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R E P O R T  

2014-15 IMPROVEMENT FACTOR 

NRS 361.260(5) provides that assessors may either apply a factor to improvements in non-reappraisal 
areas or they have the option of determining the replacement cost and subtracting all applicable 
depreciation and obsolescence for improvements in non-reappraisal areas. The Department calculates the 
improvement factor based on the change in costs reported by the Marshall and Swift Costing Service from 
the previous year.   
 
NRS 361.261 requires the Department to propose any improvement factors on or before February 1 of 
each year. Then, on or before May 15th of the same year, each county assessor shall notify the Tax 
Commission that he either approves or objects to the proposed factors that are applicable to the county he 
represents. If any county assessor objects, the Tax Commission shall hold a hearing on the proposed 
factors and make every effort to reconcile the objections. None of the county assessors have objected to 
the improvement factor for 2014-15. 
 
Legislative history and the minutes of Tax Commission meetings since 1981 indicate the purpose of the 
factor is to keep properties not reappraised at a similar level of assessment with properties that are 
reappraised. Typically, reappraised properties reflect the inflationary trends affecting new construction. 
However, the county assessors are only required to reappraise once every five years. If an improvement 
factor is not applied to non-reappraised properties during the interim between reappraisals, over time there 
is the potential of a large upward spike in assessed value in order to catch up with the inflationary trends of 
the previous four years. The improvement factor provides a means to ensure a stable property tax 
environment, and avoids unanticipated valuation increases.  
 
The Department annually conducts a comprehensive study of the Marshall & Swift cost manual, by region, 
to determine the increases or decreases in typical building costs.   
    
For the 2014-2015 tax cycle, the Department recommends that a statewide factor of 1.02 be applied to 
non-reappraised improvements. This is a statewide average supported by the source listed above. The 
factor represents building cost trends but does not include all applicable depreciation and obsolescence, 
which must be calculated at the local level.  The factor is contained within the range of reasonable 
representations of cost changes.  A statewide factor displays less volatility than regional factors while still 
maintaining values between the mandated range of 32% to 36% required by NRS 361.333 and improving 
uniformity among jurisdictions. 
 
S T U D Y  O F  M A R S H A L L - S W I F T  C O S T I N G  S E R V I C E  
C O S T  M A N U A L  
 
Tracking changes in costs reported by the Marshall and Swift Costing Service is important because, 
pursuant to NAC 361.128 (2)(b), county assessors are required to use: 

 
The standards in the cost manuals, including modifiers of local costs, published through or furnished by the 
Marshall and Swift Publication Company, as they existed on January 1 of the year preceding the current 
assessment year, if the executive director approves it for use by county assessors in determining the costs 
of improvements. 
 



 

 ii

 
 
The study of the Marshall-Swift Costing Service has been conducted by the Department annually for the 
last thirty-two years.  The steps include an analysis of the rate of change of regional factors for each class 
of construction, including 5 types of commercial construction and 2 types of residential construction.  The 
local cost modifiers are also studied to determine the rate of change, from January 1st of 2012 to January 
1st of 2013, for each building type and applied to the regional change.  
 
The resulting forty-nine factors are mathematically accurate, but unwieldy for assessors to apply, because it 
would require an individual analysis and data entry on each property to see which of the forty-nine factors is 
the most appropriate.  To simplify the process, the Department weights the factors on the basis of the type 
of construction observed statewide.  This reduces the number of factors to five for commercial and two for 
residential.  A second weighting is applied, based on the relative total assessed value of commercial to 
residential properties reported in the Statistical Analysis of the Roll.  This results in an overall weighted 
factor for commercial properties and an overall weighted factor for residential properties.  These two are 
added to produce an improvement factor by region. The average of all the regions except Las Vegas 
produces a weighted statewide factor. The Summary Table on page 1 shows the regional weighted 
average factors, as well as the weighted statewide factor of 1.02%.   
 
These factors are produced based on data from January 1, 2012 to January 1, 2013 and applied to 
improvements for a lien date in July, 2014.  The period in time is required to compile data, process it, get it 
approved by the Tax Commission, and then disseminated to assessors for assessments prepared in 
advance of the July 1, 2014 lien date.   
  
