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Total Value $/SF

2019 1,293,411$               28.43$                    

2020 1,355,881$               29.80$                    

2021 1,315,583$         28.92$                

Value $/SF

845,894$                  / 18.59$                    

845,894$             / 18.59$                

Value Summary

To Whom It May Concern:

  The following is a history of the assessor's values over the past three years:

Requested Value

Based on our analysis, we are requesting the following value for this property:

Cost

Method

Year
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535 E Glendale Ave  in Sparks

E Glendale Ave & S McCarran Blvd

Paragon Industries II Inc

1977

45,496

68,389 Acres: 1.57

1.50

2021 Breakdown Value $/SF

444,528$          6.50$                   

871,055$          19.15$                

1,315,583$       28.92$                

Executive Summary

Property Summary

2021 Land Value:

2021 Imp Value: Leasable

2021 Total Value:

Location:

Major Cross Streets:

Owner:

Effective Year:

Building Square Feet:

Land Square Feet:

Land/Build/Ratio:
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Description SF Year Built Eff Year Exp Life Eff Age Class Type $/SF

Adjusted Items:

RCN - Distribution Warehouse 45,496 1977 1977 45 44 C Average 2,320,296$          51.00

Depreciation 77%

Adjusted RCNLD 533,668$              

Regional Multiplier 1.08

576,362$          

Non Adjusted items:

Extra Features 20,000$                

20,000$            

Total Square Feet 45,496    

Total RCNLD 596,362

Adjusted Land Value 249,533

Indicated Cost Value ($) 845,894

Value / SF ($) 18.59

Cost Analysis

Total RCNLD of Adjusted Items:

Total of Non Adjusted Items:
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SECTION 14 PAGE 23
February 2018

MULTISTORY BUILDINGS – Add .5% (1/2%) for each story, over three above ground, to all base  
costs of the building, including basements but excluding mezzanines.

SPRINKLERS – Systems are not included. Costs should be added from Page 37.

DOCK-HEIGHT FLOORS – See Page 27.

*ELEVATORS – Buildings with base costs which include elevators are marked with an asterisk (*). If  
the subject building has no elevators, deduct the following from the base costs for buildings on this 
page which are so marked. For buildings not marked or for basement stops, add costs from Page 36.

CALCULATOR METHOD

DISTRIBUTION WAREHOUSES (407)
CLASS TYPE EXTERIOR WALLS INTERIOR FINISH LIGHTING, PLUMBING 

AND MECHANICAL HEAT  
Sq. M.

COST 
Cu. Ft.

 
Sq. Ft.

A
Good Ornamental concrete, brick, or 

metal/glass panels, office front
Plaster or drywall with partitions, 
distribution areas, fin. ceilings, vaults

*Good lighting, plumbing, restrooms 
for personnel Hot water

Average Brick on block or tile, concrete 
panels, good fenestration

Painted walls, offices, and 
distribution areas

*Reading-level lighting and  
adequate plumbing Space heaters

B
Good Ornamental concrete, brick, or 

metal/glass panels, office front
Plaster or drywall with partitions, 
distribution areas, fin. ceilings, vaults

*Good lighting, plumbing, adequate 
restrooms Hot water

Average Brick on block or tile, concrete 
panels, good fenestration

Painted walls, offices and distribution 
areas

*Reading-level lighting, adequate 
plumbing Space heaters

C

Excellent Brick, metal/glass, ornamental 
facades and fenestration

Completely finished, drugs, food, or 
bonded storage, large offices

High-level lighting and good  
plumbing Package A.C.

