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RMP VESTA LLC 

TAXPAYER PETITION FOR APPEAL FROM THE DECISION OF 
THE COUNTY BOARD OF EQUALIZATION 

Part E:  
 

VALUE OF PROPERTY 2024/2025 

VALUE OF PROPERTY 2025/2026 

As established by County Board of 
Equalization 

Property Owner: What is the value you seek? Write N/A 
on each line for values which are not being appealed. 

Property Type Taxable Value Assessed Value Taxable Value Assessed value 

Land $880,000 $308,000 $880,000 $308,000 

Buildings $6,170,876 $2,159,806 $4,970,876 $1,739,806 

Personal Property N/A N/A N/A N/A 

Total 
$7,050,876 $2,467,806 $5,850,876 $2,047,806 

Part G: 

The Taxpayer seeks obsolescence during stabilization of newly constructed apartment 
complex in a weakening rental market. 

As established by County Board of 
Equalization 

Property Owner: What is the value you seek? Write N/A 
on each line for values which are not being appealed. 

Property Type Taxable Value Assessed Value Taxable Value Assessed value 

Land $810,000 $283,500 $810,000 $283,500 

Buildings $4,133,992 $1,446,897 $2,933,992 $1,026,897 

Personal Property N/A N/A N/A N/A 

Total 
$4,943,992 $1,730,397 $3,743,992 $1,310,397 
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From: Steven T. Polikalas
To: State Board Equalization
Cc: Assistant for Steven Polikalas
Subject: RMP VESTA LLC -SBE Taxpayer Appeal from CBE
Date: Monday, March 10, 2025 3:58:52 PM
Attachments: RMP VESTA - Taxpayer Appeal from CBE - Executed.pdf

WARNING - This email originated from outside the State of Nevada. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Dear Madam or Sir:

Please find attached the Petition for Appeal filed on behalf of RMP
Vesta LLC. 

Thank you.

My best regards,

-Steve

St e v e n T. Po l i k a l a s, Lt d.
A  L A W  C O R P O R A T I O N
4790 CAUGHLIN PARKWAY
SUITE 370
RENO, NEVADA 89519
TELEPHONE:  (775) 322-2232
SteveP@sp-ltd.com
Licensed in California, Nevada
and Tennessee

~~ STATEMENT OF CONFIDENTIALITY ~~

This message contains information which may be confidential and privileged.  Unless you are the addressee (or are authorized to receive
e-mails for the addressee), you may not use, copy or disclose to anyone this message or any information contained in this message.  If
you have received this message in error, please advise the sender by reply e-mail to sender, and delete the message.  Thank you.
IRS Circular 230 Disclosure: To ensure compliance with requirements imposed by U.S. Treasury Regulation Circular 230, we inform you
that any U.S. federal tax advice contained in this communication (including any attachments) is not intended or written to be used, and
cannot be used, for the purpose of (i) avoiding penalties under the Internal Revenue Code or (ii) promoting, marketing or recommending
to another party any transaction or matter addressed herein.
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RMP VESTA LLC 


TAXPAYER PETITION FOR APPEAL FROM THE DECISION OF 
THE COUNTY BOARD OF EQUALIZATION 


 


Part E:  
 


 
VALUE OF PROPERTY 2024/2025 


 
 


VALUE OF PROPERTY 2025/2026 
 


 As established by County Board of 
Equalization 


Property Owner: What is the value you seek? Write N/A 
on each line for values which are not being appealed. 


Property Type Taxable Value Assessed Value Taxable Value Assessed value 
 
Land 


 
$880,000 


 
$308,000 


 
$880,000 


 
$308,000 


 
Buildings 


 
$6,170,876 


 
$2,159,806 $4,970,876 $1,739,806 


 
Personal Property N/A N/A N/A N/A 
 
Total  


$7,050,876 
 
$2,467,806 $5,850,876 


 
$2,047,806 


 


 


Part G: 


The Taxpayer seeks obsolescence during stabilization of newly constructed apartment 
complex in a weakening rental market. 


 As established by County Board of 
Equalization 


Property Owner: What is the value you seek? Write N/A 
on each line for values which are not being appealed. 


Property Type Taxable Value Assessed Value Taxable Value Assessed value 
 
Land  


$810,000 
 
$283,500 


 
$810,000 


 
$283,500 


 
Buildings  


$4,133,992 
 
$1,446,897 


 
$2,933,992 


 
$1,026,897 


 
Personal Property N/A N/A N/A N/A 
 
Total  


$4,943,992 
 
$1,730,397 


 
$3,743,992 


 
$1,310,397 
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Janis Galassini
Countg Clerlc

CatherineSmith
Chie{Deputq Clerk

OFFICE OFTHE COUNTY CLERK

May 16,2025

State of Nevada
State Board of Equalization
ATTN: Christina Griffith
3850 Anowhead Drive
Carson City, Neva da 897 06-7 921

Dear Ms. Griffith:

Enclosed please find a data disc with the Washoe County Board of Equalization files for the
following hearings:

1. sBoE l44wACBoE 25-00g7Athru 25-0087y Landcap sparks IV LLC
2. SBOE 145 WA CBOE 2s-0094 &25-0084R24 RMp veita rrc

The files have also been uploaded to your server via FTP in a folder titled SBOE Appeals 2025.

Respectfully submitted,

qM\,wt-s^^Ml/vtL
Evonne Strickland
Board Records & Minutes Division Supervisor
Washoe County

10018.9th St., Blcl6 A
R."o, Nevada E9512 -2645

Phone(7Z5)784-72U
Fa.(n5)765-4547www.washoecountg.6ov/clerks
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WASHOE COUNTY BOARD OF EQUALIZATION – 2025 

COUNTY CLERK’S CERTIFICATION AND GENERAL INDEX  
 

 
SBOE:  Case No: 144 WA  May 16, 2025 
 
CBOE:  APN 037-380-02 thru 037-383-09 
Hearing No. 25-0087A thru 25-0087Y 
 
Date Heard by CBOE:   2/28/2025 
Petitioner(s):    JEFF HOLBROOK / LANDCAP SPARKS IV LLC 
Respondent:     Washoe County Assessor 
 
I, Janis Galassini, Washoe County Clerk and Clerk of the Washoe County Board of Equalization, 
do hereby certify that the documents set forth on the attached General Index are the complete 
record of the final administrative decision in the above-entitled matter and that the said records 
and this Certification were forwarded to the State Board of Equalization pursuant to NAC 361.645 
via U.S. mail and electronic transfer.  
 
The undersigned further certifies that a copy of this Certification, together with the attached 
General Index, was electronically transferred to the Washoe County Assessor. 
 
Finally, the undersigned certifies that a copy of this Certification, together with the attached 
General Index, was deposited in the U.S. mail, with first class postage fully prepaid, addressed to: 
 
JEFF HOLBROOK       
LANDCAP SPARKS IV LLC      
31103 RANCHO VIEJO RD STE 3099      
SAN JUAN CAPISTRANO, CA 92675 
 
         
 

 
        

 
          JANIS GALASSINI, Washoe County Clerk and 

Clerk of the Washoe County Board of Equalization 
 
 

JG/et 
cc: Assessor’s Office
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WASHOE COUNTY BOARD OF EQUALIZATION 

GENERAL INDEX 
 
SBOE:  Case No: 144 WA 
 
CBOE:  APN 037-380-02 thru 037-383-09 
Hearing No. 25-0087A thru 25-0087Y 
 
Date Heard by CBOE:   2/28/2025 
Petitioner(s):    JEFF HOLBROOK / LANDCAP SPARKS IV LLC 
Respondent:     Washoe County Assessor 
 
 
1. Certification and General Index 
2. Petition for Review of Assessed Valuation  
3. Affidavit of Mailing (Notice of Hearing) 
4. Notice of Hearing 
5. Affidavit of Mailing (Notice of Decision) 
6-30.  Notice of Decision 
 
31. Petitioner’s Exhibits:   

Exhibit A:   Petitioner comparable properties, Assessor comparable 
properties, emails, and photos, 35 pages. 

 
32. Assessor’s Exhibits: 

Exhibit I:  Assessor's Hearing Evidence Packet (HEP) including 
comparable sales, maps and subject's appraisal records, 318 pages. 
 

33. Agenda for the meeting 2/28/2025 
34. Minutes for Hearing No. 25-0087A thru 25-0087Y 
35. MP3 audio recording for the meeting 2/28/2025 
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WASHOE COUNTY BOARD OF EQUALIZATION – 2025 

COUNTY CLERK’S CERTIFICATION AND GENERAL INDEX  
 

 
SBOE:  Case No: 145 WA  May 16, 2025 
 
CBOE:  APN 014-135-24 
Hearing No. 25-0084 & 25-0084R24 
 
Date Heard by CBOE:   2/28/2025 
Petitioner(s):    BRYAN RAYDON / RMP VESTA LLC  
Respondent:     Washoe County Assessor 
 
I, Janis Galassini, Washoe County Clerk and Clerk of the Washoe County Board of Equalization, 
do hereby certify that the documents set forth on the attached General Index are the complete 
record of the final administrative decision in the above-entitled matter and that the said records 
and this Certification were forwarded to the State Board of Equalization pursuant to NAC 361.645 
via U.S. mail and electronic transfer.  
 
The undersigned further certifies that a copy of this Certification, together with the attached 
General Index, was electronically transferred to the Washoe County Assessor. 
 
Finally, the undersigned certifies that a copy of this Certification, together with the attached 
General Index, was deposited in the U.S. mail, with first class postage fully prepaid, addressed to: 
 
BRYAN RAYDON       
RMP VESTA LLC      
955 S VIRGINIA ST STE 202      
RENO, NV 89502 
         
 

 
        

 
          JANIS GALASSINI, Washoe County Clerk and 

Clerk of the Washoe County Board of Equalization 
 
 

JG/et 
cc: Assessor’s Office
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%=AL 
GA'E # 

APPeal#

Washoe Gounty Board of Equalization 2025t2026 Secured Roll 25-0084

JAN I 5 2025 
- 

z02al2025 Reopen Roll 25-0084R24

PETITION FOR REVIEW OF TAXABLE VALUATION
WASHOE qCIU,DfiiYht$pEfi$fffrorr no later than 5 p.m. of the date due. Most types of appeals must be filed no later than January 1Sth,

lf the appeal involves valuation of property escaping taxation, or a determination that agricultural property has been converted to a higher use, a different
due date may apply.

Please Print or Type:

PaTt A. PROPERTY OWNER/ PETITIONER INFORMATION

Part B. PROPERTY OWNER ENTITY DESCRIPTION
Check organization type which hest describes the Propetfi Owner if an entity and not a natural person. Natural persons may skip Part B,

E Sote Proprietorship E Trust E Corporation
! Limited Liability Company (LLC) tr General or Limited Partnership E Government or GovernmentalAgency
E Other, please
The organization described above was formed under the laws of the State qf Nevada

The organization described above is a non-profit organization. E Yes I trto

Part C. RELATIONSHIP OF PETITIONER TO PROPERTY OWNER lN PART A
Check box which best describes the relationship of Petitioner to Property Owner: E Additional information may be necessary,
E Sett E Trustee of Trust E Employee of Property Owner
! Co-owner, partner, managing member El Officer of Company
E Employee or Officer of Management Company
E Employee, Officer, or Owner of Lessee of leasehold, possessory interest, or beneficial interest in real property
E Other, please describe:
Paft D. PROPERTY IDENTIFICATION INFORMATION
1. Enter Address of

2.Enter Applicable Assessor Parcel Number (APN) or Personal Property Account Number from assessment
notice or tax bill:

lnformation to be in Part
NAME OF PROPERTY OWNER AS IT APPEARS ON THE TAX ROLL;

RMP Vesta LLC
NAME OF PETITIONER (F DIFFERENT THAN PROPERTY OWNER LISTED IN PART A):

Bryan Raydon
TITLE

Co-Owner
MAILING ADDRESS OF PETITIONER (STREET ADDRESS OR P.O. BOX)

4400 Bridle Way
EMAIL ADDRESA:

braydon @marmotproperties. com
ctry
Reno

SIATE

NV 89519
ALTERNATE PHONE() FAX NUMBER/)

121
ADORESS

Vesta St
STREET/ROAD CITY (IF APPLICABLE)

Reno Washoe
COUNTY

Purchase Price:NlA Purclrase date.'N/A

ASSESSOR€ PA RCEL NUMBER (APN)

014-135-24
ACCOUNT NUMBER

3. Does this involve multi ?Yestr Noll

ed

List ona Ietter-sized sheet,

4. Gheck P Use g

5. Check Year and Roll of Assessment bein

PaTt E. VALUE OF PROPERry

lf yes, enter number of parcels: 1 Multiple parcel list is attached. EI

E Vacant Land El Mobile Home (Not on foundation)
tr ResidentialProperty E Commercial Property
I Multi-Family Residential Property tr Agricultural Property

tr Mining Property
tr lndustrialProperty
E PersonalProperty

tr lnterest in Realor Personal

2025-2026 Secured Roll E 2024-2025 Reopen E 2024-2025 Unsecured/Supplemental n 2024-2025 Exemption Value

Property Owner: What is the value you seek? Write N/A on each line for values which are not
definition of Full Cash Value.

appealed. See IVRS 36/.025 for the

Prooertv Tvpe Assessor's Taxable Value Owner's Opinion of Value
Land $880,000 TBD
Buildings $6,170,876 TBD

Personal Propew
Possessory lnterest in real property

Exempt Value
Total $7,050,876 TBD

CBB Petition Fom

Approved by SBE I 1/2011 5

25-116E
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Part F. TYPE OF APPEAL
Check box which the af the Board to take to hear the

Part G. WRITE A STATEMENT DESGRIBING THE FACTS AND/OR REASONS FOR YOUR APPEAL,
REQUEST FOR REVIEW, OR COMPLAINT. (ATTACH A SEPARATE PAGE rF MORE ROOM rS NEEDED).
This propertv is sufferinq from absorption issues and concessrons are beino offered which are

I NRS 361.357: The full cash value of my property is less ihan the computed taxable value of the property.

tr NRS 361 ,356: My property is assessed at a higher value than another property that has an identical use and a comparable location to my
property.

n NRS 361 .355: My property is overvalued because other property wlthin the county is undervalued or not assessed, and I have attached the
proof showing the.owner, location, description and the taxable value of the undervalued property.

tr NRS 36'l-155: I request a review of the Assessor's decision to cleny my claim for exemption from property taxes.

tr NRS 361A.280: The Assessor has determined my agricultural property has been converted to a higher use and defened taxes are now due.

t] NRS 361 .769: My property has been assessed as property escaping taxation for this year and/or prior years.

I verify ( or under
any accompanying statements or documents, is true, correct, and complete to the best of my knowledge and belief; and that I am either
the person who owns or controls taxable property, or possesses in its entirety taxable property, or the lessee or user of a leasehold
interest, possessory interest, beneficial interest or beneficial use, pursuant to NRS 361.334; or (2) I am a person employed by the Property
Owner or an affiliate of the Property Owner and I am acting within the scope of my employment. lf Part H below is completed, I further
certify I have authorized each agent named therein to represent the Property Owner as stated and I have the authority to appoint each
aqent named in Part H

t -S*z \^J--- co-owner
Petitioner Signature

Bryan Raydon
Print Name of Signatory Date

Part H. AUTHORIZATION OF AGENT Complete this section onty if an agent, including an attorney, has been appointed to
represent the Property Owner/Petitioner in proceedings before the County Board.

