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Subject Property US03254G - SUPERCENTER (US03254Date: unknown Source: Google Maps

Assessment Year: 2019 Review Prepared by: Stan Johnson
Walmart Sr. Manager, Property Tax

Jurisdiction: Washoe County

Tax Parcel: 039-051-08

Owner: WAL-MART STORES INC

Occupant: SUPERCENTER

Subject Situs: 5260 W 7th ST
RENO

Land Area: +/- 22.44

Building Area: +/- 205,319

Type: Mega Discount

Construction: Masonry

Year Built: 2004

Quality: L/C - Average

Condition: Average

Review Note:
This is an internal property tax valuation analysis review for Walmart, Inc.  The basis of this review is on a mass appraisal basis, similar of that 
used by the assessor.  Although this property tax valuation review relies on standard appraisal methodology it is intended for property tax 
purposes only and should not be used nor considered for any other purpose.
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Summary Basis:

Subject Property:
US03254G - SUPERCENTER (US03254)
5260 W 7th ST
RENO  

Tax Year: 2019

Data: APN: 039-051-08 Acres Sq. Ft.
Map  Land Area: 22.44 977,486

  Gross Leasable
Year Built: 2004 Building Area: 205,319 205,319

Valuation Analysis:
PRIOR YEAR VALUATION Per Sq. Ft.

2018 Land $7,918,698 Land $8.10
Imp $10,531,855 Imps $51.30
Total $18,450,553 Over-all $89.86

CURRENT TAX ROLL PRELIMINARY VALUE
 2019 Land $7,918,698 Land $8.10

Imp $10,575,484 Imps $51.51
Total $18,494,182 Over-all $90.08

  
REQUESTED VALUATION  

2019 Land $7,918,698  Land $8.10  
Imp $4,601,302 Imps $22.41
Total $12,520,000 Over-all $60.98

Approaches to Value

VALUE BASIS RESULT:

Equity:

 Cost: Indicated Value: (Please refer to detailed analysis sheet)
 Per Sq. Ft. Indicated Value   

 Not Used   
    

Income: Indicated Value: (Please refer to detailed analysis sheet)
 Per Sq. Ft. Indicated Value  
205,319 60.71$             12,465,796$     

Sales Comparison: Indicated Value: (Please refer to detailed analysis sheet)
Bldg. Sq. Ft. Per Sq. Ft. Indicated Value  

205,319 60.98$             12,520,000$     

Analysis:

The owner’s opinion of value is the Fee Simple, value in exchange, of the subject real estate.  In establishing a fair and 
equitable valuation for property tax purposes the value of the tenant/occupant should not be considered.  Therefore, this 
review of the subject property is based on a hypothetical condition that the property is available for sale and ready for 
new occupancy

SUMMARY PAGE

The Sales Comparison Approach is generally the preferred method and given the most 
weight. The Income approach and an equity review both support and strngthen the Sales 
Comparison result.

The cost approach, income approach, and comparable sales approaches were considered using data 
appropriate for estimating the Fee Simple, value in exchange, as of the assessment  date. 

(Assessment Range $50 - $81)
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Owner/User Properties over 70,000 sq. ft.

State of Nevada
CHART 1:
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Owner/User Properties over 70,000 sq. ft.

CHART 2
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CHART 3
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The Real Issue is Supply and Demand
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Are residences valued by how much money the occupant makes?
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Definitions

FEE SIMPLE INTEREST:

LEASED FEE INTEREST:

 

INTERESTS TO BE VALUED:

LEASE IMPACT ON FEE SIMPLE VALUE: 

"The most complete form of ownership is the fee simple interest-i.e., absolute 
ownership unencumbered by any other interest or estate , subject only to the 
limitations imposed by the governmental powers of taxation, eminent domain, 
police power and escheat."  (Page 5. The Appraisal of Real Estate, 14th 
Edition ,  by the Appraisal Institute). 

"If there are leases in place, even at market rates and terms, the interest is 
leased fee." (Page 5. The Appraisal of Real Estate, 14th Edition , by the 
Appraisal Institute). 

"When the fee simple is to be valued, the presumption is that the property is  
available to be leased at market rates." (Page 441. The Appraisal of Real 
Estate, 14th Edition , by the Appraisal Institute). 

"A lease never increases the market value of real property rights to the fee 
simple estate. Any potential value increment in excess of the fee simple 
estate is attributable the particular lease contract." (Page 441. The Appraisal 
of Real Estate, 14th Edition , by the Appraisal Institute). 
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Appraisal Institute: Dictionary of Real Estate Appraisal, 6th Edition.

