERIAL SOURCE:

CCPE LTD.
CUNNINGHAM'S CONSULTING FOR PROCESS AND EQUIPMENT LTD.

Soils Test Report Report Date: 1/6/2026 Report No.:

FIELD TECHNICIAN: CARL CUNNINGHAM

Cu =
17

 --
Sand %  -- 92 %  --

CLIENT CONTACT: SAMPLE TYPE: BULK

SINGLE POINT LIQUID LIMIT*
ATTERBERGS FROM B4-10'

Cu>4or(6)  --  --  -- 9

8 %

37.5

 -- 26  --
 --

2.38

Classification / Description ASTM D2487 CL SANDY LEAN GRAY

0.595

ASTMD2435(SNBCA 1803.5.3.2)

Gravel %  --

 --  --

REPORTED TESTING SPEC RESULT UNIT

#200 0.074

#16 1.19
#30

1" 25

12"

SIEVE PERCENT

9.525
1/2" 12.5

100

 --

Moisture ASTM D 2216/ C566  -- 13.3 %
Cc = 1<Cc<3  --  --

SAMPLED PER ASTM D75 or D1586. TEST REPORT SHALL NOT BE REPRODUCED EXCEPT IN FULL WITHOUT WRITTEN APPROVAL OF THE LABORATORY.

SPEC RESULT UNIT
LIQUID LIMIT*
PLASTIC LIMIT

PLASTICTY INDEX

 -- 21.1 %
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Report Date:  December 18, 2025      Report: 33180 
 
 
 
Client: 
 
CCPE Ltd. 
5734 Meikle Ln. 
Las Vegas, NV 89156 
 
 

Laboratory Report 
 

Client Project: Boulder Hwy      PO Number: NA 
 
Sample received December 18, 2025 
Sample processed December 18, 2025 
  

Client  
Lab ID 

Na+  
( % ) 

SO42-  
( % ) 

Na2SO4  

( % ) 

Soil Solubility 
( % ) 

12122025T B1 Bulk 0.09 1.26 0.27 1.48 
12122025U B3 Bulk 0.10 1.34 0.32 1.58 

Note:  mg kg-1 is equal to ppm.  To calculate ppm from Na2SO4, multiply the percent by 10,000; this will 
equal a near estimate without significant figures.  <0.01 denotes below instrument detection limits (IDL).  
Below IDL does not affect the outcome of the overall sample(s) values.  Methods are SM4500-SO42-, 
SM4500-Na+; and Na2SO4 by calculation. Soil Solubility is the % soluble in DI water that passes through 

 

 
 
Respectively Submitted, 

 
Douglas B Sims, PhD 
Environmental Geochemist 
 
dsims@simsassociates.net 
C:  512-809-5094 

4625 Wynn Road, Ste C217
Las Vegas, NV 89103

T:  702.350.1854
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Report Date:  January 5, 2026      Report: 33217 
 
 
 
Client: 
 
CCPE Ltd. 
5734 Meikle Ln. 
Las Vegas, NV 89156 
 
 

Laboratory Report 
 

Client Project: Boulder Hwy       
 
Sample received January 5, 2026 
Sample processed January 5, 2026 
  

Client  
Lab ID 

Na+  
( % ) 

SO42-  
( % ) 

Na2SO4  

( % ) 

Soil Solubility 
( % ) 

12222025_B4@5  0.08 1.10 0.23 1.46 
Note:  mg kg-1 is equal to ppm.  To calculate ppm from Na2SO4, multiply the percent by 10,000; this will 
equal a near estimate without significant figures.  <0.01 denotes below instrument detection limits (IDL).  
Below IDL does not affect the outcome of the overall sample(s) values.  Methods are SM4500-SO42-, 
SM4500-Na+; and Na2SO4 by calculation. Soil Solubility is the % soluble in DI water that passes through 

 

 
 
Respectively Submitted, 

 
Douglas B Sims, PhD 
Environmental Geochemist 
 
dsims@simsassociates.net 
C:  512-809-5094 

4625 Wynn Road, Ste C217
Las Vegas, NV 89103

T:  702.350.1854
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To: 12-22-2025
Aaron Hastings, P.E.
Henderson, NV 89052
1328 Echo Creek Street, Henderson, NV 89052
702-247-7645 
aec@aec-nv.com

Seismic Site Class Test for APNs 161-27-212-005, 161-27-212-006, 161-27-212-007, 161-27-212-008,
161-27-203-011, 161-27-203-012, 161-27-203-013, 161-27-203-014 in Clark County, NV: for Arroyo 
Engineering Consultants, Inc (Surveyed on December 19, 2025, by BC-Geophysics.)

