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Purpose 

This memorandum examines the cumulative effect of development fees for similar types of 
development in different parts of the Truckee Meadows Service Area (TMSA) to understand 
the differences in total development costs. While each local government imposes 
development fees to cover the costs of service to new developments the cumulative impact 
of fees can be overlooked. The purpose of this analysis is to find what key factors affect 
financial feasibility of new development in different geographic areas and in particular what 
role water-related fees have on feasibility of new development. The analysis also examines 
the potential role for water-related fees and other fees to incentivize development in the 
TMSA infill areas (transit-oriented corridors and regional centers). 
 
The analysis contained herein is a high-level analysis and as such it does not provide details as 
to how each of the fees were determined by their respective agencies, nor does it provide 
any recommendations for change. The analysis is intended to fulfill Section 42.7 of the WRWC 
Act, specifically that “the estimate of cost (of each major facility, source of water or other 
requirement of the Comprehensive Plan) must state the financial impact on persons within 
the planning area, including, without limitation, all direct and indirect costs of connecting to a 
system for supplying water”.  
 

Methodology 

A cost burden analysis and feasibility tests were developed for Reno, Sparks, and 
unincorporated Washoe County (the County). The analysis was conducted for five residential 
land use types: rural residential, low density residential, medium density residential, low 
density multi-family, and high density multi-family. These land use types were selected with 
assistance from the Truckee Meadows Regional Planning Agency (TMRPA). Characteristics of 
these land use types are summarized in Table 1 on the following page. 
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Table 1 
Residential Land Use Characteristics 
 

Category Density Lot Size Lot Sq. Ft. [1] Type of Home

RR Rural Residential 2 or less DU/acre 1/2 acre or greater 29,000 Single Family

LDR Low Density Residential 2.01 - 7.26 DU/acre 6,000 - 21,779 sq ft 13,600 Single Family

MDR Medium Density Residential 7.27 - 14.5 DU/acre 3,000 - 5,999 sq ft 4,400 Single Family

LDMF Low Density Multi-Family 14.51 - 30 DU/acre Townhomes, Condominiums

HDMF High Density Multi-Family > 30 DU/acre Rental Apartments

Source: TMRPA and HEC.

[1] Used for calculation of TMWA fees.  
 
The analysis compares the cost of development with current market sales prices for each unit 
to determine financial feasibility of each residential land use type. Two financial feasibility 
tests are developed. The Residual Land Value and Infrastructure Cost Burden Feasibility Tests 
are tools to determine the maximum financial burden a development can carry and maintain 
profitability. 
 
Test 1: Residual Land Value Test 
The Residual Land Value test is used by real estate developers and investors to evaluate the 
financial feasibility of different unit types and densities on a piece of property. The project 
must generate a profit (a positive residual land value) to incent land development.   
 
Figure 1 shows the relationship between residual land value and land development cost. The 
final sales price of a developed property less the development costs and builder profit results 
in the residual land value, or the price that a builder is able to pay for property and still have a 
financially feasible project.  
 

 For greenfield projects (developed outside of the urban core), the sales price of the 
land must fund the land development costs, which includes purchase of the land, 
entitlement costs, planning documents, overhead and other soft costs) and a 
reasonable profit given the costs and risks of entitling the project and paying for 
necessary infrastructure and environmental mitigation to incent land development.  
 

 For infill projects, a builder is buying land that already has public infrastructure in 
place, although many times the infrastructure requires upgrading or replacement.  
Land costs are higher in infill areas than greenfield areas to reflect the value of the 
installed infrastructure.  The land prices for infill projects are determined by market 
comparisons of similar land sales.  Greenfield land prices are also determined by 
market conditions but also take into account the greenfield land developer’s rate of 
return requirements to recover land acquisition, entitlement, and other infrastructure 
and mitigation costs. 
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Figure 1 
Residual Land Value Calculation Illustration 
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For both greenfield and infill projects, the land value is highly influenced by a combination of 
current market conditions and the level of development fees.  Land values can experience 
dramatic swings between recessionary downturns and economic booms.  During the Great 
Recession finished lots were selling at less than the cost to create a finished lot. In average 
market conditions, connection/impact fees can greatly influence land prices in some regions.  
If home prices and other development costs are constant, then an increase in development 
fees causes a reduction in land price.  In hot markets, development fee increases may have no 
impact on home sales prices or land prices.  In recessionary markets, development fee 
increases may cause a greater than 1 to 1 land price reduction because of their impact on 
project feasibility.  
 
Test 2: Infrastructure Cost Burden Test 
As shown in Figure 1 the total infrastructure cost burden consists of all backbone 
infrastructure and public facilities costs allocated to the development plus applicable fees, 
including building permit processing fees, County or City and regional fees, utility connection 
fees, and school district fees (if any – there are none in Washoe County).  
 
For single family residential, if the total cost burden per dwelling unit is less than 15 percent 
of the finished home price, then a project is considered to be financially feasible. If it is 
between 15 and 20 percent the project is likely feasible; above 20 percent the project is most 
likely not feasible. For multi-family residential, if the total cost burden per dwelling unit is less 
than 5 percent of the finished unit price, then a project is considered to be financially 
feasible. If it is between 5 and 8 percent the project is likely feasible; above 8 percent the 
project is most likely not feasible. These feasibility thresholds are based on HEC’s experience 
in conducting financial feasibility analyses for numerous proposed development projects over 
the past two decades.  
 
There are ways in which a development project can mitigate against a high cost burden, such 
as reallocating some of the cost burden to other land uses (for example in a mixed use 
project).  In addition, the infrastructure costs will be fine-tuned and possibly reduced as 
engineering studies are completed closer to actual construction.  Also, future development 
projects could be required to contribute to funding off-site costs currently assigned to a 
project, thus reducing that project’s obligation. 
 

Assumptions 

Many assumptions were made to conduct the two financial feasibility tests. Assumptions 
were developed for each land use type using current market data. In particular the following 
assumptions were developed: 
 

 Housing characteristics (lot size per unit and building square feet per unit) 
 

 Sales price per unit (single family and low density multi-family) and apartments 
property value per unit 
 

 Land cost per lot (single family) and per unit (multi-family) 
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 Construction cost per unit 
 

 Land improvements cost per unit 
 

 Water rights cost per unit 
 

 Soft costs per unit 
 
Housing Characteristics and Sales Price per Unit 
The analysis examined the current housing market in Reno, Sparks, and the unincorporated 
County areas.  Current listings of homes in each of the areas was obtained from local realtors 
and website searches.  
 