Good Steel frame, good brick, block, or  
tilt-up, tapered girders

Plaster or drywall, some masonry 
partitions, good offices

Reading-level lighting, adequate 
plumbing Forced air

Average Steel or wood frame or bearing 
walls, brick, block, or tilt-up

Painted walls, finished offices and 
distribution areas, hardened slab Good lighting, adequate plumbing Space heaters

Low cost Block, tilt-up, very plain, light 
construction

Unfinished, shell type, adequate  
offices, partitioned areas Adequate lighting, plumbing fixtures Space heaters

D
Good Good wood frame with stucco or 

siding, some ornamentation
Some good offices and distribution 
areas

Reading-level lighting, adequate 
plumbing Forced air

Average Stucco or siding on wood, good 
fenestration

Small office, partitions and 
distribution areas Good lighting, adequate plumbing Space heaters

DPOLE
Average Good pole frame, metal siding Distribution areas, small offices Adequate lighting/plumbing Space heaters

Low cost Wood pole frame, metal siding Unfinished, adequate offices, 
partitioned areas Adequate lighting, plumbing fixtures Space heaters

S

Excellent Heavy steel frame, sandwich  
panels, good ornamentation

Completely finished, drugs, food, or 
bonded storage, large offices

High-level lighting and good  
plumbing Package A.C.

Good Good steel frame, siding and 
fenestration

Some good offices and interior finish, 
distribution areas

Reading-level lighting, adequate 
plumbing Forced air

Average Rigid steel frame and siding Distribution areas, small offices Adequate lighting/plumbing Space heaters

Low cost Pre-eng. frame, plain shell Adequate office, partitioned areas Adequate lighting/plumbing Space heaters

Classes A and B Sq. M.  Sq. Ft. Sq. M.  Sq. Ft.

C
Good Brick or block, best tilt-up, good 

overhead doors
Good finished office, drivers’ rest  
areas, dock-height floor

Good lighting, plumbing for 
transient drivers Forced air

Average Block, good tilt-up, overhead  
doors

Some finished office, drivers’ rest 
areas, dock-height floor

Adequate lighting, plumbing for 
transient drivers Space heaters

D Average Wood frame, siding or stucco Some finished office/drivers’ rest  
areas, dock-height floor Adequate lighting/plumbing Space heaters

DPOLE Average Wood pole frame, metal siding Some finished office/drivers’ rest  
areas, dock-height floor Adequate lighting/plumbing Space heaters

S
Good Heavy steel frame and siding,  

good overhead doors
Good finished office, drivers’ rest  
areas, dock-height floor

Good lighting, plumbing for  
transient drivers Forced air

Average Steel frame and siding Some finished office/drivers’ rest  
areas, dock-height floor Adequate lighting/plumbing Space heaters

TRANSIT WAREHOUSES (387)
Good. . . . . . . . . . . . . .             28.52 2.65 Average. . . . . . . . . . . .           22.17 2.06

MARSHALL VALUATION SERVICE	 The data included on this page becomes obsolete after update delivery, scheduled for February 2020.	
© 2018 CoreLogic®, Inc. and its licensors, all rights reserved.  Any reprinting, distribution, creation of derivative works, and/or public displays is strictly prohibited.	 2/2018

1151.74 7.64 107.00

871.88 5.78 81.00

1097.92 7.28 102.00

828.82 5.50 77.00

1162.50 7.71 108.00

801.91 5.32 74.50

548.96 3.64 51.00

392.88 2.61 36.50

721.18 4.78 67.00

492.45 3.27 45.75

433.25 2.87 40.25

312.15 2.07 29.00

1038.72 6.89 96.50

705.04 4.68 65.50

478.99 3.18 44.50

341.75 2.27 31.75

1060.24 7.03 98.50

742.71 4.93 69.00

667.36 4.43 62.00

613.54 4.07 57.00

925.70 6.14 86.00

645.83 4.28 60.00
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TYPICAL BUILDING LIVES

