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Hearing # 17-0020

Washoe County Board of Equalization Hearing Date  02/09/2017
Appeal Summary Page - Secured Roll Tax Year 2017
APN: 041-230-14

Owner of Record:

Property Address:

Square Feet (Inc Finished Bsmt) 0

Built / WAY:
Parcel Size:

Description / Location:

2017/18

Sales Comparison Approach:

Conclusions:

RECOMMENDATION:

SHAKSTAR LLC

0 UPPER RANCH RD

0
42.08 AC

The subject is a 42 acre vacant residential
parcel located to the south of upper Caughlin
Ranch.

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

Indicated Value Range $46,000 - $100,000

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.
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WASHOE COUNTY BOARD OF EQUALIZATION

RESIDENTIAL (Vacant Land) HEARING: 17-0020
TAXABLE VALUE ASSESSED VALUE DATE: 02/09/2017
LAND: $46,294 $16,203 Txble TIME:
IMPROVEMENTS: $0 $0 $/ Unit TAX YEAR: 2017
TOTAL: $46,294 $16,203 $46,294 VALUATION: Reappraisal
OWNER: SHAKSTAR LLC
SUBJECT
APN Location Land Area Zoning Sale Date Sale Price Comments
Vacant residential parcel above Caughlin Ranch. This property has dirt
041-230-14 0 UPPER RANCH RD 42.08 AC PUD road access with steep topography.
LAND SALES
SALE Comments
# APN Location Land Area Zoning Sale Date Sale Price
Vacant residential parcel situated between Antelope Valley Rd and
LS-1 079-400-18 1260 FREDS MOUNTAIN RD  41.90 AC GR 03/29/2016 $62,500 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
LS-2 079-400-19 1250 FREDS MOUNTAINRD 40.83 AC GR  03/16/2016 $60,000 topography. This property was listed several different times for
approximately 12 months before it sold.
Rectangular shaped parcel with moderate topography and paved road
access. Adjustments are for lack of power. This property was listed for
LS-3 076-310-85 815 ENCANTO DR 39.94 AC GR  08/05/2015 $100,000 30 days prior to being sold in August 2015 and is currently listed for
$150,000.
Vacant residential parcel in southeast Reno above Virginia Foothills,
with relatively steep topography. Access is by dirt road. There are
LS-4 016-730-01 0 WESTERN SKIES DR 40.00 AC GR  12/01/2015 $46,000 adjustments for topography and lack of power.
Vacant residential parcel in Hidden Valley, with steep topography.
Access is paved road.
LS-5 051-400-29 0 HIDDEN VALLEY DR 40.65 AC UT40 083/17/2014 $99,000

RECOMMENDATIONS/COMMENTS:

UPHOLD: XX

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-
3is 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.
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.

All five land sales

PREPARED BY:

Ginny Sutherland, Appraiser

REVIEWED BY: Steve Clement, Senior Appraise
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Situs & Keyline Description:
0 UPPER RANCH RD RENO

