
New Home Market Overview 

At the same time the COVID-19 pandemic was crippling our nation, 1,205 new homes 
were sold in Washoe County representing the most first half sales volume since 
2007! New home construction was deemed an essential business during the “stay at 
home” orders resulting in 1,050 building permits through June, a sizeable jump from 
the 910 permits pulled for the same period in 2019. A strong second half will put us 
past the predicted pace of 2,100 sales for the year. This number will surpass our 20-
year average of 2,078 sales but will stay well under the 4,425 sales surveyed in 2005. 

We are saving the Top 5 builder rankings until year-end, but at the mid-year point 
all three public builders (Lennar, Toll Brothers and DR Horton) were chasing the top 
spot! Jenuane Communities, Desert Wind, Ryder and Silverado are competing on the 
private side for the remaining spots in the top 5. The year-end results could be very 
interesting! 

The Sparks/Spanish Springs submarket climbed back on top in new home sales, 
grabbing 36% of the market with a robust 432 sales. South Reno tied North Valleys 
for the number 2 spot with 24% market share each while West/Northwest Reno 
took the third spot with 14%. 67 active communities were surveyed the first half 
of 2020, just one less than the number surveyed at mid-year 2019. Several new 
communities are expected to come online the second half of 2020 and with additional 
communities closing out, we are predicting about the same number of active new 
home communities for the year. This number has been consistent the past two years 
after climbing to 105 communities in 2006 and falling to 22 communities in 2009. 

New home prices showed gains the first half despite COVID-19 shutdowns. Base price 
increases the past six months averaged 2.5% which equates to over $10,000+ per 
home. Base home prices between $350,000 and $500,000 represented 54% of sales 
while 27% of sales were over $500,000 and 4% were over $750,000. Sales under 
$250,000 did not exist and new homes in the $250,000 and $350,000 range dropped 
to only 15% of the market. These homes consisted primarily of starter homes in 
the North Valleys and smaller attached units in the other submarkets. Average base 
house prices varied greatly by area with South Reno averaging $560,000, Sparks/
Spanish Springs hitting $438,000 and North Valleys maintaining a competitive 
$355,000. 

Sales of attached product, which includes duets, triplexes and townhomes dropped 
back to 12% of total new home sales with the close out of Esplanade in South Reno. 
We need more of this “missing middle” of the housing market (the market between 
apartments and our typical 6,000 square foot lot product) in all of our submarkets to 
create “attainable” housing options. 2021 will see more attached product as multiple 
projects are in the pipeline.   

The outlying submarkets of Carson City, Dayton, Fernley and Douglas County 
(Minden, Gardnerville and Genoa) continue to show activity as builders search for 
locations in the region to accommodate entry-level and first move-up homebuyers. 
These areas again combined for nearly 300 single family permits and 170 new home 
closings the first half of 2020. Carson City led these submarkets with 85 permits and 
84 new home closings, respectively. Average closing prices ranged from $323,000 
in Fernley to $397,000 in Dayton and $422,000 in Carson City, all competitive 
alternatives to the $550,000 average closing price in Washoe County. 
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New Home Average Base Price by Area
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Land Market Overview
A significant number of vacant finished lots were on the ground at the mid-year point as we surveyed 2,850 
finished lots throughout Reno and Sparks. This compares with the 2,376 finished lots at the mid-year point 
in 2019 and represents the largest number since 2011...but for very different reasons. The finished lot 
inventory of 3,319 lots in 2011 was the hangover due to the drastic reduction in home sales caused by the 
great recession while the 2020 number is the result of aggressive land development by builders anticipating 
increased demand from job growth and the in-migration of retirees.  This lot supply represents 1.36 years of 
inventory based on 2020 projected sales and should absorb quickly as builders push to step up housing starts.  
A limited number of new tentative maps were processed in Reno and Sparks during the first half as builders 
focused on improving the maps they already have in the pipeline.  

Despite an increase in home sales, the uncertainty of the fallout from the pandemic made land sales difficult 
to close the first half of the year. Land sales totaled only $24 million for the first half of 2020, a significant 
drop when compared to $40 million and $50 million for the same periods in 2019 and 2018. Land sellers and 
builders need to find a middle ground! There is over $80 million in pending land deals, many of which were 
stalled by the pandemic in the first and second quarter and extended to the second half of 2020! The strong 
first half sales numbers should push many of these deals to the closing table giving us a healthy volume by 
year-end. 

The apartment market is still very active as $26 million in multi-family/mixed use land sold during the first half of 2020. According to the Johnson Perkins Griffin 
2Q20 Apartment Survey, the overall average rental rate increased by 2.09% and overall vacancy decreased by 19 basis points over 1Q20 bringing the average 
vacancy rate to 3.32%. Over 4,000+ units are currently under construction and in varying stages of lease up in the region, but vacancy is still expected to remain 
tight over the coming year. 6,000 units are in the pipeline but with the cost to build them increasing dramatically and the COVID-19 pandemic scaring lenders, 
many of these projects will stall. Some of these multifamily sites may come back to the market and could transition from rental product to higher density for sale 
product – feeding that “missing middle” of the market.   

Most of the homebuilding activity continues to be in the larger planned developments, which include; Kiley Ranch, Stonebrook and Pioneer Meadows in Sparks; 
Shadow Ridge and Eagle Canyon in Spanish Springs; Damonte Ranch, Bella Vista and Caramella Ranch in South Reno; and West Meadows and Meridian in West 
Reno. 5 Ridges in Sparks, Harris Ranch in Spanish Springs and Daybreak in Southeast Reno will be among several new master plans that will add a variety of 
housing products in 2021 and beyond. Site work will start this summer in 5 Ridges and later this fall in Harris Ranch. The Daybreak PUD in Southeast Reno received 
final approvals which means tentative maps for the first phase of the 3,995 unit master plan will be coming later this year!
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Summary/Wrap Up
 
Reno continues to deal with a shortage of building trades and suppliers making it difficult to hold construction costs down. The resale market at the mid-year 
point had an incredibly tight 1.3 months of active inventory further exaggerating the housing shortage in the region. A low vacancy rate of 3.32% in the multi-
family sector has allowed already record high rents to rise even higher. All of these factors are putting pressure on our regions goal of providing “attainable” 
housing solutions. It is easy to look at the first half results for the Northern Nevada market and predict a strong 2020 and beyond! However, the long-term 
impact of the COVID-19 pandemic on the real estate market is still unknown and most experts anticipate that the effects could be significant. The pandemic 
has caused a major reduction in business productivity and a dramatic increase in the unemployment rate...but it has also made home ownership even more of 
a priority for the consumer! Experts predict that the flight of workers from office buildings in the Big City to home offices in markets like Reno will continue. 
Builders and developers will have the opportunity to plan for a wide variety of attainable housing options throughout Northern Nevada to capture this future 
demand and yet still maintain our quality of life.  

“What Pandemic? Washoe County sees highest first half new home sales in 13 years!”  Mark Krueger
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