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Hearing # 17-0015
Hearing Date 02/10/2017

Tax Year 2017

APN: 040-660-01

Owner of Record: HEMMINGER TRUST

Property Address: 9700 TIMOTHY DR

Square Feet 5,127

Built / WAY: 1991

Parcel Size: 9.65 AC

Description / Location:

2017/18 Taxable Value: Land: $630,000
Improvements: $640,712
Total: $1,270,712
Taxable Value / SF $248

Sales Comparison Approach: Indicated Value Range $1,700,000
Indicated Value Range / S  $333

Current Obsolescence: $0

Conclusions:

RECOMMENDATION: Uphold Reduce XXX

Taxable Value Assessed Value
Land: $495,000 $173,250
Imps: $490,462 $171,662
Total: $985,462 $344,912

Recommended Total Obsolescence: $0

It is recommended that the subject property's land value be reduced from $630,000 to $495,000 by adding a -30% 
downward flood zone adjustment to the site value.  Additionally, it is recommended that the improvement value be reduced 
from $640,712 to $490,462 per a reduction in quality class from a 6 to a 5.  Based on the recommended reductions, an 
overall new taxable value of $985,462 is indicated.  

Washoe County Board of Equalization
Appeal Summary Page - Secured Roll

The subject property consists of a 5,127 
square foot home located on Timothy 
Lane off of Holcomb Ranch Road in the 
Lakeside Ranches.  The subject property 
sold for $1,367,000 on October 17th, 
2013.
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WASHOE COUNTY BOARD OF EQUALIZATION
RESIDENTIAL  (SFR) HEARING: 17-0015

DATE: 02/10/2017
LAND: TIME:

IMPROVEMENTS: TAX YEAR: 2017
TOTAL: VALUATION: Reappraisal

OWNER:
SUBJECT FIN UNFIN Baths  Built Sale

APN Location Land Area Sq Feet GAR BSMT BSMT QC STRY Beds Fll/Hlf WAY Sale Date Sale Price $/SF

040-660-01 9700 TIMOTHY DR 9.65 Ac 5,127 1,158 0 0 R60 1.5 ST 4 4\1 1991 10/17/2013 $1,367,000 $267
IMPROVED SALES
SALE FIN UNFIN Baths  Sale

# APN Location Land Area Sq Feet GAR BSMT BSMT QC STRY Beds Full\Hlf Built Sale Date Sale Price $/SF

IS-1 222-073-05 2600 Kinney Lane 5.27 Ac 4,621 1,001 0 0 R60 1.5 ST 2 3 1988 10/25/2016 $1,612,500 $349

IS-2 041-092-09 3405 Lunsford Court 2.51 Ac 3,142 1,131 R35 1 ST 3 4\1 1977 11/17/2016 $1,105,000 $352

IS-3 040-572-11 300 Davis Lane 8.37 Ac 7,386 2,840 R80 2 ST 5 5\1 1991 06/09/2016 $2,500,000 $338

IS-4 040-632-10 9001 Timothy Lane 10.07 Ac 10,431 1,568 R50 1 ST 4 3\1 1970 06/26/2015 $3,050,000 $292
LAND SALES
SALE 

# APN Location Land Area Zoning

LS-1 040-740-17 11355 Maverick Lane 2.70 Ac HDR

LS-2 040-930-26 2680 Olive Place 2.50 Ac HDR

LS-3 040-572-14 1675 View Crest Dr. 2.74 Ac HDR

LS-4 040-591-10 1725 W Huffaker Ln. 2.46 Ac HDR

XXX

LAND:
IMPROVEMENTS: Recommended Obsolescence

TOTAL:

PREPARED BY: REVIEWED BY:Mike Churchfield Gail Vice

HEMMINGER TRUST

RECOMMENDATIONS/COMMENTS: UPHOLD: REDUCE:

Sale Date

4/20/2016

09/15/2015

$490,462 $171,662
$985,462 $344,912

TAXABLE VALUE ASSESSED VALUE
$495,000

Ready to build on lot that was adjusted down for water and extensive landscaping.