Appraisal Institute: The Appraisal of Real Estate, 14th Edition

Additional note (by Stan Johnson):  In assessment the 'in-use value' most often means the assessor is required to value property based on a 
property's actual use, not what it could be used for.  If a residence is on land that is zoned for high-rise office, in most jurisdictions, the assessor is 
required to value the property in its current residential use.
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Harrington Report

The below data is from a study referred to as the Harrington Report .  The report studied and charted the 
sales of Big-Box Stores nationwide in order to compare unencumbered Fee Simple Sales to occupied 
Leased Fee sales that occurred from 2011 through June of 2016

HARRINGTON REPORT DATA
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Harrington Report
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Harrington Report

Harrington Report
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FEE SIMPLE - Bundle 

Below statements are copied from Page 441 - The Appraisal of Real Estate, 14th Edition 
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Location: SUPERCENTER
5260 W 7th ST
RENO
 
 

Account 039-051-08

Equity Analysis
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Assessment Comp
VALUATION REVIEW

Ref # Location County/ Map No Bldg Size Assessent Year Built Assessor Assessor V Notes
Acct #  Date TV Per SF

1 Walmart (Former) 140-04-310-002 206,302 1/1/2019 2000 13,469,691 $65.29 WM-Asking $8,950,000 ($43.38)
4350 N. Nellis Blvd    
Las Vegas  

2 Health Club Building 161-32-401-001 155,476 1/1/2019 1987 11,123,357 $71.54 Health Club Building
2100 Olympic Ave    
Henderson  

3 Great Western Marketplace 400-040-07 166,318 1/1/2019 1996 13,234,594 $79.57 Former Kmart-Demo 2018
4855 Summit Ridge Dr    
Reno  

4 Kohl's (Leased Fee) 039-750-13 94,500 1/1/2019 1990 7,683,478 $81.31 Leased Fee-Public records
5150 Mae Anne Ave    
Reno  

 
5 Sear's Outlet 125-36-818-001 62,620 1/1/2019 1993 4,245,823 $67.80 Part of Center

5825 S Eastern Ave    
Las Vegas  

6 Home Depot 138-34-717-015 105,275 1/1/2019 1993 8,388,560 $79.68 Net Lease Property
841 S Rainbow Blvd    
Las Vegas  

7 Home Depot 178-03-610-011 102,370 1/1/2019 1992 7,372,631 $72.02 Net Lease Property
1030 W Sunset Rd    
Las Vegas  

8 Living Spaces 138-32-312-012 139,370 1/1/2019 2002 9,128,291 $65.50 Buyer will occupy
700 S Rampart Blvd    
Las Vegas  

9 Burlington/Furniture 139-05-703-003 124,500 1/1/2019 1999 6,332,646 $50.86 Leased Fee Sale 100% occupied
2189 W Craig Rd    
Las Vegas  
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10 Big's Furn./Floor Décor 178-03-610-002 122,310 1/1/2019 1991 7,695,091 $62.91 Lease Fee (auction) Sale
1080 W Sunset Rd    
Henderson  

11 Sunset Place (Kmart) 161-31-402-001 86,479 1/1/2019 1988 5,054,031 $58.44 Leased Fee - Kmart 100%
3760 E Sunset Rd    
Las Vegas  

12 Big's Furniture 138-03-601-003 77,318 1/1/2019 1995 6,305,797 $81.56 Leased Fee - 1031 Exchange
4500 N Tenaya Way    
Las Vegas  

13 Kmart (Former) 007-462-02 169,086 1/1/2019 1994 11,808,068 $69.83 As-Is Asking Price
3456 N Carson Street    
Carson City  

14 Availible Big-Box 161-06-402-003 102,400 1/1/2019 1979 6,306,114 $61.58 As-Is Asking Price
3455 Boulder Hwy    
Las Vegas  

15 Walmart Store #1838 138-15-502-006 124,809 1/1/2019 1992 9,363,714 $75.02 MAI Mkt Rent Opinion 06/7/2016
3041 N Rainbow Blvd    
Las Vegas     
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Location: SUPERCENTER
5260 W 7th ST
RENO
 
 

Account 039-051-08

Income Analysis
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COMPARABLE LEASE PROPERTIES
Valuation Review
 

VALUATION REVIEW
Comp. # Location County/Map No. Bldg. Lease Lease Year Built Lease Notes

Acct # Size Date Type Rate

1 Kmart (Former) 007-462-02 169,086 1/1/2019 NNN 1994 6.00$             As-Is Asking Price
3456 N Carson Street  LoopNet  
Carson City  

2 Availible Big-Box 161-06-402-003 102,400 1/1/2019 NNN 1979 6.24$             As-Is Asking Price
3455 Boulder Hwy  LoopNet  
Las Vegas  

3 Walmart Store #1838 138-15-502-006 124,809 6/7/2016 NNN 1992 4.25$             MAI Mkt Rent Opinion 06/7/2016
3041 N Rainbow Blvd  MAI Opinion  
Las Vegas  