I hereby authorize the agent whose name and contact information appears below to file a petition to the County Board of
Equalization and to contest the value and/or exemption established for the properties named in Part D(2) of this Petition. I further
authorize the agent listed below to receive all notices and decision letters related thereto; and represent the Petitioner in all related
hearings and matters including stipulations and withdrawals before the County Board of Equalization. This authorization is limited to
the appeal of property valuation for the tax roll and fiscal year named in Part D(5) of this Petition.

List additional authorized agents on a separate sheet as needed, including printed name, contact information, signature, title and date.
Authorized lnformation:

Authorized Agent must check eoch applicable stdtement ond sign below,

!l frereOy accept appointment as the authorized agent of the Property Owner in proceedings beforo the Gounty Board.

!t verify (or declare) undeq penattv of perjury under the laws of the State of Nevada that the foregoing and all information hereon,
including any accompanying statements or documents, is true, correct, and complete to the best of my knowledge and belief; and I am the
authorized agent with authority to petition the State Board subject to the requirements of NRS 361.362 and the limitations contained in the
Agent submitted.

Attorney
Title

Title

1114125

Steven T. Polikalas
NAME QI- AU T HORIZEU AGEN]:

Attorney
TITLE:

AUTHORIZED AGENT COMPANY, IF APPLICABLE:

Stevdn T. Polikalas Ltd
EMAIL ADDHESS:

SteveP@sp-ltd.com
MATLING ADD|<ESS Ot- AU I HOI<|ZED AAEN I (Sl REE f ADD|<ESS OR P.(). EOX,)

4790 Caughlin Parkway, Suite 370

Reno
CITY

NV
STATE ZIP CODE

8951 I
UAY I IME PHONE

1?s szz-zzsz
ALIERNAIE PI.iONE() FAX NUMBER()

1114t2025
Print Name of

I I hereby withdraw my appeal to the County Board of Equalization

Signature of Owner or Authorized Agent/Attorney Date

2

25-116E

SBE 11



SBE 12

Elizabeth Tietjen
Line



SBE 13



PAGE 2 OF 2 
 

 
WASHOE COUNTY BOARD OF EQUALIZATION 

GENERAL INDEX 
 
SBOE:  Case No: 145 WA 
 
CBOE:  APN 014-135-24 
Hearing No. 25-0084 & 25-0084R24 
 
Date Heard by CBOE:   2/28/2025 
Petitioner(s):    BRYAN RAYDON / RMP VESTA LLC 
Respondent:     Washoe County Assessor 
 
 
1. Certification and General Index 
2-3.  Petition for Review of Assessed Valuation   
4. Affidavit of Mailing (Notice of Hearing) 
5. Notice of Hearing 
6. Affidavit of Mailing (Notice of Decision) 
7-8.  Notice of Decision 
 
9. Petitioner’s Exhibits:   

25-0084R24: 
Exhibit A  Petitioner comparable properties, Assessor comparable 

properties, photos, rent roll, 13 pages. 
 25-0084: 

Exhibit A  Petitioner comparable properties, Assessor comparable 
properties, photos, rent roll, 13 pages. 

 
 

10-11. Assessor’s Exhibits: 
25-0084R24: 
Exhibit I  Assessor's Hearing Evidence Packet (HEP), including 

comparable sales, maps, and subject's appraisal records, 94 pages. 
 25-0084: 

Exhibit I   Assessor's Hearing Evidence Packet (HEP) including 
comparable sales, maps, and subject's appraisal records, 81 pages. 

 
12. Agenda for the meeting 2/28/2025 
13. Minutes for Hearing No. 25-0084 & 25-0084R24 
14. MP3 audio recording for the meeting 2/28/2025 
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WASHOE COLINTY BOARD OF EQUALIZATION
NOTICE OF HEARING

C/O STEVEN T POLIKALAS LTD
POLIKALAS, STEVEN T
4]90 CAUGHLIN PKWY STE 370
RENO NV 89519

PARCEL NO.: 0t4-135-24 HEARING NO.: 25-0084
2s-0084R24

DATE OF HEARING: 212812025 TIME: 9:00 AM

PLACE: Washoe County Commissioners Chambers
1001 E Ninth St, Reno Nevada Building A

The Washoe County Board of Equalization will hear your Petition for Review of Assessed Valuation at
the time and place stated above. This time is approximate and you should be prepared for possible
delays, as many appeals are scheduled for the same date and time. The Notice of Meeting and Agenda
will be posted at least 3 business days prior to the hearing on the board's website at

hllt:"i:/ln:i,ri-lt:.\-\:-4,:lr-!)s-ci9""i,lnlJ"gs"\i/"qlglks/-hu:/"b"sa"Ld-ssr::ni1-1"-e-9,s/!p--ql.

The taxpayer may appear in person at the Washoe County Commission Chambers, may file a letter for
consideration or may be represented by an attorney or any qualified individual. Petitioners will be
allowed 20 minutes to present their appeal to the Board at the hearing. The Assessor will then be

allowed 20 minutes to present their evidence and the petitioner will have 10 minutes to present a rebuttal
to the Assessor's presentation. If an appeal is made by a taxpayer's reptesentative, the person making
the appeal on behalf of the owner of the property shall have provided written authorization from the
owner of the property within 48 hours after the last day allowed for filing the appeal. If the taxpayer or
the taxpayer's representative fails to appear at the scheduled time, the hearing may be held in their
absence and the Washoe County Board of Equalization will consider the available evidence at the
scheduled hearing time. If a party chooses to be represented by an attorney, the attorney shall be one
who is admitted to practice and in good standing before the highest court of any state of the United
States. If the petitioner is a corporation, municipal corporation or an unincorporated association, the
taxpayer may be represented by an officer or other duly authorized representative or regular employee of
such corporation.

Procedural rules governing the County Board's hearings may be found in the Nevada Administrative
Code ("NAC") 361 .622 through36l.643. Chapter 361 of the Nevada Administrative Code may be

found on the internet at lil!p,s;h1's,u,.1es*_s1i{c.p,y.t"5/:frC:ll::pleff_.lrtfr:1. Additional procedures and
information for the Washoe County Board of Equalization may be found at
htlps://rvrvu,.u,ashoeconr-rt),. goi,/cicrl<s/brlrt/boarcl,_comni itteedhoe/.

Pursuant to NAC 361.634, if a transcript of any hearing held before the County Board is desired by the
taxpayer, the party desiring the transcript must furnish the reporter if not already furnished by the
County Board, pay for the transcript or obtain a copy at the party's expense from the reporter furnished
by the County Board, and deliver a copy of the transcript to the County Clerk if requested to be included
as a paft of the administrative record, prior to any subsequent hearing or appeal of the matter.

For questions regarding this notice, please contact the Washoe County Assessor at (775) 328-2277

Date of Notice: 02103/2025 Date of Hearing: 2128/2025
SBE 18



AFFIDAVIT OF MAILING
DECISION LETTERS

STATE OF NEVADA

COLINTY OF WASHOE

I, Lizzie Tietjen, being first duly sworn and under penalty of perjury, do hereby
depose and say

That I am employed by Washoe County as a Deputy Clerk in the Board Records
and Minutes Division of the Washoe County Clerk's Office.

That on the 5th of March, 2025, the Notice of Decision letters dated March 3rd,
2025 for the Washoe County Board of Equalization meeting held on the 28th day of February,
2025, together with a copy of the appeal form for the State Board of Equalization, were sent by
certiJied U.S. mail, with postage fully prepaid, to the affected property owners as shown on the
attached list.

FURTHER AFFIANT SAYETH NAUGHT

DATED this 6th day of March,2025

Lizzie Tietjen
Subscribed and sworn to before me this
6th day of March, 2025.

JANIS GALASSINI, County Clerk

B

)
)
)

SS.

eputyD .'.',\ !
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BUSI, CFIARLES R & JANET M;
10420 PLATA MESA DR; RENO;
NV; 89508

SMITHRIDGE PROPERTY LLC;
PO BOX 920 ; LAKE OSWEGO;
OR:97034
BP CAPITALILLC; ATTN:
JONATHAN SIKES PO BOX 920;
LAKE OSWEGO; OR;97034
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LP;7400 S VIRGINIA ST ; RENO;
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TURQUOISE NEVADA LLC; CIO
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ROOM 1560;NEW YORK; NY;
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INDIANAPOLIS; IN; 46240
BRYAN RAYDON; RMP VESTA
LLC 955 S VIRGINIA ST STE 202:
RENO; NV; 89502
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WASHOE COLINTY
CLERK
IOO1 EASTNINTH STREET,
BUILDING A; RENO NV 89512
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POLIKALAS, STEVEN T; C/O
STEVEN T POLIKALAS LTD 4790
CAUGHLIN PKWY STE 370;
RENO; NV; 89519
SAM DOOLITTLE; SYL}FY
ENTERPRISES 1 50 PELICAN
WAY; SAN RAFAEL; CA; 94901
GRACE, JOEL & AMY; 8924
WESTERN SKIES DR; RENO;
NV:89521
JEFF HOLBROOK; LANDCAP
SPARKS IV LLC 31i03 RANCHO
VIEJO RD STE 3099; SAN ruAN
CAPISTRANO: CA:92675
CIRE EQUITY; SPARKS RETAIL
ASSOCIATES LLC 530 B ST STE
2050; SAN DIEGO; CA:92101
PIVOTAL TAX SOLUTIONS;
I55O E MCKELLIPS RD STE 123;
MESA: AZ:85203
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WASHOE COI-INTY BOARD OF EQUALIZATION
NOTICE OF HEARING

ATTN BRYAN RAYDON
RMP VESTA LLC
44OO BRIDLE WAY
RENO NV 89519

PARCEL NO.: 0t4-r3s-24 HEARING NO.: 25-0084
25-0084R24

DATE OF HEARING: 212812025 TIME: 9:00 AM

PLACE Washoe County Commissioners Chambers
1001 E Ninth St, Reno Nevada Building A

The Washoe County Board of Equalization will hear your Petition for Review of Assessed Valuation at
the time and place stated above. This time is approximate and you should be prepared for possible
delays, as many appeals are scheduled for the same date and time. The Notice of Meeting and Agenda
will be posted at least 3 business days prior to the hearing on the board's website at
ht11rs:i/u,nu.rvlrshoec<;s1111y.gur,/clcrks/brnr/boarcl corlnrittccs/boc/.

The taxpayer may appeffi in person at the Washoe County Commission Chambers, may file a letter for
consideration or may be represented by an attorney or any qualified individual. Petitioners will be
allowed 20 minutes to present their appeal to the Board at the hearing. The Assessor will then be
allowed 20 minutes to present their evidence and the petitioner will have 10 minutes to present a rebuttal
to the Assessor's presentation. If an appeal is made by ataxpayer's representative, the person making
the appeal on behalf of the owner of the property shall have provided written authorization from the
owner of the property within 48 hours after the last day allowed for filing the appeal. If the taxpayer or
the taxpayer's representative fails to appear at the scheduled time, the hearing may be held in their
absence and the Washoe County Board of Equalization will consider the available evidence at the
scheduled hearing time. If a party chooses to be represented by an attorney, the attorney shall be one
who is admitted to practice and in good standing before the highest court of any state of the United
States. If the petitioner is a corporation, municipal corporation or an unincorporated association, the
taxpayer may be represented by an officer or other duly authorized representative or regular employee of
such corporation.

Procedural rules governing the County Board's hearings may be found in the Nevada Administrative
Code ("NA C") 36I .622 tttrough 361 .643 . Chapter 3 6 1 of the Nevada Administrative Code may be
found on the internet at h"1"il:f";llir:wj-u:,1--eg.s1gtq.!ty,udtt_itglgl:-iU"t.9-rj,s,,-l1!!td. Additional procedures and
information for the Washoe County Board of Equalization may be found at
hltlts://q'rvrv.washoecounty.gor,/clerksibrm/boarcl cournrittees/boe/.

Pursuant to NAC 361.634, if a transcript of any hearing held before the County Board is desired by the
taxpayer, the party desiring the transcript must furnish the reporter if not already furnished by the
County Board, pay for the transcript or obtain a copy at the party's expense from the reporter furnished
by the County Board, and deliver a copy of the transcript to the County Clerk if requested to be included
as a part of the administrative record, prior to any subsequent hearing or appeal of the matter.

For questions regarding this notice, please contact the Washoe County Assessor at (775) 328-2277

Date of Notice: 0210312025 Date of Hearing: 2/28/2025
SBE 22



OFFICE OF'THE WASHOE COT]NTY CLERK
JANIS GALASSINI, COUNTY CLERK

March 3,2025
NOTICE OF DECISION

25-tt6E
PARCEL NO.014-135-24

HEARING NO.25-0084R24

BRYAN RAYDON
RMP VESTA LLC
955 S VIRGINIA ST STE 202

RENO, NV 89502

I, Janis Galassini, County Clerk and Clerk of the Board of Equalization, Washoe

Counfy, Nevada do hereby certify that at a meeting of the Board held on Friday, February 28,

2025,the following action occurred regarding your Petition for Review of Assessed Valuation for
property located at 121 VESTA ST:

FINDINGS OF FACT:

(l) The County Board of Equalization is an administrative body created pursuant to NRS
36t.340.

(2) The County Board is mandated to hear all appeals of property tax assessments pursuant to

NRS 361.345.
(3) The Taxpayer and the Assessor were given adequate, proper and legal notice of the time and

place of the hearing before the County Board of Equalization, and the matter was properly
noticed pursuant to the Open Meeting Law at NRS 241.020.

(4) Further findings pertinent to this petition are detailed in the section of this Notice entitled

"Decision".

CONCLUSIONS OF I.zIW:

(1) The Taxpayer timely filed a notice of appeal, and the County Board has jurisdiction to
determine this matter.

(2) The County Board of Equalization has the authority to determine the valuation of any real

or personal property placed upon the secured tax roll assessed by the County Assessor, or

the unsecured tax roll assessed by the County Assessor on or after May I and on or before

December l5; and may change and correct any valuation found to be incorrect in
accordance with NRS 361.345 and other relevant statutory provisions.

(3) The Taxpayer and the Assessor are subject to the jurisdiction of the County Board of
Equalization.

IOO1 E. 9TH STREET, BLDG A, RENO, NEVADA 89512
PHONE (7 7 s) 7 84-7279 FAX (77 s) 7 84-1262 SBE 23



iNOTTCE OF DECISION
March 03,2025
Page2 of2

Steven Polikalas was present to offer testimony on behalf of the Petitioner. Jeff
Lewis, Appraiser offered testimony on behalf of the Assessor's Office.

DECISION:

2s-tt6E PARCEL NO. 014-135-24 - BRYAN RAYDON - HEARING NO. 25-

0084R24

With regard to ParcelNo. 014-135-24,which petition was brought pursuant to
NRS 361.357, based on the evidence presented by the Assessor's Office and the

Petitioner, on motion by Member Olsen, seconded by Vice Chair Ainsworth, which
motion duly carried, it was ordered that the Assessor's taxable values be upheld and

it was found that the Petitioner failed to meet his/her burden to show that the full
cash value of the property is less than the taxable value computed for the property
in the 2024/2025 assessment year.