A single seismic test was done using a Passive Surface Wave (PSW) method. PSW returns reliable 1_D, 
S-wave (Vs) values, which are an average over the line length. This Vs measurement is similar to the 
well-known ReMi (Vs) method, which is the seismic method of choice in the Las Vegas Valley, as over 
10,700 ReMi lines have been run in the last twenty (20) years for the CC Building Services Dept. in a 
seismic microzonation program. See reference; John N. Louie: Faster, Better: Shear-Wave Velocity to 
100 Meters Depth from Refraction Microtremor Arrays -2001. Our test varied from the ReMi method 
in that the seismic data was processed using Geogiga software, see ref.

our test. The site class method used is an appropriate 
1D Vs sounding technique. The key to effectively incorporating these results into engineering design and 
construction specifications is the understanding that the Vs results are determined using dispersive surface 
wave analysis and an awareness that the model inversion process can lead to non-unique solutions (i.e., 
equivalence modeling of layer thickness versus velocity- , 2011). The 
International Building Code (IBC) Soils Site Classification relates shear-wave velocity and Rock/Soil 
type to a National Earthquake Hazard Reduction Program (NEHRP) Site Class.  

This site's classification is D 1,103 ft/s.

The seismic tests used a DAQLink 3 seismograph (http://seismicsource.com/html/products/acquisition-
systems/daqlink3) from Seismic Source Company, which utilized their data acquisition software 
Vibroscope. The test was run with 24 geophones (vertical 4.5 Hz) spaced at 10ft intervals to give a line 
length of 230ft. Thirty (30) records were used to average the Velocity Spectra (p-f image); each was 
T=30s, with a Sample Rate=2ms.  

Jim O'Donnell BC-Geophysics 
Seismic Surveys- Passive Surface Waves, Refraction-Tomography
Geophysics.jim@gmail.com, <tel:702.281.9081> cell
Boulder City, NV 89005
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Table 1: The International Building Code (IBC) Soils Site Classification chart relates shear-wave 
velocity and Rock/Soil type to a National Earthquake Hazard Reduction Program (NEHRP) Site Class.
Basins in Nevada typically have shallow shear-wave velocities that correlate with NEHRP Site Class C 
(1,200 2,500 ft/s) or Site Class D (600 1,200 ft/s), whereas the surrounding mountain ranges with hard or 
more competent rock commonly fall into Site Class B (2,500 5,000 ft/s).

References: 
John N. Louie, Faster, Better: Shear-Wave Velocity to 100 Meters Depth from Refraction Microtremor 
Arrays BSSA, 2001. V91, no.2 (April), p. 347-364.  
https://pdfs.semanticscholar.org/a207/6d8e82699866f5ef15fec1bb86e129c05219.pdf?_ga=2.83346966.16
28785987.1585258100-1904299825.1585258100

-Wave Velocities Based on 
Refraction Microtremor Measurements in Areas Damaged by the 2008 Mw 6.0 Wells, Nevada 
Earthquake, The 21 February 2008 Mw 6.0 Wells, Nevada Earthquake; Bureau of Mines and Geology, 
University of Nevada, Reno: Nevada Bureau of Mines and Geology Special Publication 36: 2011
https://www.dropbox.com/s/77i912zswg32x6r/Wells%20M6%20III_e_(ODonnell_%26_others)%20
(3).pdf?dl=0

Seismic Source Company VibraScope 2.4.83 (http://seismicsource.com/html/products/acquisition-
systems/vscope)

Seismic site classifications [using shear-wave velocities]; Table 1613.5.2, 2006: International Building 
Code (IBC).

Geogiga Surface Plus 9.0 Advanced Surface Wave Data Processing Software
http://www.geogiga.com/en/surfaceplus.php

Surface Plus is an all-in-one application designed for efficiently processing 
both active and passive surface wave data.
It includes features for analyzing data from methods like MASW (Multichannel Analysis of 
Surface Waves), REMI (Refraction Microtremor), SPAC (Spatial Autocorrelation),
and ESPAC (Extended Spatial Autocorrelation).
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Figure 1-A: Site Map with seismic line
Geophone #01 is located at:  36° 5'36.83"N, 115° 2'37.26"W
Geophone #24 is located at: 36° 5'35.19"N, 115° 2'35.33"W

 

Figure 1-B Site Picture looking down ReMi line from Northwest to Southeast
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Figure 2A: 1-D Vs profile with depth for 100 ft.
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Figure 3A: Line 1 Dispersion curve picks and p-f image showing slowness (1/v) plotted versus 
frequency.
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EXECUTIVE SUMMARY 
SCS Engineers (SCS) was retained by Clark County Real Property Management Design and 
Construction (RPM D&C) to prepare a Phase I Environmental Site Assessment (Phase I ESA) of 2.75 
acres of vacant land located along Boulder Highway in Las Vegas, Nevada (the �Subject Property� or 
�Property�). This assessment was performed in conformance with 40 CFR 312, Standards for 
Conducting All Appropriate Inquiries, and in general conformance with ASTM E1527-21.  

