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MEMORANDUM

Date: April 6, 2026

To: All County Assessors
All County Treasurers

From:  Jeffrey Mitchell, Deputy Director
Excise & Local Government Services

CC: Division Executive Boards — Local Government Finance Section

Subject: Fair Market Rent Tables (with and without tenant-paid utilities)

Please find attached tables of fair market rents to be used in determining whether rental properties are
eligible for the 3% tax cap abatement pursuant to NRS 361.4724. Table I lists the HUD fair market rents
with tenant-paid utilities included for all counties. Tables II (Clark County), III (Northern Nevada except
Washoe), and IV (Washoe County) list the fair market rents with the standard utility allowance deducted.
Use the appropriate table for your county. These tables may be found on the Department’s website at
http://tax.nv.gov/LocalGovt/PolicyPub/ArchiveFiles/FairMarketRents/

NRS 361.4724 requires a comparison of the rents collected from a rental property to the fair market rent
for the county in which the dwelling is located, as most recently published by the Department of Housing
and Urban Development (HUD). In calculating the attached tables, the Department started with the 2026
Fair Market Rent, which may be found at http://www.huduser.org/datasets/fmr.html.

NAC 361.607(3)(b) requires the Department to also notify the assessors of the amount of applicable utility
allowances as reported by the appropriate Nevada regional housing authority to HUD. The regulations
state that the County Assessor shall use either the typical utility allowance determined by the Department
or a utility allowance based on the information from the appropriate regional housing authority.

For purposes of developing Tables II, III, and IV: 2026 Final Fair Market Rents Excluding Housing
Authority Standard Allowance, we used information from the following housing authorities:

Authority For Use In
Southern Nevada Regional Housing Authority Clark County
Nevada Rural Housing Authority For all counties except Clark and Washoe
Reno Housing Authority Washoe County
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Except for the Reno Housing Authority, the information collected includes a utility allowance for the
following:

Heating

Air Conditioning

Cooking

Other electric lighting, refrigeration
Water Heating

Base Charges

Water, Sewer

Trash Collection

These Authorities also collected information about different types of utility services, i.e., heating, cooking,
and water heating, the delivery system could be natural gas, bottled gas, electric, or oil. The Department
generally selected the natural gas option for heating and electricity for cooking. The Department used the
natural gas option for water heating. There was also an option of selecting air conditioning or a swamp
cooler, and the Department selected air conditioning. Finally, information was available for both single-
family residences and apartments. The Department selected single-family residences as the basis for the
standard utility allowance listed at the top of Tables II, III, and IV. The Reno Housing Authority no longer
reports detailed utility allowances but instead reports a gross allowance based on an “average usage” study.
Reno Housing Authority also does not include water, sewer, or trash removal.

In general, the Department recommends you use Tables II, III, and IV with the typical utility allowance.
In the case of appeals or special requests, more specific information from these housing authorities, or
other housing authorities, may be useful. Please advise the Department if you wish to have the individual
regional housing authority schedules, and we can send a copy to you.

If you would like more information on the fair market rents and standard utility allowance, please call
Connor Marriott, cmarriott@tax.state.nv.us at (775) 684-2038.
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NEVADA DEPARTMENT OF TAXATION
TABLE I - HUD USERS

(Policy Development and Research Information Page)