Table 2 shows median and average listed sales prices for new and resale units in Reno, 
Sparks, and the unincorporated county. Unsurprisingly sales prices are higher for larger lots 
and homes and lower for smaller lots and homes.  
 
Single Family and Low Density Multi-family. The only rural residential units on the market 
are in unincorporated Washoe County. There are no medium density or low density multi-
family units currently for sale in the unincorporated county. Of the five residential land use 
types there are more low density residential units for sale than any other land use type. There 
is a similar volume of medium density and low density multi-family residential units listed for 
sale. 
 
Apartments. There are no apartment complexes in unincorporated Washoe County. 
Apartment rental rates are, on average, slightly higher in Reno than Sparks. Rent per square 
foot averages $1.03 in Sparks, and $1.09 in Reno. 
 
Table 3 shows sales prices for new units only by area. Table 4 shows sales prices for resale 
units only by area. Sales prices per square foot are higher for new units than resale units. 
Sales prices for new units are used for the financial feasibility tests because the analysis 
examines the feasibility of developing new units. Since there are no low density multi-family 
units currently for sale the feasibility tests use a derived sales price per unit for this land use 
category. The derived sales price is calculated by multiplying the average resale unit price by 
the ratio of price between resale and new medium density single family residential units 
(1.2).  
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Table 2 
Housing Characteristics by Area – New and Resale Units 
 

Area RR LDR MDR LDMF HDMF

All Areas rent

Median Sales Price $593,650 $366,995 $258,495 $135,950 n.a.

Average Sales Price $521,300 $389,339 $271,430 $161,841 $1,145

Sq Ft (average) 2,673 2,451 1,649 1,271 1,083 

Sales Price or Rent per Sq Ft $195.02 $158.86 $164.56 $172.42 $1.06

Number of Data Points 10 125 56 56 58 

Reno rent

Median Sales Price n.a. $389,950 $302,990 $189,000 n.a.

Average Sales Price n.a. $434,946 $308,882 $182,492 $1,136

Sq Ft (average) n.a. 2,594 1,860 1,247 1,046 

Sales Price or Rent per Sq Ft n.a. $167.66 $166.08 $146.30 $1.09

Number of Data Points 0 65 21 23 30 

Sparks rent

Median Sales Price n.a. $340,970 $249,900 $127,300 n.a.

Average Sales Price n.a. $344,444 $248,958 $147,448 $1,155

Sq Ft (average) n.a. 2,292 1,523 1,202 1,123 

Sales Price or Rent per Sq Ft n.a. $150.26 $163.44 $122.71 $1.03

Number of Data Points 0 36 35 33 28 

Unincorporated County rent

Median Sales Price $593,650 $360,000 n.a. n.a. n.a.

Average Sales Price $521,300 $333,164 n.a. n.a. n.a.

Sq Ft (average) 2,673 2,300 n.a. n.a. n.a.

Sales Price or Rent per Sq Ft $195.02 $144.83 n.a. n.a. n.a.

Number of Data Points 10 24 0 0 0 

calc allSource: Toll Brothers, Lennar, DR Horton, Desert Wind Homes, Ryder Homes, Del Webb, 

NewHomeSource.com, realtor.com, zillow.com, apartmentguide.com, forrent.com.  
 
 
Figure 2 shows that the median price of new low density units and the median price of new 
medium density units are very similar across the three areas.  
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Figure 2 
Median Sales Price per New Unit by Area 
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Figure 3 shows that prices are also similar across the three areas for resale units; however, 
low density multi-family fetches a higher price in Reno. Resale prices for rural residential in 
unincorporated Washoe County is much lower than prices for new rural residential units. This 
latter finding may simply be a function of the volume and location of the rural residential 
units currently on the market and not reflective of the entire stock of rural residential units. 
 
Figure 3 
Median Sales Price per Resale Unit by Area 
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Table 3 
Housing Characteristics by Area – New Units 
 

Area RR LDR MDR LDMF 

All Areas

Median Sales Price $709,900 $367,950 $304,490 n.a.

Average Sales Price $716,775 $398,962 $309,498 n.a.

Sq Ft (average) 3,373 2,510 1,758 n.a.

Sales Price or Rent per Sq Ft $212.54 $158.97 $176.08 n.a.

Number of Data Points 4 105 18 0 

Reno 

Median Sales Price n.a. $389,950 $305,990 n.a.

Average Sales Price n.a. $434,946 $323,038 n.a.

Sq Ft (average) n.a. 2,594 1,839 n.a.

Sales Price or Rent per Sq Ft n.a. $167.66 $175.67 n.a.

Number of Data Points 0 65 11 0 

Sparks

Median Sales Price n.a. $338,875 $285,990 n.a.

Average Sales Price n.a. $340,686 $288,220 n.a.

Sq Ft (average) n.a. 2,271 1,630 n.a.

Sales Price or Rent per Sq Ft n.a. $149.99 $176.82 n.a.

Number of Data Points 0 32 7 0 

Unincorporated County

Median Sales Price $709,900 $374,835 n.a. n.a.

Average Sales Price $716,775 $339,704 n.a. n.a.

Sq Ft (average) 3,373 2,776 n.a. n.a.

Sales Price or Rent per Sq Ft $212.54 $122.37 n.a. n.a.

Number of Data Points 4 8 0 0 

calc newSource: Toll Brothers, Lennar, DR Horton, Desert Wind Homes, Ryder Homes, Del Webb, 

NewHomeSource.com, realtor.com, zillow.com, apartmentguide.com, forrent.com.  
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Table 4 
Housing Characteristics by Area – Resale Units 
 

Area RR LDR MDR LDMF 

All Areas

Median Sales Price $350,000 $356,000 $249,450 $135,950

Average Sales Price $390,983 $338,818 $253,397 $161,841

Sq Ft (average) 2,207 2,142 1,598 1,220 

Sales Price or Rent per Sq Ft $177.17 $158.17 $158.55 $132.62

Number of Data Points 6 20 38 56 

Reno 

Median Sales Price n.a. n.a. $292,450 $189,000

Average Sales Price n.a. n.a. $293,310 $182,492

Sq Ft (average) n.a. n.a. 1,883 1,247 

Sales Price or Rent per Sq Ft n.a. n.a. $155.78 $146.30

Number of Data Points 0 0 10 23 

Sparks

Median Sales Price n.a. $382,425 $239,900 $127,300

Average Sales Price n.a. $374,516 $239,143 $147,448

Sq Ft (average) n.a. 2,460 1,497 1,202 

Sales Price or Rent per Sq Ft n.a. $152.23 $159.80 $122.71

Number of Data Points 0 4 28 33 

Unincorporated County

Median Sales Price $350,000 $345,000 n.a. n.a.