4 Walmart Store #6480 301-64-912 133,200 1/19/2015 NNN 2003 4.20$             WM lease former Great Outdoors (20yrs)
3460 W Chandler Blvd  Internal  
Chandler  
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US03254G - SUPERCENTER (US03254)
5260 W 7th ST
RENO

VALUATION REVIEW 

INCOME APPROACH
  

1 Net Leasable Area   205,319 sq.ft.
----------------------

2 Rent Per Sq. Ft. $6.00 /sq.ft.
----------------------

3 Gross Income                      $1,231,914
----------------------

4 Less Typical V & C Loss 5.00% $61,596  
------- ----------------------

5 Plus additional income             (Reimbursements) $0
----------------------

6 Effective Gross Income            $1,170,318
----------------------

7 Management 5% $61,595.70
------- ----------------------

8 Operating Expenses 5% $61,595.70
------- ----------------------

9 Or Expenses Per Sq. Ft. (NNN see line 5) -$              $0
------- ----------------------

10 Less Total Expenses $123,191
----------------------

11 Net Income $1,047,127
----------------------

12 Capitalization Rate 8.40%
-------

13 Effective Tax Rate  
-------

14 Overall Capitalization Rate 8.40%
----------------------

15 Indicated Market Value $12,465,796
----------------------
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Regional - Retail Properties
Cap Rates

  VALUATION REVIEW
Ref Property Address City Zip Yr Blt Source Sale Date Sq. Ft. Cap

1 Greenbrae West 600-700 E Greenbrae Sparks 89431 1964 Costar 9/29/2015 78,522      8.50% 1031 Exchange
 

2 Round Hills Square SC 212 Elks Point Rd Zephyr Cove 89448 1998 Costar 9/24/2018 115,984    6.94% 1031 Exchange
 

3 Crossroads Plaza 4965 S Fort Apache Rd Las Vegas 89148 2002 Costar 6/4/2015 87,245      8.00% 1031 Exchange

4 Fort Apache Commons 1225 S Fort Apache Rd Las Vegas 89117 2005 Costar 10/15/2015 53,689      7.32% Retail 

5 Paradise Marketplace 3870 E Flamingo Rd Las Vegas 89121 1988 Costar 2/28/2018 77,997      8.65% Retail
 

6 Canyon Lakes Plaza 9134 W Sahara Ave Las Vegas 89117 1990 Costar 2/21/2015 59,789      7.50% Freestanding Retail
 

7 Freestanding Retail 2189 W Craig Rd N. Las Veas 89032 1999 Costar 1/16/2018 124,500    8.20% Freestanding Retail
 

8 Craig Promenade 775 W Craig Rd N. Las Veas 89032 2005 Costar 12/14/2018 81,057      7.90% Multi Tenant Retail
 

9 Crossroads Center 4096 Kietzke Ln Reno 89502 1976 Costar 8/18/2015 56,850      6.57% 1031 Exchange
 

10 Sahara West SC 2370 S Rainbow Blvd Las Vegas 89146 1999 Costar 4/18/2017 54,924      9.27% 1031 Exchange
 

11 Decatur Twain SC 3650 S Decatur Blvd Las Vegas 89103 1987 Costar 7/15/2015 50,307      7.60% Retail
 

12 Century Theatres 11 N Sierra St Reno 89501 1999 Costar 12/5/2016 52,474      8.81% Investment-Triple Net
 

13 The Shoppes on Rainbow 1250 S Rainbow Blvd Las Vegas 89146 1990 Costar 12/21/2018 64,610      8.77% 1031 Exchange
 

14 Imperial Plaza 4343 N Rancho Dr Las Vegas 89130 1996 Costar 4/3/2017 62,000      8.05% Two Floor Retail

15 Mission Center 2256 Oddie Blvd Sparks 89431 1975 Costar 8/19/2015 66,618      7.00% Deferred maint property
 

16 Silverada Plaza 2424 Oddie Blvd Sparks 89512 1967 Costar 5/29/2015 73,414      10.05% Freestanding Retail

The above data was obtained from what is believed to be reliable sources and has not been independently verified. Median 8.03%
Mean 8.07%
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Cap Rate Analysis/AdjustmenPrimary variables are age and quality of Tenant.
Cap Rate Range is:    Minimum 6.57% Maximum 10.05%

With the broad range of cap rates, the below chart removes tenant quality and adjusts for age on a 5-year adjustment.
The calculation is based on 6.22% To 10.1%

For property tax purposes it is important to treat all real property equitable, irrespective of the 'quality' of the tenant.
Therefore, I have made a trended adjustment for both age as well as an adjustment to remove the 'quality' of the tenant.
This sample is based on published listings and sale cap rate data. Additional data could change the results.