You have the right to appeal the decision of the County Board of Equalization to
the State Board of Equalization until March 10,2025 by following the instructions contained on

the enclosed appeal form.

Sincerely,

JANIS GALASSINI, County Clerk
and Clerk of the Washoe County
Board of Equalization

Enclosure

COLINTY ASSESSOR,
POLIKALAS, STEVEN T

1OOI E. 9TH STREET, BLDG A, RENO, NEVADA 89512
PHONE (77 s) 7 84-7279 FAX (77 s) 784-7262

let

cc

SBE 24



OFFICE OF'THE WASHOE COUNTY CLERK
JANIS GALASSINI, COUNTY CLERK

March 3,2025
NOTICE OF'DECISION

2s-ll6E
PARCEL NO.014-135-24

HEARING NO.25-0084R24

POLIKALAS, STEVEN T
C/O STEVEN T POLIKALAS LTD
4790 CAUGHLIN PKWY STE 370

RENO, NV 89519

I, Janis Galassini, County Clerk and Clerk of the Board of Equalization, Washoe

County, Nevada do hereby certify that at a meeting of the Board held on Friday, February 28,

2025, the following action occurred regarding your Petition for Review of Assessed Valuation for
property located at 121 VESTA ST:

FINDINGS OF FACT:

(1) The County Board of Equalization is an administrative body created pursuant to NRS
361.340.

(2) The County Board is mandated to hear all appeals of properfy tax assessments pursuant to
NRS 361.345.

(3) The Taxpayer and the Assessor were given adequate, proper and legal notice of the time and

place of the hearing before the County Board of Equalization, and the matter was properly
noticed pursuant to the Open Meeting Law atNRS 241.020.

(4) Further findings pertinent to this petition are detailed in the section of this Notice entitled

"Decision".

CONCLASIONS OF I.zIIT:

(l ) The Taxpayer timely filed a notice of appeal, and the County Board has jurisdiction to
determine this matter.

(2) The County Board of Equalization has the authority to determine the valuation of any real

or personal property placed upon the secured tax roll assessed by the County Assessor, or
the unsecured tax roll assessed by the County Assessor on or after May I and on or before

December l5;and may change and correct any valuation found to be incorrect in
accordance with NRS 361.345 and other relevant statutory provisions.

(3) The Taxpayer and the Assessor are subject to the jurisdiction of the County Board of
Equalization.

IOO1 E. 9TH STREET, BLDG A, RENO, NEVADA 89512
pHoNE (77 s) 7 84-1279 FAX (77 s) 7 84-7262 SBE 25



NOTICE OF DECISION
March 03,2025
Page2 of2

Steven Polikalas was present to offer testimony on behalf of the Petitioner. Jeff
Lewis, Appraiser offered testimony on behalf of the Assessor's Office.

DECISION:

25-II6E PARCEL NO. 01+135-24 - BRYAN RAYDON. HEARING NO.25-
0084R24

With regard to Parcel No. 014- I 3 5 -24, which petition was brought pursuant to
NRS 361.357, based on the evidence presented by the Assessor's Office and the

Petitioner, on motion by Member Olsen, seconded by Vice Chair Ainsworth, which
motion duly carried, it was ordered that the Assessor's taxable values be upheld and

it was found that the Petitioner failed to meet his/her burden to show that the full
cash value of the property is less than the taxable value computed for the property
inthe 202412025 assessment year.

You have the right to appeal the decision of the County Board of Equalization to
the State Board of Equalization until March 10,2025 by following the instructions contained on
the enclosed appeal form.

Sincerely,

JANIS GALASSINI, County Clerk
and Clerk of the Washoe County
Board of Equalization

Enclosure

COLTNTY ASSESSOR,
BRYAN RAYDON

IOOI E. 9TH STREET, BLDG A, RENO, NEVADA 89512
pHoNE (77 s) 7 84-7279 FAX (77 s) 784-7262

/et

cc
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OFFICE OF THE WASHOE COLINTY CLERK
JANIS GALASSINI, COUNTY CLERK

March 3,2025
NOTICE OF DECISION

25-lt7E
PARCEL NO.014-135-24
HEARING NO.25-0084

BRYAN RAYDON
RMP VESTA LLC
955 S VIRGINIA ST STE 202
RENO, NV 89502

I, Janis Galassini, County Clerk and Clerk of the Board of Equalization, Washoe

County, Nevada do hereby certiff that at a meeting of the Board held on Friday, February 28,

2025,the following action occurred regarding your Petition for Review of Assessed Valuation for
properfy located at l2l VESTA ST:

FINDINGS OF FACT:

(l) The County Board of Equalization is an administrative body created pursuant to NRS
361.340.

(2) The County Board is mandated to hear all appeals of property tax assessments pursuant to
NRS 361.345.

(3) The Taxpayer and the Assessor were given adequate, proper and legal notice of the time and

place of the hearing before the County Board of Equalization, and the matter was properly
noticed pursuant to the Open Meeting Law atNRS 241.020.

(4) Further findings pertinent to this petition are detailed in the section of this Notice entitled
"Decision".

CONCLUSIONS OF I-AII:

(l) The Taxpayer timely filed a notice of appeal, and the County Board has jurisdiction to
determine this matter.

(2) The County Board of Equalization has the authority to determine the valuation of any real
or personal property placed upon the secured tax roll assessed by the County Assessor, or
the unsecured tax roll assessed by the County Assessor on or after May I and on or before
December l5; and may change and correct any valuation found to be incorrect in
accordance with NRS 361.345 and other relevant statutory provisions.

(3) The Taxpayer and the Assessor are subject to the jurisdiction of the County Board of
Equalization.

IOOI E.9TH STREET, BLDG A, RENO, NEVADA 89512
PHONE (77 s) 7 84-7279 FAX (77 s) 7 84-7262 SBE 27



NOTICE OF DECISION
March 03,2025
Page2 of2

Steven Polikalas was present to offer testimony on behalf of the Petitioner. Jeff
Lewis, Appraiser offered testimony on behalf of the Assessor's Office.

DECISION:

25-II7E PARCEL NO. 014.135-24 - BRYAN RAYDON - HEARING NO. 25-0084

With regard to Parcel No. 014-135-24,which petition was brought pursuant to
NRS 361.357, based on the evidence presented by the Assessor's Office and the

Petitioner, on motion by Member Bonnenfant, seconded by Vice Chair Ainsworth,
which motion duly carried, it was ordered that the Assessor's taxable values be

upheld and it was found that the Petitioner failed to meet his/her burden to show

that the full cash value of the property is less than the taxable value computed for
the property in the current assessment year.

You have the right to appeal the decision of the County Board of Equalization to

the State Board of Equalization until March 10,2025 by following the instructions contained on

the enclosed appeal form.

Sincerely,

JANIS GALASSINI, County Clerk
and Clerk of the Washoe County
Board of Equalization

Enclosure

COLINTY ASSESSOR,
POLIKALAS, STEVEN T

1OOI E. 9TH STREET, BLDG A, RENO, NEVADA 89512
pHoNE (7 7 s) 7 84-1279 FAX (77 s) 784-7262

let

cc
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OF'F'ICE OF THE WASHOE COLINTY CLERK
JANIS GALASSINI, COUNTY CLERK

March 3,2025
NOTICE OF DECISION

25-rl7E
PARCEL NO. 014-135-24
HEARING NO.25-0084

POLIKALAS, STEVEN T
C/O STEVEN T POLIKALAS LTD
4790 CAUGHLTN PKWY STE 370

RENO, NV 89519

I, Janis Galassini, County Clerk and Clerk of the Board of Equalization, Washoe

County, Nevada do hereby certiff that at a meeting of the Board held on Friday, February 28,

2025,the following action occurred regarding your Petition for Review of Assessed Valuation for
properly located at l2l VESTA ST:

FINDINGS OF FACT:

(1) The County Board of Equalization is an administrative body created pursuant to NRS
361.340.

(2) The County Board is mandated to hear all appeals of property tax assessments pursuant to
NRS 361.345.

(3) The Taxpayer and the Assessor were given adequate, proper and legal notice of the time and

place of the hearing before the County Board of Equalization, and the mafter was properly
noticed pursuant to the Open Meeting Law atNRS 241.020.

(4) Further findings pertinent to this petition are detailed in the section of this Notice entitled

"Decision".

CONCLASIONS OF I,AVI/:

(l) The Taxpayer timely filed a notice of appeal, and the Counfy Board has jurisdiction to
determine this matter.

(2) The County Board of Equalization has the authority to determine the valuation of any real

or personal property placed upon the secured tax roll assessed by the County Assessor, or
the unsecured tax roll assessed by the County Assessor on or after May 1 and on or before

December l5; and may change and correct any valuation found to be incorrect in
accordance with NRS 361.345 and other relevant statutory provisions.

(3) The Taxpayer and the Assessor are subject to the jurisdiction of the County Board of
Equalization.

IOOI E. 9TH STREET, BLDG A, RENO, NEVADA 89512
PHONE (77 s) 7 84-727e FAX (77 s) 784-7262 SBE 29



NOTICE OF DECISION
March 03,2025
Page2 of2

Steven Polikalas was present to offer testimony on behalf of the Petitioner. Jeff
Lewis, Appraiser offered testimony on behalf of the Assessor's Office.

DECISION:

25-ll7B PARCEL NO. 01,1135-24 - BRYAN RAYDON - HEARING NO. 25-0084

With regard to Parcel No. 014- 135 -24, which petition was brought pursuant to
NRS 361.357, based on the evidence presented by the Assessor's Office and the

Petitioner, on motion by Member Bonnenfant, seconded by Vice Chair Ainsworth,
which motion duly carried, it was ordered that the Assessor's taxable values be

upheld and it was found that the Petitioner failed to meet his/her burden to show
that the full cash value of the property is less than the taxable value computed for
the property in the current assessmentyear.

You have the right to appeal the decision of the County Board of Equalization to
the State Board of Equalization until March 10,2025 by following the instructions contained on

the enclosed appeal form.

Sincerely,

JANIS GALASSINI, County Clerk
and Clerk of the Washoe County
Board of Equalization

Enclosure

COUNTY ASSESSOR,
BRYAN RAYDON

IOOI E.9TH STREET, BLDG A, RENO, NEVADA 89512
PHONE (77s) 784-7279 FA){ (77s) 784-7262

let

cc:

SBE 30



PETITIONE,R'S

EVIDENCE

SBE 31



TO

Srrvrn T. PoUKA[As, LrD.
A LAW CORPORATION

4790 CAUGHLIN PARKWAY, SUITE 370
RENO, NEVADA 89519

TELEPHON E: (77 5) 322-2232

WASHOE COLINTY BOARD OF EQUALIZATION

STEVEN T. POLIKALAS, ESQ.
ON BEHALF OF RMP VESTA LLC

0r4-r3s-24
HEARING
NOs.

021281202s TIME: 9:00 AM

WASHOE COUNTY COMMISSION CHAMBERS
Washoe County Administration Complex
1001 E. Ninth Street, Building A
Reno, Nevada

FROM

PARCEL
NO.

DATE OF
HEARING

PLACE:

2s-0084R24
&2s-0084

SUBJECT PROPERTY

Petitioner F:x* ft oate

APN

Number of Pages
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Srrveru T. PotIKALAS, LTD.
A LAW CORPORATION

Washoe County Board of Equalization
121 Vesta St., Reno, Nevada - Parcel No. 014-135-24
February 28,2025 Hearing: 25-0084R24 &25-0084
Page2

THE PROPERTY: The Subject Property is located atl2l Vesta Street in Reno,

Nevada (APN 014-135-24). The Subject Property is known as the Carlin Apartments, a

40 unit recently completed apartment complex situated on .764 acres of land. The

complex was constructed on a site that has been formerly MidTown Eats, Manouk's

Restaurant and Bar and later a charter school.

THE ASSESSOR'S TAXABLE VALUE:

202512026 Total: $7,050,876

202412025 Total: $4,943,992

THE OWNER'S OPINION OF TAXABLE VALUE:

202512026 Total: $5,850,876

202412025 Total: 93,743,992

2
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Srgveru T. PoLIKALAS, LTD.
A LAW CORPORATION

Washoe County Board of Equalization
121 Vesta St., Reno, Nevada - Parcel No. 014-135-24
February 28,2025 Hearing: 25-0084R24 &25-0084
Page 3

JUSTIFICATION FOR REDUCTION OF TAXABLE VALUE:

The Carlin was initially planned in2020 when bonowing rates were much more

favorable compared to today's environment. Based on the current debt/equity markets

this project would not have been constructed as it does not pencil with today's permanent

debt interest rates and market concessions, increased construction costs and longer

stabilization time.

The Carlin is offering 1 month free on a l3-month lease which amounts to an

-8.5% reduction to the project's rents and a fifty percent (50%) deposit reduction

incentive. The rents are also twenty percent (20%) less than those upon which the project

was underwritten. The project was completed and delivered to the market at atime when

vacancies are up, and concessions are offered to accommodate slower absorption at much

lower rents than anticipated. The current occupancy rate of the property is less than

twenty percent (20%). However, with the free months of concessions, as of February 24,

2025, the owner has received only $2,900.00 in total rent revenue for the entire complex

(see attached Rent Roll). October 2024 through January 2025 Income and Expense report

shows a net operating income loss of -$115,934 for the four months, prior to debt service.

The owner is burdened with significant costs while trying to lease this asset and requests

property tax relief through economic obsolescence until the project reaches stabilization.

J
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Srevrru T. PoLIKALAS, LTD.
A LAW CORPORATION

Washoe County Board of Equalization
121 Vesta St., Reno, Nevada - Parcel No. 014-135-24
February 28, 2025 Hearing: 25-0084R2 4 & 25-0084
Page 4

PETITIONER'S COMPARABLES

The first comparable apartment complex that received obsolescence is the Deco

(955 Avenue of the Oaks Sparks, NV 89434). The complex was completed in202l and

consists of 209 units. For 202412025 the Washoe County Assessor's Office applied

obsolescence in the amount of -$6,096,603 or -$29,I70 per unit obsolescence was applied

to this project on the same basis as Petitioner requests here.

Land New Value Tamble Imps Tax Cap value Total Assessed Inrps Assessed Assessed E}

202s/26 NR 27,749, 28,271, 182 9,712, 9,895,073

2025/26 VN 27,749, 28,271 182 o 71t 9,895,073

FV 22,3 r3,532 7

FV

FV

FV

20,281,071

22,420,800 22,836,000 7,809,736

20,760,000 20,760,000 L67 7,098,374

19, 767 7,098,374

20,760,000 767 7,098,174

188,5 3A28,798

2,207

7

7

s3s,795 8,067 3,6 17

2019l2AF!/ 478,929

FV 499,610

The Deco

rct.azsl_.. _ _l

rzq,eosi r57 332,0

4

0

0

-6,096,603

522,468

522,468

478t -5,638,229

20,760,000-t,443,404

-r,452,613

0
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SrrVeru T. PoLIKALAS Lro.
A LAW CORPORATION

Washoe County Board of Equalization
121 Vesta St., Reno, Nevada - Parcel No. 014-135-24
February 28, 2025 Hearing: 25-0084R2 4 &, 25-0084
Page 5

The second comparable apartment that also had economic obsolescence applied

during its stabilization process is The Atrium (1415 C Street Sparks, NV 89431). This

project consists of 132 units and was completed in 2022. This project received

obsolescence in a total of -$7 ,044,774 or -$53,369 per unit until stabilization.

i

i 2025/26 NR

lzo25l26 vl{

'z0z4i25w

,2023124 FV

:7022123 FY

2021122 FV

2020121 FV

2019120 FV

Tarable Land

455,784

485,784

485,784

445,302

445,302

445,302

404,820

,Taxable Land

NR I 359,940

359,940

359,940

329,945

329,945

329,95

47O,322

599,900

294,t27

599,615

Taxable Imps

22,4L1,742

22,0L1,742

OBSO
,i
New value

l0i
loi'9,

0.