TAXABLE VALUE ASSESSED VALUE

$1,270,712
$224,249

$630,000
$640,712

$220,500

$444,749

Ready to build on lot.  Adjusted sales price down from $816,500 due to prior SFR being demo'd

$173,250

Fairly level lot that was adjusted due to barn that will need to be removed prior to development

$/ SF
Txble

$248

09/11/2015 $232,141

$500,000

07/31/2015 $710,374

Sale Price

$320,000 Square lot located off of Johnson Lane, sale was adjusted $10,000 for a well.

Comments

The subject property is located off of Holcomb Ranch Road on Timothy Lane in the Lakeside Ranches.  A portion of the subject property is designated in the flood plane 
and had major flooding issues occur on roughly 4.5 of the 9.65 acres, therefore 5.15 acres remain unaffected by flooding.  After multiple meetings with the home owner 
and inspections, it has been determined that the land value warrants a 30% downward flood zone adjustment.  The typical lot size in neighborhood OCLG for a site like the 
subject is 4 acres with a base value of $350,000.  Due to the subject property being so much larger than the typical lot, an upward size adjustment of 40% was applied, 
however with the additional -30% downward adjustment for being in a flood zone the overall land value is recommended to be reduced to $495,000 from $630,000.   
It is additionally recommended that the quality class for 9700 Timothy Drive be reduced from a 6 to a 5 based on the interior inspection with the owner of the property.  IS-
1 through IS-4 vary substantially, but the most comparable improved sale to the subject is 2600 Kinney Lane.  This sales comparable is superior from a quality and 
location perspective; however it is the most similar comparable in size and age.  It is recommended that the subject property's improvement value be reduced from 
$640,712 to $490,462 per the reduction in quality from a 6 to a 5. Based on the recommended reductions to both the land and improvement values, a new total taxable 
value of $985,462 has been determined by recosting the property at a 5 quality class and adding a -30% downward floodzone adjustment to the land. 
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OCKG
Vacant Lot Sales 

Land Sale # APN Address NBC Sale Date
Sale
Price

Land
Size LUC Zoning Verification Notes

LS-1 040-591-10 1725 W Huffaker Ln. OCKG 09/11/2015 $232,141 2.46 120 HDR 1GCA

Fairly level lot located on the corner 
of Huffaker and Del Monte.  Adjusted 
sales price from $275,000 to 
$232,141 for the barn on the 
property that will need to be removed 
prior to development.  Regular 
shaped.  No Water & Easement.

LS-2 040-930-26 2680 Olive Pl. OCKG 09/15/2015 $500,000 2.50 120 HDR 1GCA
Ready to build on lot that was 
adjusted down from $700,000 for 
water and extensive landscaping.

LS-3 040-572-14 1675 View Crest Dr. OCKG 07/31/2015 $710,374 2.74 120 HDR 1GCA Ready to build on level lot.  Adjusted 
sale price down from $816,500 due 
to prior SFR being demo'd.

Listings

Land Listing # APN Address NBC List Date
Asking
Price

Land
Size LUC Zoning DOM Notes

LL-1 040-930-04 2715 Last Chance Ct. OCKG 01/23/2015 $489,000 2.23 120 HDR 396
Irregular shaped level lot, located off 
of Olive Lane.

LL-2 040-930-05 2720 Last Chance Ct. OCKG 08/05/2016 $625,000 3.504 120 HDR 56 Square lot locaed off of Olive Lane.

LL-3 041-101-12 6667 Windy Hill Way OCKG 05/16/2016 $1,799,000 6.42 120 HDR 132

Large somewhat square lot located 
on Windy Hill.  Panoramic City 
views.  Parcel had a home that was 
burned down.

Vacant Lot Sales OCLG

Land Sale # APN Address NBC Sale Date
Sale
Price

Land
Size LUC Zoning Verification Notes

LS-1 040-740-17 11355 Maverick Ln. OCLG 04/20/2016 $330,000 2.70 120 HDR 1SVR
Square level lot located off of 
Johnson Lane, sale was adjusted 
$10,000 for a well.

LS-2 041-140-20 800 Schellbourne St. OCLG 07/02/2015 $600,000 22.43 100 N/A 1SVR
Large topo'd lot that is located at the 
top of Bellhaven Rd.  Only a portion 
of the lot is buildable.

