


Hearing # 19-0017
Hearing Date 02/11/2019

Tax Year 2019

APN: 150-111-07

Owner of Record: PALACE LIVING TRUST

Property Address: 4235 WILD EAGLE TER

Square Feet (Inc Finished Bsmt) 4,081

Built / WAY: 2002

Parcel Size: 1.03 AC

Description / Location:

2019/2020 Taxable Value: Land: $250,000
Improvements: $730,824
Total: $980,824
Taxable Value / SF $240

Sales Comparison Approach: Indicated Total Value Range $1M - $1.5M
Indicated Land Value Range $260K - 290K

Conclusions:

RECOMMENDATION: Uphold X Reduce

PREPARED BY: REVIEWED BY: Mike Gonzales, Senior AppraiserJane Tung, Appraiser

Taxable value does not exceed full cash value. Impact of the new Arrowcreek middle school is unclear at this time dues to lack of 
information. It is recommended to revisit when there is more information.

Washoe County Board of Equalization
Appeal Summary Page - Secured Roll

The subject consists of a 4,081 square foot 
single family residence built in 2002. It is a 
one acre lot located in the Saddlehorn 
neighborhood near the intersection of 
Thomas Creek Road and Arrowcreek Pkwy.
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WASHOE COUNTY BOARD OF EQUALIZATION
RESIDENTIAL  (SFR) HEARING: 19-0017

DATE: 02/11/2019
LAND:

IMPROVEMENTS: TAX YEAR: 2019
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

150-111-07 4235 WILD EAGLE TER 1.03 AC 4,081 1,272 0 0 R60 SINGLE 3 4\1 2002 07/23/2015 $900,000 $221

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-1 150-192-09 14240 CABALLERO CT 0.49 AC 4,077 1,276 0 0 R55 TWO 5 4 \ 0 2004 06/22/2018 $1,015,000 $249

IS-2 150-074-04 13230 W SADDLEBOW DR 1.00 AC 4,382 762 0 0 R50 SINGLE 5 3 \ 1 2009 11/14/2017 $1,048,000 $239

IS-3 150-172-05 14220 SORREL LN 0.72 AC 3,830 1179 0 0 R55 SINGLE 5 4 \ 1 1999 10/24/2018 $995,000 $260

IS-4 150-351-05 14200 EAGLE SPRINGS CT 0.90 AC 3,830 1056 0 0 R60 SINGLE 5 5 \ 1 2014 12/28/2018 $1,599,000 $417

LAND SALES

SALE # APN Location Land Area Zoning

LS-1 150-061-01 13390 W SADDLEBOW DR 0.88 AC LDS

LS-2 150-352-08 14290 TABLE ROCK CT 0.85 AC LDS

LS-3 142-343-16 & -17 INSPIRATION POINT 1.16 AC MDS/GR

X

PREPARED BY: REVIEWED BY:Jane Tung, Appraiser Mike Gonzales, Senior Appraiser

PALACE LIVING TRUST

RECOMMENDATIONS/COMMENTS: UPHOLD: REDUCE:

Sale Date

6/19/2018

02/21/2018 Fan-shaped lot on a cul-de-sac. It is generally flat with slope in the back down to 
Whites Creek in the south end of Saddlehorn.

TAXABLE VALUE ASSESSED VALUE

$980,824
$255,788

$250,000
$730,824

$87,500

$343,288

Located by Mt Rose Hwy at the entrance but outside of Monte Rosa HOA. 
Downward adjusted for traffic and location.

$/ SF
Txble

$240

$295,000

06/17/2017 $250,000

Sale Price

$265,000 Level lot in West Saddlehorn. It backs up to the Arrowcreek open space and 
enjoys mountain views. 

Comments

The comparable improved sales in the saddlehorn neighborhood in 2017 and 2018 range from $995,000 to $1,599,000. The range of price per square foot is from $239 to $417. IS-1 is 
the closest in house square footage and age but half the size in land acreage. IS-2 is the most similar in land size with larger living area square footage but smaller garage. IS-3 is a sale 
in 10/2018 for a smaller home, slightly older on a smaller lot in the neighborhood. IS-4 is the most recent sale which is similar in house quality and land size but superior in age. All four 
improved sales are inferior in view in comparison to the subject and require an upward adjustment for the amenity.

The land sales in the saddlehorn and nearby neighborhoods in 2017 and 2018 range from $250,000 to $295,000 for parcels of about an acre. LS-1 and LS-2 are slightly under an acre in 
the Saddlehorn West area. Both are inferior in view as compared to the subject. LS-3 situated just south of the Saddlehorn East area by Mt Rose Hwy is larger than an acre with traffic 
detriment and inferior location. All three parcels require upward adjustments to be comparable to the subject. 