,,n*,r*'
5,5A8,410

Tax cap value 
lraxable 

rotal 
] 
Land assessed 

I 
rnrrs nssessed

15,s52,000

14,400,000

14,399,998 l

11,553,571i

s,oao,ssa j

22,497,526

22,497,526

15,840,000

14,400,000

14,400,000

12,900,000

s.zoo,ooo]

{60,651

t70,I24

1 70-0241

170,024

155,855

155,855

r55.855

tllnl,
141,687

7,7s4,L09

7,704,109

5,373,975

4,8A4,144

4,884,144

4,009,144

1,840,662

t9,544

Total Assessed I E

I

7,a74,134]l

7.874.1341'I

5,544,000

5,040,000

5,040,000.

4,165,000

z,oto,oooi

161,23 1

L5,354,216 -7,M4,77 4't

t:,gs+,ogg' -o,sos,szoi

13,954,698 -3,040,527;,

11,454,698' -3,508,155,'

il5,259,0j5 0i

55,841 0i

The third comparable apartment complex that received obsolescence during its

stabilization is The Bridges, (1130 Avenue of the Oaks Sparks, NV 89431). The complex

consists of 220 units on two parcels and received -$10,711,832 (-$6,100,376 + -

$4,6T1,456) or -$48,690 per unit in obsolescence.

PARCEL 032-34t-34

l

)

j2025/26

I,z02s/26
I

lzo24/25
I

i2o23124

2O22lZ3At

202tl22Fn

zozolzt Ftt

;3ote1zoe,!

i2018/19 FV

"ZOttlteW

New Value

0

0

0

0

0

0

1,492,466

6,498,947

1,818,594

12,889,490

12,889,490

8,735,080

7,94O,9A3

7,7L5,983

7,7L5,9A3

7t967,9A3

9,992,679

8,071,49L

1,s77,952

125,9791

tzs,gtg'i,

125,979

115,480

115,480

1 15,.180

L64,612

2O9,965

LOz,944

209,865

4,385,342

q,sas,sqz"

2,931,299

2,663,863

2,585,1 13

2,585,1r3

2,624,t53

3,287,472

2,722,063

447,4L7

4,5tt,322

4,57L,322

3,457,278

2,779,344

2t7OO,594

2,700,s94

2,7ffi,766

3,497,438

2,825,008

657,243

Taxablelmps OBSO 'TuCapValue lTaxableTotal'LandAssessed tmpsAss€rsed TotalAss€ss€d

12,529,550 -4L),7O2 
l

12,529,55O -4L2,7O2

8,375,L4O-4,511,456 
",rrl",rr"

7,6Lt,O38 -3,954,497 7,94O,98Ot

7346,038 -2,36A,000) 7t7tst9B3

7,386,038-2,374,9L5' 7,7L5,984

7,497,5e1 -2,398,2L21 7t967,9O2

9,392,779 0r 9,992,680

7,777,324 O A,O7;A54

7,278,337 O 7p77,948

5
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Sreveru T. Po t-tKALAs, Lro.
A LAW CORPORATION

Washoe County Board of Equalization
121 Vesta St., Reno, Nevada - Parcel No. 014-135-24
February 28, 2025 Hearing: 25-0084R2 4 & 25-0084
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PARCEL 032-34t-35

202sl26 NR

202sl26 VN

2024/25F't

2A23124F\t

2OZ2l23f,t

2O2Ll22F.t

2a2O/21 
^t

2OL9/20At

2018/19 FV

2OL7lLg^t

Taxable Land

423,ZSA\

4?3,258

423,288

3S8,014

388,014

388,014

553,O96

705,480

7eL64A

529,110

1 1,3091019

,7t084,OL7

1 1,084,017

I 1,532,098

13,511,140

8,306,425

494,447

Taxabl€ Total

u,610,5101

12439,92O

11.309,017

L7,O84,Ot7

tt,o84,oL7

L7,532,O97

13,511.141

e,437,ZZt

598.130

148,150

148,1501
I

148,r50

135r8O4

135,804

135,804

193,583

246,914

273,574

185,188

5pLs,s27

6,015,527

4,2O5,8?L

3t822,351

3,743,601

3,743,@t

3,842,650

4,r+81,981

2,679,453.

24,!5'l

6,!63,678

6,163,678

4,353,972

3,958,156

3,479406

3,479,406

4,A36,234

4,728,A99

2,953,O27

209,346

il

New value ,Taxable Imps OBSO lTax cap Value

o L7,LA7,222 -569,922.

o L7,t87,222i -559,922i

12,At6,532-6,100,376r tZ,2t3lq}'

7,79t,253

10,92t,003 -5,592,0031

10,696,003 -3,130,309i

101696,003 -2,374,914

10,979,001 -239B,2tt'

12,805,561 0l

7,555,581 ol
!69,020 0i

l

Land Ass€ssed llmps Ass€ss€d Total Ass*d

0

0

0

0

5,131,110

The Bridges

ASSESSOR'S COMPARABLES _ 24125

The Washoe County Assessor's Office has provided this board with sales

comparables that are in fact not comparable to the Subject Property. The Assessor first

comparable on their 24125 taxyear packet (and also the third comparable in their 25126

packet) is the sale of 303 3'd Street or 3rd Street Flats. This building was sold at the

absolute peak of the apartment market on July 30,202L This comparable shows market

6
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apartment sales, rather than the Petitioner's issues. Petitioner requests for relief in a

completely different real estate market while weathering higher interest rates, absorption

issues, higher costs. 3'd Street Flats is also a superior asset due to its initial construction as

a casino ofreinforced concrete and steel. The project has an underground parking

structure, restaurant, urban grocery market, a roof top pool and deck, pet groomer facility,

fenced dog park and many other amenities that the Subject Property does not enjoy. This

property was sold as a fully stabilized asset, at a time when interest rates were less than

cap rates, making debt essentially free. This project opened to residential tenants in2016

but received obsolescence adjustment in the amount of $4,049,156 or $43,076 per unit for

the 201712018 tax year until the asset was stabilized. 3rd Street Flats is taxed as of

$10,393,010 or $110,563 per unit.

Tax Cap Value :Taxable Total Land Assessed i Inrps Assessed Total Agsessed

2025/26 NR

2025i 26 VN

2A24/25 FV

2023/24W

zo22/23W

2021i22W

I 2020/2r FV

I

i2019i20 FV

r2018119 FV

,2A77/LeW
'ea16/17 At

2.250,000

2.250,000

2,250,000

2,100,000

1,650,000

1,500,000

1,500,000

7,374,768

1,294,350 26,930

1,195,576 2,508,935

7,!95,576 8,975,277

18,690,350

18.690.350

18,917,747

16,891,745

14,547,451

14,387,832

14,55L,34?

15.143,556

1,5,247,607

11,325,630 -4,049,1561

12,853,580 ol

10,3e3,01.0

9,623,1 58

8,250,307 i

7,761,342
l

7,391,754:

7,053.201 r'I

6,743,062 
1

e,tzo,s:ol

20,940,350

20,940,350

2!,t67,747

18,S9r,745

t6,197,451

ts.trt,trt
16.051,342

16,51A,324

t6,54r,957

t2,52r,295

14.049,156

787.500

787,5001

787,500i

zrs,oooj

szz,sool

s25,000

52s.0001

.1t11,168,

453,022"

419,451

418,451

6,547,6221

6,541,622 I

6.621,001

5,912,1 10

5,091,607:

5,035.741

5,092,969

5,300,244

s,336,662

3,963,970.

4,494,753

7 ?fd 1f1

7,329,127

7,4O8,507

6,647,1 I I

5,669,108 i

I

5.560,741 i

5,677,970i

s,zat,qtsi

5,789,685i
I

4,)82,422i
I

+,stl,zosi

7
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The second 24125 comparable that the Assessor cites, 64 Park St., was sold in late

2023, and was stabilized at the time of sale unlike the Subject Property. If it had debt, it

was most likely obtained at a much lower rate than today's interest rates and reserve

requirements. 64 Park's total taxable value is $I,476,267 and consists of 14 units

equating to a total taxable value of $105,447 per unit unlike the Subject Property's total

taxable value of $7,050,876 or $I76,272 per unit.

The third Assessor 24125 comparable, 5599 Quail Manor Ct., was also a2023

sale, in again a quite different market compared to today. This was the sale of a garden

apartment complex behind the airport and was sold fully stabilized asset by MJD Capital

Partners. This sale was again negotiated and structured prior to closing with interest rates

for debt negotiated at much lower interest rates than the current market. This property is

taxed at $4,690,193 or $83,753 per unit.

The final comparable that the Assessor's office cites in it is 24125 & 25126

packets, 405 Grand Canyon Blvd. was also sold by MJD Capital partners as an asset fully

renovated and stabilized with a rent roll that did not include any market concessions

unlike those needed in today's environment. The debt would have also been at a much

lower interest rate when compared to today's rates. It has a total taxable value of

5I,237,963 or $44,212 per unit.

ASSESSOROS COMPARABLES . 25/26

The first comparable that the Assessor cites in their 25126 packet is344 W. 2nd

Street (The Mod II), which was constructed in 2023 and is located on the River Walk in

8
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downtown Reno. This property was leased quickly and was sold due to the income. This

property was purchased as a stabilized asset at an occupancy rate the Subject Property

owner is trying to achieve

*g
H{
H{
iltl

The Mod II

The Deco discussed is also cited as the Assessor's second comparable in their

25126 packet, the last high-rise built in northern Nevada. The Deco was completed in

2021, consists of 209 units and includes a penthouse level, high-speed elevators, full

concrete construction, a large parking garcge, gym, clubroom, ten stories, and sold in

February 2024 for $43,000,000 or $205,741 per unit. This is a superior project simply

based on its full concrete and steel construction unlike the Subject Property. The Deco

will always achieve higher rental rates than the Subject Property based on its penthouse

level and a high-rise construction to high-rise code's higher quality standards. The

occupancy rute at the time of sale was 80% or better, much higher than the Subject

Property. This sale is much more indicative of the Subject Property's market value than

the sales the Washoe County Assessor's office utilized. The Deco was noted above in

9
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Petitioner's comparables as it received obsolescence until it reached stabilization. The

current total taxable value for the Deco is $28,27I,636 or $135,270 per unit, which is also

less than the Subject Property.

The Assessor's income approach is appreciated as it considers concessions;

however, it assumes an occupancy rate of 95%o which the Subject Property's owner can

only hope to achieve. This is precisely why the property owner is asking for obsolescence

to be applied until the Subject Property reaches an occupancy rate that could meet the

Assessor's income approach.

In summary, the Property Owner is asking for -$1,200,000 or -$40,000 per unit in

economic obsolescence to be applied to the improvement value for the 202412025 and

202512026 tax years until The Carlin apartments reaches stabilization.

The Carlin Website Advertising Leasing Incentives

i Amenities Floor Plans Leasing lncentives

Lecrsing lncentives

10
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':>-

The Carlin

Subject Property showing non climate controlled elevator

11
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Rent Roll

Properties: The Carlin (Vesta) - 121 Vesta Street Reno, NV 89502, The Carlin (Pueblo) - 1 36 E. Pueblo St. Reno, NV 89502

Units: Active

As of: O3fi512025

Include Non-Revenue Units: No

Unit Tenant Rent Deposit Lease From Lease To

Tlrc Carlin (Pueblo). t36 E. Ptreblo Sf. Reno, 
'Vy89502

201

202

203

204

205

206

207

301

302

303

304

305

306

307

14 Units

The Carlin (Vesta) - 12't Vesta Street Reno, NV 89502

Commercial Space Rising For People
Coffee

101

102

103

104

105

106

201

2A2

203

204

20s

206

207

208

0.00 2,500.00 02t01t2025 01t31t2026

III

1,450.00

1,450.00

0.00

0.00

0.00

0.00

0.00

0.00

2,900.00

0.00

0.00

0.00

0.00

0.00

1,000.00

0.00

1,250.00

1,000.00

1,000.00

0.00

1,000.00

0.rfl}

0.00

5,250.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

(t.fi}

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0.00

0210112025

1210112024

0211012025

02t24t2025

0210'U2025

0310112025

0?J2u2025

02121t2025

0212812026

1113012025

0313112026

03t31t2026

02t28t2026

0313112026

0313112026

o3t31t2026

209

210

301

302

303

304

305

306

307

Created on02l24l2o25

0.00 03t15t2025 0413012026

Page 1
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Rent Roll

Unlt

308

309

310

27 Units

Total 41 Units

Tenant Rent

0.00

0.00

0.00

2B00.00

Deposit

0.00

1,250.00

0.00

3,750.00

9,000.00

Lease From

03t01t2025

0310112025

Lease To

03t3112026

03t3'U2026

Created on02l24l2o25 Page2SBE 44
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Washoe Gounty Board of Equalization
Appeal Summary Page - Secured Roll

Hearing #
Hearing Dale

Tax Year

25-0084R24
2128t2025

2024

APN:

Owner of Record:

Property Address:

Property Type:

014-135-24

RMP VESTA LLC

121 VESTA ST

MULTTPLE RES (LOW RtSE)
RETAIL STORE
MULTTPLE RES (LOW R|SE)

95o/o

5%
100%

Gross Building Area:
# Of Units:

35,413
40

Year Built: 2024

Parcel Size: 33,298 SF

Description / Location: The subject property is comprised of a two building apartment complex known as
the Carlin Apartments. The complex is made up of 40 apartment units and sits on a
33,298 square foot lot in Midtown.

2024125 Taxable Value: Land:

lmprovements:

Total:

Taxable Value / Unit:

$81 0,000

$4,133,992
2j-j::.4i:;;:i Land:

iaei,i:ll vciiltt ;5 lmprovements:
;i ii.iiJrt, **it1|!+ii.: Total:

Taxable Value / Unit:

$810,000

$6,366,998

-J r"J*
$179,425

i:r 1''i --, 1 r" :( i:

i.,ori:IJr]iii

-r rr::i-..:
$4,943,992

$123,600

Sales Comparison
Approach: lndicated Value:

lndicated Value / Unit:
$9,800,000
$24s,000

lncome Approach: lndicated Value:
lndicated Value / Unit:

$6,100,000
$152,500

Conclusions: This property was under construction as of July 'l , 2024. fhe sales comparison approach is not given much weight for this tax year as it features sales of complete and stabilized
properties. We have conducted an income analysis to determine the "as-is" value as of July 1 , 2024.fhis analysis was reconciled to $6,106,879 which supports the 202412025
total taxablevalueof$4,943,992. Basedonthisanalysis,itisrecommendedthatthe202412025total taxablevaluebeupheld.