Average Sales Price $390,983 $329,894 n.a. n.a.

Sq Ft (average) 2,207 2,063 n.a. n.a.

Sales Price or Rent per Sq Ft $177.17 $159.95 n.a. n.a.

Number of Data Points 6 16 0 0 

calc resaleSource: Toll Brothers, Lennar, DR Horton, Desert Wind Homes, Ryder Homes, Del Webb, 

NewHomeSource.com, realtor.com, zillow.com, apartmentguide.com, forrent.com.   
 
 
For apartment complexes HEC researched the current listings of multi-family product for sale. 
Table 5 shows the current listings and prices. All of the apartment complexes are resale of 
existing product. Per conversation with Johnson, Perkins and Griffin, apartment complex 
specialists in Reno, the existing stock is old, Class B or C product, and the average sales price 
per unit ($77,600) is not reflective of new apartment complex prices. Because this data 
cannot be used for the financial feasibility tests HEC has imputed a sales price per unit for 
new apartments. The assumptions used to calculate the imputed price were developed based 
on data provided by the National Apartment Association and other sources listed in Table 6. 
The imputed price is $155,000 per unit for all areas. 
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Table 5 
Multi-Family Units Sales Prices – Resale of Older Stock Only 
 

Location Address Price Units Price per Unit Sub Type

Reno 465 W 2nd Street $849,000 26 $32,654 Mid/High Rise

Reno 790 Brinkby Avenue $3,800,000 48 $79,167 Garden/Low Rise

Reno 485 Linden Street $995,000 21 $47,381 Garden/Low Rise

Reno 3421 Neil Rd. $2,254,000 34 $66,294 Garden/Low Rise

Reno 495 Morrill $1,995,000 9 $221,667 Garden/Low Rise

Reno 3891 Neil Road $1,250,000 15 $83,333 Garden/Low Rise

Reno 629 Spokane St $399,000 6 $66,500 Garden/Low Rise

Reno 923 W 2nd St $497,700 8 $62,213 Garden/Low Rise

Reno 1275 Berrum Street $450,000 7 $64,286 Garden/Low Rise

Reno 901 Virbel ln $385,000 6 $64,167 Garden/Low Rise

Reno 1680 Mill Street $493,700 8 $61,713 Mid/High Rise

Sparks 231 1st Street $715,000 11 $65,000 Garden/Low Rise

Sparks 1475 Vista del Rancho Parkway $13,589,439 152 $89,404 Garden/Low Rise

Reno 923 W 2nd St APT 2 $497,700 8 $62,213 Garden/Low Rise

Reno 228 Mill St $625,000 8 $78,125 Garden/Low Rise

Sparks 1917 Victorian Ave # 8 $795,000 8 $99,375 Garden/Low Rise

Reno 531 Colorado River Blvd $695,000 8 $86,875 Garden/Low Rise

Reno 1508 Locust St $495,000 6 $82,500 Garden/Low Rise

Sparks 634 15th St $600,000 8 $75,000 Garden/Low Rise

Reno 1275 Berrum Ln $450,000 7 $64,286 Garden/Low Rise

Average Price per Unit $77,608

Source: www.loopnet.com and www.zillow.com. mf list  
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Table 6 
Imputed Sales Price for New Apartment Units 
 

Item Reno Sparks County

Monthly Rental Revenue per Unit [1] $1,082 $1,082 $1,082

Annual Rental Revenue per Unit $13,000 $13,000 $13,000

Vacancy Rate [2] 3.1% 3.1% 3.1%

Estimated Annual Revenue $12,596 $12,596 $12,596

Annual Expenses per Unit [3] $4,786 $4,786 $4,786

Net Operating Income per Unit $7,809 $7,809 $7,809

Cap Rate 5.00% 5.00% 5.00%

Calculated Property Value per Unit $155,000 $155,000 $155,000

mf price

[1] Calculated using $1.03 per square foot from Johnson Perkins Griffin apartment 

      survey 3rd quarter 2015 for the Reno/Sparks Metro area.

[2] Average vacancy rate was 3.11% in the 3rd quarter 2015 for 2 bed, 2 ba. apartments.

[3] Estimated at 40% of gross potential rent.

1,050 sq. ft. / unit

Source: REIS Q3 2015 apartment cap rate trends, Johnson Perkins Griffin real estate 

appraisers and consultants, 3rd quarter 2015 data for the Reno/Sparks Metro Area, 

and the 2014 Survey of Operating Income and Expenses in Rental Apartment 

Communities by Christopher Lee, published by the National Apartment Association.

 
 
 
Land Costs by Residential Land Use 
Vacant land costs for multi-family units were based on two recent transactions in the Truckee 
Meadows. Information was provided by Johnson Perkins Griffin of Reno. Table 7 lists vacant 
land currently on the market with residential uses allowed. The price per acre is highly 
variable based on location and allowable land uses (some properties are mixed use while 
others are residential only). Some properties have greater developed infrastructure than 
others. In addition, some property prices include water rights. The median price per acre was 
used in the analysis as it represents the mid-point of prices for vacant land in the region. 
Currently listed properties have a median price per acre of $60,000 for undeveloped land in 
the Truckee Meadows. 
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Table 7 
Vacant Land Listings (Residential Uses Allowed) 
 

Listed Price per

Place Address Acres Price Acre

[1]

Reno 2nd Street and US 395 17.2          $9,000,000 $522,952

Reno Sandestin Drive 33.5          $700,000 $20,921

Reno Bennie Lane 30.0          $1,750,000 $58,314

Reno N Virginia Street 127.0        $12,700,000 $100,000

Reno 9355 Pan American Dr 20.1          $985,981 $49,005

Reno North Virginia 65.1          $6,378,500 $98,010

Reno 15865 Toll Road 81.4          $1,250,000 $15,362

Reno N Virginia Street 22.3          $2,900,000 $130,162

Reno Dandini and Spectrum Blvd 22.5          $4,163,574 $185,130

Reno Virginia St near Mt Rose Hwy 88.7          $14,000,000 $157,871

Reno N Virginia and Seneca 19.9          $1,920,000 $96,386

Reno I-395S 46.0          $2,000,000 $43,478

Reno S Virginia St 155.0        $3,000,000 $19,355

Reno S Virginia St 164.0        $2,500,000 $15,244

Reno N Virginia Street 240.0        $4,500,000 $18,750

Median Price per Acre (rounded) $60,000

Source: www.loopnet.com. land

[1] Price for some listings includes water rights.  
 
