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Washoe County Board of Equalization
Appeal Summary Page - Secured Roll

Hearing # 23-0115A/B

Hearing Date 212412O23

TaxYear 2023

APN:

Owner of Record:

Property Address:

Property Type:

Gross Building Area:

Year Built:

Parcel Size:

Description / Location:

032-182-16 and 17

C STREET LOFTS LLC

1 O4O AVENUE OF THE OAKS

APARTMENT

81,834

2004

55,020 SF

The subject property comprises the Square One Apartment property and adjacent parking lot
located in Victorian Square. The property consists of a total of 100 apartment units.

2023124 Taxable Value: Land:
lmprovements:
Total:
Taxable Value / SF:
Taxable Value / Unit:

Sales Comparison
Approach: lndicated Value:

lndicated Value / SF:
lndicated Value / Unit

lncome Valuation
Approach: lndicated Value:

lndicated Value / SF:
lndicated Value / Unit:

Conclusions:

RECOMMENDATION:

A reduction in land value is warranted for equalization purposes. The revised Taxable Value does not exceed market value and should be approved and upheld.

tJnhold Redrrce X

Assessor Ex
,-+-# -A Date

$2,222,650
$9,442,238

$11,664,888
$143

$1 16,649

$20,000,000
$244

$200,000

$20,1 00,000
$246

$201,000

Taxable Value
$605,220

$9.442.238
$10,047,458

$100,475

APN I)}Land:
lmps:
Total:
/unit:

Assessed Value
$211,827

$3.304.783
C)

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser
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COMMERCIAL / INDUSTRIAL
WASHOE COUNTY BOARD OF EQUALIZATION

ASSESSED VALUE

$777,928
$3,304,783
$4,082,711

LAND:

IMPROVEMENTS:

TOTAL:

TAXABLE VALUE

il,zzl,oJU
$9,442,238

$1 1,664,888

TAXABLE

$/Unit
$'116,649

TAXABLE
$/SF Land

$40.40

HEARING:
DATE:

23-01 1 5A/B
2t24t2023

2023TAX YEAR:

OWNER: C STREET LOFTS LLC

120,492
120,492

147

473,497
13%
MDU

$21 0,884c1010Oo/o

IMFROVED SALES

ls-1 $31,000,000
1112412021

WOOD FRAME
STUD WALLS - HB

035-721-06 4400 EL RANCHO DR
035-170-01 APARTMENT 1 998

I

30,680
30,680

50

WOOD FRAME
STUD WALLS. SIDING

1972
8

50,530
30%

MF3O

$8,050,000
a11612021

$1 61,000c15
019-432-13 2796 PLUMAS ST

ts-2 APARTMENT 1OO%

36, 1 20

36,120 WOOD FRAME
STUD WALLS - PW

4 07a
65,340

28%
MF3O

$7,600,000
612512021

$402,097
5 30/.

$1 31,034c10
013-333-25 1800 PURDUE DR

ts-3 APARTMENT |OOOA

1 80,033
1 80,033

230 4.80%
$1 39,1 30c10

031-071-04 1 100 1sTH ST

LAND SALES
Size(sf)Location

ts-4

$/sf Zoninq CommentsSale Date Sale Price

APARTMENT IOOO/O

Sale # APN

$32,000,000
112812021

WOOD FRAME
STUD WALLS - HB

1975
8

ILARGER IN SIZE. LOCATED ACROSS FROM THE BARING VILLAGE SHOPPING
lceruren.94,090 $10.63 C2112612022 $'1,000,0001 030-042-03 2850 SORENSEN WAY

2 032-023-02 2153 PRATERWAY 10t1512020 $725.000 54 886 $13.21 MUD ISIMILAR IN SIZE. BEING DEVELOPED INTO APARTMENTS.

ISMALLER PARCEL LOCATED tN CLOSE PROX|MITY TO THE SUBJECT. tS
ICURRENTLY UNDER CONSTRUCTION TO BE A LONG-STAY HOTEL

81,090 $19.48 MUD22612020 $1,580,0003 037-011-04 790 E LINCOLN WAY

(GBA)
Units

Construction Type
Exterior Walls

Finish
Area

Sale Price
Sale Date

Sale
Price/UnitUse %

NOr

OAR
GIM

OER

Location Age(WAY) %Coverage

032-182-17 1 O4O AVENUE OF THE OAKS
032-182-16 APARTMENT REINF CNC FR

CONCRETE BLOCK

1982
2004

10

55,020
aFo/-

MUD
1 00% c201 81,834

100

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser Page 2 of 20



COMMENTS:

subject property is a high density, high rise property similar to the atea. are of a truly similar design and so sales of traditional garden style properties were used.