RECOMMENDATION ReduceUphold X

Assessor Ex# L Date

APN O\L,I -lit-
oz. z

Prepared by: Jeffrey Lewis, Appraiser Reviewed by: Shannon Scott, Senior Appraiser
Number of Pages qL\

76
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COMMERCIAL / INDUSTRIAL
WASHOE COUNfi BOARD OF EQUALIZATION

ASSESSED VALUE
$283,500

$1,446,897
$1,730,397

LAND:
IMPROVEMENTS:

TOTAL:

TAXABLE VALUE
$81 0,000

$4,1 33,992
$4,943,992

TAXABLE
$/UNIT

$123,600

HEARING:

DATE:

,4.6NR,4F2'A

2t28t2025

2024TAX YEAR:

OWNER: RMP VESTA LLC
TAXABLE

$/UNIT

3 019-232€9 0 IAKESIDE DR 127t2021 $640,000 22,601 $42,667 15 MF30 lVacant parcel located off of Lakeside Drive. Allowed use for 15 units.

2 011{16-10 et. al. 126 WINTER ST 8/5/2021 $1,600,000 26,030 $23,529 68 MD-PD
I Multi parcel sale of three vacant lots on the corner of Winter Street and
l2nd Street. Planned use for an apartment buildinq.

I o2142143et.al. 2700 WRoNDEL WAY 4/6/2023 $300,000 18,715 $25,000 12 MU lMulti parcel sale of three vacant lots on Wrondel Way. Pianned use is for
le multifemilv huildind

o13-411-12 405 GRAND CANYON BLVD
MULTTPLE RES (LOW RISE) lOoo/o

21,632
21,632

27,748 $7,000,000
2t9t2022WD/STL FRAME C15 28 1 963 $250.000

Sale # APN Location Sale Date Sale Price Sizelsfl $/l.Jnit # of Units Zonino Comments

025-480-39 5599 QUAIL MANOR CT

MULTIPLE RES (LOW RISE) 10oo/o

53,546
53,546 23o/o

MF3O

$1 4,500,000

1111412023ts-3 WD/STL FRAME C2O
STIICCO ON WIRF OR SHFAT

cb 1 988
I

$258,929
STIID WAI IS

012-113-40 64 PARK ST 9,168
9,168 WD/STL FRAME CzO

STIJD WAI I S - HARDBOARD SHFFT

6,563 $3,800,000
912A12023

$21 1 ,660
t5-z MULTTPLE RES (LOW RISE) looo/o 14 2022 s271,429 5.57%

I MD-RI)

014-135-24 121 VESTA ST 35,413
23,O43
1,262
1 1,108
6,086

40 33,298
MULTIPLE RES (LOW RISE) 95%

100%
100o/o

WD/STLFRAME C2O 2024
RETAIL STORE 8

2 MULTIPLE RES (LOW RISE) c20
STUD WALLS

STUCCO ON WIRE OR SHEAT
PARKING LEVEL

IMPROVED SALES

ts-1
007-285-22 303 3RD ST

APARTMENT
RETAIL STORE
RESTAURANT

CLUBHOUSE
UNDERGROUND PARKING STRUCTURE

80o/o

7%
2%
11%

lOOo/o

103,227
82,'105
7,498
2,050
11,574
43.812

REINF CNC FR
CONCRETE, FORMED

c25 94

1974
(2006)

8

30,000

MD-ED

$28,000,000
713012021 $297,A72

$1,232,000
4A0%

Construction Type
Land (5F,

%Coverage
Zoninq

EUt

Location
lOccuoancvl

Total GBA
rGBAI

Age(WAY)
Heioht

Sale Price
Sale Date

Sale
Price/Unit

GIM NOI
BLDG# APN [Jse Yo

Exterior Walls OC # of Ljnits OER OAR

COMMENTS:

See next page...

Prepared by: Jeffrey Lewis, Appraiser Reviewed by: Shannon Scott, Senior Appraiser Page 2 o'f 94
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Sales Comparison Discussion

The subject propefi is a two building apartment complex with a parking level and retail store located on the corner of Vesta Street and

Holcomb Avenue. The apartments are known as The Carlin apartments and are comprised of two buildings, 40 apartments, and span

three stories. The apartments were under construction during the 202412025 fiscal year and were not complete at the date of valuation
of July 1,2024.

lmproved sale, lS-1, is the sale of a high-rise apartment building with an underground parking structure known as the 3rd Street Flats

located on 3rd St. between West St and Arlington Ave. The building also contains a 2,050 square foot restaurant, a 11,574 square foot
clubhouse and 7,498 square feet of retail space. The building was originally built in 1974 and was used as a hotel, it was extensively
remodeled in 2016 and turned into an apartment complex. The building is comprised of 94 apartments, spans seven stories, and is

situated on a 30,000 square foot lot. This property sold on 0713012021for $28,000,000, or $297,800 per unit, it is a high indicator of
value for the subject property.

lmproved sale, lS-2, is the sale of a fourteen unit apartment complex located on Park Street. The building was constructed in 2022 and
is situated on a 6,563 square foot lot. This building is smaller than the subject though it is located in a similar area and has a similar year
built. The property sold on 0912812023 for $3,800,000, or $271,429 per unit. This sale is considered a high indicator of value for the
subject.

lmproved sale, lS-3, is the sale of a garden style apartment complex known as Quail Manor Apartments located on Quail Manor Ct near
the junction of Longley Lane and Airway Drive. The complex was built in 1988, comprised of ten buildings, and has 56 apartments. This
complex is in a less desirable location and is older construction. lt sold on 1111412023for $14,500,000, or $258,929 per unit. This sale
is a good indicator of value.

lmproved Sale, lS-4, is the sale of a three building apartment complex known asthe Grand ManorApartments located on Grand Canyon
Blvd near the junction with S Wells Ave. The complex is comprised of 28 apartments, was built in 1963, and is situated on a 27 ,748
square foot lot. Although the complex was built in 1963, they underwent a significant remod el in 2021. The property sold on 0210912022

for $7,000,000, or $250,000 per unit. This sale is considered a good indicator of value for the subject.

The comparable sales indicate a value range from $250,000 per unit to $297,900 per unit. lS-2 and lS-4 are the most comparable sales
and given the most weight in the analysis. lS-2 is slightly smaller in unit size but is in a similar market area. lS-4 is similar in unit size
and is located very near the subject property. Most weight is put on these two sales at $250,000 per unit and $271,000 per unit. The
sales comparison approach is reconciled to a value of $245,000 per unit or a total value of $9,800,000.

Prepared by: Jeffrey Lewis, Appraiser Reviewed by: Shannon Scott, Senior Appraiser Page 3 of 94
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The comparable land sales feature similar multifamily use and locational characteristics. They establish a range of value from

$23,529 per unit to $42,667 per unit and support our current land value of the subject at $22,000 per unit.

Prepared by: Jeffrey Lewis, Appraiser Reviewed by: Shannon Scoft, Senior Appraiser Page 4 of 94
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WASHOE COUNTY BOARD OF EQUALIZATION
COMMERCIAL / INDUSTRIAL
APN: 0'14-135-24

HEARING: 25-o084R24
DATE: 212812025

TAXYEAR: 2024

lncome Approach to Value

Unit Type
Studio
1 Bedroorn/1 Bath
2 Bedroom/2 Bath
Retail

TAXABLE
VALUE

APPEALED
LAND: $810,000

IMPROVEMENTS: $4,133,992
TOTAL: $4,943,992

Units
0

17

23
1,262

TAXABLE
VALUE AT

100%
COMPLETE

$81 0,000
$6,366,998
$7,176,998

Rent p/unit Monthly Rent

$0.00 $0

$1,775.00 $30,175
$2,150.00 $49,450

$2.91 $3,672

APPEALED VALUE
AS IF 1OO% VALUE

Stabitization catculations for Retail

Lease up Analysis Commercial:

Vacant Space

TAXABLE
$/UNIT:

$1 23,600
$179,425

TAXABLE
$/UNIT
LAND

$20,250
$20,250

ilfi.*'$'i'* Percent of Total Taxable Value based on varying % complete on 0710112024

Average Rent
per Unit

$1,990.63

Annual Potential Gross lncome

Vacancy Loss - 5%

Collection Loss -'loZ
Rent Concession (typical turnover 3 units/month W2 months free rent)_______i3i]-,o!:ll

Effective Gross lncome $867,932

OperatingExpenses-40% i3:r4,'.'i,':)
Reserves for Replacement (35,41 3 sf x $0.25 p/year)

Total Expenses (i15t +:il)
itl,8i3:

Net Operating lncome
Capitalization Rate

2024 Total Taxable Value

lndicated Reduction

$51 1,906
5.5oo/o

lndicated Value by lncome Approach (Stabilized) $9,307,385

Less Lease Up Expenses (Rent Loss/Concessions) - Apartments and Retail
lndicated Value of project at 1 00% complete prior to Stabilization $8,865,1 1 5

-$r,?58,:3AAdjustment to property at S8"8?% complete
lndicated value $6,106,879

-*442.2?J

Rent

Months

1 year lost rent

Commision (5%)

Tl's at $65/sf
Total:

$4,943,992

None

2.9r

0.5

1,836

91.81

$

$

$

I
82,030.00

83,958.02

,uLy

August

September

October

November

December

,anuary

February

I'larch

Aprit

t4ay

,une

40

30

20

10

0

0

0

0

0

0

0

0

10

10

10

10

0

0

0

0

0

0

0

0

$79,62s

$s9,719

$39,813

$1s,906

$o

$o

$o

$o

$o

$o

$o

$o

$39,813

$39,813

$39,813

$39,813

$o

$o

$o

$o

$o

$o

$o

$o

$119,438

$99,531

$79,62s

$59,719

$o

$0

$o

$o

$o

$o

$0

$o

$11s,438

$218,969

$298,594

Month Units
Monthlv

Absomtion Rent Loss Concessions Total Runnino Total

Lease Up Expense (Rent Loss + Concession Loss)

Prepared by: Jeffrey Lewis, Appraiser Reviewed by: Shannon Scott, Senior Appraiser Page 5 of 94
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lncome Approach Discussion

Subject lncome lnformation: lncome and expense information was not shared by the appellant and therefore, a market approach was
used for analysis.

Potential Gross lncome: See the attached apartment and retail market rent analysis. Market reports indicate average rent of $1,493 for
the Southwest Reno submarket and $1,566 per month for the Airport submarket. Due to the new construction and the highly desirable

location in midtown, the market rent is believed to be higher than the market area averages. Results from local data indicate market rent

for the subject for a 1 bedroom at$1,775 per month and a2 bedroom al$2,150 per month.

New retail leases in the midtown market area indicate a rental range from $2.32lSF/month to $3.07lSF/month. The lower end of the
range is comprised of slightly older leases and buildings while the top end of the range is for new leases and newer buildings. While all

the rent comparables are considered in the analysis, the most weight is given to RR-2 and RR4. The rent is believed to be on the high

end of these two. A market rent of $35.00/SF, or $2.91/SF/month, is estimated for the retail space.

Applying the market rents to the unit mix of the subject indicates a potential gross income of $999,569.

Effective Gross lncome: The Reno multifamily market has remained strong with low vacancy rates. The Airport submarket has an
average vacancy of 5.36%, the Southwest Reno submarket has an average vacancy o'f 2.39o/o, and the overall average vacancy for
Reno is 3.09% while comparable properties show vacancies of 9% to 4o/o. A combined vacancy and collection loss of 6% is estimated
for this property. Rent concessions are also considered for the typical turnover of units which is estimated to be three units per month
with two months rent free (two months rent free is a market based concession). This results in an effective gross income of $867,932.

Net Operating lncome: Market data shows a range of expense ratios from 32o/o lo 50% with the majority being between 32o/o to 44o/o.

An expense ratio of 40% is estimated for the subject property with an additional $0.25 per square foot per year as reserves for
replacement. This results in a net operating income of $511,906.

Gapitalization Rate Analysis: Demand for multifamily investments has remained in high demand among investors and local cap rates

have remained low. For a summary of local cap rates please refer to the attached cap rate chart. Local cap rates suggest a range
between 4.10o/o and 6.33% while local market reports indicate an average cap rate for all multifamily properties in Washoe County at
5.9%. Most weight is given to CRI and CR-3 as they are most similar to the subject and are recent sales. CR-1 is the sale of the Locust
Apartments and is believed to be a lower indicator of the cap rate 5.12o/o. CR-3 is the sale of a 14 unit apartment building that is similar
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in location and year built that sold with a cap rate of 5.57o/o. The cap rate is believed to fall between CR-1 and CR-3. A capitalization
rate of 5.50% is estimated for the subject.

lndicated Value lncome Approach: The income approach to value results in a total stabilized value of $9,307,385, or a rounded value

of $232,600 per unit.

ln order to get an as-is value we need to deduct the following costs from the stabilized value.

- The cost to lease up/rent loss for the vacant units and the vacant retail space.
- The reduction to the value to bring it back to 68.89% of the total value to account for the partial completion of the

buildings.

As of July 2024the property was effectively 100% vacant and we used a conservative '10 units per month absorption rate. Based on

this the rent loss deduction is $442,271.

A further reduction of $2,758,236 is made to account for the percentage of the total value based on the percent complete. This is
derived from the appealed taxable value of $4,943,992 divided by the taxable value at 100% complete, $7,176,998 (68.89%).

