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Hearing # 17-0048
Hearing Date 02/10/2017

Tax Year 2017/18

APN: 041-140-23

Owner of Record: ARJ PROPERTIES LLC

Property Address: 9000 Bellhaven Rd.

Square Feet (Inc Finished Bsmt) 13,571

Built / WAY: 2011

Parcel Size: 89.80 AC

Description / Location:

2017/18 Taxable Value: Land: $1,500,000
Improvements: $5,246,971
Total: $6,746,971
Taxable Value / SF $497

Sales Comparison Approach: Indicated Value Range $9,078,999
Indicated Value Range / SF $669

Current Obsolescence: -$582,814

Conclusions:

RECOMMENDATION: Uphold XXX Reduce

Based on the sales comparables, the current taxable value of $6,746,971 is supported.  Of the sales comparables the subject is the 
newest property and the only one constructed of Insulated Foam Concrete.  Therefore, it is recommended that the total taxable value 
be upheld for the 2017/2018 tax year.  

Washoe County Board of Equalization
Appeal Summary Page - Secured Roll

The subject property consists of a 13,571 
square foot, quality class 12 home that is 
situated on 89.8 acres at the top of Bellhaven 
Road in the Lakeside Ranches.
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WASHOE COUNTY BOARD OF EQUALIZATION
RESIDENTIAL  (SFR) HEARING: 17-0048

DATE: 02/10/2017
LAND: TIME:

IMPROVEMENTS: TAX YEAR: 2017/18
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

041-140-23 9000 Bellhaven Rd. 89.80 Ac 9,991 14,036 3,580 0 R12 1.5 ST 6 6\3 2011

IMPROVED SALES
SALE GAR FIN UNFIN Baths  Sale

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

IS-1 040-720-16
040-750-01 11095 Thomas Creek Rd. 60.07 Ac 6,977 39,824 984 194 R12 Split 4 6\1 2004 12/19/2014 $8,500,000 $1,218

IS-2 023-260-47 2490 Manzanita Ln. 14.32 Ac 11,953 2,606 7,394 R12 1 ST 4 4\3 2004 05/15/2015 $8,000,000 $414

IS-3 126-271-20,21 790 Fairview Blvd. 2.47 Ac 6,251 1,216 2121 522 R11 2 ST 5 5\2 2007 11/22/2016 $5,600,000 $669
LAND SALES

SALE # APN Location Land Area Zoning

LS-1 041-140-20 800 Schellbourne St. 22.43 Ac HDR

LS-2 041-140-27 775 Schellbourne St. 5.34 Ac HDR

LS-3 040-740-17 11355 Maverick Ln. 2.70 Ac HDR

LS-4 040-930-26 2680 Olive Place 2.50 Ac HDR

XXX

PREPARED BY: REVIEWED BY:Mike Churchfield Gail Vice

ARJ PROPERTIES LLC 

RECOMMENDATIONS/COMMENTS: UPHOLD: REDUCE:

Sale Date

7/2/2015

07/02/2015

Sale Price

$600,000 Large topo's lot that is located at the top of Bellhaven Road.  Only a portion of the lot is buildable.

TAXABLE VALUE ASSESSED VALUE

$6,746,971
$1,836,440

$1,500,000
$5,246,971

$525,000

$2,361,440

Extensively topo'd lot with a very small building envelope.  Owner plans to constuct a custom home.

07/02/2015 $500,000

$500,000

04/20/2016 $320,000 Square level lot located off of Johnson Ln, sale was adjusted  down by $10,000 for having a well.

Ready to build on lot that was adjusted down from $700,000 for water and extensive landscaping.  