	 OCCUPANCY 	 CLASS		  A	 B	 C	 D	 S

SECTIONS 14 & 44, GARAGES, INDUSTRIALS AND WAREHOUSES

Armories, good and excellent . . . . . . . . . . . . . . . . . . . . . .                      	 -----	 -----	 55	 50	 -----
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 50	 40	 40
Automotive service centers, good. . . . . . . . . . . . . . . . . . .                   	 -----	 -----	 45	 40	 40
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 40	 35	 35
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 35	 30	 30
Broadcasting facilities, good and excellent. . . . . . . . . . . .            	 55	 55	 50	 45	 45
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 50	 50	 45	 40	 40
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 45	 45	 40	 35	 35
Cold storage facilities, excellent . . . . . . . . . . . . . . . . . . . .                    	 -----	 -----	 50	 -----	 45
	 average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                              	 50	 50	 45	 40	 40
	 low cost and fair . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                               	 -----	 -----	 40	 35	 35
Complete auto dealerships, good and excellent. . . . . . . .        	 50	 50	 45	 40	 40
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 45	 45	 40	 35	 35
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 35	 30	 30
Computer centers, good and excellent . . . . . . . . . . . . . . .               	 50	 50	 45	 40	 40
	 low cost and average . . . . . . . . . . . . . . . . . . . . . . . . . . .                           	 45	 45	 40	 35	 35
Creameries, good . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                               	 -----	 -----	 45	 45	 45
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 45	 45	 35	 30	 30
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 25	 20	 20
Garages, municipal service, excellent. . . . . . . . . . . . . . . .                	 -----	 -----	 45	 -----	 40
		  average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . .                            	 -----	 -----	 40	 35	 35
	 Service and repair garages, good and excellent . . . . . .      	 -----	 -----	 40	 35	 35
		  low cost and average . . . . . . . . . . . . . . . . . . . . . . . . .                         	 40	 40	 35	 30	 30
	 Service garage sheds, good. . . . . . . . . . . . . . . . . . . . . .                      	 -----	 -----	 35	 30	 30
		  low cost and average . . . . . . . . . . . . . . . . . . . . . . . . .                         	 -----	 -----	 30	 25	 25
	 Storage, average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                               	 45	 45	 40	 35	 35
Hangars, maintenance, excellent. . . . . . . . . . . . . . . . . . . .                    	 -----	 -----	 45	 -----	 40
		  good . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 40	 -----	 40
		  average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 40	 35	 35
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 35	 30	 30
	 Storage, excellent. . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                              	 -----	 -----	 40	 -----	 40
		  good . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 40	 -----	 35
		  average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 35	 30	 30
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 30	 30	 30
		  cheap. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 -----	 20	 20
	 T-hangars, average. . . . . . . . . . . . . . . . . . . . . . . . . . . . .                             	 -----	 -----	 30	 -----	 30
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 -----	 20	 20
Industrial flex-mall buildings, average and good. . . . . . . .        	 -----	 -----	 50	 40	 40
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 40	 35	 35
Industrials, engineering, good and excellent. . . . . . . . . . .           	 55	 55	 50	 45	 45
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 50	 50	 45	 40	 40
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 50	 50	 40	 35	 35

	 OCCUPANCY 	 CLASS		  A	 B	 C	 D	 S

SECTIONS 14 & 44, GARAGES, INDUSTRIALS AND WAREHOUSES (Continued)

