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Hearing # 17-0020
Hearing Date 02/09/2017

Tax Year 2017

APN: 041-230-14

Owner of Record: SHAKSTAR LLC

Property Address: 0 UPPER RANCH RD

Square Feet (Inc Finished Bsmt) 0

Built / WAY: 0

Parcel Size: 42.08 AC

Description / Location:

2017/18 Land: $46,294
Improvements: $0
Total: $46,294
Taxable Value / SF $0

Sales Comparison Approach: Indicated Value Range $46,000 - $100,000

Conclusions:

RECOMMENDATION: Uphold xx Reduce

The comparable land sales reviewed in this analysis range from $46,000 to $100,000. All five sales are felt to be inferior in zoning 
and location as compared to the subject. Based on the land sales, taxable value does not exceed full cash value.

Washoe County Board of Equalization
Appeal Summary Page - Secured Roll

The subject is a 42 acre vacant residential 
parcel located to the south of upper Caughlin 
Ranch.
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$0.00
WASHOE COUNTY BOARD OF EQUALIZATION

RESIDENTIAL  (Vacant Land) HEARING:
DATE:

LAND: TIME:
IMPROVEMENTS: TAX YEAR:

TOTAL: VALUATION:

OWNER:
SUBJECT

APN Location Land Area Zoning

041-230-14 0 UPPER RANCH RD 42.08 AC PUD

LAND SALES
SALE 

# APN Location Land Area Zoning

LS-1 079-400-18 1260 FREDS MOUNTAIN RD 41.90 AC GR

LS-2 079-400-19 1250 FREDS MOUNTAIN RD 40.83 AC GR

LS-3 076-310-85 815 ENCANTO DR 39.94 AC GR

LS-4 016-730-01 0 WESTERN SKIES DR 40.00 AC GR

LS-5 051-400-29 0 HIDDEN VALLEY DR 40.65 AC UT40

XX

PREPARED BY: REVIEWED BY:Ginny Sutherland, Appraiser

RECOMMENDATIONS/COMMENTS: UPHOLD:

$100,000

The subject property is a 42.08 vacant residential parcel located just south of upper Caughlin Ranch.  The access to this parcel is on a dirt road, less than one mile from a 
paved road in the Caughlin Ranch neighborhood, Castle Ridge.   Three of the land comparables are accessed by dirt road and  include downward land adjustments such 
as utilities, power and access.  LS-1 and LS-2 are located between Red Rock Rd and Antelope Valley Rd. approximately 10 miles from Hwy 395 exit at Red Rock  Rd.  LS-
3 is located in a remote area northeast of Pyramid Hwy. LS-4  is in Southeast Reno above Virginia Foothills, and LS-5 is located off of Hidden Valley Dr.   All five land sales 
are inferior in zoning and  location when compared to the subject property .  In addition,  LS-1 through LS-4 are more difficult to access than the subject.  The comparable 
land sales range from $46,000 TO $100,000  which supports the subject's total taxable value at $46,294.

Vacant residential parcel in southeast Reno above Virginia Foothills,  
with relatively steep topography. Access is by dirt road. There are 
adjustments for topography and lack of power.

08/05/2015

Rectangular shaped parcel with moderate topography and paved road 
access. Adjustments are for lack of power. This property was listed for 
30 days prior to being sold in August 2015 and is currently listed for 
$150,000.

12/01/2015 $46,000

17-0020
02/09/2017

Reappraisal
2017

Txble

$62,500

Sale Price

$/ Unit
$46,294

Comments

CommentsSale Date Sale Price
Vacant residential parcel above Caughlin Ranch. This property has dirt 
road access with steep topography. 

Vacant residential parcel situated between  Antelope Valley Rd and 
Red Rock Rd. Access is by dirt road. There are adjustments for power 
and topography.  This property was listed for 30 days before it sold.
Vacant residential parcel situated between  Antelope Valley Rd and 
Red Rock Rd. Access is by dirt road. Adjustments are for power and 
topography.  This property was listed several different times for 
approximately 12 months before it sold.

Sale Date

03/29/2016

Steve Clement, Senior Appraiser

03/17/2014 $99,000

Vacant residential parcel in Hidden Valley,  with steep topography. 
Access is paved road.

TAXABLE VALUE ASSESSED VALUE

$16,203

SHAKSTAR LLC

$0
$46,294 $16,203

03/16/2016 $60,000

$46,294
$0
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DLM 57 

LT 6

0 UPPER RANCH RD RENO SHAKSTAR LLC

132 WOOD CANYON RD

PATAGONIA, AZ  85624

041-230-14

1026.10 ABAJ - The Pines

2017

Situs & Keyline Description: Owner & Mailing Address: WASHOE COUNTY APPRAISAL RECORD APN:

Tax District: 1000 printed: 01/30/2017

Card 1 of 1
0 0-Bld.

ACTIVE

Override 
Value

% 
Good

% 
Comp

Roll 
Year

0

46,294

46,294

Exemption

Taxable Value

Land Value

Extra Feature Value

Building Value

Building Level Cost Primary Valuation

ACCS -70/TOPO-2046,29411,000.0042.08PUD 2Vacant, other or unknown100 AC1

0

PARCEL VALUE SUMMARY

0

00

Construction Modifiers

Category

Category

BUILDING CHARACTERISTICS

Code

# Code Description
Bld 

# Length Width Units Unit Price DRC Notes

# Code Description Zone Units
Unit 
Type

Unit 
Price

Taxable 
Value Land Notes

Year 
Built

UnitsDescription Yr Blt Cost New

Type %

Units

Adj.