- Cap Rate Range -
This worksheet analysis makes the assumption that the lower cap rates reflect better quality long-term tenants.  investment properties  
The higher cap rates are assumed to reflect properties that have lost the first generation anchor or are vacant. - Unencumbered
With the key variables being tenant quality and age I have used the below chart to trend the range in 5-yr increments over a 35-yr period.
- Adjustment for tenant quality -
From this data, in order to use a non-specific/ave tenant for equity purposes I have applied the below adjustment.
Since older centers may have lost original tenants, the cap rate impact of the tenant diminishes over time. 

Adjustment 1: Age-Trended cap rate range over 35 year period - applied each 5-yr period
10.05% -6.57% 3.48% / 35 0.0994% x    5    = 0.497%

Adjustment 2: Non-Specific Tenant - Trend is; Median - Low Cap = non specific tenant adjust. over 35-years in 5-yr periods.
Median 8.03% Low 6.57% Adjust % 1.46%

Age/Tenant Analysis - Cap Rate Adjustment
Year Cap Age Adj Non-Specific Tenant Adjustment
2019 6.22% 0.497% 1.46% 7.68%
2014 6.72% 0.497% 1.21% 7.92%
2009 7.21% 0.497% 0.96% 8.17%
2004 7.71% 0.497% 0.71% 8.42%
1999 8.21% 0.497% 0.46% 8.67%
1994 8.71% 0.497% 0.21% 8.92%
1989 9.20% 0.497% -0.04% 9.17%
1984 9.70% 0.497% -0.29% 9.42%

24



Location: US03254G - SUPERCENTER (US03254)
5260 W 7th ST
RENO
 

Account 039-051-08

Sales Comparison
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US03254G - SUPERCENTE  
5260 W 7th ST
RENO

Subject DATA ADJUSTMENT DATA ADJUSTMENT DATA ADJUSTMENT DATA ADJUSTMENT

N/A Sale Price $6,300,000 $5,000,000 $9,350,000 $4,350,000
N/A Sale Price/Sq. Ft. $30.54 $57.82 $98.94 $25.73

Fee Simple Prop. Rights Conveyed Fee Simple 0.0% S Fee Simple 0.0% Leased Fee -50.0% Fee Simple 0.0%
N/A Cash Equivalency Possible Restrict 10.0% Typical 0.0% Typical 0.0% Asking Price -10.0%
N/A Conditions of Sale Typical 0.0% Typical 0.0% Typical 0.0% Typical 0.0%

1/1/2019 Market Conditions February-18 0.0% January-18 0.0% September-17 0.0% January-19 0.0%
Adjusted Sale Price $6,930,000 9.1% $5,000,000 0.0% $4,675,000 -50.0% $3,915,000 -10.0%
Adjusted Price / SF

Property Characteristics
Big Box Location / Size Inferior + 19% Inferior + 7% Similar 0% Inferior + 23%
205,319 Bldg: Size/Qual./Design 206,302 0% 86,479 -7% 94,500 -29% 169,086 3%

2004 Age/ Condition 2000 7% 1988 30% 1990 26% 1994 19%
977,486 Land Area (SF) 829,818  328,442  395,960  805,424  

4.8 Land / Bldg Ratio 4.02                           -1% 3.80                           -2% 4.19                           -1% 4.76                           0%
No Flood Zone No 0.0% No 0.0% No 0.0% No 0.0%
No Multi-Tenant No 0.0% No 0.0% No 0.0% No 0.0%

WEIGHTED INDICATOR $SF Net Adjustment 8,668,573$          25% 6,389,465$          28% 4,487,882$          -4% 5,668,826$          45%
$60.99 Adjusted Price / SF

100% WEIGHTED COMPARISON
0

$/sqft
HIGH $73.88
LOW $33.53

WEIGHTED COMPARISON $60.99

Value Conclusion $60.98
 

$12,520,000

SALES COMPARISON APPROACH CONCLUSION

MARKET VALUE RANGE
15,170,000                      

6,880,000                        
12,520,000                      

$42.02 $73.88 $47.49 $33.53

30% 60% 5% 5%

Carson City

$33.59 $57.82 $49.47 $23.15

Sale #4
Walmart (Former) Sunset Place (Kmart) Kohl's (Leased Fee) Kmart (Former)

                             SALES COMPARISON ADJUSTMENT TABLE

Real Estate Transaction
Sale #1 Sale #2 Sale #3

Las Vegas Las Vegas Reno
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SALE COMP DATA PAGES
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Location: US03254G - SUPERCENTER (US03254)
5260 W 7th ST
RENO
 

Account 039-051-08

Note:

 

 

 

 
 
 

 
   

Cost Review

The cost approach is generally considered the least reliable of the three approaches 
due to the difficulty in accurately determining the appropriate obsolescence to apply.  
The depreciation/obsolescence should be 'Market' based.  The depreciation from a 
chart, or the back of a book, is only the typical physical deterioration of the structures 
and does not reflect market conditions.
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