C O N C L U S I O N S  A N D  R E C O M M E N D A T I O N S  
 
Regional factors based on the study of Marshall-Swift Costing Service Cost Manual are accurate and 
provide equalized values.  However, the acceptable range of resulting ratios has a greater spread between 
regions.  Statewide factors, barring unusual local conditions, not only provide equalized values, but also 
tighter uniformity among regions.  Given the results of the various sources of information, the Department 
recommends a statewide factor of 1.02%. 



FACTOR AREA

 ROUNDED 

FACTOR 

RAW 

FACTOR WEIGHT

 FACTOR 

SHARE 

CARSON CITY 1.02            1.015 14.9% 0.1510          

ELKO 1.04            1.037 6.5% 0.0676          

FALLON 1.01            1.014 8.4% 0.0857          

LINCOLN COUNTY 1.02            1.021 0.5% 0.0050          

NYE COUNTY 1.01            1.013 3.0% 0.0301          

RENO - SPARKS 1.02            1.016 59.2% 0.6014          

LAKE TAHOE 1.02            1.015 7.5% 0.0765          

STATEWIDE 1.02            1.022 100.0% 1.0173          

LAS VEGAS 1.02            1.020          N/A N/A

NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

2014-2015 PROPOSED IMPROVEMENT FACTORS

COMPUTED FROM THE MARSHALL SWIFT RESIDENTIAL & COMMERCIAL MANUALS
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LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.10                    1.09                    0.9909 1.031                    1.0216 0.040                    0.0409

B 1.06                    1.06                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.06                    1.05                    0.9906 1.037                    1.0272 0.500                    0.5136

D 1.07                    1.06                    0.9907 1.047                    1.0372 0.250                    0.2593

S 1.10                    1.09                    0.9909 1.026                    1.0167 0.170                    0.1728

ALL COMMERCIAL 1.000                    1.0279 0.3412                0.3508

RESIDENTIAL

FRAME 1.07                    1.07                    1.0000                  1.007                    1.0070 0.800                    0.8056

MASONRY 1.05                    1.06                    1.0095                  1.006                    1.0156 0.200                    0.2031

ALL RESIDENTIAL 1.000                    1.0087 0.6588                0.6645

1.0000                1.0153

1.0200

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

CARSON CITY IMPROVEMENT FACTOR COMPUTATION 

PROPOSED CARSON CITY IMPROVEMENT FACTOR

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

CARSON CITY COMPOSITE IMPROVEMENT FACTOR 

2



NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.10                    1.12                    1.0182 1.031                    1.0497 0.040                    0.0420

B 1.11                    1.11                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.10                    1.10                    1.0000 1.037                    1.0370 0.500                    0.5185

D 1.06                    1.07                    1.0094 1.047                    1.0569 0.250                    0.2642

S 1.09                    1.10                    1.0092 1.026                    1.0354 0.170                    0.1760

ALL COMMERCIAL 1.000                    1.0420 0.4379                0.4563

RESIDENTIAL

FRAME 1.04                    1.07                    1.0288                  1.007                    1.0360 0.800                    0.8288

MASONRY 1.08                    1.10                    1.0185                  1.006                    1.0246 0.200                    0.2049

ALL RESIDENTIAL 1.000                    1.0338 0.5621                0.5811

1.0000                1.0374

1.0400

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

ELKO COMPOSITE IMPROVEMENT FACTOR 

ELKO IMPROVEMENT FACTOR COMPUTATION 

PROPOSED ELKO IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.02                    1.01                    0.9902 1.031                    1.0209 0.040                    0.0408

B 0.99                    0.99                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.01                    1.00                    0.9901 1.037                    1.0267 0.500                    0.5134

D 1.01                    1.00                    0.9901 1.047                    1.0366 0.250                    0.2592

S 1.02                    1.01                    0.9902 1.026                    1.0159 0.170                    0.1727

ALL COMMERCIAL 1.000                    1.0274 0.2866                0.2945

RESIDENTIAL

FRAME 1.01                    1.01                    1.0000                  1.007                    1.0070 0.800                    0.8056

MASONRY 1.00                    1.01                    1.0100                  1.006                    1.0161 0.200                    0.2032