 
Water Utilities Fees 
Of all the development fees, the most variable fee, which is dependent on location, is the 
Truckee Meadows Water Authority (TMWA) fee. Map 1 on the following page shows the 
water system facility charge areas for TMWA’s WSF rate schedule. Because these fees vary 
widely within Reno, Sparks, and the County, the feasibility analysis shows total cost burden in 
two of TMWA’s fee areas for each jurisdiction.  
 
In Reno, the analysis uses TMWA areas 0 and 10. Area 0 includes most of the central Truckee 
Meadows. Area 10 encompasses the Stead – Silver Lake area in the North Valleys area.  
 
In Sparks, the analysis uses TMWA areas 2a and 12. Area 2a includes Sparks within the 
McCarran ring and Area 12 includes Spanish Springs.  
 
For the unincorporated portion of the County the analysis uses TMWA area 8a (Horizon Hills 
in the northwest of the TMSA) and area 15 (Arrowcreek/Mt. Rose in southwest Truckee 
Meadows). Fees for the six areas in the analysis are summarized in Table 8. 
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Map 1 
TMWA Water System Facility Fee Areas Map 
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Table 8 
TMWA WSF Area Fees 
 

Area Name

Area Facility 

Cost

Supply and 

Treatment Cost

Storage 

Facilities Cost Total

$ per GPM $ per GPM $ per GPM $ per GPM

0 Reno $0 $4,163 $933 $5,096

10 Reno (Stead-Silver Lake) $5,623 $4,163 $933 $10,719

2a Sparks $856 $4,163 $933 $5,952

12 Sparks (Spanish Springs) $5,789 $4,163 $0 $9,952

8a Washoe (Horizon Hills) $4,023 $4,163 $0 $8,186

15 Washoe (Arrowcreek/Mt. Rose) $12,568 $0 $0 $12,568

Source: Truckee Meadows Water Authority. tmwa  
 
 
Land Development Costs 
Table 9 shows the calculation of land development costs per unit for each residential land use 
type. The per unit development costs are used for all areas in the analysis (Reno, Sparks, and 
unincorporated Washoe County). Construction costs, land improvement costs, water rights 
and soft costs assumptions were developed based on conversations with local developers. 
 
Table 9 
Land Development Costs per Unit 
 

Development Cost RR LDR MDR LDMF Condo HDMF Apt

Sales Price $715,000 $400,000 $310,000 $195,000 $155,000

Lot Size (Acres) 0.67              0.31              0.10              0.07              0.03              

Building Square Feet 3,400            2,500            1,750            1,250            1,050            

Land Cost per Lot / Unit [1] $40,000 $20,000 $5,000 $17,000 $16,000

Construction Cost per Sq Ft $75 $72 $70 $70 $70

Estimated Total Construction Cost $255,000 $180,000 $122,500 $87,500 $73,500

Land Improvements Cost per Sq Ft $17 $18 $19 $20 $20

Infrastructure Cost (estimate) $57,800 $45,000 $33,250 $25,000 $21,000

Water Rights [2] $5,191 $4,087 $2,224 $900 $900

Soft Costs (5% of construction) $12,750 $9,000 $6,125 $4,375 $3,675

Financing Cost (10% of construction) $25,500 $18,000 $12,250 $8,750 $7,350

Builder Profit (7.5% of sales price) $53,625 $30,000 $23,250 $14,625 $11,625

Est. Development Costs per Unit $449,866 $306,087 $204,599 $158,150 $134,050

Source: HEC. dev cost

[1] Based on vacant land listings for single family, and recent transactions for multi-family (data provided by 

Johnson Perkins Griffin of Reno).

[2] Uses TMWA Rule 7 groundwater rights cost of $7,500 per acre foot.  
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Feasibility Test Results 
The financial feasibility tests results are presented for Reno, Sparks, and unincorporated 
Washoe County. 
 
Reno 
Development fees for Reno are shown in Table 10.  
 
Table 10 
Estimated Reno Cost Burden per Unit 
 

RR LDR MDR LDMF Condo HDMF Apt

Units per acre 1.5 3.2 10.0 15.0 30.0

2 bd, 2 ba unit

Lot Size (sq. ft.) 29,000 13,600 4,400 2,900 1,500

Unit Building Size (sq. ft.) 3,400 2,500 1,750 1,250 1,050

Garage (sq. ft.) 600 400 400 200 carport

Price per Sq. Ft. $210 $160 $177 $156 $148

Sales Price per Unit [1] $715,000 $400,000 $310,000 $195,000 $155,000

Water Utilities Fees

TMWA Fees Area 0 $7,842 $5,371 $3,055 $764 $764

Sewer Connection Fee $6,376 $6,376 $6,376 $5,445 $5,445

Subtotal Water Utilities Fees $14,218 $11,747 $9,431 $6,209 $6,209

Other Fees

Building Permit [2] $1,736 $1,375 $1,075 $835 $761

Mechanical Permit $260 $206 $161 $125 $114

Plumbing $347 $275 $215 $167 $152

Electrical $347 $275 $215 $167 $152

Plan Review Fee [2] $1,128 $894 $699 $543 $495

Park Fees [3] $1,000 $1,000 $1,000 $1,000 $938

Regional Road Impact Fee [4] $4,291 $4,291 $4,291 $2,788 $2,788

Subtotal Other Fees $9,110 $8,317 $7,655 $5,625 $5,400

Total Estimated Fees in TMWA Area 0 $23,329 $20,063 $17,086 $11,835 $11,610

Cost Burden as % of Price [5] 3% 5% 6% 6% 7%

TMWA Fees Area 10 $16,496 $11,297 $6,425 $1,608 $1,608

Total Estimated Fees in TMWA Area 10 $31,982 $25,989 $20,457 $12,678 $12,453

Cost Burden as % of Price [5] 4% 6% 7% 7% 8%

Source: City of Reno. hd costs

[1] Sales price for multi-family is imputed.