0,000/unit.

property sold for $8,050,000 on OAn6DO2'l or $161,000/unit.

S7,600,000 on 0612512021 or$131,034/unitwith a 5.30/6 cap rate.

0112812021 or $1 39,130/unit.

sales the subjects taxable value is supported and should be upheld.

is likely to be utilized for a retail poect.

LS-3 is larger than the subiect property and is situated west of the Sparks Marina. lt sold for $1 ,580,000 on 0212612020 o( $19.481sf.

$1 9.48lsf. The revised $1 1/sf land value for the subject is therefore supported and in line with similar properties in the neighborhood.

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser Page 3 of 20



COMMERCIAL / INDUSTRIAL

LAND:
IMPROVEMENTS:

TOTAL:
APN: 032-'182-17

OWNER: C STREET LOFTS LLC

lncome Approach
Potential Gross lncome

Studio
1 Bed/1 Bath
2Bed I zBalh
3Bed/3Bath

TAXABLE VALUE
$2,222,650
$9,442,238

$11,664,888

6 units @
78 units @
15 units @

'1 units @

x 12 months =

WASHOE COUNTY BOARD OF EQUALIZATION

ASSESSED VALUE
$777,928

$3,304,783
$4,082,711

$1,828,800
5% $91,440

$1,737,360
45% $781,812.OO

$955,548
4.75o/o

$20,1 1 6,800
$20,100,000 Rounded $246 /sf GBA

$201,000 /unit

HEARING: 23-01 1 sAJB
DATE: 212412023

TAXYEAR: 2023

TAXABLE
$/SF Unit
$1 1 6,649

TAXABLE
$/SF Land

$40.40

$1,400.00 /mo =
$1,500.00 /mo =
$1,800.00 /mo =
$2,000.00 /mo =

$8,400
$1 17,000

$27,000
$2,000

$152,400
12

- Vacancy & Collection loss

= Effective Gross lncome
- Operating Expenses

=Net Operating lncome
Divided by Overall Capitalization Rate

$1,628/m however the vacant units were not specifically detailed.

Rents used are $1 ,400 for the studios, $1 ,500 for the '1 bedroom units, $1 ,800 for the 2 bedroom units and $2,000 for the 3 bedroom units. This results in a PGI of $1 ,828,800.

vacancy for the Sparks area to be approximately 3-3.5%. Allowing for collection losses a vacancy rate of 5% is used in the analysis. This results in an EGI of $1,737,360.

of $955,548.

analysis.

lndicated Value lncome Approach: The indicated income approach value is $20,116,800 rounded to $20,'100,000.

Comments: Although no actual information was provided a market approach indicates a value of $20.100,000 lvhich supports that the Taxable Value does not exceed Market Value.