ALL RESIDENTIAL 1.000                    1.0088 0.7134                0.7197

1.0000                1.0141

1.0100

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

FALLON COMPOSITE IMPROVEMENT FACTOR 

FALLON IMPROVEMENT FACTOR COMPUTATION 

PROPOSED FALLON IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.13                    1.13                    1.0000 1.031                    1.0310 0.040                    0.0412

B 1.11                    1.11                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.14                    1.13                    0.9912 1.037                    1.0279 0.500                    0.5140

D 1.15                    1.13                    0.9826 1.047                    1.0288 0.250                    0.2572

S 1.13                    1.13                    1.0000 1.026                    1.0260 0.170                    0.1744

ALL COMMERCIAL 1.000                    1.0281 0.3225                0.3315

RESIDENTIAL

FRAME 1.13                    1.14                    1.0089                  1.007                    1.0159 0.800                    0.8127

MASONRY 1.12                    1.13                    1.0089                  1.006                    1.0150 0.200                    0.2030

ALL RESIDENTIAL 1.000                    1.0157 0.6775                0.6882

1.0000                1.0197

1.0200

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

LAS VEGAS COMPOSITE IMPROVEMENT FACTOR 

LAS VEGAS IMPROVEMENT FACTOR COMPUTATION 

PROPOSED LAS VEGAS IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.02                    1.02                    1.0000 1.031                    1.0310 0.040                    0.0412

B 1.02                    1.02                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.06                    1.05                    0.9906 1.037                    1.0272 0.500                    0.5136

D 1.06                    1.04                    0.9811 1.047                    1.0272 0.250                    0.2568

S 1.02                    1.02                    1.0000 1.026                    1.0260 0.170                    0.1744

ALL COMMERCIAL 1.000                    1.0274 0.3895                0.4002

RESIDENTIAL

FRAME 1.04                    1.05                    1.0096                  1.007                    1.0167 0.800                    0.8133

MASONRY 1.04                    1.05                    1.0096                  1.006                    1.0157 0.200                    0.2031

ALL RESIDENTIAL 1.000                    1.0165 0.6105                0.6205

1.0000                1.0207

1.0200

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

LINCOLN COUNTY COMPOSITE IMPROVEMENT FACTOR 

LINCOLN COUNTY IMPROVEMENT FACTOR COMPUTATION 

PROPOSED LINCOLN COUNTY IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 0.96                    0.95                    0.9896 1.031                    1.0203 0.040                    0.0408

B 0.93                    0.93                    1.0000 1.033                    1.0330 0.040                    0.0413

C 0.92                    0.91                    0.9891 1.037                    1.0257 0.500                    0.5129

D 0.89                    0.88                    0.9888 1.047                    1.0352 0.250                    0.2588

S 0.95                    0.94                    0.9895 1.026                    1.0152 0.170                    0.1726

ALL COMMERCIAL 1.000                    1.0264 0.2485                0.2550

RESIDENTIAL

FRAME 0.89                    0.89                    1.0000                  1.007                    1.0070 0.800                    0.8056

MASONRY 0.91                    0.92                    1.0110                  1.006                    1.0171 0.200                    0.2034

ALL RESIDENTIAL 1.000                    1.0090 0.7515                0.7583

1.0000                1.0133

1.0100

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

NYE COUNTY IMPROVEMENT FACTOR COMPUTATION 

NYE COUNTY COMPOSITE IMPROVEMENT FACTOR 

PROPOSED NYE COUNTY IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.10                    1.09                    0.9909 1.031                    1.0216 0.040                    0.0409

B 1.07                    1.07                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.06                    1.05                    0.9906 1.037                    1.0272 0.500                    0.5136

D 1.05                    1.05                    1.0000 1.047                    1.0470 0.250                    0.2618

S 1.10                    1.09                    0.9909 1.026                    1.0167 0.170                    0.1728

ALL COMMERCIAL 1.000                    1.0304 0.3554                0.3662

RESIDENTIAL

FRAME 1.06                    1.06                    1.0000                  1.007                    1.0070 0.800                    0.8056

MASONRY 1.05                    1.06                    1.0095                  1.006                    1.0156 0.200                    0.2031