Industrials, manufacturing, heavy, good and excellent. . .   	 60	 60	 55	 -----	 50
		  low cost and average . . . . . . . . . . . . . . . . . . . . . . . . .                         	 55	 55	 50	 45	 45
	 light, good. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 50	 50	 45	 40	 40
		  average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 50	 50	 40	 35	 35
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 45	 45	 40	 35	 35
Laboratory buildings, good and excellent . . . . . . . . . . . . .             	 55	 55	 50	 45	 45
	 low cost and average . . . . . . . . . . . . . . . . . . . . . . . . . . .                           	 50	 50	 45	 40	 40
Lofts, excellent. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                  	 60	 60	 -----	 -----	 -----
	 average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                              	 55	 55	 50	 40	 40
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 50	 50	 40	 35	 -----
Mini-lube garages, good and excellent . . . . . . . . . . . . . . .               	 -----	 -----	 40	 35	 35 
	 low cost and average . . . . . . . . . . . . . . . . . . . . . . . . . . .                           	 -----	 -----	 35	 30	 30
Mini-warehouses, low and high rise, good . . . . . . . . . . . .            	 -----	 -----	 45	 40	 40
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 45	 45	 40	 35	 35
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 35	 30	 30
Parking structures/parkades, good . . . . . . . . . . . . . . . . . .                  	 45	 45	 -----	 -----	 -----
	 low cost and average . . . . . . . . . . . . . . . . . . . . . . . . . . .                           	 40	 40	 -----	 -----	 35
	 cheap. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                        	 -----	 -----	 -----	 -----	 30
Passenger terminals, very good and excellent. . . . . . . . .         	 45	 45	 40	 40	 -----
		  average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . .                            	 40	 40	 35	 35	 35
		  low cost and fair . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                             	 35	 35	 30	 30	 30
	 control towers, good. . . . . . . . . . . . . . . . . . . . . . . . . . . .                            	 35	 35	 -----	 -----	 -----
		  average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 30	 30	 -----	 -----	 -----
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 25	 25	 -----	 -----	 -----
Post offices, main and branch, good and excellent. . . . . .      	 60	 60	 55	 50	 50
		  low cost and average . . . . . . . . . . . . . . . . . . . . . . . . .                         	 55	 55	 50	 45	 45
	 mail processing facilities, good. . . . . . . . . . . . . . . . . . . .                    	 -----	 -----	 50	 -----	 45
		  average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 50	 50	 45	 -----	 40
Showrooms, good and excellent. . . . . . . . . . . . . . . . . . . .                    	 50	 50	 45	 40	 40
	 average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 45	 45	 40	 35	 35
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 -----	 -----	 35	 30	 30
Transit warehouses, average and good . . . . . . . . . . . . . .              	 -----	 -----	 45	 40	 40
Underground parking garages, average . . . . . . . . . . . . . .              	 45	 45	 -----	 -----	 -----
Warehouses, distribution, good and excellent. . . . . . . . . .          	 55	 55	 50	 45	 45
		  average. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 50	 50	 45	 40	 40
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 40	 35	 35
	 Storage and mega storage, excellent. . . . . . . . . . . . . . .               	 -----	 -----	 50	 -----	 45
		  average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . .                            	 50	 50	 45	 40	 40
		  cheap and low cost. . . . . . . . . . . . . . . . . . . . . . . . . . .                           	 45	 45	 40	 35	 35
Miscellaneous buildings, excellent. . . . . . . . . . . . . . . . . . .                   	 60	 60	 55	 45	 45
	 average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                              	 55	 55	 50	 40	 40
	 low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                      	 50	 50	 40	 35	 35
Misc. structures, shipping docks. . . . . . . . . . . . . . . . . . . .                    	 -----	 -----	 -----	 40	 40
	 loading docks, excellent . . . . . . . . . . . . . . . . . . . . . . . . .                         	 -----	 -----	 -----	 35	 35
		  average and good. . . . . . . . . . . . . . . . . . . . . . . . . . . .                            	 -----	 -----	 -----	 30	 30
		  low cost. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .                                    	 -----	 -----	 -----	 25	 25

SECTION 97 PAGE 12
December 2018 LIFE EXPECTANCY GUIDELINES

MARSHALL VALUATION SERVICE		
© 2018 CoreLogic®, Inc. and its licensors, all rights reserved.  Any reprinting, distribution, creation of derivative works, and/or public displays is strictly prohibited.	 12/2018
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SECTION 99 PAGE 8
January 2019 LOCAL MULTIPLIERS

Apply to costs brought up-to-date from preceding pages. Do not apply to Section 98 or any other indexes.

UNITED STATES

MARSHALL VALUATION SERVICE	 	
© 2019 CoreLogic®, Inc. and its licensors, all rights reserved.  Any reprinting, distribution, creation of derivative works, and/or public displays is strictly prohibited. 1/2019

KENTUCKY 0.97 0.97 0.97 0.98 0.98
Ashland 1.03 1.04 1.04 1.06 1.05
Bowling Green 0.96 0.95 0.95 0.96 0.98
Covington 0.95 0.97 0.97 0.97 0.98
Frankfort 0.93 0.93 0.95 0.97 0.93
Lexington 0.94 0.94 0.95 0.97 0.94
Louisville 0.98 0.97 0.97 0.99 0.97
Newport 0.95 0.97 0.97 0.97 0.98
Owensboro 0.97 0.99 0.98 0.95 1.00
Paducah 0.98 0.94 0.95 0.96 0.95