Card 1 of 1
Bld. 0-0

Owner & Mailing Address:
SHAKSTAR LLC

WASHOE COUNTY APPRAISAL RECORD APN: 041-230-14
2017

re PATAGONIA A 85600 OO
LT 6 PATAGONIA, AZ 85624
Tax District: 1000 printed: 01/30/2017 ACTIVE 1026.10 ABAJ - The Pines
VALUATION HISTORY PARCEL VALUE SUMMARY Database Roll Year Prior % Complete % Complete
Roll Taxable Land Taxable Improvement Total Total Primary Valuation Building Level Cost
bl 4 — PROD
Year Land New Improvements New T A Building Value
2017 NR 46,294 0 0 0 46,294 16,203 |Extra Feature Value
2015 £V 42,08 0 0 0 47,063 14,730 |cand Value
2014 FV 42,085 0 0 0 42,085 14,730 |Taxable Value 46,294 Reopen Code:
2013 FV 189,383 0 0 0 189,383 66, 284 |Exemption 0
2012 FV 189,383 0 0 0 189,383 66,284 FLAGS Reappraisal
2011 FV 284,074 0 0 0 284,074 99,426 Type Value
2010 FV 337,100 0 0 0 337,100 117,985 d
2009 FV 338,045 0 0 0 338,045 118,316 Cap Code NEM NC/ C New Land New Sketch
2008 FV 398,300 0 0 0 398,300 139, 405 | Ptigible for Form? — INO ewan
2007 FV 612,383 0 0 0 612,383 214,334 |Low Cap Percentage 0
2006 FV 577,720 0 0 0 577,720 202,202 |Parcel Map 0 By: Date:
BUILDING DETAILS ‘ BUILDING FEATURES AND ADJUSTMENTS BUILDING SUB-AREAS BUILDING COST SUMMARY
Code Description Category Units Code Description Yr Blt Units Cost New \Tot Lump Sum Adj 0
Type Sub Area-RCN 0
Occupancy % Incomplete 100
Story/Frame % Depreciation -00
Quality $ Dep & Inc 0
Year of Obso/Other Adj. 0
Year Built WAY %Comp Addn/Remodel Sub Area DRC 0
o [ o Additive DRC 0
BUILDING CHARACTERISTICS Total DRC
Category Code Type % Override 0
Cost Code 89502
PROPERTY CHARACTERISTICS
Water None
AN n Sewer None
Base Rate Adj it Adj. Streot Unpaved
Construction Modifiers Adj. BUILDING NOTES
‘ Gross Living/Building Area 0
| Perimeter 0
ﬂ Bld Date \ User ID Activity Notes
1‘ 0-0 01/25/2017 ‘ mjachimow | CBE Hearing Notice
EXTRA FEATURES, ADDITIVES, AND ADJUSTMENTS
Bld Year | Roll % % Override
# | Code Description Quality| # | Length | Width Units Unit Price Built | Year |Comp RCN Good DRC Value Notes
LAND VALUE DOR Code [ 100 [ Neighborhood [ 1026.10 ABAJ - The Pines Land Size | 42.0850 Unit Type | AC
Unit | Sub Unit Influence 1 Influence 2 Taxable
# | Code Description Zone Units Type | Type Price Code % Code % Value Land Notes
1 100 Vacant, other or unknown PUD 42.08 AC 2 11,000.00 NT 0.10 46,294 |ACCS -70/TOPO-20
Page 3 of 10
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Create Code/Year: Owner J: SHAKSTARLLC WASHOE COUNTY APPRAISAL RECORD APN: 041-230-14 B on0
: 2017
ouner? 0 T A
Tax District: 1000 printed: 01/30/2017 ACTIVE 1026.10 ABAJ - The Pines
BUILDING PERMITS
Date Permit # Description Amount Status | % Comp |Last Visit/Appr/Results |Notes

SALES/TRANSFER INFORMATION

Grantor Document Date LUC | Verif | Terms Sales Notes
RUTTER, STEPHEN W & 3583936 10/12/2007 | 120 | 3BGG INTO LLC
RUTTER, STEPHEN W & 3027675 04/26/2004 | 120 | 3NTT INTO TRUST
RUTTER, STEPHEN W & 2978155 01/07/2004 | 120 3NTT
1434584 10/16/1990
CHK 10/01/1990 | 100 | 1GCR 300,000
CHK 07/01/1983 | 100 | 1G 81,000
# | Bld Date User ID Activity Notes
2/ 0-01] 01/25/2017 |sjack |Entering Date Scheduled
3] 0-0| 11/16/2015 |sjack |REXT BY X - OCTOBER, 2015
4/ 0-0| 11/06/2015 |idiez |TAG FROM 1005 TO 1000 TMUGWB NOW SPECIAL ASSESSMENT
5/ 0-0| 11/05/2015 |sjack |REXT BY GS - OCTOBER, 2015
6/ 0-0| 02/11/2014 |sjack |DATA CBOE STIPULATION APPROVED - LAND ADJUSTED
7| 0-0| 10/17/2013 |jjohn |REXT ABAJ IMPROVEMENT LINE DONE 10/17/2013 BY REVIEWED-NO CHGS ON IMP
8/ 0-0| 09/21/2012 |jjohn |REXT ABAJ IMPROVEMENT LINE DONE 09/21/2012 BY REVIEWED-NO CHGS ON IMP
9/ 0-0| 10/03/2011 |jjohn |RALL ABAJ IMPROVEMENT LINE DONE 10/03/2011 BY REVIEWED-NO CHGS ON IMP
10/ 0-0 | 10/26/2010 |jjohn |REXT ABAJ IMPROVEMENT LINE DONE 10/26/2010 BY REVIEWED-NO CHGS ON IMP