Adj. BUILDING NOTES

FLAGS

Roll Year Prior % Complete % Complete

Reopen Code:

Reappraisal

NC  /   C New Land New Sketch

By: Date:

BUILDING FEATURES AND ADJUSTMENTS

Code

BUILDING DETAILS

Code Description

Type

Occupancy

Story/Frame

Quality

Year Built WAY %Comp
Year of 

Addn/Remodel

This information is for use by the Washoe County Assessor for assessment purposes only.

VALUATION HISTORY

Roll 
Year

Taxable 
Land

Land 
New

Taxable 
Improvements

Improvement 
New

Total 
Taxable

Total 
Assessed

2017

Type Value

BUILDING SUB-AREAS BUILDING COST SUMMARY

PROPERTY CHARACTERISTICS

Sub Area-RCN

% Incomplete

% Depreciation

$ Dep & Inc

Obso/Other Adj.

Sub Area DRC

Additive DRC

Total DRC

Override

Gross Living/Building Area

Perimeter

Cap Code

Eligible for Form?

Low Cap Percentage

Parcel Map

NFM

NO

0

0

0

# Bld Date User ID Activity Notes

Quality

EXTRA FEATURES, ADDITIVES, AND ADJUSTMENTS

RCN

LAND VALUE Neighborhood Land Size Unit Type1026.10 ABAJ - The Pines 42.0850 AC

Water None

Sewer

Street

None

Unpaved

Sub 
Type

Influence 1 Influence 2
Code % Code %

0-0 01/25/2017 mjachimow CBE Hearing Notice

0

0

0

NR 16,20346,29400046,294

2016 FV 42,085 0 0 0 42,085 14,730

2015 FV 42,085 0 0 0 42,085 14,730

2014 FV 42,085 0 0 0 42,085 14,730

2013 FV 189,383 0 0 0 189,383 66,284

2012 FV 189,383 0 0 0 189,383 66,284

2011 FV 284,074 0 0 0 284,074 99,426

2010

2009

2008

2007

2006

FV 

FV 

FV 

FV 

FV 

337,100

338,045

398,300

612,383

577,720

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

337,100

338,045

398,300

612,383

577,720

117,985

118,316

139,405

214,334

202,202

0.10NT

.00

100

0

0

1

Cost Code 89502

Tot Lump Sum Adj 0

100DOR Code

Database

PROD

Base Rate Adjustment
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041-230-14

1026.10 ABAJ - The Pines

2017

Create Code/Year: WASHOE COUNTY APPRAISAL RECORD APN:

Tax District: 1000 printed: 01/30/2017

Card 1 of 1Owner 1:
Owner 2:

Owner 3:

SHAKSTAR LLC
0 0-Bld.

ACTIVE

2

3

4

Activity Notes

01/25/2017

11/16/2015

11/06/2015

sjack Entering Date Scheduled

sjack

idiez

REXT BY X - OCTOBER, 2015

TAG FROM 1005 TO 1000 TMUGWB NOW SPECIAL ASSESSMENT

# Bld User IDDate

This information is for use by the Washoe County Assessor for assessment purposes only.

10/12/2007

04/26/2004

01/07/2004

10/16/1990

RUTTER, STEPHEN W & 

RUTTER, STEPHEN W & 

RUTTER, STEPHEN W & 

3583936

3027675

2978155

1434584

3BGG

3NTT

3NTT

INTO LLC

INTO TRUST

Grantor Document Date LUC Verif Terms Sales Notes

SALES/TRANSFER INFORMATION

Date NotesLast Visit/Appr/Results% CompStatusAmountDescriptionPermit #

BUILDING PERMITS

120

120

120

0-0

0-0

0-0

CHK

CHK

10/01/1990

07/01/1983

100

100

1GCR

1G 

300,000

81,000

5

6

7

8

0-0

0-0

0-0

0-0

11/05/2015

02/11/2014

10/17/2013

09/21/2012

sjack

sjack

jjohn

jjohn

REXT BY GS - OCTOBER, 2015

DATA CBOE STIPULATION APPROVED - LAND ADJUSTED

REXT ABAJ IMPROVEMENT LINE DONE 10/17/2013 BY REVIEWED-NO CHGS ON IMP 

REXT ABAJ IMPROVEMENT LINE DONE 09/21/2012 BY REVIEWED-NO CHGS ON IMP 

9

10

0-0

0-0

10/03/2011

10/26/2010

jjohn

jjohn

RALL ABAJ IMPROVEMENT LINE DONE 10/03/2011 BY REVIEWED-NO CHGS ON IMP 

REXT ABAJ IMPROVEMENT LINE DONE 10/26/2010 BY REVIEWED-NO CHGS ON IMP Page 4 of 10



NEIGHBORHOOD MAP 

SUBJECT 

LS-1 LS-2 

LS-3 

LS-4 

LS-5 
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SUBJECT 
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LS-1 

LS-2 
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LS-3 
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LS-4 
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LS-5 
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