LOUISIANA 0.87 0.87 0.88 0.87 0.87
Alexandria 0.82 0.85 0.87 0.86 0.85
Baton Rouge 0.86 0.85 0.87 0.87 0.87
Lafayette 0.86 0.87 0.88 0.89 0.84
Lake Charles 0.89 0.88 0.88 0.85 0.88
Monroe 0.87 0.89 0.88 0.87 0.87
New Orleans 0.91 0.88 0.89 0.90 0.87
Shreveport 0.89 0.89 0.90 0.88 0.88

MAINE 1.00 0.99 1.01 1.01 1.00
Auburn 1.03 1.03 1.05 1.04 1.02
Augusta 1.05 1.04 1.07 1.06 1.07
Bangor 0.99 0.97 1.02 1.00 1.00
Biddeford 1.02 1.02 1.05 1.04 1.01
Caribou 0.94 0.93 0.94 0.95 0.95
Lewiston 1.03 1.03 1.05 1.04 1.02
Portland 1.01 1.00 1.03 1.02 1.03
Presque Isle 0.94 0.93 0.94 0.95 0.95
Waterville 0.96 0.97 0.98 0.98 0.98

MARYLAND 1.02 1.03 1.02 1.01 1.02
Anne Arundel County 1.03 1.03 1.00 1.00 1.05
Baltimore 1.01 1.01 1.01 1.02 1.03
Bethesda 1.04 1.07 1.04 1.02 1.03
Cumberland 1.01 1.01 1.02 1.01 1.02
Eastern Shore Area 0.99 0.95 0.97 0.97 0.99
Hagerstown 1.01 1.00 1.00 1.00 1.00
Silver Spring 1.04 1.07 1.04 1.02 1.04

MASSACHUSETTS 1.14 1.16 1.17 1.17 1.14
Boston 1.25 1.28 1.30 1.29 1.26
Cape Cod 1.16 1.18 1.18 1.19 1.15
Fall River 1.13 1.15 1.17 1.16 1.13
Holyoke 1.09 1.10 1.11 1.10 1.07
Lawrence 1.15 1.17 1.18 1.18 1.13
Lowell 1.16 1.17 1.17 1.17 1.14
Lynn 1.19 1.21 1.21 1.22 1.19
Methuen 1.16 1.15 1.17 1.19 1.14
Natick 1.18 1.19 1.20 1.22 1.17
New Bedford 1.14 1.17 1.17 1.17 1.14
Pittsfield 1.05 1.07 1.07 1.08 1.06
Springfield 1.13 1.15 1.15 1.13 1.12
Worcester 1.09 1.11 1.11 1.12 1.12

MICHIGAN 1.05 1.05 1.05 1.04 1.05
Adrian 1.04 1.06 1.06 1.06 1.07
Alpena 1.05 1.01 1.00 0.99 1.03
Ann Arbor 1.09 1.11 1.11 1.10 1.12
Battle Creek 1.02 1.02 1.02 1.01 1.01
Bay City 1.10 1.06 1.04 1.04 1.08
Detroit 1.08 1.10 1.10 1.11 1.10
Escanaba 0.97 0.97 0.98 0.97 0.98
Flint 1.09 1.07 1.05 1.05 1.08
Grand Rapids 1.04 1.00 1.02 1.00 1.01
Ishpeming 0.99 0.99 1.00 0.99 0.99
Jackson 1.04 1.04 1.04 1.04 1.06
Kalamazoo 1.07 1.05 1.05 1.04 1.06
Lansing 1.01 1.02 1.01 0.99 1.01
Marquette 0.99 0.99 1.00 0.99 0.99
Monroe 1.05 1.08 1.08 1.08 1.09
Muskegon 1.04 1.02 1.02 1.01 1.02
Niles 1.10 1.06 1.09 1.07 1.09
Pontiac 1.10 1.10 1.10 1.10 1.11
Port Huron 1.05 1.09 1.07 1.09 1.08
Saginaw 1.07 1.04 1.02 1.02 1.05
Sault Ste. Marie 1.02 1.00 0.99 0.99 1.01
Traverse City 1.01 1.01 1.02 1.00 1.02
Ypsilanti 1.09 1.11 1.11 1.11 1.12