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

Page 4 of 10




NEIGHBORHOOD MAP |

Hungry \Fal ley
- |

Lo Id Springs

Bordertown clSiIuer Knolls Lemmion Valley
b il

_Spanish Springs
Silver-LakeStead ol |
o 5 4

S ULCIpRIERTTES _Golden Valley wingfield Springs
: “Grand Yiew Terrace i i
Horizon Hills :
“= . Morth Hills Sun Yalley
2 //=Spanish Springs Yalley

(] i
1

Ralei gl',':,H“';i.'0’.1'-'_t_5Piinthner Ualiey

Sparks - -
| Andrea B i T o

it _Horthgate

K Reno  gomersett gt g - = ¥ Nt

? Verdi o = - b Mustang Ceantel
| Mogul g =8 o 15

-_'_-':'f-Bﬁhmt_uwn P —, s /"
|” “ue BelliRanch | A

i il  Hidden Valley
| | Heish
| o]

Caughlin Ranch \if a
(=)

Lakeridge

Ls (" '\" _.

3 rfere e ! e .:lI]amuntE Ranch
z H

= 1]

; Virginia Foothill

: Flor

| Steamboat;

| 5

Page 5 of 10



BOOK 218 e ya, NN 041-23

s -
R JL‘\ “r \\ N \\ ,/i/
il W i T S A % o e
/ ANNEX. T.M. 4013 N - 28 | 27 X
— - — 2.2 i ORD, #5267 b TS B e e e ¢(g->\\\x\—f\)
T 7/ S04 TR 33 1'34 —T N
a2 33 & ) 0K 222 | ! e <
S, l/( - UL 4, \ o
AMENDED s 04123002 © [0 2 - = == SIERRA PINE DRIVE , % v "
5 /
ANNEX.T.M. 4289 &3 9.0 00 91T {DED. T.M. 4119 ' v/
| ORD. #5614 §; / QR 7~ % b, g
2 S
y f‘x:‘?// \?l ////// z \\\\\ 5563 \\\Q@\ e
"2 wly el = N 7~
2 D\\\ ROA ///// \\\‘ BOOK 222 " \\\\
= / 1 8 | ™
)J 041-230-01 \ﬁ . ber:2s0:200 ) E |
z 40,187 oc. 9 33751 ac. fi;
h =
Q! = |
=1 — . 000
' £ BILIT AMENDED LAND MAP #57
- - o
Sl .
< | LOTS 4, 8, 8-15
2 ; pangy ¢ '« MAP OF DIVISION
| L N =

,
-
=]
1 \:Ov
=)
\
\\

N, TM--T1INTO LARGE PARCELS

\
041-230-111 )

P
&
7 A4
P

. 10.538 oc. Hl 041-230-05 =
P At ! NI i SECTION 33, T19N-R19E
;{ ANNEX. T.M. 4812 041-230-06 7,5 A
(e ORD. #5912 0.218 ac >
i|2 2hg
| ] 23
iy 041-230-15 i
i 40.092 ac.
i
41-02 %
HE.;' 041-230-12 X BOOK 222
1 41401 ac. Vi <

041-230-10
40.812 oc.