ALL RESIDENTIAL 1.000                    1.0087 0.6446                0.6502

1.0000                1.0164

1.0200

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

RENO - SPARKS COMPOSITE IMPROVEMENT FACTOR 

RENO - SPARKS IMPROVEMENT FACTOR COMPUTATION 

PROPOSED RENO - SPARKS IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.23                    1.21                    0.9837 1.031                    1.0142 0.040                    0.0406

B 1.19                    1.19                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.20                    1.19                    0.9917 1.037                    1.0284 0.500                    0.5142

D 1.21                    1.21                    1.0000 1.047                    1.0470 0.250                    0.2618

S 1.22                    1.21                    0.9918 1.026                    1.0176 0.170                    0.1730

ALL COMMERCIAL 1.000                    1.0308 0.2991                0.3083

RESIDENTIAL

FRAME 1.21                    1.21                    1.0000                  1.007                    1.0070 0.800                    0.8056

MASONRY 1.19                    1.20                    1.0084                  1.006                    1.0145 0.200                    0.2029

ALL RESIDENTIAL 1.000                    1.0085 0.7009                0.7068

1.0000                1.0152

1.0200

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

LAKE TAHOE IMPROVEMENT FACTOR COMPUTATION 

PROPOSED LAKE TAHOE IMPROVEMENT FACTOR
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NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

LOCAL LOCAL PRICE RELATIVE COMPARATIVE CONSTRUCTION PERCENTAGE OF WEIGHTED -                         WEIGHTED

CONSTRUCTION MULTIPLIER MULTIPLIER (01/13) / (01/12) COST MULTIPLIER TYPE FACTOR CONSTRUCTION FACTOR PERCENTAGE OF FACTOR

TYPE 01/12 * 01/13 * (C / B) 01/13>01/12 ** (D * E) TYPE *** (F * G) TAX ROLL **** (I * J)

COMMERCIAL

A 1.05                    1.05                    1.0000 1.031                    1.0310 0.040                    0.0412

B 1.04                    1.04                    1.0000 1.033                    1.0330 0.040                    0.0413

C 1.05                    1.04                    0.9905 1.037                    1.0271 0.500                    0.5136

D 1.03                    1.02                    0.9903 1.047                    1.0368 0.250                    0.2592

S 1.05                    1.04                    0.9905 1.026                    1.0162 0.170                    0.1728

ALL COMMERCIAL 1.000                    1.0281 0.3456                0.3553

RESIDENTIAL

FRAME 1.02                    1.03                    1.0098                  1.007                    1.0169 0.800                    0.8135

MASONRY 1.03                    1.05                    1.0194                  1.006                    1.0255 0.200                    0.2051