FISCAL YEAR 2026 FINAL FAIR MARKET RENTS
INCLUDING TENANT PAID UTILITIES

EFFECTIVE: April 1, 2025

FMR SINGLE FMR 0 FMR 1 FMR 2 FMR 3 FMR 4 FMR MOBILE
COUNTY ROOM BEDROOM BEDROOM BEDROOM BEDROOM BEDROOM HOME SPACE
Carson City $ 829.00 1,105.00 1,212.00 1,546.00 2,150.00 2,593.00 : $ 618.00
Churchill County 807.00 1,076.00 1,083.00 1,421.00 1,976.00 2,176.00 568.00
Clark County 1,000.00 1,333.00 1,478.00 1,735.00 2,413.00 2,764.00 694.00
Douglas County 830.00 1,107.00 1,291.00 1,605.00 2,232.00 2,692.00 642.00
Elko County 791.00 1,055.00 1,166.00 1,530.00 1,933.00 2,567.00 612.00
Esmeralda County 804.00 1,072.00 1,122.00 1,472.00 2,062.00 2,472.00 589.00
Eureka County 791.00 1,055.00 1,062.00 1,393.00 1,937.00 2,337.00 557.00
Humboldt County 745.00 993.00 1,000.00 1,312.00 1,636.00 2,201.00 525.00
Lander County 702.00 936.00 942.00 1,236.00 1,570.00 2,073.00 494.00
Lincoln County 629.00 838.00 948.00 1,095.00 1,523.00 1,837.00 438.00
Lyon County 803.00 1,070.00 1,076.00 1,272.00 1,769.00 2,134.00 509.00
Mineral County 791.00 1,055.00 1,062.00 1,393.00 1,937.00 2,337.00 557.00
Nye County 700.00 933.00 1,000.00 1,220.00 1,690.00 2,047.00 488.00
Pershing County 566.00 754.00 878.00 985.00 1,370.00 1,652.00 394.00
Storey County 967.00 1,289.00 1,489.00 1,870.00 2,539.00 2,949.00 748.00
Washoe County 967.00 1,289.00 1,489.00 1,870.00 2,539.00 2,949.00 748.00
White Pine County 747.00 996.00 1,002.00 1,315.00 1,716.00 2,206.00 526.00
SOURCES: HUD USER - Datasets: Fair Market Rents Updated: 3/23/2026

NOTES: ADD 15% FOR EACH BEDROOM ABOVE 4
MOBILE HOME SPACE = 40% OF 2 BEDROOM FMR
SINGLE OCCUPANCY ROOMS = 75% OF 0 BEDROOM (STUDIO) FMR
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NEVADA DEPARTMENT OF TAXATION

TABLE II - CLARK COUNTY

FISCAL YEAR 2026 FINAL FAIR MARKET RENTS
EXCLUDING HOUSING AUTHORITY STANDARD UTILITY ALLOWANCE - CLARK COUNTY

Standard Utility

Allowance $ 140.00 $ 187.00 | $ 208.00 | $ 231.00 | $ 274.00 | $ 308.00 | $ 92.00
FMR SINGLE FMR 0 FMR 1 FMR 2 FMR 3 FMR 4 FMR MOBILE
COUNTY ROOM BEDROOM BEDROOM BEDROOM BEDROOM BEDROOM HOME SPACE
Clark County $ 860.00 : $ 1,146.00 : $ 1,270.00 @ $ 1,504.00 @ $ 2,139.00 : § 2,456.00 : $ 602.00

NOTES: ADD 15% FOR EACH BEDROOM ABOVE 4

MOBILE HOME SPACE = 40% OF 2 BEDROOM FMR

SINGLE OCCUPANCY ROOMS = 75% OF 0 BEDROOM (STUDIO) FMR

Updated: 3/23/2026



NEVADA DEPARTMENT OF TAXATION

TABLE III - NORTHERN NEVADA

FISCAL YEAR 2026 FINAL FAIR MARKET RENTS
EXCLUDING HOUSING AUTHORITY STANDARD UTILITY ALLOWANCE - NORTHERN NEVADA

Standard Utility

Allowance $ 148.00 | $ ___197.00]$ __238.00]% __237.00]% __268.00]% _296.00]% 95.00