Vacant Lot Sales EABG

Land Sale # APN Address NBC Sale Date
Sale
Price

Land
Size LUC Zoning Verification Notes

LS-1 150-260-25 5900 ROCK FARM RD EABG 10/09/2015 $144,000 3.08 120 HDR 1SVR

Arms length transaction.  
Rectangular shaped parcel with 
moderate to steep rolling 
topography.  Parcel has an access 
easement running through the 
middle of the parcel severely limiting 
the the utility of the lot.  Parcel is 
located in the Government lots with 
dirt road access.

LS-2 150-260-33 0 ROCK FARM RD EABG 06/02/2015 $169,445 5.00 120 HDR 1SVR

Arms length transaction.  
Rectangular shaped parcel with 
moderate to steep topography.  
Parcel is located in the Government 
lots with dirt road access.  No special 
conditions to the sale.

LS-3 049-070-28 16130 MOUNT ROSE HWY EABG 05/22/2015 $175,000 4.06 120 HDR 1SVR

Arms length transaction.  
Rectangular shaped parcel with 
moderate sloping topography.  
Parcel is located in the Government 
lots with dirt road access.  Backs to 
Mount Rose Hwy.
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OCKG Improved Sales

APN Location
WAY
Built

Qual
Class

Sale\List
Date

Sale\List
Price

Time Adj
Sale Price

Bldg
SqFt

Price/
SF

Neigh
Code

Land
Size

Influ1
Code

Influ1
Pct

Verif
Code

2017 Imp 
Val 2017 Land

Cur. TV 
Total

Cur.
TV/SP

Cur.
Obsol

Cur.% 
Comp.

040-162-28 740 DEL MONTE LN 1983 R20 12/11/2015 $905,000 $935,055 1980 $472 OCKG 2.50 LC -20 2QC $241,829 $280,000 $521,829 0.56 100%

040-572-22 2525 DEL MONTE LN 1942 R35 08/14/2015 $695,000 $731,675 4055 $180 OCKG 2.50 SH -10 2D $142,497 $315,000 $457,497 0.63 100%

222-073-07 7855 KEVIN CIR 1966 R40 11/13/2015 $620,000 $643,442 2544 $253 OCKG 3.53 SZ 10 2D $107,038 $385,000 $492,038 0.76 100%

040-411-03 2110 GREEN TREE LN 1979 R40 05/25/2016 $677,520 $681,531 1778 $383 OCKG 2.50 2D $149,600 $350,000 $499,600 0.73 100%

230-080-06 2150 HOLCOMB RANCH LN 1973 R40 05/06/2016 $955,000 $963,633 2088 $462 OCKG 2.51 2D $139,009 $350,000 $489,009 0.51 100%

040-601-14 1450 VIEW CREST CT 1988 R55 08/07/2015 $1,375,000 $1,449,140 4937 $294 OCKG 2.51 2D $538,684 $350,000 $888,684 0.61 100%

040-412-04 2135 GREEN TREE LN 1981 R60 04/08/2016 $1,700,000 $1,723,205 5716 $301 OCKG 2.28 2D $539,007 $350,000 $889,007 0.52 100%

043-062-22 1190 MILE CIRCLE DR 2011 R70 11/18/2015 $1,950,000 $2,022,131 4939 $409 OCKG 2.54 2D $1,161,811 $350,000 $1,511,811 0.75 100%

230-060-14 2730 HOLCOMB RANCH LN 1991 R75 07/21/2015 $1,687,500 $1,783,215 4940 $361 OCKG 4.02 2D $700,391 $350,000 $1,050,391 0.59 100%

040-572-11 300 DAVIS LN 2005 R80 06/09/2016 $2,500,000 $2,508,625 7386 $340 OCKG 8.37 SZ 20 2D $1,714,194 $540,000 $2,254,194 0.90 100%

041-092-12 3560 LUNSFORD CT 2008 R95 05/31/2016 $1,600,000 $1,607,888 4259 $378 OCKG 2.88 ES -10 2D $1,337,568 $315,000 $1,652,568 1.03 $133,757 100%
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Washoe County Board of Equalization
Photos of Sales Comparables

Sales Comparable 1 (2600 Kinney Lane.) Sales Comparable 2 (3405 Lunsford Court)

Sales Comparable 3 (300 Davis Lane.) Sales Comparable 4 (9001 Timothy Lane)
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Washoe County Board of Equalization
Photo of Flood Zone on Subject Property 9700 Timothy Drive
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