ALL RESIDENTIAL 1.000                    1.0186 0.6544                0.6665

1.0000                1.0219

1.0200

1.0200

* MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 99 PAGE 8 & 9

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-7

** MARSHALL-SWIFT COMMERCIAL MANUAL SECTION 98 PAGE 5 & 6

MARSHALL-SWIFT RESIDENTIAL MANUAL PAGE F-12

*** BASED ON ESTIMATES SUPPLIED BY COUNTY ASSESSOR

**** 2011-12 STATISTICAL ANALYSIS OF THE TAX ROLL

STATEWIDE IMPROVEMENT FACTOR COMPUTATION 

PROPOSED STATEWIDE IMPROVEMENT FACTOR

WEIGHTED AVERAGE STATEWIDE IMPROVEMENT FACTOR

10



PERCENT PERCENT PERCENT 

REGION COUNTY ALLOCATION COMMERCIAL RESIDENTIAL TOTAL COMMERCIAL RESIDENTIAL OF TOTAL

CARSON CITY CARSON CITY 100.00% 410,189,371 624,420,858 1,034,610,229 39.6% 60.4% 7.1%

DOUGLAS 68.00% 207,868,908 747,285,264 955,154,172 21.8% 78.2% 6.5%

STOREY 100.00% 123,050,478 59,118,309 182,168,787 67.5% 32.5% 1.2%

AREA TOTAL 741,108,757 1,430,824,431 2,171,933,188 34.1% 65.9% 14.9%

ELKO ELKO 100.00% 262,104,441 373,849,853 635,954,294 41.2% 58.8% 4.4%

EUREKA 100.00% 50,790,114 7,284,711 58,074,825 87.5% 12.5% 0.4%

HUMBOLDT 100.00% 86,376,803 123,186,718 209,563,521 41.2% 58.8% 1.4%

LANDER 100.00% 17,528,431 30,761,547 48,289,978 36.3% 63.7% 0.3%

AREA TOTAL 416,799,789 535,082,829 951,882,618 43.8% 56.2% 6.5%

FALLON CHURCHILL 100.00% 96,083,100 237,372,871 333,455,971 28.8% 71.2% 2.3%

LYON 100.00% 206,011,543 594,888,387 800,899,930 25.7% 74.3% 5.5%

MINERAL 100.00% 17,361,823 22,128,198 39,490,021 44.0% 56.0% 0.3%

PERSHING 100.00% 34,111,217 25,681,211 59,792,428 57.0% 43.0% 0.4%

AREA TOTAL 353,567,683 880,070,667 1,233,638,350 28.7% 71.3% 8.4%

LAS VEGAS CLARK 100.00% 13,461,663,395 28,284,685,755 41,746,349,150 32.2% 67.8% N/A

LINCOLN COUNTY LINCOLN 100.00% 27,632,070 43,306,752 70,938,822 39.0% 61.0% 0.5%

WHITE PINE 100.00% 43,163,443 54,469,067 97,632,510 44.2% 55.8% 0.7%

AREA TOTAL 70,795,513 97,775,819 168,571,332 42.0% 58.0% 1.2%

NYE COUNTY ESMERALDA 100.00% 2,630,892 4,546,214 7,177,106 36.7% 63.3% 0.0%

NYE 100.00% 104,958,229 320,868,449 425,826,678 24.6% 75.4% 2.9%

AREA TOTAL 107,589,121 325,414,663 433,003,784 24.8% 75.2% 3.0%

RENO - SPARKS WASHOE 93.00% 3,070,724,306 5,568,647,418 8,639,371,724 35.5% 64.5% 59.2%

LAKE TAHOE DOUGLAS 32.00% 97,820,663 351,663,654 449,484,317 21.8% 78.2% 3.1%

WASHOE 7.00% 231,129,786 419,145,505 650,275,291 35.5% 64.5% 4.5%

AREA TOTAL 328,950,449 770,809,159 1,099,759,608 29.9% 70.1% 7.5%

STATEWIDE TOTALS 100.00% 18,551,199,013 37,893,310,741 56,444,509,754 32.9% 67.1% 100.0%

CLARK -73.96% (13,461,663,395) (28,284,685,755) (41,746,349,150) 32.2% 67.8% 100.0%

ALL AREAS EXCEPT LAS VEGAS 26.04% 5,046,372,175 9,554,155,919 14,600,528,094 34.6% 65.4% 100.0%

NEVADA DEPARTMENT OF TAXATION

2013 IMPROVEMENT FACTOR STUDY

FACTOR AREA TAX ROLL ALLOCATION

11 



COUNTY COMMERCIAL INDUSTRIAL TOTAL VALUE SINGLE FAMILY CONDO MULTI-FAMILY TOTAL VALUE TOTAL VALUE COMMERCIAL RESIDENTIAL

CARSON CITY 358,038,585 52,150,786 410,189,371 522,012,215 24,713,722 77,694,921 624,420,858 1,034,610,229 60.4% 39.6%

CHURCHILL 80,941,435 15,141,665 96,083,100 213,039,829 725,006 23,608,036 237,372,871 333,455,971 71.2% 28.8%

CLARK 12,232,147,732 1,229,515,663 13,461,663,395 22,735,707,628 3,076,389,949 2,472,588,178 28,284,685,755 41,746,349,150 67.8% 32.2%