To address the concern of the new Arrowcreek middle school, information on the WCSD website and Washoe County permit record was researched and reviewed. Please reference the 
attached pages. The location of the new school was confirmed on the WCSD website with the status "In design" and no further details. As of 1-25-19 permits for a 1734 SF ground 
maintenance building and a 188,281 SF school building are being processed on the county permit record website with the status "In Review". They are not approved or issued yet. No 
plans of specific dimensions, footprints and elevations of the buildings are available on the website. The most specific data on the new school is a conceptual layout drawing made 
available to the news media in 9/2018 showing the prosposed site and an illustration of the new school. It is unclear whether revisions were needed from the concept drawing and the 
extent of changes needed. Due to the lack of detailed information, it is recommended to revisit at a later date for a possible adjustment when more information becomes available.
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SADDLEHORN 1 
LT 10 
BLK C

4235 WILD EAGLE TER WASHOE COUNTY PALACE LIVING TRUST
PALACE TRUSTEE, WILLIAM W & MARIA A
4235 WILD EAGLE TER
RENO, NV  89511

150-111-07

3929.06 EABF - Saddlehorn

2019
Situs & Keyline Description: Owner & Mailing Address: WASHOE COUNTY APPRAISAL RECORD APN:

Tax District: 4000 printed: 01/22/2019

Card 1 of 1
1 1-Bld.

ACTIVE

Override 
Value

% 
Good

% 
Comp

Roll 
Year

1

0
980,824
250,000
52,479

678,345

Exemption
Taxable Value
Land Value
Extra Feature Value
Building Value

Building Level Cost Primary Valuation

250,000200,000.001.00LDSSingle Family Residence200 ST1

1FL 910,530

60
01

SADL

1-1
3 FGS1 FIREPLACE GAS SINGLE 1-STORY

382100.0199030 382.001001-1COMMON AREA MANUALCMNA

Base 

PARCEL VALUE SUMMARY

Ext. Wall
Roof Cover

Heating Type
Sub Floor

STUCCO/FR ~ 
CONCRETE TIL 
MS FLOOR ADJ 
FA/AC ~ 
WOOD

Plumbing Fixtures
Base Appliance From MS
Living Units in Building
Bedrooms
Bath - Full

100
100
100
100
100

21
1
1
3
4

CCM SFR Frame 1.05000
Local Reno Frame 1.05000

RES
001

414

1002002 2002

4,081 761,229
DRO 1,006 0
GRA 1,272 56,782
PCS 247 1,729
PRW 166 4,630

Residential

Construction Modifiers

Category

Category
BUILDING CHARACTERISTICS

Code

# Code Description
Bld 

# Length Width Units Unit Price DRC Notes

2

4
5

FGD1

FWPV
SEC2

FIREPLACE GAS DOUBLE 1-STORY

FLATWORK PAVERS
SECURITY SYSTEM RESIDENTIAL HARDWIRED 

1-1
1-1

1-1

0
0
0
0

0
0
0
0

1
1

2700
1

8,283.60
6,452.55

7.78
6,005.00

EBLD
EBLD
30
30

2002
2002
2002
2002

74.5
74.5
74.5
74.5

6,171
4,807
15,658
4,474

# 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

Energy 
Foundation

MODERATE ~ 
MODERATE ~ 

100
100

Seismic SEISMIC FRAME 100

6

Bath - Half 1

WLSO WALL STUCCO (BLOCK WALL W/STUCCO FINISH) 1-1 0 0 200 21.3230 2002 74.5 3,177

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

2019

Type Value

BUILDING SUB-AREAS BUILDING COST SUMMARY

1FLR - FIRST FLOOR
DO   - No Value Drawn for Info 
GARA - GARAGE ATTACHED
POR1 - PORCH CONCRETE SLAB
PRF1 - PORCH ROOF WOOD

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

Common Area Group
Eligible for Form?
Low Cap Percentage
Sub Plat Map

SADL
YES
1
2576

4,081

# Bld Date User ID Activity Notes

7

Quality

EXTRA FEATURES, ADDITIVES, AND ADJUSTMENTS

RCN

LAND VALUE Neighborhood Land Size Unit Type3929.06 EABF - Saddlehorn 44,823 SF

Water Municipal
Sewer
Street

Municipal
Paved

Sgl Fam Res  ~ 
SINGLE STORY 
Excellent

Sub 
Type

Influence 1 Influence 2
Code % Code %

0-0 11/30/2018 smartell REXT BY JCT   - 10/08/2018

678,345
52,479
730,824

100 382
100
100
100
100
100

4
6
1
11
2
3
3
1

8,284
6,453

21,017
6,005
4,264

NR 343,288980,8240730,8240250,000
2018 FV 175,000 0 678,326 0 853,326 298,664
2017 FV 162,500 0 679,085 0 841,585 294,555
2016 FV 150,000 0 619,461 0 769,461 269,311
2015 FV 125,000 0 583,898 0 708,898 248,114
2014 FV 100,000 0 568,267 0 668,267 233,893
2013 FV 81,250 0 560,530 0 641,780 224,624
2012
2011
2010
2009
2008