MINNESOTA 1.09 1.10 1.09 1.07 1.10
Austin 1.06 1.10 1.07 1.06 1.09
Brainerd 1.10 1.06 1.07 1.05 1.06
Duluth 1.08 1.12 1.10 1.07 1.10
Hibbing 1.08 1.08 1.07 1.02 1.07
Mankato 1.05 1.07 1.06 1.04 1.08
Minneapolis 1.14 1.17 1.15 1.15 1.15
Moorhead 1.08 1.05 1.04 1.02 1.08
Rochester 1.08 1.12 1.10 1.07 1.12
St. Cloud 1.06 1.10 1.09 1.07 1.09
St. Paul 1.14 1.17 1.15 1.15 1.15

MISSISSIPPI 0.87 0.87 0.87 0.88 0.87
Biloxi 0.88 0.88 0.88 0.89 0.87
Columbus 0.83 0.86 0.87 0.88 0.86
Greenville 0.89 0.88 0.90 0.92 0.89
Gulfport 0.87 0.86 0.88 0.89 0.88
Hattiesburg 0.88 0.86 0.86 0.87 0.87
Jackson 0.91 0.88 0.89 0.90 0.87
Laurel 0.90 0.90 0.87 0.88 0.89
Meridian 0.86 0.87 0.88 0.89 0.88
Natchez 0.85 0.85 0.85 0.86 0.85
Tupelo 0.83 0.87 0.86 0.87 0.85
Vicksburg 0.87 0.87 0.88 0.88 0.86

MISSOURI 1.01 1.00 1.01 1.01 1.00
Cape Girardeau 0.94 0.92 0.94 0.92 0.91
Columbia 1.04 1.05 1.03 1.02 1.06
Independence 1.05 1.07 1.08 1.08 1.07
Jefferson City 0.99 0.98 0.98 1.00 0.98
Joplin 0.93 0.91 0.93 0.92 0.93
Kansas City 1.06 1.08 1.07 1.08 1.08
Rolla 0.90 0.90 0.91 0.90 0.87
Springfield 1.05 1.00 1.03 1.02 1.04
St. Joseph 1.01 1.04 1.03 1.04 1.02
St. Louis 1.08 1.08 1.10 1.10 1.08

MONTANA 0.93 0.93 0.96 0.94 0.96
Billings 0.97 0.95 1.00 0.97 0.99
Bozeman 0.93 0.93 0.96 0.95 0.97
Butte 0.91 0.93 0.96 0.93 0.94
Great Falls 0.94 0.93 0.95 0.91 0.97
Helena 0.89 0.89 0.94 0.92 0.93
Lewistown 0.92 0.91 0.94 0.93 0.92
Missoula 0.93 0.95 0.96 0.94 0.97

NEBRASKA 0.95 0.94 0.94 0.93 0.95
Grand Island 0.94 0.91 0.92 0.93 0.93
Lincoln 0.95 0.94 0.91 0.90 0.94
Norfolk 0.95 0.96 0.97 0.96 0.96
North Platte 0.97 0.96 0.97 0.95 0.95
Omaha 0.94 0.94 0.94 0.93 0.95

NEVADA 1.11 1.09 1.09 1.08 1.12
Carson City 1.08 1.08 1.07 1.06 1.10
Elko 1.13 1.11 1.10 1.09 1.13
Fallon 1.02 1.00 1.02 1.00 1.03
Las Vegas 1.12 1.10 1.10 1.12 1.12
Lincoln County 1.01 1.01 1.03 1.03 1.02
Nye County 0.95 0.93 0.91 0.88 0.95
Reno 1.10 1.07 1.07 1.05 1.11
Sparks 1.10 1.07 1.08 1.05 1.11
Tahoe Area 1.20 1.21 1.22 1.22 1.23