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser Page 4 of 20



Prcperty Addess

1'1E West 51

2260 Oddie Blvd

1E00 Purdue Dr

17$197 E Grove 51

5599 Quail Mano.Ct

6600 Rolling ire€d@s

1680 Sky Moutain Dr

350 Haabor Cove

Prcperty Gty

Reno

Sp€rks

R6no

Reno

Reno

Sparks

Reno

Sparks

Prcpe.tyType NumberOf Units

Multi-Family 161

Multi-Family 284

Multi-Family 56

[Iulti-Fsmily 7l
MuRj-Family 84

Multi-Family 330

Multi-Family 185

Multi-Family 240

Sale Pri€e

$14,000,000

$82,000,000

$7,600,000

58,780,000

s9,400,000

$r00,000,000

$40,000,000

953,750,000

Sale Date

12/30nO21

Efam2l

6n5PO21

6t2.no21

4t16nO21

n7no21

an1Do20

11n6t2019

Sale Price/Unit

E6,958.52

264,722.00

131,034.4E

't23,661.97

146,E75.00

303,030.30

216,21622

23,958.33

Property Name

The Westlyn Apartm6nt Homes

Parq Clcing
1E00 On Purdue Apartments

Grow Garden

Quail Meadrys

Lumina

Northwind Apadments

5.50

4.00

5.00

5.86

425

4.50

4.75

4-00

Year Bullt

1907

2020

1972

1962

198E

2019

't 997

2003

Va@ncy Adual Cap Rate

4.2

'1 -0

Prcperty Address

13E5 W 7th 51

6000 Offenhauser Dr

3245 clover Way

4050 B€ker Lane

550 HNard Dr

2140 Centenial Wsy

790 Btinkby Ave

Reno

R6no

Reno

Reno

Reno

Reno

Reno

Prcperty Type Number of Units

Multi-Family 32

Multi-Family 5E4

Multi-Family 276

Multi-Family 184

Multi-Family 199

Mutti.Family 100

Mufti-Family 4E

Y€r built

't959

19E6

1974

1972

'1973

1 9A9

1971
MEDIAN:

30%

38t6

44%

57%

57%

49%

36%u*

Prcperty City ExpenseRatio Notes

Defened Mainlenane

Defered Maintenanc€r'Damge to 8 units

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser Page 5 of 20



AVERAGE SIZE. RENT & VACANCY RATE BY UNIT TYPE

TOT{l,S
SIO SF
sl-625
,i r -?1)

TOIl\HO\F
l-?56 SF
s1.820

f, BED'
BATH

l-299 SIr
s2-r23

2BEDI1
B {TII

t-068 sF
s1.t9l

? BID/I
BATII
466 SF
5.1.{72

1 BED/I

727 SF

\nbtn(
430 sF

.]TTFCOE\'
ATem€e SF-BY [i!h T$e

AvPnroe RcTUSF-nr t init Tvn.
IndlcrtRl l'rcrnci Rrtr-R! I:ni. Tino

Johnson Perkins Grilfin. Apadrent SuNey. 4th Quafter 2022

A RENT & &
Chanse

-40 Basis Poines
-529 or -l.75oh

46 Ouarrer 2022
3-t}.lo/"

$1.625

3"d Ouartcr 2022
3-440/"

sI.654

Catcgory
Ar.erase Vacrncv

Averase Rent

.{VERAGEVACANCY
Result

+0.730/o

-O.l4o/o
+$.{t301,
-l.l4o/a
+0.819/o
+0.540/o

-$.474/"

At', oft.2022
2.694h
2.J801;
2 Sioti'

4 ?l0.',o

3.?l',r',o

3.044/"

3fd Otr. 2022

1.9604
2.92010

2 84o/;,

4.:i09;
3.38%
1 1nn.,-

3.44o/o

CON,IPA AL RATES & V
AVER{GE RENT

Re(Ilt

-$86
-$10
-s48
-$16
-$92
+s-t

-$29

4th otr- 2022
qt 099
s 1-.163

s|.472
sr.791
$2" r 23
$ 1.820

s1.625

3rd otr- 2022

st.l84
st.473
s1.520
s I .s09
s2.21 5

sl.8l6
sr.654

UNIT TYPE
Studio

1 Redroonrjl Bath
2 lJetlroonrl Badr
2 Redroorn,/2 Batlr
3 Bedrooml2 Bath

Towrr1rouse

TOTALS

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser Page 6 of 20



uuj.cipal
Pavcd

Sewr
SlRt

sPc

trc
Parcel Total

L3 0, 15

%DPR

97,654

97,650

97,650

97,650

New Const

Remainder

New Land

Obsolescence

Total Exemption

Taxable Value

42,750

42 ,537

42,922

42,709

L22,!42

L21,,534

r22 ,634
L22,023

24 ,492

23 ,884

24 ,984
24,375

BUILDING LEVEL

Rate

PARCEL LEVEL

%Obso

202r w

2018 FV

2020 FV

2019 FV

trNc

E NewSketch

Type

Occ
stryrFrm

Quality
Year Buill
WAY

Remodel Yr
% Comp

0.299
!00

E Change E No Change

Acrc Size

DOR Code

Dtrment
CAGC

S?INDARD

97,650

32, 509

697

Primary Valuation

Land Value

Building Value

XFOB Value

Total Assessed

45,556

45,556

43, 119

Total Taxable

13 0, 159

L30,159

r23,L96

020 Water

618

920

Size-sf

7

4930

30

28,034

4,47 S

100

1001994

4.13

0. 56

12, 000

L2,OOO

M ASPruT

PK6 LOA LI

ffAS

PKLT

7 -50

New lmps

sF2

Taxable lmps

3 2, 509

32,509

25 .546

13, 020

Total DRC

Override Value

UI'D

New LandTaxable Land

97,650

97,554

97, 550

co@.rcia1:

sub AE RcilAtdGrc$

Featurc DRc
Obso

400

Situs 32x 10TII sTspARKs Database wAsEoE NBHD DEEQ Appr sy,t

Owner C S?REET LOFTS LIJC Printed 2/14/2023 Comercial
27132 B PAsEo ESPADA sAE L226 sAlI JUAIT CAPISTRAN Tax District 2001

O, CA 92575 PropertyName

Exemption AVlExemption

Yr Roll

2023 l^t
2023 lrR

2022 EV

il ilililililil]il1fiil]ilil]t

Roll YR

WASHOE COUNTY APPRAISAL RECORD

PAGE 1 of 2APN: 032-182-16 %GompCodeACTIVE2023

This information is for use by the WASHOE COUNTY Assessor for assessment purposes only.