DOUGLAS 252,564,081 53,125,490 305,689,571 929,125,535 62,799,472 107,023,911 1,098,948,918 1,404,638,489 78.2% 21.8%

ELKO 225,344,659 36,759,782 262,104,441 331,152,652 5,862,653 36,834,548 373,849,853 635,954,294 58.8% 41.2%

ESMERALDA 2,600,789 30,103 2,630,892 2,876,277 0 1,669,937 4,546,214 7,177,106 63.3% 36.7%

EUREKA 14,019,797 36,770,317 50,790,114 5,806,722 0 1,477,989 7,284,711 58,074,825 12.5% 87.5%

HUMBOLDT 71,807,242 14,569,561 86,376,803 111,446,828 0 11,739,890 123,186,718 209,563,521 58.8% 41.2%

LANDER 14,308,819 3,219,612 17,528,431 28,221,550 568 2,539,429 30,761,547 48,289,978 63.7% 36.3%

LINCOLN 22,787,245 4,844,825 27,632,070 39,839,213 27,095 3,440,444 43,306,752 70,938,822 61.0% 39.0%

LYON 100,688,182 105,323,361 206,011,543 560,873,781 716,229 33,298,377 594,888,387 800,899,930 74.3% 25.7%

MINERAL 14,278,873 3,082,950 17,361,823 19,543,842 0 2,584,356 22,128,198 39,490,021 56.0% 44.0%

NYE 100,630,456 4,327,773 104,958,229 283,886,898 2,325,215 34,656,336 320,868,449 425,826,678 75.4% 24.6%

PERSHING 31,906,606 2,204,611 34,111,217 21,830,508 0 3,850,703 25,681,211 59,792,428 43.0% 57.0%

STOREY 15,621,168 107,429,310 123,050,478 56,596,733 0 2,521,576 59,118,309 182,168,787 32.5% 67.5%

WASHOE 2,567,519,287 734,334,805 3,301,854,092 4,990,864,123 476,155,099 520,773,701 5,987,792,923 9,289,647,015 64.5% 35.5%

WHITE PINE 37,189,594 5,973,849 43,163,443 48,965,247 445,155 5,058,665 54,469,067 97,632,510 55.8% 44.2%

TOTALS 16,142,394,550       2,408,804,463    18,551,199,013       30,901,789,581       3,650,160,163         3,341,360,997 37,893,310,741 56,444,509,754 67.1% 32.9%

NEVADA DEPARTMENT OF TAXATION

COMMERCIAL / INDUSTRIAL RESIDENTIAL ALL PROPERTY

STATISTICAL ANALYSIS OF THE TAX ROLL 2012-13

2013 IMPROVEMENT FACTOR STUDY
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M&S 4% 4% 50% 25% 17% 80% 20% M&S 4% 4% 50% 25% 17% 80% 20%

MANUAL A TYPE B TYPE C TYPE D TYPE S TYPE FRAME MASONRY MANUAL A TYPE B TYPE C TYPE D TYPE S TYPE FRAME MASONRY

YEAR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR YEAR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR M&S FACTOR

2013 1.05 1.04 1.04 1.02 1.04 1.03 1.05 2013 1.031             1.033             1.037             1.047             1.026             1.007             1.006             

2012 1.05 1.04 1.05 1.03 1.05 1.02 1.03 2012 1.038             1.034             1.028             1.024             1.036             1.027             1.037             

2011 1.05 1.04 1.04 1.01 1.05 1.02 1.04 2011 1.038             1.040             1.047             1.055             1.028             1.049             1.061             

2010 1.02 1.01 1.03 1.00 1.02 0.99 1.02 2010 0.942             0.945             0.964             0.966             0.936             0.999             0.992             

2009 1.05 1.03 1.04 1.01 1.05 0.99 1.02 2009 1.080             1.066             1.046             1.025             1.084             1.023             1.007             

2008 1.02 1.02 1.03 1.00 1.03 1.00 1.03 2008 1.042             1.042             1.036             1.025             1.035             1.051             1.041             

2007 1.04 1.04 1.04 1.01 1.05 1.01 1.03 2007 1.087             1.085             1.090             1.087             1.088             1.055             1.054             

2006 1.05 1.04 1.04 1.02 1.05 1.02 1.04 2006 1.107             1.109             1.092             1.097             1.115             1.106             1.095             

2005 1.06 1.05 1.06 1.05 1.07 1.04 1.06 2005 1.019             1.019             1.019             1.021             1.017             1.014             1.017             

2004 1.04 1.05 1.05 1.03 1.05 1.02 1.05 2004 1.021             1.022             1.023             1.025             1.019             1.024             1.023             

2003 1.05 1.05 1.05 1.04 1.06 1.04 1.05 2003 1.010             1.012             1.010             1.009             1.007             1.008             1.011             