NEW HAMPSHIRE 1.02 1.04 1.04 1.03 1.02
Concord 0.96 0.99 0.97 0.97 0.97
Dover 1.07 1.09 1.09 1.09 1.07
Keene 0.97 1.00 0.98 0.98 0.97
Laconia 0.95 0.97 0.96 0.96 0.95
Littleton 0.96 0.95 0.95 0.94 0.96
Manchester 1.01 1.03 1.04 1.03 1.01
Nashua 1.14 1.17 1.15 1.14 1.12
Portsmouth 1.04 1.05 1.06 1.05 1.04
Rochester 1.05 1.08 1.07 1.07 1.05
Salem 1.07 1.11 1.10 1.08 1.08
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EFFECTIVE
AGE IN YEARS

TYPICAL LIFE EXPECTANCY IN YEARS 
70 60 55 50 45 40 35 30 25 20

DEPRECIATION – PERCENTAGE
 1 0 0 0 0 1 1 1 2 2 3
 2 0 1 1 1 1 2 2 3 5 7
 3 0 1 1 1 2 3 4 5 7 10
 4 1 1 1 2 3 4 5 7 10 14
 5 1 1 2 3 4 5 6 9 13 18
 6 1 2 2 3 4 6 8 11 16 22
 7 1 2 3 4 5 7 10 14 19 26
 8 1 2 3 5 6 8 11 16 22 30
 9 2 3 4 5 7 10 13 18 25 35
10 2 3 4 6 8 11 15 21 29 40
11 2 4 5 7 9 13 17 24 32 45
12 2 4 6 8 10 14 19 26 36 50
13 2 5 6 9 12 16 22 29 40 55
14 3 5 7 10 13 18 24 32 44 60
15 3 6 8 11 14 20 26 35 48 65
16 3 7 9 12 16 22 28 39 52 69
17 4 7 10 13 18 24 31 42 56 73
18 4 8 11 14 19 26 34 46 60 76
19 4 9 12 16 21 28 36 49 64 78
20 5 9 13 17 23 30 39 53 68 79
21 5 10 14 18 25 32 42 57 71 80
22 6 11 15 20 27 35 45 60 73  
23 6 12 16 21 29 37 48 63 75  
24 7 13 17 23 31 40 52 66 77  
25 7 14 19 25 33 43 55 69 79   
26 8 15 20 27 35 46 58 72 80  
27 9 16 21 28 37 49 61 75   
28 9 17 23 30 40 52 64 77   
29 10 18 24 32 42 54 68 78   
30 11 20 26 34 45 57 72 79   
32 13 22 30 38 50 62 75 80   
34 15 25 34 43 55 68 77    
36 17 28 38 48 61 73 79    
38 19 32 42 53 67 77 80    
40 21 35 46 59 72 79     
42 25 39 51 65 75 80     
44 28 43 56 70 77      
46 31 48 60 74 78      
48 34 53 64 77 79      
50 38 58 68 79 80      
55 48 67 75 80       
60 57 74 78        
65 65 78 80        
70 71 80         
75 75          
80 78          

EFFECTIVE
AGE IN YEARS

TYPICAL LIFE EXPECTANCY IN YEARS 
70 60 55 50 45 40 35 30 25 20

REMAINING LIFE EXPECTANCY – YEARS
 1 69 59 54 49 44 39 34 29 24 19
 2 68 58 53 48 43 38 33 28 23 18
 3 67 57 52 47 42 37 32 27 22 17
 4 66 56 51 46 41 36 31 26 21 16
 5 65 55 50 45 40 35 30 25 20 15
 6 64 54 49 44 39 34 29 24 19 14
 7 63 53 48 43 38 33 28 23 18 13
 8 62 52 47 42 37 32 27 22 17 12
 9 61 51 46 41 36 31 26 21 16 11
10 60 50 45 40 35 30 25 20 15 10
11 59 49 44 39 34 29 24 19 14 9
12 58 48 43 38 33 28 23 18 13 8
13 57 47 42 37 32 27 22 17 12 7
14 56 46 41 36 31 26 21 16 11 6
15 55 45 40 35 30 25 20 15 10 5
16 54 44 39 34 29 24 19 14 9 4
17 53 43 38 33 28 23 18 13 8 4
18 52 42 37 32 27 22 17 12 7 3
19 51 41 36 31 26 21 16 11 6 2
20 50 40 35 30 25 20 15 10 5 2
21 49 39 34 29 24 19 14 9 5 2
22 48 38 33 28 23 18 13 8 4
23 47 37 32 27 22 17 12 7 3
24 46 36 31 26 21 16 11 6 3
25 45 35 30 25 20 15 10 6 2
26 44 34 29 24 19 14 9 5 2
27 43 33 28 23 18 13 8 4
28 42 32 27 22 17 12 7 4
29 41 31 26 21 16 11 7 3
30 40 30 25 20 15 10 6 3
32 38 28 23 18 13 8 5 2
34 36 26 21 16 11 7 4
36 34 24 19 14 10 6 3
38 32 22 17 12 8 5 2
40 30 20 15 10 7 4
42 28 18 13 9 6 3
44 26 16 12 8 5
46 24 14 10 7 4
48 22 13 9 6 3
50 20 11 8 5 3
55 16 8 6 3
60 12 6 4
65 9 4 3
70 7 3
75 5
80 4