This results in an as-is value of $6,106,879 which does not exceed the total taxable value for lhe 202412025 tax year of $4,943,992,
therefore no reductions are recommended and it is recommended to uphold the totaltaxable value.
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# APN Name

Complex Name
Locust Apartments
3rd Street Flats

2300 West Apartments
High Rock 5300 Apartments
Northtowne Summit

Address

Address
475 Grand Canyon Blvd
303 3rd Street
64 Park Street
2300 Harvard Way
5300 S Los Altos Pkwy
2777 Northtowne Lane

1BD

rket

# of Units Year Built
24 1960
96 1974
14 2022

220 1973
264 2002
220 1997

RenUSF 2 BD RenUSF

Start

NOI Cap Rate
$230,400 5.12%

$1,232,000 4.40%
$211,481 5.57o/o

$2,923,988 6.33%
$3,748,800 4.26%
$2,706,000 4.100/o

o
ot
o
E
E
(g
o.

o

ot
(E

ot

tho
(ut
o.
IEo

cR-1
cR-2
cR-3
cR-4
cR-5
cR-6

APN
013-411-10
oo7-285-22
o12-11340
01 5-303-06
514-340-17
026-1 82-66

Sale Date
912912023
713012021
9t28t2023

81112023
9t29t2022
11t1t2021

Sale Price
$4,500,000

$28,000,000
$3,800,000

$46,200,000
$88,000,000
$66,000,000

0 3-4 2-25
013-371-29 355 BR-3 Oak rtments Blvd

690rtments
6611 2.08 $1,650 821 $2.01

2100 Basecamp Way $2,195$569
5

015-220-74 Basecamp at RED 879 $2.50$1,705
,930

$3.00
.99

982
1151

2020 Red Dr
.94

$2.29
7

0'15-220-65 Emory at RED $2.43
.47

$2,245
230

$1 ,985 $817

1.59

717
702
758
764

.41

.31

.61

.16

1301 Tonopah St.

1,114 1.87
1

85
014-126-13 oneRmidTown

0

1,725
$1,620
$1,975

$2
$2

RR-1
RR.2
RR-3
RR-4
RR-5

2,500
1,200
860

1,550

1 960
2002
1 990
2005
1 939

$2.32
$3.07
$2.55
$2.58
$2.50

5t1t2023
5/1712023
212812023
6t9t2022
111t2022

Undisclosed
Undisclosed
Undisclosed
Undisclosed
Undisclosed

Retail Store
Retail Store
Retail Store
Retail Store
Retail Store

Undisclosed
Undisclosed
Undisclosed
Undisclosed
Undisclosed

Downtown
South Reno

Midtown
Downtown
Midtown
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ber of Renovatio
Financials
Reporling
Date % Nor

NOI/ SqFt Or
Unii

2300 Wedekind Apartments
Linden Apartments
Patton Apartments
The Deluxe Apartments
Silverado Apartments
Country Club Villas
Sky Vista Commons South
Visla Point Apartments

o20-032-45
2016 004-093-02
20'17 013412-25

526-631-24
2020 -

550{20-'18
003- l 30-41

9,t -
91 -
96 09t3012024
96 06t30t2024
94-
93 09i3012024
93 09t30t2024

12t3112023
12t31t2023
1213112023

06BOt20Z4
'12t31t2023
09t30t2024
1213112023

2300
400 Linden St
2395 Patton Drive
1690 S Wells Ave
7077 Vista Blvd
2796 Plumas St
9101 SkyVista Pkwy
250 Talus Way

Garden / Low-Rise
Garden / Low-Rise
Garden / Low-Rise
Garden / Low.Rise
Garden / Low-Rise
Garden / Low-Rise
Garden / Low-Rise

$533,956
$479,417
$283,871
$31 9,346

$1,340,476
$457,599
$670,805
$41 3,455

$6,674.45
$7,263.90
$5,677.43

$12,773.85
$13,963.29
$9,151.98
$9,316.74
$9,396.71

bb
50

96
50
72
44

'1964 -
'1963

1947
20't9 -
1972
2017 -
2000 -

39.74
50.35
36.44
40.83
32.72
M.22
38.43
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${l+ !0uare F+pt
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1
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l\Irx R*ro
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\\-. Sl.lks 5. \ aiier'
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s 1.sl,i

(1 ;-ifi
!1.-Qll
s1 50q
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\ i I i\

11-;i00

s1 +::

3'o Otr" I013
I.\TX.ICE RENT
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I110^
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1.060,;
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Type

Code

BLDG 0cc Description Frame way

Price

4h

Comp

140 27 ,25A .t0GC

Units

iTer. or more unils {0 " 000

1

QC RCN

Adj 2

SOFT

Taxable Land

Bulldlng Data

810,C0C

%*9 Note

Situs L21 vEsrA sTRElIo Database R_2024 NBHD I'lir!{!t Appr SMM

Owner RI'IP VESTA tLC Prinled 2/J,3/2a25 L0+ Apartmentg

955 S VIRGINIA ST STE 302 RENo, irv 89502 TaxDistrict 1000

Property Name BUrI,!ING L

4 , 133 ,992

Taxable lmps

Exemption AVlExemption

EIC

Reirpen

Reappiaisal

New lmps l

E Change E No Change

4,943 , 992 New Const

Primary ValuationTotal Taxable Total Assessed

2020 r'v

Yr Roll

2021 FV

2024 rn

2022 E\'

2024 iIR

2024 \IN

301.9s6

442 , e63

466,L72

466,L't2

810,000

Taxable

343,828

New Land

1, C78,405

1,035,996

1., C40" 95?

1,380.161

L,342 , 9OS

L, 4OA , 924

442 .953

466,712

46 6 , 7'12

483,L26

!,730.397

470,0j'8

163,1.50

493,723

153,160

155,002

Remainder

Tolal New Land

Taxable Value

Obsolescence

XFOB Value 110,538

Building Value

Land Value 8t^0,00

Parcel Total

trNc

E NewSketch

4,r"33,9921 4,943,992.

343 ,528

CAGC

Defement

Acre Size

Land Size-Sf

DOR Code 340

33.298
Land Data

4.164 Serer

Water Hunic ipal

sPc 0li 0

Strcet !aved

Yr
Built DRC

DRC
$/saFr

aldg
oBso

col4lr

coI4!I

MISC

MISC

coI0{

1-3

352

340

600

352

600

ilui:iple ReE ilas trise

!,ia!kei

MiacellaaEou6

Muitiple P"es ii.ob' RiBe

l4i.scc:1. Lil !ro€u6

Purking talvel,

D

D

0

D

0

A

2024

2024

2.024

2024

2,024

2024

2Q24

'15

50

50

50

czo

c20

3C

c20

30

c20

3 ,22,+ . 0

18i,8

L,463,A

25"1 ,2

625,2

2.418.031

136,409

295,849

73L,908

L28,649

3i2,508

i ,262 '10 8

]-2a,649

1

0

0

c

11,108 0

5,0s5 0

Value
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4 c0 c W3

DRC 2.5:6,563

11C,538
2,41S,C:iDRC

806, C10

3,224,t4L

RCN

Type

Occ
Stry/Frm
Quality
Year Built

WAY

Remodel Yr
% Comp Firturc6
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:.0 0

2t)24

Cot"l"r4

2424

D

f;oN,elcial 2.C {Aver

YultipLc ReE iiow Ri

r-Co

*

20,2S0, 00

ljnit Price

Coda

Adj r %-s

l

Adt2

D6scrlptlon

%-$

QC *
BLDG

rx Q^r*

810, 00c

e^a;^,

T.xablo Land

Un ts 9/Unlt Yr Bullt
Roll
Y6ar %Comp

Note

Land Value: 'l Linas Total

RCN DRC

CAGC

Defemenl

DOR Code

Land Sizest

3{n
4.i64
13,298

Land

ovenide
Value

sPc

Slreet

il ilililil]ilililililil11lil]l

Code %CompAPN: 014-135-24

WASHOE COUNTY APPRAISAL RECORD

PAGE 2 of 13 ACTIVE Roll YR2024

c80

Uur,ic iD&1

Water i!4sicipa1
Piobeily ChaEctistlcs

rwAs

FKIT

FWCO

cP3f;

APT "!"PPL:O

SPR SYS FI

!}._ ASPHLT

?(G ioT t:

YARD IMPS

FF CONCRET

ccNc cm3

STR HOOD

3a

3A

30

30

3C

30

30

30

30

26

2

t^0.000

1r.000

i5

2.5C0

2,00c

2

2,52t ,BO

5 ,5,1

30.L2

4.35

0,si

2,:r.a3.'10

I .3?

20 .54

2.30i.- 70

2024

2A24

zD24

2n24

2t24

2D24

2024

2024

2024

2n24

2t24

2t 2l

2024

0

1C0

10c

LC0

c

Ii,043

{8,521. 4e,52).

1024EBA GiCSS BUILD:NG A

SubAcaRCN 3,?24,r4:

3,224,441 t

2t.937

41.08D

2A ,93'7

{1,08C

Not€s

Situs L?r vsSTA SIR-ENO D2l3!25g R_2024 NBHD t't!4!A{ Appr SMr,r

Owner rl'}IP vEgTA Lrc Printed 2/13/2A25 L0+ Apartmenls

955 S VIRGINIA ST StE 202 RENO, NV 89502 TaxDistrict 1"000

Property Name Burl,lxNc L

Exemption AVlExemption

oBso

trc

c I, 955

NewLand

Reappiaisal

%

Data

E Change E No Change

343,828 133,992

4,943 , 992 New Const

2020 FV

Yr Roll

2021 FV

2424 FV

2022 fV

2O?4 NR

2021 FV

2024 1/N

301,955

372,938

442 ,853

466,L72

8i0,$00

i Taxable

r, 035. 985

l, 040 
" 

95?

Valuation Hi6tory

Taxable lmpsNew Land

4,i33,992
New lmps

1,380.3611

L,312 
" 

908 1

r,4c8,9?4

Total Taxable

442 ,863

4 ,943 ,992

466,112

466, r't2

4A3 , L25

Total Assessed

470,0j"s

1",730,397

493,723

r.53,160

155,002

163, L60

New Land

0

j^l^o,538

4,A23,454.

810,000

Parcel Total

Total Exemption

Taxable Value

Obsolescence

XFOB Value

Building Value

Land Value

Valuation

Parcel Value

trNc

E New Sketch

4,r33,992
343, 828

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

APN: 014-'13544 PAGE 3 of 13

Owner BMP vEsrA I,tc
Keyline Description IrM 49?0 r,oT D (Ros 6000)

Appr sMM

7-1?]l

GBA S3!r-o:

024

2A)4

NBHD r.f${l'fM l^0+ Aparc&euis

pcs

paG
2'Li,i!

I

.7212)
?tt4
b c_1_6-l

2s4
T2
-L

GBA
PCs_ 2021 .1
2Q2+'r,.r4j1

\ "331---)

r-l
13I

lllit
26

l-11.1.3i

^aa411.ei.r 6I

r-2 3--T1 l..l

Cr-1a1tt't"t '"

GFA
2024

GBA

m

-1crr

Date

Date

B/2L/2023 WJ

6/5/20-ts' t<J

3/3i20!0 LLL

User lD

Amount

500
500

LUC Pdce lv"rir

Sales/Trmsfer lnformatlon

Re-appraisal ievie{
Aerial" Review
Felmit Aeview

Actlvlty Noies

Actlvity lnlomatlon

9 I 6'l2023
916i202.3

6/27 12s23
6/2312A23
L2i 6 12022

aLDz4 - 024118
Br,D2,l-02{r-:E

at!23 -l:.8888
ar,D22*10400a

COMMPRCTAL PIP"E ALAPJII. rIP.
COI|'MERCIAL FIP"E N,LAPi{. FTP.

COMI4ERCfAL FIRE SIJA:NKLER.
COII}'ERCIAI FIRE SPRINKLBR.
APARTMENT 3U1LDIN6/RETAIL

7,77C C

io2,00o R

78,00c R

3,455.?89 R

10 0ea

L0 Ct{

L00?
10 0ir
10 0i;

Descrlptlon

15, 140 c

Pemlt Status Comp

RUp VitstA tlc
C'TSTUTCAMjII{IIIC

V!:S'TA S?REET PROPERTIES

I / 2i/ 2A2-r
4 / 3a /2C2t-
e / ls /2cr8
€129/2A09
L/ !5 / 2909

Pemlt lnfomatlon

Doc # Dats

I
2

,

00
00

0

0

Granlor

3t75054 |

3?20504

5228906
5r"t 4318
484182i

LINLIS

This information is use the Assessor for assessment purposes only.
Senior Appraiser Page 28 of 94
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D-^^^-^f L.,. r^4

code

Land Value: 1 Lines Tot.l

CIC$$ BUIt):NG A ?424 1.262 t2 1g

Gross 262 11? Aca RCN 6? 9

RCN l^81.879
45,4t0

DRC l^36,409

Extra Feature DRC

Obso
DRC I 1.36,40$

Override Value

Type

Occ

Stry/Frm

Quality
Year Built

WAY

Remodel Yr

colft CBxrh6r{:l s 1./:nd.us tri.{ BUILDING LEVEL asc 1. A:.iernat,e Sha>c c.rdc 100

340 ]larke t Rate sP 1C 1,252 sprlnkLc; Sy$ten G!+r*:tl. - c 1CC

D woc! of, s?EuL i'iMD sf 1 No o: storles
c2a Coeercial 2, C (Aver m L lini t6
2424 PARCEL LEVEL ffi r0 A'rg wali Heigbf,,'r1oo. 1C0

2424 :EW 89: sTrr wALLs - sluccc oN wItE 1C0

%Obso 0.0cc0 HEAT 61i P''CNCE WIT 100

Comp )5 %DPR 2.5 .3
Aroa Extra

Yr DPR
Yr

Prla Per
Unlt

BLDG Roll override
ValuoBulh ljnlts RCN Code QC # $/Unlt Bullt YEar RCN Not€g

2024 NR 466,L72 466 , L',t 2 163, L60 Building Value 4 , 923 ,454
lnitials/Date

2024 1rN 466,L?2 466 , L72 163, t 60 XFOB Value 1r^0,538

2023 FV 442 ,863 442,553 155,002 Obsolescence I Parcel Total

372,939 1,035,996 i",408. 924 493,r23 Taxable Value 4 , 943 ,992 New Const

343, S28

trNc

E NewSketch

EC
3C1.955 1.,040,952 L,342,908 470,0i,g Total Exemption New Land

2020 FV 301,955 1,0?8,405 l^,380.361 483,126 , Remainder

& Name

Situs 121 vEsTA STRENO Database R_?024 NBHD lodllM Appr Sl4ltt

Owner RMP VESTA Lrc Ptinted 2/I3/2a25 10+ Aparbmenes

955 S VIRGINIF- ST STE 202 RENO, }{v 89502 TaxDistrict 1"t00

Property Name Bvrr,DrNG 1

Exemption AVlExemption
Reopen

Valuation History Value Summary

Yr Roll Taxable Land New Land Taxable lmps New lmps Total Taxable Total Assessed Primary Valuation STANDARD
NewLand

2024 r\t 8r-0,0c0 343. S2S 4 ,].33 ,992 4,i.33,992 4 ,943 ,992 L,730,397 Land Value 8t^0, 000

WASHOE COUNTY APPRAISAL REGORD il ilililil]ililililililil il1l

APN: 014-135-24 2A24 PAGE 4 of 13 ACTIVE Roll YR Code %Comp

Description

r ^.,;.1

Zoning Units Type Unlt Pric6

h-,.:^...^J r

Adj I %-$ Adj 2 Taxable Lqnd
Acre Size j'64 Sewer

DOR Code Slreet !a?ed
Defemenl

I CAGC

4A

sPc c80

Note Land Size-Sf 3,:94
Land Data

E Change E No Change

PrcDed!, Charactistics

{unicipil

This information is use the Assessor for assessment purposes only
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WASHOE GOUNW APPRAISAL RECORD

APN: 814-135-24 PAGE 5 ot 13

Owner nMP vEgTA LLc
KeylineDescription Pld 49?0 I,or D (Ros 5000)

NBHD U!{!{u 10+ Apartnente Appr sl4fl

RUp VES?E I,LC
C&IS?UTCEUAITINC
cgls ' RrNo tr.g
VASTA. S?REET PROPERTIEs
.l'ESt-A SAREET PROPERTIES

5228906
51?4338
484LA27
377 6054
3720604

9/2u2A2t
4/30 /2A21
8/a5/2OL8
6/29/2AO9
t/t5/2c09

500
500
500

0

2 .47 5 ,90A
2, 500, 000
l, 300, 000

0

3l{rt
lMGA
2MSV

2ltsv
3}[r?

This information is the Assessor for assessment purposes
Senior Appraiser Page 30 of 94
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code

1

Gross Bldg Area

b-^-^-^r L. - t^g

Descrlption

Euildins Notes

Zoning

Bu ldinq

, t ^., t,l

Units

295,849

RCN

293,349

194,454
98,615

Value
DRC

Obso

Extra Feature DRC

DRC

l^,078,405

2021 FV 3C1.,955 l \, a40 , 952

1.,03.5,986

442 ,863
2022 FV 3't2,938 '

2024 r'rN : 466,L72 i

2024 NR 466,L72 :

Type lrnit Price Adj I ./.+ Adl2

1.,342"908

1,408, 9?4

442 ,563

466 , \72

Name

o/r$

Code/Unlt3

.^ o^^& c^-i^.