PREPARED BY: Al Holwill, Appraiser REVIH/[/ED BY: Jane Tung, SrAppraiser
Page 7 of 20



WASHOE COUNTY APPRAISAL RECORD

APN: 032-182-16 PAGE 2 of 2

Owner C S?REET IJOFTS IJIrC

KeylineDescription RoBrsoNts ADD rJo? 6, 7, I & N 18t LoT 5 Br,K 12
NBHD DEEQ coeercLal Appr STir

This information is for use by the WASHOE COUNTY Assessor for assessment purposes only.

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, SrAppraiser

3BGG

3NTT
4MV

3BF

0

0

3, 8oo, ooo
2,000,000

0

180
180
180
400

lL/3/zDrs
7 /3r/20L5
s/8/20as

4/26/2OL0
L/3O/1990

Re-appraLEal Review
Aerial Review

4530079
4498130
445755t
3474367

UBMO

sY,t

IJCG BOIIRBON SQUARE IJIJC

LCG BOnEBOlr S9nARE tLC
NORTHERN IIV ASSET EO]"DII{
SITVAR CLI'B,

e /L3 /2022

Page 8 of 20



%

Munic ipal
Municibal

Paved

Notes

Strcet

sPc

OYerrldo
Valuo

42,OO0 Water

0.954
340

DRC

knd Size-Sl

t€nd Oata

%Comp

v.

Roll
Yaar

New Land

3/Unlt

Notg
Acre Size

DOR Code

Defement

CAGC

Unlts

Tarable Lsnd

2,r25,000

Codc/Unlts

Adi 2 | %-s

L:-,534,729 NewConst3, 338' 949. Taxable Value

Name

Dsscrlptlon

9 ,454 , 682

9,539.854

9,046.443 3,L66,255) TotalExemption

adj r

Code*

Unit Prlca

2L,250.04

RCN

4099

TyPe

Per
Unlts

8, 058, 582

Zonlng I Units

Override Value
Total DRC

100MUD

escdptlon

OPR

7 ,746,443

Yr
Bulh

Code

1,300,000

Doscrbtlon

3.512Gross Bldg Area 81,834

1-STUOTO/1BA, 1 A -aBk/ aBA.
L5-2BA/28 , 1-3BR/2BA.

313

3

3441599

345244

SOUARE OM NARreMS
Land Valuo: 'l Lln€s Total

code
340

il ililililillll]illltiltililil]t

Roll YR

WASHOE COUNTY APPRAISAL RECORD

PAGE 1 of 1APN: 032-182-17 %GompGodeACTIVE2423
Situs 1040 AVENUE OF TEE OARSSPARKS Database WASHOE