2002

2001

2000

1999

1998

1997

1996

1995

1994

1993

1992

1991

1990

1989

1988

1987

1986

1985

1984

1983

COMMERCIAL 99-8 RESIDENTIAL F-7 COMMERCIAL 98-5 RESIDENTIAL F-12 3rd QTR

MARSHALL & SWIFT LOCAL MULTIPLIERS MARSHALL & SWIFT COMPARATIVE COST MULTIPLIER -- SOUTHWEST AVERAGE

STATEWIDE STATEWIDE

2013 IMPROVEMENT FACTOR STUDY 2013 IMPROVEMENT FACTOR STUDY

NEVADA DEPARTMENT OF TAXATION NEVADA DEPARTMENT OF TAXATION
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4% 4% 50% 25% 17% 100% 80% 20% 100%

FISCAL A TYPE B TYPE C TYPE D TYPE S TYPE COMPOSITE FRAME MASONRY COMPOSITE FISCAL COMPOSITE PERCENT OF WEIGHTED COMPOSITE PERCENT OF WEIGHTED NET 

YEAR FACTOR FACTOR FACTOR FACTOR FACTOR FACTOR FACTOR FACTOR FACTOR YEAR FACTOR TAX ROLL  FACTOR FACTOR TAX ROLL  FACTOR FACTOR

2014-15 0.041240       0.041320       0.513562       0.259209       0.172759       1.028089       0.813498       0.205107       1.018605       2014-15 1.028089       0.3286626     0.337895       1.018605       0.6713374     0.683828       1.021722       

2013-14 0.041520       0.041360       0.518942       0.261069       0.176120       1.039012       0.821600       0.205406       1.027006       2013-14 1.039012       0.3295959     0.342454       1.027006       0.6704041     0.688509       1.030963       

2012-13 0.042741       0.042836       0.528583       0.266388       0.179900       1.060447       0.864630       0.216361       1.080991       2012-13 1.060447       0.3418612     0.362526       1.080991       0.6581388     0.711442       1.073968       

2011-12 0.036603       0.037066       0.477365       0.239109       0.154574       0.944717       0.799200       0.198400       0.997600       2011-12 0.944717       0.3418612     0.322962       0.997600       0.6581388     0.656559       0.979522       

2009-10 0.044471       0.043058       0.528078       0.258813       0.187858       1.062277       0.810216       0.199445       1.009661       2009-10 1.062277       0.3418612     0.363151       1.009661       0.6581388     0.664497       1.027648       

2008-09 0.040878       0.040878       0.513019       0.253713       0.172599       1.021088       0.832475       0.208200       1.040675       2008-09 1.021088       0.3418612     0.349070       1.040675       0.6581388     0.684909       1.033979       

2007-08 0.043066       0.043400       0.545000       0.269086       0.184960       1.085512       0.835725       0.208773       1.044499       2007-08 1.085512       0.3418612     0.371094       1.044499       0.6581388     0.687425       1.058519       

2006-07 0.043862       0.043926       0.535698       0.266414       0.186007       1.075907       0.867785       0.214868       1.082653       2006-07 1.075907       0.3418612     0.367811       1.082653       0.6581388     0.712536       1.080347       

2005-06 0.041544       0.040760       0.514352       0.260206       0.176183       1.033046       0.827106       0.205337       1.032443       2005-06 1.033046       0.3418612     0.353158       1.032443       0.6581388     0.679491       1.032649       

2004-05 0.040451       0.040880       0.511500       0.253786       0.171596       1.018213       0.803446       0.204600       1.008046       2004-05 1.018213       0.3418612     0.348087       1.008046       0.6581388     0.663434       1.011522       

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

#DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0! #DIV/0!

COMMERCIAL RESIDENTIAL COMMERCIAL RESIDENTIAL

WEIGHTED COMPOSITE CONSTRUCTION TYPE MULTIPLIER NET COMPOSITE IMPROVEMENT FACTORS

STATEWIDE STATEWIDE

2013 IMPROVEMENT FACTOR STUDY 2013 IMPROVEMENT FACTOR STUDY

NEVADA DEPARTMENT OF TAXATION NEVADA DEPARTMENT OF TAXATION
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