Taxable Land

470, 0:^8 ; Total Exemption

466,L',t2 163,160i XFOSV"lu"

1.63, 16c I Building Value

Parcel Totalc

4 , 943 ,992

155,002

Taxable Value

Obsolescence

Situs 121 vEsTA STRENo Database R_2024

Owner RMP VESTA ILc Printed 2/L3/2D25

955 S VIRGINIA ST STE IO2 R!NA, XV 89502

NBHD 
'ad{i{

Appr sldM Exemption AVlExemption

8r^0,0002424 Vr
Yr Roll

8r^0. c00

Taxable

343,828

New Land

Valuation History

Taxable lmps

4, L33 ,992

New lmps

4,943,992
Total Taxable

L,730"397

Tolal Assessed

Parcel Value

Land Value

Primary Valuation
NewLand

oBso

10+ Ap&rtnents
Tax District ti00

Property Name BurtDrNc L

Y! Bullt
Yr

RCN f ac #
BLDG

Unlts g/Unlt

75

RCN

XJ, sc6 ), :l.er.soils

NONE - only valld qi
Miac*:. lanrlcus

BUILDING LEVEL

Rete

PARCEL LEVEL

0.000c%Obso

0

Area

Built
2024

l{rsc
600

30

0

Prie Per
Unlt

Roll
Yoar

%DPR 2t;.{

DPR Override
ValueDRC

Remodel Yr
% comp

Type

Occ

Stry/Frm

Quality

Noic

Land Valuo: 1 Linr$ Total

New Land

4 t 023 ,454
lnitials/Date

Oefemenl

DOR Code

Acrc Si2e

Land Size-Sf

3{0
O.:'6j,
33,:98

Land Data

sPc

Slret
Sewer

CAGC

c8{
Faved
Mur,ic ipAl
uur.icj.pal

ProDertv ChaEctlstlca

cBw

ctlt
r,o2

PCS

3LW I HALCOI'Y WCOD

3tc i,440

SubArca RCN 394.454

seo I

BALCOW CONCRATA

15.65
52.r2

4C^S1.

1C.11"

44, 4!6

28, ttgo

21,748

2024
2024
202q
2021
2024
2)24
2t24

lRs/BLw covEP"?D

CATSEDRAL CEIIIN
:OTT i] AVflF"AGts

toi.cH coNfREfB s
sTcRA6:i :rcoM

452
491

?0€

:t 49

50?

%

New Const trc

Data

Remainder2A20 FV 301.955 453 , L26

4,r33,9t2
343, 828

trNc

E New Sketch

EI Change E No Change

APN: 014-135-24 2824

WASHOE COUNTY APPRAISAL RECORD

PAGE 6 of 13 ACTIVE Roll YR Code %Comp

This information is the HOE Assessor for assessment purposes only.
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WASHOE COUNTY APPRAISAL RECORD

APN: 014-135-24 PAGE 7 of 13

Owner RMP VESTA tLC
Keyline Description PM {97s to" D {Ros 6000)

NBHD MMMM L0+ Apallmeat.a Appr 5!414

StaturDaie Comp

Sde3rTffiGr lffoma{lon

Doc#

3NTT

lMG.n

Rt{P VESfA. t LC

c&tsfuscHMANrNc
CSPS . RENO LI.C
VESTA S?REET PROPERTIES
V'ASTA STREET PROPERTIES

5228906
5r7 4318
4B4rA27
3?76054
3720504

I /2L/202L
4l 3o /2a2L
8 /L5i2Or8
6 /29 /2A09
L/\5 / 2009

500
500
s00

0

2,4',15,A0A
2,500,000
r,300,000

0

This information is use the Assessor for assessment purposes only.
Senior Appraiser Page 32 ot 94
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Code

D.^^^.^! L.,. t^!

Dascription Zonlng

'^., r ^,.;,1 A^^--i^^.

Unitg Typo Unit Prico AdJ r

6^.,:

0/6.$ Adi 2

o^^$ o^-i^,oL^^-l-..,,^f 4.,.

Texeble knd Note

Defement

OOR Code 40

4.i64Acre Size

knd Size-St 13 . 2 9S

Serer

n^-^ aa ^a AACAGC

0{rcsPc

Street

Uur,icipal

A:'ILDTNC 2

Value: 1 Linas Total

'.2024

Sub Area RcNGross L26

C hanctlstlcs

7

1 905

453,813

1 46:l,Si)

Total DRC

Obso

2FL
3FL

stcoxll plooR

THIP,D FICOP,

?024
2D24

i3 !.7 e

131,r8
i31..78

663.181
653.381
13?.05:.

034

0 3,;

c4c

Descrlptlon
Yr
Eulll Units RCN # Code Dsscrlptlon oc Unlts $/Unlt Yr

1:W

:{BAT

override
Not€s

50

:.00

::.0 c

:i.0 0

%Obso 0 " 0c0c

IPl.

stry/Frm

Type

Remodel Yr

Built

Coftrh6ri: i s 1./:nrlu$ili.*

wocl oP sa!trL f:w8D

BTJILDING LEVEL

Rate

PARCEL LEVEL

cFx
BTffi
ETHF

3

8

11e

1

30

-lBR

100

140

1C0

lC0

lC0

1C0

rc0
1C0 6L2

t4

892

€

ATR

Avq wali
In:i.lri

aa24

coitlt

2424

352

c20
D

Io oi storios
Com6rciaS- PLunbing Fi*turea
Bath - galf
tsaih - Pu1I
tsedrgomg

Aliernale code

Prlce Per
tinlt

ELDG
#

%DPR 50. 0

DPR
Yr

comercial 2.C (Aver

Reit {1o$ Ri
's'iun rJAtLs - $"ucco cN

Situs 1,21 vEsTA sTRsNo D6f3!sss R_2024 NBHD !dd!4!t Appr slot

Owner Rr,{P vEsTA Ll,c Prinled 2/L3/2o25 L0+ Apartmeat,s

955 S VIRGINIA 5T STE ?02 RENo, NV 89502 TaxDistrict iC00

Property Name Burl,trNc 1

2-l

t. c78,405 i

trc

Code/Unlls

Reopen

lnitials/Date

%

E Change E No Change

Taxable lmps

202{ NR

470,O18 Toial Exemption

493 , r23 Taxable Value

155,002 Obsolescence

163,16C XFOB Value

Total Assessed STI.NDARDPrimary Valuation

301.956

8i0,000

301.955

466,t12
466,L',t2

442.953

343.828

Valuatlon Hiotory

4,r33 ,992

t,040,95?
r,035.9S5

4,r33,992
New lmps

4, C23 ,451

810,000

Reappraisal

Parcel Total

2020 FV

2021 FV

2022 FV

2023 FV

2024 1']{

2424 fJ
Yr Roll

1,730,397i LandValue

Data

183,126

163.l^60 BuildingValue

4,943 ,992 New Const

New Land

Remainder

i10,538

Parcel Value

1,380,351

Total Taxable

\,342 , 908

4,943 ,992

1,408,9?4

46 6 , ).'12

142 ,963

466 , L'7 2

Exemption AVlExemption

DNC

E NewSketch

Taxable Landl New Land
NewLand

4,133, 992

343,928

APN: 014-135-24

WASHOE COUNTY APPR,AISAL RECORD

PAGE 8 of 13 Roll YR

il ilililil]ililililililil iltlt

2024 ACTIVE Gode %Comp

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

APN: 014-135-24 PAGE 9 of 13

Owner RMP vEgTA tIrC NBHD !!od!t!t 10+ Apartmen:g Appr Sllll
Keyline Descripti6n FM 4970 r,o" D (Ros 5000)

16-3

leL,9I
zt?s

9

I
9.I
6

19L!I

lel ei
2&4

9

I
9)-

!oi1.q

trf $
2nt4

9

I

_l_
6

€B9I

€Brt
zsa

9

I
9+

!b:1,q

_i_r:r.3.*f"
!2

I
12

+
*r

L2

+
L2L\,2
2f62.-+5-rE_BLC

L 269;o2)-x

2Ft

2gL

1----+46h4

,Y

J
+

3 rr,
2024

a?t\?

GBA
2124

l

RMP I'ESTI ],IJC

C&TSTUTC'IfiANINC
csls - RENo rrrrc
VESTA STREET PROPERTIES
V-6STA STREET PROPERTIES

Doc # Date Prlce

Comp

o 3NTT
1,300,000 2lrsv
2, 500 , 00c 2MSV

2,475,000 ].MCA

0 SlftT

Glantor

Status

Permi! Infonnatlon

bate Permli

5228906
5174338
484L821
3'17 6064
3720604

4 / 3o /202\
8 1 L5/2018
6 /29 /2009
t/L5 / 2009

500
500
500

cTll
0i4. cTrl

2424

2424

Clrl
2424

CTII
2024

This information is use the Assessor for assessment purposes only,
Senior Appraiser Page 34 of 94
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Gode

20?4 lrN I 466,]-72

2024 NR 466,172

DFA^-r^t ht- t^c

Dsscription Zoning Unitg

2C24 Ftt r ero, ooo l 343,828 , 4,3"33,992

Type Unit Price

4, \33 ,992

adj r %-s

466 , L12

466 , L't2

4,943 ,992

t 63, 150

t"63, t 6C

r",730,397

Adi2 Taxablo Land%.$

XFOB Value i10,518
4 , t23 ,454Building Value l

Land Value 810,000

Situs 1?1 vESaA SansNO Database R_?024 NBHD M!414!t Appr Sl.$.1

Owner RMP VESTA LI,C Prinled 2/13/2925 10+ Apartments
955 S VIRGINII, ST STE 202 RSNO, )rV 89502 TaxDistrict 1000

ProPertY Name BTJII,DING L

Yr Roll Taxable Land New Land New lmps Total Taxable Total Assessed

Exemption AVlExemption

S?AN'ARD

Valuation History

Taxable lmps

Parcel Value

Primary Valuation

Note

lnitials/Date

NewLand

OBSO

Reippraia;al

Reopen-

?64

sPc 080

CAGC

Acrc Size

Defement

DOR Code Street

Land Size.Sf 3 298

Lmd Valre: 1 Linss Total

?57,21)s

l.?6, 649

GDss

Extra

Land

295

DRC

RCN

Sub Area RCN

129,549
645

ELI{

cBw

LA2

88S

6q{i

4l^, 3 5

33,e4
32.12

4C "11

2A2t
2024
2021
2D24

BAICONS CGNCR.ETE

BALCOW WCO!

?RW,/BL}J CCWRED

CASI{PDRAL CEIIIN
I,OFT:] AV':F-AGB

64

109

28

es2

566

1{f
263

Type
Occ

Stry/Frm

Quality
Year Built
WAY

Remodel Yr

Yr Bullt

2424

l{rsc

Yr
Bulh

DPR
Unlts RCN Codo DEscrlptlon QC #

BLDG
Unlts SrUnlt DRC

Overide
Value

50

Noteg

30

0

600

o/"Obso 0.00c0

NONts - Only valld si Lump

2D24

Aroa

PARCEL LEVEL

0

Ratel,l1sc!:': Lan{xc;1c

BTJILDING LEVELXi sca: :l.ar eoira

Prie Per
Unlt

301,956

30x.956 
;

trc4 , 943 ,992 New Const

2C2D W

2021 FV

2021 FV

372,938

442 ,563

1.0?8,405

1,035,9S6

1,040,95?

483 , L25r-,380,361

470, 018L, 342 
" 
908

493,r231.,408, 9:4

155,002442 ,563

Total Exemption

Obsolescence

Taxable Value

Remainder

New Land

0 Parcel Total

trNc

El New Sketch

4,r33,992
343, 828

E Ghange E No Change

APN: 014-135-24 2024

WASHOE COUNTY APPRAISAL RECORD

PAGE 10 of 13 ACTIVE Roll YR Code %Gomp

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

APN: 814-135-24 PAGE 11 of13

OwneT RMP VESAA I.IJC

KeylineDescription pM 4970 Lo" D (Ros 5000)
NBHD r&lMM 1"0+ Aparteebra Appr S!'$4

RM' VES?A I,LC
C&TSTUTC'I}'ANINC
CSPS . RSNO LLC
VESTA S?REET FROPER'IES

STREET PROPERTIES

Gianlor

Date Peimlt

Permit

Amount

5228905
5174338
4e4r82"1
3776064
3720504

500
500
500

9 I 2L/2C2'
4 / 30 /202L
8/L5i20l.8
6 /29 ! 290s
L/\s/20a9

0

2 ,4'15 , OO s

?,600,000
1,3o0, ooc

0

3NT?

IMGA
2MSV

2MSV

3lit'tT

This information is the HOE Assessor for assessment purposes only.
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Code

2024 pst 810,000

D.^^-. r h,- tAg

D€scription Zoning Units

343,828 4,L13,gg2

Type Unit Prica

4,133" 992

Adj r %-3 Adtz %.$

4,943,992 t-,730"397

Taxable LEod

Land Value 8r^0,000

Situs i2l, VESTA STRENO Database R_2024 NBHD !,tla4!t Appr S!,n|r

Owner RMP VESTA ]"i.c Printed 2/L3/2o25 L0+ Apartnenls
955 S 9IRCINII" ST STE :02 RENO, NV 89502 TaxDistrict rC00

Property Name tsurr]]rNc 1

Yr Roll Taxable lmps New lmps Total Taxable Total Assessed

Exemption AVlExemption

Taxable New Land

Parcel Value

Valuation

I

Nole

Land Value: 1 Linas Total

NewLand

Reappralsal

Reopen

CAGC

Defement

DORCode i34C

Acresize 0. i'64

Land Sizesf 33,79?
Land Data

spc 0

iMunici

l^a^ aa ^4 h^

Street lPe?ed

Water ;uunicipal
Propgriy ChaEctlstlcs

PAIK]NG IilBI

t.086

6. 086 io2,13 625.2!5

Grcs6

GIGSS BUII)ING A 242

i 1.2 riDS

625 215

RCN

Sub A.ea RCN

Total DRC

Obso
Extra Feature DRC

DRC 312
311

508

60?

625,:15

Yr Built
Yr

Sullt Unlts RCN i Codo

isc

D$crlption

HPA?

oc #
SLDG

Unlts $/Unlt
Roll
Yaat Noleg

50

EW

u'

:frmercl.! 1./:ndr$lr j.a BUILDING LEVEL

%Obso 3.0000

coNercial 2 .0 (Awer
i'rtEPRcots saRuctuRu

Ratelevef

PARCEL LEVEL

i41

1.

1

10

1

NO FTC

Alic!na!€ Shapd Cado

CONCRS?E BICCX

Iio o: Sf,orias

A'rg fiai.: Heighl,/F1ocr

ic0

10c

1C0

1C0

lC0
1C0

Remodel Yr
Comp

Quality
Built

2424

coffi
sJ'r

c2a

overide
value

%DPR :o. c

DPR
Yr

4,943,99 trc

lnitials/Date

Taxable Value

15 5, 002 Obsolescence

466

466

t-

I

7

7 2

l"

1

6 3

3 B

XFOB Value

Value

Total Exemption
2020 FV

2024 NR

2021 rV

2024 VII

2022 FV

2023 FV

t", c?8,405

1,035,986

1,040,952

:^t-0,538

Remainder

New Const

New Land

Parcel Total

301,956

466,172

301..955

442 ,463

1,408. 9?4

4,42 
' 963

153 , r25t-,380.361

t,342 
" 
908 4.70,AL8

trNc

fl New Sketch

4 ,733 , 992

343, S28

46 6 ,7',12 '.