185
‘I E 041-230-07
T* 041-230-14 40.328 ac
i 42.085 oc.
1 gt
[ =i
/gt =
S
'y
\
SN
= e P T hem——a
RS 3117 ey
o0 ‘
&5 /~Lookour 3
&, X 041-230-08 |
S 041-230-09 '\
i 45.742 oc.
@/xm.s\/ 041-230-13 90,095 ¢ N\ 5,
| 41,339 ac. S e
o =B
- ANNEX. T.M. 4813 &
~  ORD. #5912
| _ _ o 32 a3 1645.23 Reno s44.10 1589.71 33 134 D _
5 4 County - B N - ~ - 43
/22208 -
This area previously shownon __ 4102
NOTE: This map is prepared for the use of the Washoe County Assessor for 41 -03 B 4,h’ P Y Drawnby _[HT _10/14/02
assessment and illustrative purposes only. It does not represent a survey of T Revised_TWT 2/3/03  KSB 8/12/03
the premises. No liability is assumed as to the sufficiency or the accuracy . . NOTE: Areas of parcels which are less than 2 acres KSB 5/17/04 NLH 10/05/07v-2
of the data delineated hereon. Office of Washoe COUDtyASSESSOf, Nevada - Joshua G. Wilson are shown in square feet. i

ARCINFO 0.7 WINDOWS 2000 5.0

Page 6 of 10



RED ROCK ESTATES pesesors ap e
MAP OF DIVISION INTO LARGE PARCELS #33
s SEC. 21 & POR. OF SEC. 17, 20, 27, 28 & 29, T22N - R19E STATE OF NEVADA
I..‘.S S 615207 € - 280080 ) ) S 8913117 E - 2804 2 16y15 WASHOE COUNTY
A1 H2ATE e T 3 T 4 .
lq 151 130,00 152 /153 151429 x { 2'2 | A:SEGSS:’\)”R S 0:FICE
G76406:01 J N oshua G. Wilson, Assessor
115.44 ac. A 1001 East Ninth Straet
Buildng [
Feno, Nevada 88512
T75) 328-2201
/154
079-400-09 079-400-10
304072 95.40 ac. 82,64 ac PG
079-400-11 s
87.18 ac.
\ 079-400-08 g 2
N 74.41 ac. E & )
N, i
A §'°’
™,
N
Faul
169.19 ac 079-400-07 ® 0 200 400 600 800
13:52ac N 1 inch = 800 feet
e \ 079-400-12
" . 88.88 ac. I
i " RS
ki Y P |
. “, < 2
2, &
e,
078-400-06 4 oo .
5 55.18 ac. - | H
4 Sy % ./' |
S S 079-400-17 4158
N, 41.61 ac 3
\-gl
.,
079-400-05 i . :
5543 ac Ny, 7 079-400-16 % z
o . o o 40.10 ac 2
AN Y 163 /
S L KN
_— 2 AN 079-400-18
PR o 4/ i 41.90 ac. ~ |
e 079-400-04 £ . e &\-'fb 162 — wa 079-400-22
[ 54.21 ac. A . R ey At 99.7298 ac .
8145 g i o v \ I'. > 074
S , g AR 21§22 loraso [ oot
] 079-400-03 . . 079-400-15 2l + o -, —-—
59.60 ac. R 079-400-19 S 42.13 ac. T 27 156 Y\ oToaz
X 4083 ac Nk
ke e s
\ “ L 2
N . i
3 By Prers) ; .
A h
079-400-20 Sy
40.54 ac. R 079-400-14 creatoaby TWT 3212011
48.96 ac. 17 1
! o last updated
vt 8
| |
¢ i awa previously shown on map(s)
WS \
. ! NOTE: This map was preparsd for the use of the
| VHISTICE COUnly ASSOSSOT 1r B50SSMeNt and
LI ilustrative purposes only. It does not represent
8 Survey of the NG No ligbdity is assumed
#t 1o the sufficiency or accuracy of the data
delineated hereon.