FMR SINGLE FMR 0 FMR 1 FMR 2 FMR 3 FMR 4 FMR MOBILE

COUNTY ROOM BEDROOM BEDROOM BEDROOM BEDROOM BEDROOM HOME SPACE
Carson City $ 681.00 : $ 908.00 : $ 974.00 : $ 1,309.00 : $ 1,882.00 : $ 2,297.00 : § 523.00
Churchill County $ 659.00 : $ 879.00 : $ 845.00 : $ 1,184.00 : $ 1,708.00 : $ 1,880.00 @ $ 473.00
Douglas County $ 682.00 : $ 910.00 : § 1,053.00 : $ 1,368.00 : $ 1,964.00 : $ 2,396.00 : $ 547.00
Elko County $ 643.00 : $ 858.00 : $ 928.00 : $ 1,293.00 : $ 1,665.00 : $ 2,271.00 : § 517.00
Esmeralda County : $ 656.00 : $ 875.00 : $ 884.00 : § 1,235.00 : $ 1,794.00 : $ 2,176.00 : § 494.00
Eureka County $ 643.00 : § 858.00 : § 824.00 : $ 1,156.00 : $ 1,669.00 : $ 2,041.00 : $ 462.00
Humboldt County : $ 597.00 : $ 796.00 : $ 762.00 : $ 1,075.00 : § 1,368.00 : $ 1,905.00 @ $ 430.00
Lander County $ 554.00 : § 739.00 : § 704.00 : § 999.00 : $ 1,302.00 : $ 1,777.00 : $ 399.00
Lincoln County $ 481.00 : $ 641.00 : $ 710.00 : $ 858.00 : $ 1,255.00 : $ 1,541.00 : $ 343.00
Lyon County $ 655.00 : $ 873.00 : $ 838.00 : $ 1,035.00 : $ 1,501.00 : $ 1,838.00 : $ 414.00
Mineral County $ 643.00 : $ 858.00 : § 824.00 : $ 1,156.00 : $ 1,669.00 : $ 2,041.00 : $ 462.00
Nye County $ 552.00 : $ 736.00 : $ 762.00 : $ 983.00 : $ 1,422.00 : § 1,751.00 : $ 393.00
Pershing County $ 418.00 : § 557.00 : $ 640.00 : $ 748.00 : $ 1,102.00 : $ 1,356.00 @ $ 299.00
Storey County $ 819.00 : § 1,092.00 : $ 1,251.00 : $ 1,633.00 : $ 2,271.00 : $ 2,653.00 : $ 653.00
White Pine County @ $ 599.00 : $ 799.00 : $ 764.00 : $ 1,078.00 : § 1,448.00 : $ 1,910.00 | $ 431.00

NOTES:

ADD 15% FOR EACH BEDROOM ABOVE 4

MOBILE HOME SPACE = 40% OF 2 BEDROOM FMR

SINGLE OCCUPANCY ROOMS = 75% OF 0 BEDROOM (STUDIO) FMR

Updated: 3/23/2026



NEVADA DEPARTMENT OF TAXATION

TABLE IV - WASHOE COUNTY

FISCAL YEAR 2026 FINAL FAIR MARKET RENTS
EXCLUDING HOUSING AUTHORITY STANDARD UTILITY ALLOWANCE - WASHOE COUNTY

Standard Utility
Allowance $ 64.00 $ 85.00 ] $ 98.00 | $ 121.00 | $ 143.00 | $ 166.00 $48.00
FMR SINGLE FMR 0 FMR 1 FMR 2 FMR 3 FMR 4 FMR MOBILE
COUNTY ROOM BEDROOM BEDROOM BEDROOM BEDROOM BEDROOM HOME SPACE
Washoe County $ 903.00 : $ 1,204.00 : $ 1,391.00 : $ 1,749.00 : $ 2,396.00 : $ 2,783.00 : $ 700.00

NOTES: ADD 15% FOR EACH BEDROOM ABOVE 4

MOBILE HOME SPACE = 40% OF 2 BEDROOM FMR
SINGLE OCCUPANCY ROOMS = 75% OF 0 BEDROOM (STUDIO) FMR
UTILITY ALLOWANCES FOR WASHOE DO NOT INCLUDE WATER, SEWER OR TRASH REMOVAL

Updated: 3/23/2026
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