[2] City of Reno Valuation Plan Check and Building Permit Fees effective Sept. 1, 2014.

  Plan Review Fee equals 65% of Building Permit Fee.

  Mechanical Permit fee equals 15% of Building Permit Fee.

  Plumbing Permit and electrical permit fees equals 20% of Building Permit Fee.

  VB construction type for building valuation calculation.

[3] Park Fees (residential construction tax): 1% of the valuation of the construction per unit, not to exceed $1,000.

[4] Fee schedule for the south service area as of March 2016. 

[5] As a guideline, single family development in the region is feasible if the burden is <15%, likely feasible between 15%- 25%, and 

possibly feasible (dependent on circumstances) if the burden is greater than 25%. Multi-family development is feasible if 

      the burden is <5%, likely feasible between 5%-8%, and possibly feasible if the burden is greater than 8%.  
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Total fees range from $11,600 per apartment unit to $23,300 per rural residential unit for 
development in TMWA fee area 0. In TMWA fee area 10 fees range from $12,500 per 
apartment unit to $32,000 per rural residential unit. Cost burden as a percentage of sales 
price is 3% to 7% for single family units and 6% to 8% for multi-family. Single family units are 
financially feasible. Multi-family units may be feasible in some locations, depending on 
property characteristics and funding sources. 
 
Table 11 presents the residual land value test for Reno. The residual land value test also 
demonstrates that single family unit development in Reno is clearly feasible, 
condominium/townhome development most likely feasible, but apartment development not 
feasible unless costs are below the average used in this analysis, or sales price per unit is 
higher, or there are other means by which the developer can make apartments profitable to 
develop that is not reflected in this analysis. 
 
Table 11 
Reno Residual Land Value  
 

RR LDR MDR LDMF Condo HDMF Apt

Units per Acre 1.5 3.2 10 15 30

Unit Building Size (sq. ft.) 3,400 2,500 1,750 1,250 1,050

Sales Price per Unit A $715,000 $400,000 $310,000 $195,000 $155,000

Costs - TMWA Area 0

Water Utilities Fees Table 10 $14,218 $11,747 $9,431 $6,209 $6,209

Other Fees Table 10 $9,110 $8,317 $7,655 $5,625 $5,400

Land and Building Development Costs Table 9 $449,866 $306,087 $204,599 $158,150 $134,050

Costs of Selling 5% of sales price $35,750 $20,000 $15,500 $9,750 $7,750

Total Costs B $508,945 $346,150 $237,185 $179,735 $153,410

Fees as % of Total Costs 5% 6% 7% 7% 8%

Residual Land Value in TMWA Area 0 C = A-B $206,055 $53,850 $72,815 $15,265 $1,590

Residual Land Value as % of Price D = C/A 29% 13% 23% 8% 1%

Costs - TMWA Area 10

Water Utilities Fees Table 10 $22,872 $17,673 $12,801 $7,053 $7,053

Other Fees Table 10 $9,110 $8,317 $7,655 $5,625 $5,400

Land and Building Development Costs Table 9 $449,866 $306,087 $204,599 $158,150 $134,050

Costs of Selling 5% of sales price $35,750 $20,000 $15,500 $9,750 $7,750

Total Costs B $517,598 $352,076 $240,555 $180,578 $154,253

Fees as % of Total Costs 6% 7% 9% 7% 8%

Residual Land Value in TMWA Area 10 C = A-B $197,402 $47,924 $69,445 $14,422 $747

Residual Land Value as % of Price D = C/A 28% 12% 22% 7% 0%

Source: HEC. resid value  
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Sparks 
Table 12 shows total fees per unit in Sparks in TMWA areas 2a and 12.   
 
Table 12 
Estimated Sparks Cost Burden per Unit 
 

RR LDR MDR LDMF Condo HDMF Apt

Units per acre 1.5 3.2 10 15 30

2 bd, 2 ba unit

Lot Size (sq. ft.) 29,000 13,600 4,400 2,900 1,500

Unit Building Size (sq. ft.) 3,400 2,500 1,750 1,250 1,050

Garage (sq. ft.) 600 400 400 200 carport

Price per Sq. Ft. $210 $160 $177 $156 $148

Sales Price per Unit [1] $715,000 $400,000 $310,000 $195,000 $155,000

Water Utilities Fees

TMWA Fees Area 2a $9,160 $6,273 $3,568 $893 $893

Sewer Connection Fee [2] $4,367 $4,367 $4,367 $4,367 $4,367

Storm Drain Connection $1,111 $1,111 $1,111 $1,111 $1,111

Truckee River Flood Mgmt [3] $200 $200 $200 $200 $200

Subtotal Water Utilities Fees $14,838 $11,951 $9,246 $6,571 $6,571

Impact Fees [4]

Sanitary Sewer Fee $239 $239 $239 $239 $239

Flood Control Fee $564 $564 $564 $198 $198

Regional Parks & Rec Fee $619 $619 $619 $619 $619

Fire Station Projects Fee $286 $286 $286 $286 $286

Regional Road Impact Fee [5] $3,855 $3,855 $3,855 $2,505 $2,505

Subtotal Impact Fees (Service Area 1) $5,563 $5,563 $5,563 $3,847 $3,847

City Fees

Building Permit [6] $2,465 $1,922 $1,470 $1,107 $1,008

Plan Review Fee $1,934 $1,508 $1,153 $868 $790

Planning Plan Review Fee $1,323 $1,032 $789 $594 $541

Fire Prevention Plan Review Fee $567 $442 $338 $255 $232

Parks Fee [7] $1,000 $1,000 $1,000 $1,000 $1,000

Mechanical Permit Fees [8] $2,579 $2,011 $1,538 $1,158 $1,054

Electrical Permit Fees $153 $113 $79 $63 $53

Plumbing Permit Fees $20 $20 $20 $20 $20

Subtotal City Fees $10,041 $8,048 $6,387 $5,064 $4,697

Total Estimated Fees in TMWA Area 2a [3] $28,534 $23,654 $19,288 $13,939 $13,572

Cost Burden as % of Price [9] 4% 6% 6% 7% 9%

TMWA Fees Area 12 $15,316 $10,488 $5,966 $1,493 $1,493

Total Estimated Fees in TMWA Area 12 $36,597 $29,777 $23,594 $16,081 $15,714

Cost Burden as % of Price [9] 5% 7% 8% 8% 10%

Source: Ci ty of Sparks . sp hd costs

[1] Sales price for multi-family is imputed.