$/ SF
Txble

$497

Comments

The subject property being appealed is a quality class 12 home that was constructed  in 2011 of insulated foam concrete or (ICF).  The home is 13,571 square feet with a 14,036 
square foot garage.  The property is compromised of 89.80 acres located at the top of Bellhaven Road, which has an amenity of a valley view.  The subject property is a currently 
valued at $6,746,971 or $497 per foot.  
The subject property is very unique due to being constructed of such high quality, therefore it is difficult to find relevant sales comparables.  The most comparable sale to the subject 
property is IS-1 or 11095 Thomas Creek Road.  This comparable was constructed in 2004 and is also a quality class 12 home like the subject.  11095 Thomas Creek Road is 
situated on 60.07 acres of subdividable land.  The property sold on December 19th, 2014 for $8,500,000 or $1,218 per foot.  This sale included a 30,856 square foot horse arena 
that was constructed in 1999, a 3,486 square foot kennel building, an 1,800 square foot detached garage, another 864 square foot detached garage, a 625 square foot pool house, 
and lastly a 645 square foot guest house.  This property has more out buildings compared to the subject, but it is inferior in regards to age considering the new owner has since 
remodeled 11095 Thomas Creek Road.  All things considered this is the most comparable sale to the subject property.  The second improved sale is the prior Pennington mansion 
located at 2490 Manzanita Lane.  Like the subject, this property is a quality class 12 and was constructed in 2004.  This home is considered inferior to the subject in regards to 
construction since the subject is ICF and also 2490 Manzanita is inferior in lot size and lastly in garage size.   This home sold on May 15th of 2015 for $8,000,000 or $414 per foot.  
The last improved sales comparable is 790 Fairview Boulevard, which is located in Incline Village, but has little to no lake view since it is located near the top of Country Club Drive.  
The home is similar to the subject in regards to quality, but is still inferior at an 11 quality class.  This comparable was constructed in 2007 and consists of 8,372 square feet and sold 
for $5,600,000 or $669 per foot.  The improved sales are the most comparable sales found to the subject with most weight being placed on 11095 Thomas Creek Road.  
The subject property consists of 89.80 acres which is subdividable.  The first two land sales were sold by the owner of the subject property and are located adjacent to the subject.  
The first land sale consisted of 22.43 acres and sold for $600,000 on July 2nd, 2015.  Only a portion of the 22.43 acres are buildable.  The second notable land sale was again sold 
by the owner of the subject property and is located adjacent to the subject.   The second land sale consisted of 5.34 acres that were purchased for $500,000 on July 2nd, 2015.  The 
other two land sales are not as comparable as the first two, however they are still comparable since both sales are located in the Lakeside Ranches like the subject.
Based on the sales with most emphasis on Improved Sale 1, the subject's current taxable value is well supported, therefore it is recommended that the subject's total taxable value of 
$6,746,971 be upheld.   
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OCLG (2.5 Acre Parcels Fairview Road)
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 OCKG

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 OCKG

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 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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High Value Home Sales

APN Location
WAY
Built QC

QC 
#

Sale\List
Date

Sale
Price

Bldg
SqFt

Price
SF NBC

Land
Size

040‐632‐10 9001 TIMOTHY DR 1988 R50  5 06/26/2015 $3,050,000 9,671 $315 OCKG 10.07

041‐130‐53 8741 LAKESIDE DR 2001 RHC  8 10/03/2014 $2,100,000 5,435 $386 OCKG 2.48

040‐572‐11 300 DAVIS LN 2005 RHC  8 06/09/2016 $2,500,000 7,386 $338 OCKG 8.37

040‐582‐04 490 MIL DRAE LN 2002 RHC  8 12/21/2012 $2,850,000 9,273 $307 OCKG 2.50

050‐573‐23 17300 MAJESTIC VIEW DR 2006 RHE 9 04/25/2016 $2,500,000 7,269 $344 IELG 16.97

040‐620‐09 8355 PANORAMA DR 2004 RHG  10 12/31/2012 $2,584,000 6,360 $406 OCKG 5.00

222‐180‐01 2600 FARETTO LN 2000 RHH  11 12/13/2012 $3,600,000 10,622 $339 OCKG 5.28

126‐271‐21 790 FAIRVIEW BLVD 2007 RHI 11 11/22/2016 $5,600,000 8,372 $669 TAHE 2.47

023‐260‐47 2490 MANZANITA LN 2004 RHK 12 05/15/2015 $8,000,000 19,347 $414 ANPD 14.32

040‐720‐16 11095 THOMAS CREEK RD 2004 RHK 12 12/19/2014 $8,500,000 6,977 $1,218 OCWW 60.07

040‐890‐03 6001 TALBOT LN 1994 RHK 12 10/13/2015 $25,000,000 24,786 $16,305 OCKG 15.81

High Value Listings

APN Location
WAY
Built QC

QC 
# List Date List Price

Bldg
SqFt

Price
SF NBC

Land
Size

041‐290‐21 339 ANITRA DR 1994 R60 6 06/01/2015 $3,250,000 6,198 $524 OCHF 9.293

038‐821‐18 860 BRIDGE ST 2002 R60 6 04/21/2016 $4,500,000 5,740 $784 FCDH 10.205

162‐141‐33 11000 BOULDER GLEN WAY 2007 RHE 9 09/07/2016 $4,300,000 8,795 $489 ECJG 2

011‐141‐34 631 CALIFORNIA AVE 1982 RHG 10 LISTING $13,900,000 20,910 $665 AFVE 2.03

222‐060‐44 2600 FARETTO LN 2000 RHH 10.5 LISTING $4,375,000 10,622 $412 OCKG 5.28

142‐200‐13 13030 SILVER WOLF RD 2007 RHI 11 02/09/2016 $4,850,000 7,778 $624 ECDF 1.03

148‐240‐03 20203 BORDEAUX DR 2008 RHK 12 03/08/2015 $4,500,000 8,489 $530 JCIF 1.28
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Washoe County Board of Equalization
Photos of Subject and Sales Comparables

Sales Comparable 1 (9000 Belhaven Rd.) Sales Comparable 1 (11095 Thomas Creek Rd.)

Sales Comparable 2 (2490 Manzanita Ln.) Sales Comparable 3 (790 Fairview Blvd.)
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