The Property is located on the western side of Boulder Highway and on the eastern side of Clark 
Street, approximately 820 feet southeast of the intersection with Missouri Avenue. An alley is located 
between the Property parcels running parallel with Boulder Highway and Clark Street. The Property 
consists of approximately 2.75 acres of vacant land with piles of soil, concrete, blocks, and gravel, 
scattered vegetation and solid waste debris, and an empty dumpster.  

The Property was affiliated with up to four former addresses, which included 5920, 5940, 5948, and 
5958 Boulder Highway. The address 5920 Boulder Highway was associated with Assessor�s Parcel 
Number (APN) 161-27-203-011. The address 5940 Boulder Highway appears to have been 
associated with APN 161-27-203-012. It was not clear which APN the address 5948 Boulder 
Highway may have been associated with. The address 5958 Boulder Highway was associated with 
APNs 161-27-203-013 and -014.  

According to Assessor�s records, the Property was developed in 1941 with a 2,210 square foot 
commercial building occupied by J&B Furniture and Antiques at 5920 Boulder Highway (associated 
with APN 161-27-203-011. A 1,300 square foot storage building was developed for J&B Furniture 
and Antiques on the Property in 1945 (associated with APN 161-27-203-012). An addition was 
added to the commercial building in 1982 that increased the building�s size to 2,702 square feet. 
The first available aerial photograph from 1950 showed at least three structures were developed on 
the Property along Boulder Highway. City directories from 1970 first indicated that JB New and Used 
Furniture Co. was located on the Property at 5940 Boulder Highway, presumably the storage building 
(associated with APN 161-27-203-012), and the Plaza Trailer Park was located on the Property at 
5958 Boulder Highway (associated with APNs 161-27-203-013 and -014). Assessor�s records from 
1975 indicated the trailer park located at 5958 Boulder Highway had 14 spaces. Assessor�s notes 
indicated the park was not set up for modern large mobile homes. Water pressure was very low, 
there was no gas except for bottled sewer that appeared to be below minimum code requirements, 
streets were very narrow, and there were few improvements that would�ve normally been found in a 
mobile home park.  

The first listing for the Property address of 5920 Boulder Highway was identified in the 1975 city 
directory with an individual name (Dwayne Flippin), and there was a listing for an individual name 
(Dan Sheek) at 5948 Boulder Highway, presumed to have been located on the Property. An electrical 
permit application dated 1992 was submitted for a new electrical distribution system for the trailer 
park. City directories indicated the furniture store and trailer park were operating on the Property 
until at least 2005. A building permit was issued for the demolition of the trailer park, and the trailer 
park was demolished in 2006. The furniture store and storage building were located on the Property 
until at least 2006. The Property has been vacant since at least 2010 with indications of scattered 
soil piles and debris.  

SCS reviewed the NDWR website and one well was mapped on the Property on APN 161-27-212-
005. According to the well log, an irrigation well was installed in 1941 to a depth of 450 feet bgs with 
a casing length of 332 feet and a diameter of 6 to 8 inches. The well log indicated that the well was 
going to be used for washing and laundry for cabins and trailers at the Plaza Trailer Park located at 
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the Property. The Plaza Trailer Park was formerly addressed at 5859 Boulder Highway and was 
associated with APNs 161-27-203-013 and -014. SCS did not observe evidence of a well at the 
Property, however, note that this well would need to be properly abandoned if encountered and it 
was not previously abandoned. 

While historical records reviewed did not include information back to 1940, as required by ASTM 
1527-21, the available information suggests that its use was undeveloped. SCS does not consider 
this data failure to be a significant data gap.  

Regulatory database information identified few known and suspected contamination sites in the 
area surrounding the Property. Based on a review of the available information, it is unlikely that any 
of these sites have negatively affected the environmental condition of the Property. 

Conclusions 

In summary, SCS performed a Phase I ESA of 2.75 acres of vacant land located along Boulder 
Highway in Las Vegas, Nevada, in conformance with the scope and limitations of 40 CFR 312 and 
ASTM E1527-21. Any exceptions or deviations are described in Section 8 of this report. 

In the opinion of the Environmental Professional(s), this assessment has revealed no recognized 
environmental conditions (RECs), controlled recognized environmental conditions (CRECs), historical 
recognized environmental conditions (HRECs), or significant data gaps in connection with the 
Property. Further investigation is not recommended. 
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Title 30: Unified Development Code 24
August 2023

30.02.14 CG: COMMERCIAL GENERAL

A. Purpose

B. Standards

LOT OTHER STANDARDS

SETBACK (MIN. FT.)

HEIGHT (MAX. FT.)

Figure 30.02-14: CG District Standards Illustration
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