[2] 2016 fee schedule.

[3] Not applicable in TMWA Area 2a.

[4] Impact fees only apply to service area #1 (Spanish Springs). Impact fees excluded from total fees in TMWA Area 2a.

[5] Fee schedule for the north service area as of March 2016. 

[6] Permit fees calculated using ICC Building Valuation Data to determine the principal amount, which is used to calculate 

   permit fees. Type of Construction is VB for building valuation calculation.

[7] Park Fees (residential construction tax): 1% of the valuation of the construction per unit, not to exceed $1,000.

[8] Mechanical permit fees are 100% of the principal amount calculated by inserting the mechanical valuation into the valuation table.

[9] As a guideline, single family development in the region is feasible if the burden is <15%, l ikely feasible between 15%- 25%, and 

possibly feasible (dependent on circumstances) if the burden is greater than 25%. Multi-family development is feasible if 

      the burden is <5%, l ikely feasible between 5%-8%, and possibly feasible if the burden is greater than 8%.  
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In TMWA Area 2a which is within the McCarran ring, cost burden as a percentage of price is 
less than 8% for all residential land use types except high density multi-family, which is 9%. 
This result indicates all land use types are financially feasible, although multi-family may only 
be feasible in some locations. In TMWA Area 12 (Spanish Springs) TMWA’s fee is higher and 
the City charges impact fees. Single family unit development is still clearly feasible in Spanish 
Springs; however, multi-family housing feasibility is questionable. 
 
The residual land value test for Sparks confirms that single family development is financially 
feasible. Land developer profit is estimated between 13% and 29% in TMWA Area 2a and 
between 11% and 27% in TMWA Area 12. Townhome and condominium multi-family housing 
is feasible but apartments are not unless costs are below the average used in this analysis, or 
sales price per unit is higher, or there are other means by which the developer can make 
apartments profitable to develop that is not reflected in this analysis. The residual land value 
test for Sparks is shown in Table 13 below. 
 
Table 13 
Sparks Residual Land Value 
 

RR LDR MDR LDMF Condo HDMF Apt

Units per Acre 1.5 3.2 10 15 30

Unit Building Size (sq. ft.) 3,400 2,500 1,750 1,250 1,050

Sales Price per Unit A $715,000 $400,000 $310,000 $195,000 $155,000

Costs - TMWA Area 2a

Water Utilities Fees Table 12 $14,838 $11,951 $9,246 $6,571 $6,571

Impact Fees Table 12 $0 $0 $0 $0 $0

City Fees Table 12 $10,041 $8,048 $6,387 $5,064 $4,697

Land and Building Development Costs Table 9 $449,866 $306,087 $204,599 $158,150 $134,050

Costs of Selling 5% of sales price $35,750 $20,000 $15,500 $9,750 $7,750

Total Costs B $510,495 $346,085 $235,732 $179,535 $153,068

Fees as % of Total Costs 5% 6% 7% 6% 7%

Residual Land Value in TMWA Area 2a C = A-B $204,505 $53,915 $74,268 $15,465 $1,932

Residual Land Value as % of Price D = C/A 29% 13% 24% 8% 1%

Costs - TMWA Area 12

Water Utilities Fees Table 12 $20,994 $16,166 $11,644 $7,171 $7,171

Impact Fees Table 12 $5,563 $5,563 $5,563 $3,847 $3,847

City Fees Table 12 $10,041 $8,048 $6,387 $5,064 $4,697

Land and Building Development Costs Table 9 $449,866 $306,087 $204,599 $158,150 $134,050

Costs of Selling 5% of sales price $35,750 $20,000 $15,500 $9,750 $7,750

Total Costs B $522,213 $355,864 $243,692 $183,981 $157,514

Fees as % of Total Costs 7% 8% 10% 9% 10%

Residual Land Value in TMWA Area 12 C = A-B $192,787 $44,136 $66,308 $11,019 ($2,514)

Residual Land Value as % of Price D = C/A 27% 11% 21% 6% -2%

Source: HEC. sp resid value  
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Unincorporated Washoe County 
Table 14 shows total fees per unit in unincorporated Washoe County in TMWA fee areas 8a 
and 15.   
 
Table 14 
Estimated Unincorporated County Cost Burden per Unit 
 

RR LDR MDR LDMF Condo HDMF Apt

Units per acre 1.5 3.2 10 15 30

2 bd, 2 ba unit

Lot Size (sq. ft.) 29,000 13,600 4,400 2,900 1,500

Unit Building Size (sq. ft.) 3,400 2,500 1,750 1,250 1,050

Garage (sq. ft.) 600 400 400 200 carport

Price per Sq. Ft. $210 $160 $177 $156 $148

Sales Price per Unit [1] $715,000 $400,000 $310,000 $195,000 $155,000

Water Utilities Fees

TWMA Fees Area 8a $12,598 $8,627 $4,907 $1,228 $1,228

Sewer Connection Fee [2] $5,450 $5,450 $5,450 $5,450 $5,450

Subtotal Water Utilities Fees $18,048 $14,077 $10,357 $6,678 $6,678

Other Fees

Building Permit [3] $2,520 $1,992 $1,551 $1,209 $1,071

Plan Review Fee [4] $1,260 $996 $776 $604 $535

Regional Road Impact Fee [5] $4,291 $4,291 $4,291 $2,788 $2,788

Park Fees [6] $1,000 $1,000 $1,000 $1,000 $911

Subtotal Other Fees $9,071 $8,278 $7,618 $5,601 $5,305

Total Estimated Fees in TMWA Area 8a $27,119 $22,355 $17,975 $12,279 $11,982

Cost Burden as % of Price [7] 4% 6% 6% 6% 8%

TMWA Fees Area 15 $19,341 $13,245 $7,534 $1,885 $1,885

Total Estimate Fees in TMWA Area 15 $33,862 $26,974 $20,602 $12,936 $12,640

Cost Burden as % of Price [7] 5% 7% 7% 7% 8%

Source: Washoe County. wc hd costs

[1] Sales price for multi-family is imputed.