PROPERTIES INCLUDED
Section 11	 All apartments, hotels, resorts
Section 12	 Motels, lodges, large multiples & resorts
Section 13	 All
Section 14	 All
Section 15	 All except libraries
Section 16	 All except churches and fraternal bldgs.
Section 17	 All commercial and industrial uses
Section 18	 None
Section 64	 All commercial and industrial uses
For lives less than 20 years, see Page 26.
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MARSHALL VALUATION SERVICE		
© 2018 CoreLogic®, Inc. and its licensors, all rights reserved.  Any reprinting, distribution, creation of derivative works, and/or public displays is strictly prohibited.	 12/2018
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Property Address Land Value ($) Zoning Acres $/Acre $/SF

535 E Glendale Ave  444,528 I 1.57 283,140 6.50

Parcel #

034‐257‐20

Land Sale #1 Land Sale #2 Land Sale #3 Land Sale #4 Land Sale #5

Parcel 005‐101‐12 530‐491‐07 082‐101‐17 003‐093‐02 082‐083‐20

Address 350 Denmark Dr Ingenuity Ave 9778 N Virginia St 200 E Parr Blvd 

N Virginia & 

Peavine Peak Rd

Sale Price 705,000 635,000 570,000 559,594 308,000

Sale Date 11/22/19 12/20/19 5/5/20 2/1/19 4/25/19

Zoning I‐2 I MUNV I IC

Land Size (Acres) 4.98 4.38 2.55 2.20 5.00

$ / Acre 141,566 144,977 223,529 254,361 61,600

$ / SF 3.25 3.33 5.13 5.84 1.41

Adjustments

Size 6.8% 5.6% 2.0% 1.3% 6.9%

Total Adjustments 6.8% 5.6% 2.0% 1.3% 6.9%

Adjusted $/Acre 151,221 153,125 227,911 257,566 65,826

Adjusted $/SF 3.47 3.52 5.23 5.91 1.51

Average Adjusted $/Acre 158,938

Average Adjusted $/SF 3.65

Adjusted Land Value ($) 249,533

Land Sales Comparables

Please refer to the next page for additional sales.
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Property Address Land Value ($) Zoning Acres $/Acre $/SF

535 E Glendale Ave  444,528 I 1.57 283,140 6.50

Parcel #

034‐257‐20

Land Sale #6 Land Sale #7

Parcel 538‐181‐03 005‐041‐08

Address 100 Academy Way

2903 Waltham 

Way

Sale Price 220,000 175,000

Sale Date 11/17/20 4/15/19

Zoning I I

Land Size (Acres) 1.15 2.66

$ / Acre 191,304 65,789

$ / SF 4.39 1.51

Adjustments

Size ‐0.8% 2.2%

Total Adjustments ‐0.8% 2.2%

Adjusted $/Acre 189,697 67,224

Adjusted $/SF 4.35 1.54

Land Sales Comparables Continued
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Value $/SF

845,894$                  / 18.59$                      

845,894$             / 18.59$                 

Method

Packet Summary

Requested Value

Cost

In conclusion, based on our analysis, we are requesting the following value for this property:
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