Page 7 of 10



MAP OF DIVISION INTO
LARGE PARCELS # 20
SPANISH SPRINGS VALLEY RANCHES
UNIT 1

MAP OF DIVISION INTO
LARGE PARCELS # 5
PALOMINO VALLEY - UNIT A

PORTIONS OF SECTIONS 16, 17 & 18

% T21N - R21E 5
z

hY )
K ?—I-a 0278 | T0H %\\ 5 I\ gy2 4 lll.u ¥ Y
5 1 57T T o
18 *17 | PAR.D . _PORPAR. 1 123045
PORPAR. C| PM. 3557 .. POR.PAR. 2 e gl g
SPM. 3657 076-310-61/ po?i . BM. 1311 °, = 5 “16.1.1.2 :
g S\ 1171 ac. 3pag a < siel-e o Qore-310-83 t
1306.37 . 076-310-66"> | | PM. 3567 ; ¥ i é 37.049 ac. = 076-310-46 2
L 17.1.1.9 \ 23.008 ac. 5 © LR 076-310-68, POR PAR. B o076-310-80 J {5 076-310-82 2 g  4007ac. 81
\ PaR. B 9.524 ac/ £ 076-310-72 PM. 1741 WErsEE. 8 ¥
\. Re1er &, \\9\56‘3 Sy Y . g RYtom I
PR A G L IR TS -310- L 3
PM. 1963 95,3 & 076.310-21 / 41.144 ac. 16 1'11?.?93 130451 !
9 07631071 1093 ¢ 77 = -
-  9559ac X ‘“.»‘x:\ 9.467 ac\\, 7 POR.ADJ. PAR. A 076-310-84- 411 PAR. 2 I
’% 50 ACCESS BAR.D PAR. B 84032 % R.S. 5065 076-310-76 g 20528 sf g L.M. 162 I
3 PR Dy EPM.1968 %y 17572 40.015 ac. §  ores3toe1 i
N, / 076-310-70 3 \.076-310-31 % o
R 144 ac| PAR, C\10.0073 ac) g 42.776 ac. w2 076-310-85 076-310-47  =F
PM 1583z, : PORADJ.PAR.B . 8 .54 ac 4001ac
\ R.S. 5065 i RS 1086 RS 1086 s
) Hag s RS 1086
076-310-69 SR g, 18115 *16.1.1.4 l
L 5 vy A 1_. LM 161 R G L — 5
Fr etae 3 II"I—EE'G‘3 TIR6HT fE ACCESS e & |§
\ POR PAR Z PAR. 5 \ e I
Sl S a2 RS 1087 o 076-310-75 ! LM, 162 5 PAR. 3
e ™ e 310'35§ PAR 3 8y 17.1.1.8 =8 122.067 ac. 076-310-44 i ' LM 162 i
o= V) e oY PM.2914 gy y =878 5% 07631050 ST 2l ore-3t048 %
= | 'por PaR 076-310-39 =2 40.06 ac. |8 076-310-49 §|: 40.18 ac. Ei
 SPM 2914 1o PAR 4 Z_O.gf‘ac. 3 :: = 40.06 ac. 1 i
+ {¥076-310-56 = p.M. 2914 Uiz P 3 G AHLMEY, / i z
' 9.893ac. 076-310-40 i i' %, Yl ki ¥
ADJ. PAR.A | 0.0 2213 ac. < | 5 ACCESS _ 27 i L iz ! +
i L= i L 12, ¢ 1321.54
PM. 1552 -—f 5 143674 131338 T
RS.2772 g ' PAR.2 | ,P"‘R B PAR. 7 PAR. 8
—_— 2487 30 L LM, 161 LM 162 L.M. 162 LM. 162
: s/ i ! 076-310-51
v L 13 z -310-
POR.PAR.C_ ) | 076.310.54, PARD § & 1§ 07631045 R 2 07631052 & 7651053
P.M. 1552 3 - o 4 a1 '8 40.15 ac. ! = 40.06
9.519 ac. ; P.M.1652 076-310-25 ya 3 0.01 ac. 5y ki 40.10 ac. k| .06 ac.
:?'. a_sises 7 15 ;338- &@/ 1 |
sn’ 1 - B :?-EC;’ : e 'y d
: - _# T
1

_____ 131584 |

LAND MAP
# 161

Assessor's Map Number

076-31

SRR LM ) =225 ;%'F:?Z\
LAND MAP # 162 b

STATE OF NEVADA

WASHOE COUNTY
ASSESSOR'S OFFICE
Joshua G. Wilson, Assessor

o 250 500 750 1,000

1inch = 1,000 feet

076-19 07748 077-2

ok | 076-30

g o WP
ofe36 Y 07631
) ¥ %

076-37 7B 75-53)

T 07638 07680

ceatodty _ TWTB2172011
last updated KSB 82012 KSB 62212

e praviousty shown on mip(s)

Page 8 of 10



s Assessor's Map Number
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