[2] Ordinance No. 1536 sewer connection fees were $5,100 in 2008; fees are increased by $50 every January 1. 

[3] Assume Type of Construction is VB for building valuation calculation.

   Building Permit Fee includes mechanical, plumbing, and electrical fees.

[4] Plan Review fee equals 50% of Building Fee for single family dwellings.

[5] Fee schedule for the south service area as of March 2016. 

[6] Park Fees (residential construction tax): 1% of the valuation of the construction per unit, not to exceed $1,000.

[7] As a guideline, single family development in the region is feasible if the burden is <15%, likely feasible between 15%- 25%, and 

possibly feasible (dependent on circumstances) if the burden is greater than 25%. Multi-family development is feasible if 

      the burden is <5%, likely feasible between 5%-8%, and possibly feasible if the burden is greater than 8%.  
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In unincorporated Washoe County the feasibility test results are similar to Reno. Total fees 
range from $12,000 per apartment unit to $27,100 per rural residential unit for development 
in TMWA fee area 8a. In TMWA fee area 15 fees range from $12,600 per apartment unit to 
$33,900 per rural residential unit. Cost burden as a percentage of sales price is 4% to 7% for 
single family units and 6% to 8% for multi-family. Single family units are financially feasible. 
Multi-family units may be feasible in some locations, depending on property characteristics 
and funding sources. 
 
Table 15 presents the residual land value test for unincorporated Washoe County. The 
residual land value test also demonstrates that single family unit development in the County 
is clearly feasible, condominium/townhome development most likely feasible, but apartment 
development not feasible unless costs are below the average used in this analysis, or sales 
price per unit is higher, or there are other means by which the developer can make 
apartments profitable to develop that is not reflected in this analysis. 
 
Table 15 
Unincorporated County Residual Land Value 
 

RR LDR MDR LDMF Condo HDMF Apt

Units per Acre 1.5 3.2 10 15 30

Unit Building Size (sq. ft.) 3,400 2,500 1,750 1,250 1,050

Sales Price per Unit A $715,000 $400,000 $310,000 $195,000 $155,000

Costs - TMWA Area 8a

Water Utilities Fees Table 14 $18,048 $14,077 $10,357 $6,678 $6,678

Other Fees Table 14 $9,071 $8,278 $7,618 $5,601 $5,305

Land and Building Development Costs Table 9 $449,866 $306,087 $204,599 $158,150 $134,050

Costs of Selling 5% of sales price $35,750 $20,000 $15,500 $9,750 $7,750

Total Costs B $512,735 $348,442 $238,074 $180,179 $153,782

Fees as % of Total Costs 5% 6% 8% 7% 8%

Residual Land Value in TMWA Area 8a C = A-B $202,265 $51,558 $71,926 $14,821 $1,218

Residual Land Value as % of Price D = C/A 28% 13% 23% 8% 1%

Costs- TMWA Area 15

Water Utilities Fees Table 14 $24,791 $18,695 $12,984 $7,335 $7,335

Other Fees Table 14 $9,071 $8,278 $7,618 $5,601 $5,305

Land and Building Development Costs Table 9 $449,866 $306,087 $204,599 $158,150 $134,050

Costs of Selling 5% of sales price $35,750 $20,000 $15,500 $9,750 $7,750

Total Costs B $519,478 $353,060 $240,700 $180,836 $154,440

Fees as % of Total Costs 7% 8% 9% 7% 8%

Residual Land Value in TMWA Area 15 C = A-B $195,522 $46,940 $69,300 $14,164 $560

Residual Land Value as % of Price D = C/A 27% 12% 22% 7% 0%

Source: HEC. wc resid value  
 



Page 21 of 26 
Feasibility Analysis, May 9 2016 

 
Prepared by HEC 

Findings 

 
Feasibility Tests 
The feasibility tests results should not be taken as representative of all areas in the TMSA. The 
analysis assumes that sales prices and land use development costs per unit are constant 
across the TMSA. In reality, pockets of development will vary greatly from this average 
approach. By keeping sales prices and land use development costs the same the analysis can 
better determine the relative importance of development fees, and in particular water-
related fees, on the feasibility of residential land development in different parts of the TMSA. 
 
The analysis shows that single family development is financially feasible for all greenfield 
and likely most infill development in the TMSA. Townhome and condominium unit 
development is feasible in much of the TMSA. Apartment development is not feasible in the 
TMSA unless sales prices per unit improve or unless the developer’s costs are lower per unit 
than assumed in the analysis1. In infill areas, developer costs may be lowered by assistance 
from redevelopment agency funding, federal and state grants and tax credit financing making 
what this analysis shows as questionable project feasibility profitable and feasible.  
 
Although water utility fees represent a large portion of total development fees they are not 
a large portion of total development costs. The residual land value test tables show 
development fees are only 5% to 10% of total development costs. Despite this finding, 
water utility fees (water and sewer combined) can be a factor in determining feasibility of 
development in any area of the TMSA. The analysis results suggest that a developer will 
determine total development costs among competing sites. If land costs, construction costs, 
and soft costs are similar and cannot be changed for each site then development fees have a 
larger impact on site selection. As discussed on page 2, the impact of development fees on 
site selection by developers is largely dependent on the general state of the economy. 
 