Owner C STREET LOFTS LLC Printed 2/1,4/2023
27132 B PASEO ESPA.DA STE ].226 SAN TUAN CAPISTRAN

o, cA 92675

El No ChangeE Change

Exemption AVlExemption

Total Assessed

Property Name SQUARE ONE APARTMENTS

8, 118, 119

New Land

Reopen

NewLand

lnitials/Date

Reapp.raisal

New lmps Total TaxableYr Roll Taxable STANDARDPrimary ValuationTaxable lmps

ParcelValue Summary

Land Value 2 , L25 ,00
9,r-69,38

240,34

NBHD tf,fia.t Appr wJ

10t Apartment6

Tax District 2oo1

llllgrey3!e_
XFOB Value

202t w
2020 Fv 1,400,000

2019 FV

trc
Parcel Total

Remainder

Buildlng Data

3 ,135 ,4278,958,354

8,139,854 ,

1,150,0002018 FV 9i:*:19,1---

LL,534 ,7 29 4 , 037, 1s5

4,037 ,!55
3 , 453 ,842

9 ,409 ,729

9 ,409 ,729

2,L25,OOO

1,400,000

2,r25,OOO

1,750,000

2023 VN

2022 FV

2023 NR ]-L,

trNc

E New Sketch

3,310,539 Obsolescence

9, 868 , 119

1-L

lloo
wARu,/cool AIR
CONCruTE BLOCK

100

%DPR 2e.5

100

0,0000%Obso

BStry/Frm
c20Quality
1982Year Built

Remodel

100% Comp

C@erclal/Indust!ia

100

100

100

Elevato! Paaaenger - Co

Avg Wa11 Helght/Floor

Liviog ltoira in guildin

No of Stories
spllnhle! syglem GeDeri

6L2

100

8L2

80,490

10

6

EtlC

FBT

LV

tr
ffi

100

100

100

100

100

100

100

Bath - FuLl

Comelcial P1u!6j.ng Fixtures
Balh - Half

Alteaate Shape code

ApartmeDt - Studlo

ApartmeDt - 3 BR

ApartmeDt - 1 BR

ApartDeDt - 2 BR

7A

2

1

1

APO

BTIII{

AP2

ETEF

AP3

PARCEL LEVEL

BUILDING LEVEL

Rate

cow
300

2004

Aroa

REINPORCBD CONCRETE

Type

Occ

Comercial 2 .0 (Aver

Codo

mAs

PRtT

BLC

FNt2

YIW

GASM

GA12

cBc

FW ASPITALT

PKG LOT tI

TRSE CO B

B&C CONC

FN IRO}I-AV

YND IUPS

GAfE UOTOR

MESAI GATE

CONC CI'RB

30

30

30

30

30

30

30

30

30

22,500

22,500

200

2,O75

4, S00

10

2

90

600

3,8S

0.55

34.15

34 .50

2r.27

2, 084. 0 0

5,180.00

45.75

!942

!942

1.9A2

2 015

2016

2 015

20L6

2016

20L6

100

100

100

100

100

100

100

100

100

87,284

14,850

6.830

7r,5AA

LO2 ,096

20,840

12 ,3 60

10.558

33, 504

5 ,1A1

2,630

64,O7L

9a,37 6

La,o62

3, 685

9, 548

5

6

1

s

9

1FL

2PL

3FL

4PL

5F!

1

1

1

1

1

1

SubAreaRCN !2,A24,3L3

,313

20!5

20!6

203-7

2017

20L7

156.71
156.71
156.71
155.71
156.71
155 .71

14,634
13,440
13,440
13,440
]-3,440
13 .440

FIRST FTOOR

sacom FtooR
?SIRD FIJOOR

FOMTH FLOOR

FIITS FLOOR

AIDITIONAI FLOOR

105,200
105,200
105,200
105,200 _

105,200

This information is for use by the WASHOE COUNTY Assessor for assessment purposes only,

PREPARED BY: Al Holwill, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser
Page I of 20



WASHOE COUNTY APPRAISAL RECORD

APN: 032-182-17 PAGE 2 of 1

Owner C STREET LOFTS LI.C

KeylineDescription RoBIsoNrs ADD I,oT 13 TIIRU 24 BLK L2

NBHD lrnd!t!.! 10+ ApartmeDt.E Appr w.t

5FIJ

4Ft

3FL

.t
T

t:

t
t

% CompSt8tu6Dercrlpllon

ljser lD

Ac'tivlty lnfomation

Date

Sales/Transter lnformation

''IJMJC

Note!

e /26/2022
3/6/20!7
3/6/20]-7

Re-appraisaL Review
Pemil Review
Aerial Review

IJCG BOURBON SQUARE tLC
LCG BOURBON SQUARE I,LC
NORTEERN Nl/ ASSET I{OLDIN
SITVER CI,I'B,

4530079
4498130
4457551
3A7 4367

MEMO

r!/3 / 2OLs
7 /3L/20!s
5/8/207s

4/25 /2OLO
L/30/:-990

O 3NTT
3,800,000 4Mv
2,000,000 3BF

0

Doc #

Permlt lnfomallon

PrlcoDate

3BGG0

Grantor

430
430
430
430

Dale

10 0t
100%
l00t
10 0t
10 0t

SII,VER CI,UB HOTE], RENOVATI

REPLACING FIRE AI,ARM

Permll

A15023?3L0/20/2015
A1502932s /25 /2015

INS?AI,I, NON- II,IUMINATED
INSTII,L 2 NON-ILLI'MINATED
47O' 4I IRON FENCE 2

7 /5/2$,6 a.1501721
s/s/20!6 A1501110
5/S/20!6 A1501009

This information is for use by the WASHOE COUNTY Assessor for assessment purposes only.

PREPARED BY: Al Holwill, Appraiser REVIEWED By: Jane Tung, Sr Appraiser

1FL
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PREPARED BY: Al HolWll, Appraiser REVIEWED BY: Jane Tung, Sr Appraiser Page 11 of20
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