3?2.938 '

E Change E No Change

APN: 014-135-24

WASHOE COUNTY APPRAISAL REGORD

PAGE 12 of 13 ACTIVE Roll YR

il lllillililililililililil il]l
2024 Code %Comp

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

APN: 814-135-24 PAGE 13 of 13

Owner RMP VESTA LLC

KeylineDescription Pu 4970 I,or D (Ros 6000)
NBHD MMMM l^0+ Apargneu!€ Appr Slet

RUP VESTA ],TJC

C&TS?UTCAMANINC
csPs - RBr{o r.r.c

STREET PROPERTIES
STREET PROPERTIES

Doc #

5228906
5174338
494L82'7
3'17 6454
3720604

500
500
s00

0

2,475,000
2, 600 , 000
1,3oo,ooo

3tff?
]"MGA

2MSV

2MSV

3NTT

9 /2\i2A2L
4l 3A /202L
8/15/20L8
€/2e /2Aoe
i/ Ls / 20o9

This information is use the Assessor for assessment purposes only.
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Gode Units %.$ 2

Ten or sore sit6 40,000

Taxable Land
GC W3

%*t
8rt20,250,00

Unit Price Note

Situs 121 VESTA StRsNo Database R_?024 NBHD !4!e'!!r Appr SI*n'r ExemptionAVlExemption

Owner RMP VESTA LLC Printed 2/I4/2A25 L0+ Aportmenta * ^ *
ess s viRGrNrA sr srE 202 RENo, )s'v 8es02 raxDistrict r.000 F*R il*ST ilSTih$AT[$ *ru{-Y

PropertyName 3UTLDTNG I Lji:::;;:r: :J j;r -'r'1 
':)")1': ':'i

Comp QC

81"0,001

7 ,17 6 ,99

Parcel Total

341, S28

6,366,998 trc

Occ Description way
%

Reopen

Reappraisal

E Change EI No Change

Taxable lmps Total Assessed STANDARD

Building Data

Type

466,L72 t

301,9s6

442 .863

343, SZ8

New Land

1,078,405

Valuation History

4,133,992
New lmps

1.380,361

Total Taxable

442 ,463

493 , L25

47 0 ,0L8

Valuation

5,858, 962'

508,03

Remainder

New Const

New Land

466,L72

810, CC0

Summary

trNc

E New Sketch

YrRoll,Taxable

301.955

1, 035, 986

1,040,952

1,408,924

L, 342 , 908

466,|'t2
466,L12

155,002 Obsolescence

L63, L6c Building Value

163,160 XFOBValue

1.730,397 Land Value

Taxable Value

Total Exemption

lnitlalslDate

Newland

2020 t'v

2024 NR

2024 1rN

2021 t't'

2023 r'U

Deferment

o-,a64

Yr DRC
$/SQFTBLDG Frame Built RCN DRC SQFT

COMM

COMM

MISC

cotnl

MISC

1-1

1-3
, -1

2-3

352

353

600

600

577

Liple le$ itow Rise D

D

0

D

0

A

2024 20?.4 100 c20

L00 c20

t^00 3 6

L00 c20

100 30

100 c20

2 ,932 , 455 23 ,043
:,,262

i27
L53

,464

r.2 5

111

a

RetaiL sto!€ 2024 2024

2024 2024

206.556

: Misceilaneou6

uu}:ipla aes

14i r':o1 Ir!dodri!

!,rrkirg teveL

394 ,464 454' 3

2024

2024

2024

1,389,433 1".:89,433 Lt , L08

25"1,295. 257,X95

678,649, 6',18,649

2

6,086 0

Land Value

si2e-sI

c
ipal

WASHOE COUNTY SUMMARY APPRAISAL RECORD

PAGE 1 of13 AC9IVEAPN: 014-135-24 Roll YR

il ilil1ililIilililililil] iltlil

%Comp2824 Code

CAGC

lQScsPc

DORCode ?40 Streel !a'r6d

EThis information is use the Assessor for assessment purposes only
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340

cod6

2,4t2Gross Bldg Arca 23 ,04:\

len ci nore usits

Description

aurtDrtrc 1

Name

^., I ^.,;,

6C

Zoning Unitg

Override Value
Total DRC

Buildinq Obso
ExtE Feature DRc
Buildino DRC

DeDreciation

Buildinq RCN

2C24 Far r 810,C00 343. S28 4,L13 ,992

40.000: w3
Typa

184,229
2,932,455

2,932,455

SubAreaRCN 2,9:t2,455

Unlt Prlcs

4,i33,992

AdJ 1 oh-$ A{12

4,943 ,992

%-s

New Land New lmps Total Taxable Total AssessedYr Roll Taxable Land Taxable lmps

Hi6tory Pareel Value

Valuation

Taxable Land

1,730"39?l LandValue 810,000

Nots

Land Value: 1 Lin€s Total

Situs L21 vEgTA STRENo Database R_2024 NBHD ldr!4[t Appr SMM

Owner RMP vEsTA LLc Printed 2/14/2025 l0+ Apartmenls

955 S VIRCINIA S? SaE 202 RENO, Nv 89502 TaxDistrict 1000

ProPerty Name BltI],I)rNc 1

Exemption AVlExemption
Reopen

Reappraisal

Newland

910,00

CAGC

Deferment

DOR Code

bnd Size.Sl

340

a-i64
33,298

Land Data

St.eet

1-1

trc

lnitials/Date

1.078,405

7,t26,994 New Const

343, 828 r

2020 FV

2014 NR

2021 FV

2024 lar

2023 FV

301,956

466,1"72

466,L12

3't 2 , 938

442 , e53

r.040.95? I

1,035,986

1,380,361

466 , L72

r,342 ,90A

466,L12

1, 4AA ,924

Building Data
Code/Unlts

483 , 126

163, 160

170,4i8

1€3,150

155,002

Total Exemption

Taxable Value

Obsolescence

XFOB Value

Value

5,365,938
Parcel Total

Remainder

New Land

5,858,952

7

508,035

trNc

E New Sketch

E change E No change

APN: 014-135-24

WASHOE COUNTY APPRAISAL RECORD

PAGE 2 of 13 ACTIVE Roll YR

il ilIililil]ilililililil] iltlil

2824 Code %Comp

D^^^14^10^

sPc t80

Uunieipal
uunictpal

Propsrty ChaEGtlstlcs

?'t.a,s

YIU?

FWCO

cFSC

SPR SIS Ff,

TSSX lC S

FIi ASPIIAIT

Y}RD IM?S

FW CO}ICRET

tL c.\!. cH2

3C

30

30

30

30

30

30

30

30

t3,04:

24A

i.0. acc

i5

2,50C

2. 0oc

{

2. 5:C. I 0

5. 5.1

3A.12

4.S5

2. {1t,70

4,255. ,a 4

6.t7n"c0

2024

2n24

2124

2424

2824

2024

2A24

2A21

2r 24

20 24.

2n21

2024

2fr24

2D24

i00

ic0

LiD

1i0

100

1C0

1,00

1C0

55.54i

7 ,229

48,521

36,2C6

2A ,537

.11, DS0

i-1 , o 2'l

20,014

65,541

:27,6!8

2A,337

{1,080

A.1 , O):j

20,03,1

GICSS BEIL}:NG A !27 .26 2,932 ,1GBA ?0 x3

1

2

3

4

Type
Occ

Stry/Frm
Quality
Year Built
WAY

Remodel Yr
% Comp

Pde Per

1CC

URlts RCN

lP0

Unlts $/Unlt

slrp

RCN DRC Not€s

9

L

43

9

{3
!7

s
EH

ffi

Yulttpl4 ReF liov Ri Rate

Conrmerr: i u l./:ndushrl.s BUILDING LEVEL

PARCEL LEVEL

wAp-u/cccl r-iR
2024

e2v

352
cow

Coff,€rciaL 2. C (Ave!
wot: oL ST!:BL i':nu::D

cFx
ETffi
S?HF

BED

;lP2

tP1

.'r0Q

1C0

1C0

rc0

ic0

1C0

lC0
lC0

i00

:i..J c

t00
:00
t00

glovo.lcx PaEserrg.Jr - l:o:M:e: c

Fi.xturorcom€rcia1
B4th - g^.i-f
Sain - tsuf1
Bedracss

- 2tsta
Aparts{rnt - i BR

Apar:hnant - Studi.o

642

3

4

I
892

4

stiD 9rAlts - sTucao cN

No of Stcried

tial 1 Fioor

%Obso 0 0cc0

BLDG
#

%DPR o. c

YT DPR

Extra Fealures

f Cod€

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

APN: 014-135-24 PAGE 3 of 13

Owner R.MP VESTA arc
KeylineDescription PM 4970 Lot D (Ros 6000)

NBHD MMlllvi 10+ Apaltnienic Appr S!6t

7-17]-l

I ai-o:pcq't CBA

.12t2' GBA ,
20?,4

11 6-1-6j

PCS
?a24

gi-b!il.

GBA
2024

\2
-!

11tltI
zaa4

I1 5.1.61

2 t?-l
12a

It+3I
1|944

11€1 6I

[-2 3---.l- 1 3..1

tt-r-
g1r11'12'cTH

GBA
2t24

GFA

D.

I

2

GBA

2

GBA
2424

GBA

ullrl
?0

Date

Date

9 / 6 i 2023 BL92.r-02411E
9 / 6 I 2023 Arr24- 024r.2E

6 i 27 / 292j Ar!23 -l]"925E
6/23 /2023 aLD23 -1:.8888
L2 / 6 / 2022 BrD22 -104008

Pemlt

User lD

Doe #

DeEcrlpilon lAmount

Date

COMMERCIAT, FIRE SPRINK}.SR
COMMTRCIA], FTR! SPRINKI,ER
APARTMENT SUIT"DING/REf,AI'J

COI4ITIERCIAL rtPg l^leP:,1- rIP-'
COMMSRCIAT" !IP"E ALAP"$. FIP.I

3,465,789 R

78,000 R

t"02, 000 R

7,77t c
1s,.140 c

Status

Prlco

Comp

10 09
10 0t
10 0q
10 Oir

10 Ctt

RMp VA9rA tr,C
C*TSTUTC}i}ANINg
CSPS - RENO I,tC
VESTA STREET PROP&R?IBS

5228906
51.? 43I S

4841827
3?75054
372050'1

9 I 2\i2A2i
4i 3a /2C2\
8/1s/2C1e
s / 29 /2!A9
:-/ Ls I 2?09

Permit lnformation

Grantor LUC

2,600,000 2MSV

2,4',15,C0A 1MGA.

0 3NTT500
500
500

1,3C0.000 2MSV

C 3NTT

Sales/Transfer lnfoimatlon

Noles

I /2L/ 2023
6/si20i"5
3 /3 i 20\!)

I.rJ

KJ
Ltt

Re-apprai6al Revlew
Aeri;il Revj"ew
Permit P-eview

Activlty lnfomatlon

CTIICTI{

This information is use the Assessor for assessment purposes only.
Senior Appraiser Page 15 of94
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Code Descrlption Zoning

l

n-^^^-^l L.., t^g;^.. r ^.

Unit3 Type Unlt Prlce Adj I %-$ Adt2 %-$

.^ Q^^g c^-i^.

Taxsble L.nd

Situs 121 vEsTA STRENo Database R*?024 NBHD l6rUM Appr SMM

Owner RMP VESTA LtC Printed 2/L4/2o25 L0+ Apartmenls

955 s V:RGINI& sT sTE ?02 RENG, Nv 89502 TaxDistrict L000

ProPerty Name BUTLDxNG 1

4 , t13 ,992

New lmps

4, \33 
" 
392

Exemption AVlExemption
Reopen

Reappraisal

2424 Fr

508,035

810,000

Primary Valuation S?A}iDARl)

2024 lrt{

2024 NR

Yr Roll

466,r.12

Taxable Land

466,]-72

8r^0.c00 343 , A2S

New Land

Valuation History

iTaxable lmps

456,L12

Total Taxable

466,L72

4 ,943 ,992

L93,160

Total Assessed

:"63, L6C

:1,730,39?

XFOB Value

5,858,962Building Value

Land Value

Parcel Value Summary

Note

DoR cbde

lahd Size-Sf

Deferment

AcreSize O.i64
13,298

sPc

Sheet

Watea

n^^^ 4a ^t 6ACAGC

c80

us,icieRl
uunicipal

Value: I Linos Total

i63 .1 e 246 , t65

Land Data

i12Gross BldgArea L,262

GROSS,'BOII}:N6 A

RCN

Sub Area RCN

2A6 ,656

?06 ,656

206 .656

Override Value

DRC

Obso
Extra Feature DRC

DRC

Type

Occ

Stry/Frm

Quality
Year Built
WAY

Remodel Yr
% comp 1C0

Yr Bullt
Ovenide
ValueUnlls

acfrrme?ci a1./:irfuslrj.a

RCN

U!

QC

611

#
BLDG

I C0

RCN DRC Noles

coffi

2424

3 53

c2a

D

Ret&1: Sto!!r
wot! oE s?gltl t:w!$
foM,er.ial 2,C tAve!

BUILDING LEVEL

Rate

P,ARCEL LEVEL

0.0ccc
0

ST

s!1f

}iEA'
EW

I

3

1

L,252

10

sTttD watts - s:uccc oN wrtE
FAf;NGE 1XIT 1C0

1C0

1CC

A'rg wal: Heighi,'Flocr

:RRBGUI,AR

t-hi ts
No e: slorle6

%DPR

Prle Per
Unit

YT DPR
Butll Yr

sprinkle: Sysisr Cenerla - C

a-2

7 ,a7 6 , gggi. New Const trc
470,0i8 Total Exemption

493 , !23 Taxable Value

t"55,002 Obsolescence

2020 FV

2023 FV

2021 FV

2022 FV

442 ,863

301.956

r.,035.9S5

l,040.952
i-.078.405 l^,380.361

442 ,863

I,342. 908

1, {08,9?4

Remainder

New Land

Parcel Total

Building Data

trNc

D New Sketch

6,365,998

343, 928

E Change E No Change

l

APN: 014-135-24

WASHOE COUNTY APPRAISAL RECORD

PAGE 4 of 13 Roll YR

il ilililil]ilililililil] ilt]t

2024 ACTIVE Code %Gomp

This information is use the HOE Assessor for assessment purposes only.
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WASHOE COUNTY APPRAISAL RECORD

APN: 014-'135-24 PAGE 5 of 13

Owner RMP VBSTA Lj,C

KeylineDescription Pu 4970 IloT D (Ros 6000)
NBHD t{!'IM!t 10+ ApartmsEts Appr Slt!4

RU' I/ES?A I,I,C
C&TSTOTCHMAI{INC
CSPS . RENO L.IIC

YESTA S?REET PROPGRTIES
VESTA S?REET FROPERTIEG

5224906
5174338
4A4LA27
3776054
3720504

9 /2r/202]
4/30/202t
8/X5/2AL8
6/2912009
L/rs /2c09

500
500
500

0

2,475, O00
2, 500, 000
1,300.000

0

3NTT
l"!{GA
2MSV

2M6V

3NTT

This information is use the Assessor for assessment purposes only.
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