 
 

                                            
1 Per conversation with Johnson, Perkins, and Griffin of Reno, sales prices per unit are improving. There are 
several apartment complexes in the development pipeline. 
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Table 16 
Feasibility Test Results Comparisons 
 

Area RR LDR MDR LDMF Condo HDMF Apt

RENO

Residual Land Value

TMWA Area 0 $206,055 $53,850 $72,815 $15,265 $1,590

TMWA Area 10 $197,402 $47,924 $69,445 $14,422 $747

Cost Burden

TMWA Area 0 3% 5% 6% 6% 7%

TMWA Area 10 4% 6% 7% 7% 8%

SPARKS

Residual Land Value

TMWA Fees Area 2a $204,505 $53,915 $74,268 $15,465 $1,932

TMWA Fees Area 12 $192,787 $44,136 $66,308 $11,019 ($2,514)

Cost Burden

TMWA Fees Area 2a 4% 6% 6% 7% 9%

TMWA Fees Area 12 5% 7% 8% 8% 10%

WASHOE COUNTY

Residual Land Value

TWMA Fees Area 8a $202,265 $51,558 $71,926 $14,821 $1,218

TMWA Fees Area 15 $195,522 $46,940 $69,300 $14,164 $560

Cost Burden

TWMA Fees Area 8a 4% 6% 6% 6% 8%

TMWA Fees Area 15 5% 7% 7% 7% 8%

Source: HEC. sum test  
 
 
Impact of Water and Sewer Fees on Development 
Table 17 shows total development fees per unit for each residential land use type in each 
area. The table highlights the percentage of development fees that are for water, sewer, 
regional roads (RTC), and the local jurisdiction.  
 
Illustrations of the percentage shares of development fees are shown in Figure 4 (Reno), 
Figure 5 (Sparks) and Figure 6 (unincorporated County). Each figure shows a low density 
residential unit and a condominium unit in two of TMWA’s fee areas.  
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Table 17 
Fees by Jurisdiction and TMWA Fee Area 
 

Area RR LDR MDR LDMF Condo HDMF Apt

RENO - TMWA AREA 0

Total Fees $23,329 $20,063 $17,086 $11,835 $11,610

City Fees 21% 20% 20% 24% 23%

RTC Fees 18% 21% 25% 24% 24%

Water Fees 34% 27% 18% 6% 7%

Sewer Fees 27% 32% 37% 46% 47%

Total 100% 100% 100% 100% 100%

RENO - TMWA AREA 10

Total Fees $31,982 $25,989 $20,457 $12,678 $12,453

City Fees 15% 15% 16% 22% 21%

RTC Fees 13% 17% 21% 22% 22%

Water Fees 52% 43% 31% 13% 13%

Sewer Fees 20% 25% 31% 43% 44%

Total 100% 100% 100% 100% 100%

SPARKS - TMWA AREA 2A

Total Fees $28,534 $23,654 $19,288 $13,939 $13,572

City Fees 39% 39% 39% 44% 43%

RTC Fees 14% 16% 20% 18% 18%

Water Fees 32% 27% 18% 6% 7%

Sewer Fees 15% 18% 23% 31% 32%

Total 100% 100% 100% 100% 100%

SPARKS - TMWA AREA 12
Total Fees $36,597 $29,777 $23,594 $16,081 $15,714
City Fees 36% 37% 40% 48% 47%
RTC Fees 11% 13% 16% 16% 16%
Water Fees 42% 35% 25% 9% 9%
Sewer Fees 12% 15% 19% 27% 28%
Total 100% 100% 100% 100% 100%

WASHOE COUNTY - TMWA AREA 8A
Total Fees $27,119 $22,355 $17,975 $12,279 $11,982

County Fees 18% 18% 19% 23% 21%
RTC Fees 16% 19% 24% 23% 23%

Water Fees 46% 39% 27% 10% 10%

Sewer Fees 20% 24% 30% 44% 45%

Total 100% 100% 100% 100% 100%

WASHOE COUNTY - TMWA AREA 15

Total Fees $33,862 $26,974 $20,602 $12,936 $12,640

County Fees 14% 15% 16% 22% 20%
RTC Fees 13% 16% 21% 22% 22%
Water Fees 57% 49% 37% 15% 15%
Sewer Fees 16% 20% 26% 42% 43%

Total 100% 100% 100% 100% 100%

Source: Ci ty of Reno, Ci ty of Sparks , Washoe County,  and HEC. sum fee  
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Figure 4 
Composition of Fees in Reno 
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Figure 5 
Composition of Fees in Sparks 
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Figure 6 
Composition of Fees in Unincorporated Washoe County 
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Generally, water fees are a larger component of total fees for larger homes and a smaller 
component of fees for smaller units. This result occurs because TMWA fees are based on 
demand estimates for each land use type. The smaller a unit is typically the less water it uses. 
Water fees are 20%-35% of total fees in the urban cores and 30%-55% of total fees outside of 
the urban cores for single family units. Water fees are 6%-7% of total fees in the urban cores 
and 10%-15% of total fees outside the urban cores for multi-family units. 
 
Sewer fees are a larger component of total fees for smaller units than for larger units. Sewer 
fees range 30%-50% of total development fees for multi-family units and 10%-35% of total 
development fees for single family units. Sewer fees are flat charges for residential 
development, regardless of unit size density of development. One exception to this is the City 
of Reno’s sewer connection fee which is lower for multi-family development than single 
family development. Sewer fees do not vary by area within a jurisdiction like the water fees 
do. 
 
TMWA water fees encourage infill development. TMWA’s fees reflect the cost of 
infrastructure by service area which is lower in the urban cores (closer to the water treatment 
plants and large distribution reservoirs) and higher further away from the urban cores (higher 
distribution costs). Smaller units which are found in urban cores use less water than larger 
units that are typically found outside of the urban cores.  
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Due to the structure of sewer connection fees, sewer costs are a much larger proportion of 
total fees per unit for multi-family units than single family units. Sewer connection fees do 
not vary by sub-area for Reno, Sparks, or the unincorporated County. As currently 
structured, sewer connection fees do not encourage infill development. Charging the same 
connection fee per unit assumes that all residential unit types use the sewer infrastructure in 
equal proportion; in other words, all residential unit types discharge the same annual flow of 
similar strength to the system. While indoor water use does not vary in the same manner as 
outdoor water use by residential unit type it is nevertheless influenced by a number of 
functions, predominantly the number of persons living in the unit. Because typically more 
people live in single family units than multi-family units, many sewer providers set connection 
fees (and rates) lower for multi-family units than single family units. Revisions to the structure 
of sewer connection fees are currently being considered in Sparks and Reno (North Valleys). 
There are several methodologies that can be used to establish nexus between land uses and 
the structure of sewer connection fees. 