FV 
FV 
FV 
FV 
FV 

71,750
117,125
162,300
170,510
267,375

0
0
0
0
0

638,754
648,273
669,000
680,524
685,070

0
0
0
0
0

710,504
765,398
831,300
851,034
952,445

248,676
267,890
290,955
297,862
333,355

1.25VW

25.50
0

232,185
0

YIMP YARD IMPROVEMENTS 30 1-1 0 0 15 1,593.78 2002 100 23,907 74.5 17,810

3

Cost Code 89502

Tot Lump Sum Adj 86,160

200DOR Code

Database

PROD

Base Rate Adjustment
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150-111-07

3929.06 EABF - Saddlehorn

2019
Create Code/Year: WASHOE COUNTY APPRAISAL RECORD APN:

Tax District: 4000 printed: 01/22/2019

Card 1 of 1M1997 Owner 1:
Owner 2:
Owner 3:

PALACE LIVING TRUST
PALACE TRUSTEE, WILLIAM W & MARIA A 1 1-Bld.

ACTIVE

4
5
6

Activity Notes
10/19/2017
10/31/2016
05/09/2016

rdalt REXT BY JCT   - 09/13/2017
rlope
idiez

REXT BY JCT   - 09/13/2016
TMFD MERGER WITH SFPD

# Bld User IDDate

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

05/27/2016
07/23/2015
10/20/2010
09/30/2010

PALACE, WILLIAM W & 
PRUTZMAN 1983 TRUST
PRUTZMAN, GEORGE W 
PRUTZMAN TRUST, 

4593732
4495225
3934851
3928384

3BGG
2D

3BGG
3BGG

900,000
INTO TRUST
OUT OF TRUST

Grantor Document Date LUC Verif Terms Sales Notes
SALES/TRANSFER INFORMATION

Date NotesLast Visit/Appr/Results% CompStatusAmountDescriptionPermit #
BUILDING PERMITS

200
200
200
200

0-0
0-0
0-0

PRUTZMAN, GEORGE W 
PRUTZMAN TRUST, 

3861979
3861731

03/22/2010
03/19/2010

200
200

3BGG
3BGG

INTO TRUST
OUT OF TRUST

7
8
9

10

0-0
0-0
0-0
0-0

11/04/2015
06/18/2015
05/13/2015
01/01/2015

idiez
kdhyd
idiez
sclem

TAG FROM 6005 TO 6000 TMUWB NOW SPECIAL ASSESSMENT
CORRECTION YR BLT ON CMNA XFOB
TAG UPDATE DUE TO STMGID DISSOLVING
AERL - PICTOMETRY REVIEW

11
12

1-1
1-1

09/12/2013
08/22/2012

sclem
sclem

REXT EABE IMPROVEMENT LINE DONE 10/19/2013 BY RD, LAND LINE DONE 
REXT EABE IMPROVEMENT LINE DONE 10/02/2012 BY KH, LAND LINE DONE Page 4 of 21



NEIGHBORHOOD MAP

SUBJECT

LS-1

IS-2

IS-3
IS-1

IS-4

LS-2 LS-3
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SUBJECT
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IS-2
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IS-2
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IS-3
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IS-4

LS-2
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LS-1
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LS-3
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WCSD 
INFRASTRUCTURE 

PLAN
Building Tomorrow’s Future, Today

HOME NEW SCHOOLS SCHOOL REPAIRS SCHOOL NAMING REZONING BLOG AND NEWS

CONTACT US FAQ ENERGY EFFICIENCY

New Middle School

Middle School – South 
Reno/Arrowcreek
Written by crahn on February 1st, 2017. 

Important Update: WCSD now officially owns the land, and is moving forward 

with planning and construction! Submit your proposed name for the school 

here. Submissions open through November 27.

Actualización Importante: ¡Oficialmente el Distrito es dueño del terreno y 

estamos iniciando los planes y la construcción! Envié aquí el nombre que 

usted sugiere para la escuela. Hasta 27 de noviembre.
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Projected completion: Goal to open for the start of school in 2020!

Status: In design

Purpose: Relieve overcrowding at area middle and elementary schools, 

accommodate projected growth in the area.

Arrow Creek Hunsberger NMS03 second

Previous Post:

High School – Butler 

Ranch/Donner Springs area

Next Post:

An introduction

II
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