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   STAFF REPORT   
     
     
 
Report To:  Board of Supervisors     Meeting Date:  April 19, 2018 
 
Staff Contact:  Dave Dawley, ddawley@carson.org 
 
Agenda Title:  For Possible Action:  To determine whether an over assessment of real property exists because 
of a factual error concerning its existence, size, quantity, age, use or zoning or legal or physical restrictions as it 
relates to parcel numbers APN 007-531-45, 1365 Medical Parkway and APN 007-531-44, 1393 Medical 
Parkway for the 16/17 and 17/18 fiscal year, per NRS 361.768. (Dave Dawley, ddawley@carson.org) 
 
Staff Summary:   The Carson City Board of Equalization directed the Assessor to bring this matter before the 
Board of Supervisors (BOS) consistent with NRS 361.768 to determine whether a factual error exists causing an 
over assessment of real property.  If the BOS is satisfied that indeed a factual error exists, the BOS shall direct 
the county treasurer to correct the error and the treasurer shall make the necessary adjustments to the tax bill 
and correct the secured tax roll.   
 
Agenda Action:  Formal Action/Motion   Time Requested:  30 minutes 
 
 

Proposed Motion  
To determine whether an over assessment of real property exists because of a factual error concerning its 
existence, size, quantity, age, use or zoning or legal or physical restrictions as it relates to parcel numbers APN 
007-531-45, 1365 Medical Parkway and APN 007-531-44, 1393 Medical Parkway for the 16/17 and 17/18 
fiscal year, per NRS 361.768. 
 
Board’s Strategic Goal 
 Efficient Government 
 
Previous Action   
N/A 
 
Background/Issues & Analysis   
 
The Sheldrew family has owned two parcels of property located on the northern end of Carson City from the 
1950s until 2005 (see Exhibit A).  These two parcels are situated adjacent to one another on Medical Parkway, 
parcel numbers APN 007-531-05 now known as APN 007-531-45 at 1365 Medical Parkway and APN 007-531-
06 now APN 007-531-44 at 1993 Medical Parkway. 
 
In 2005, the ownership of the properties was transferred to JVRS Enterprises, LLC. (JVRS), which is still the 
Sheldrew family.  Since the early 1960s, these two properties were zoned and taxed as residential property until 
2016.   
 
APN: 007-531-45 (east parcel).  This parcel has no buildings erected on it.  It did, however, until the end of 
February 2018, have a portion of a septic system.  This part of a septic system served one of the houses located 
on the adjacent parcel (APN 007-531-44).  JVRS sold this east parcel in late 2017 (Exhibit B). 
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APN: 007-531-44(west parcel).  For decades two houses exist on this parcel.  The two houses have two separate 
septic systems.   A portion of one of these septic systems was located in the adjacent parcel (east parcel).   
 
On May 5, 2011, JVRS went before the Planning Commission and the BOS and sought and obtained a zoning 
change on both parcels from residential to retail commercial (RC).  This is in compliance with the Carson City 
Master Plan (Exhibit C).  Sometime in 2015, JVRS listed both parcels for sale as RC.  Additionally, JVRS erected 
“for sale” signs at the properties (Exhibit D).   
 
The Carson City Assessor did not discover the zoning change until 2015 during the Assessor’s office reappraisal 
(revalued) which it conducts every five years.  At which time, the value of the east parcel changed per NAC 
361.61048 for the 2016/2017 fiscal year from vacant residential to vacant commercial.  The change in value on 
the east parcel increased the Taxable Value from $115,200 in 2015/16 to $781,469 in 2016/17.  Because the 
Assessor considers a "zoning change" to be a "change in use", the increase in valuation fell outside of the tax cap 
per NRS 361.4722.  The 2017/18 Taxable Value increased to $793,500 but did fall under the cap.  The change in 
valuation increased the property taxes from $858.80 in 2015/16 to $9,064.20 in 2016/17 and to $9,299.15 in 
2017/18.   
 
The septic system located in the east parcel had always been, for taxation purposes, considered an 
improvement to the residential parcel with the houses (west parcel). The Assessor had no prior information 
that there was an actual septic system on the east parcel as the septic system had always been assessed as an 
improvement to the west parcel.  The Assessor's office continued to assess the parcel with the houses (west 
parcel) as residential.  However, it assessed the east parcel as vacant commercial.  The Assessor’s office reached 
out to several other county Assessor offices to see if they would have handled the assessment any differently 
and was unable to find any that would have split the septic improvement between the two parcels or would 
have placed the septic as an improvement on the east parcel due to the fact that the septic was for the benefit of 
the other improvements on the west parcel.  The Assessor's office consulted with the Nevada Department of 
Taxation (DOAS) and DOAS verbally confirmed that this would be a corrected way of assessment.  The 
Assessor’s office was unable to obtain a written opinion from DOAS.  JVRS appealed the assessment of the east 
parcel to the Carson City Board of Equalization (BOE) (Exhibit E). 
 
It is the position of JVRS that although the east parcel was zoned retail commercial, that the use had not 
changed.  At the BOE hearing on appeal, JVRS argued that a septic system is an improvement pursuant to NAC 
361.1133.  Further, JVRS argued that because the septic system is on the east parcel and serves the west parcel, 
that under NRS 361.227(2) the septic system causes two parcels to function as a single parcel, that of a 
residential parcel and thus, must be assessed as such.  The BOE, unsure as to where the septic system in 
question was actually located, ruled in favor of the Assessor and the higher assessment (see Exhibit F).  
 
JVRS appealed the BOE decision to the State Board of Equalization (State Board).  At the State Board hearing in 
August of 2017, JVRS submitted new evidence in the form of a letter from a land surveyor indicating that the 
septic system in question was indeed on the east parcel (Exhibit G - Transcript of Proceedings, p. 132 at 13-22).  
The Assessor recently confirmed this fact as the new owner of the east parcel submitted building plans with 
Carson City Health and Human Services and abandoned the septic in order to proceed with those plans. 
 
On November 17, 2017, the State Board issued its Notice of Decision in favor of the Assessor (see Exhibit H).  
The State Board concluded that the septic tank located on the east parcel “is an encroachment on the subject 
property and not an improvement such that the subject property should be taxed as residential property” (Id. at 
Conclusions of Law, #4). 
 
In 2018, JVRS submitted an appeal to the BOE arguing an over assessment of the west parcel. The appeal states 
that "NRS 361.227 requires that improved land be appraised consistent with the use to which the 
improvements are being put.  Because there is an improvement in the form of functioning septic system on the 
property, 1365 Medical Parkway is improved land.  Both parcels were always used as residential by JVRS.  Thus, 
both parcels should have continued to have been assessed as residential as they were in the past.  The over 
assessments of both parcels are tied together due to the factual error in the records of the Assessor." JVRS 
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requested that the BOE "direct the Assessor to report the factual errors to the Carson City Board of Supervisors 
and the resulting over assessments and seek an order directing the county Treasurer to make the necessary 
adjustments to JVRS tax bills and correct the secured tax roll, allowing a refund or credit against taxes due or 
paid which may be paid over a period no longer than three years" (Exhibit I).     
 
At the February 27, 2018, the Assessor's office presented adjustments to the BOE for its approval which the BOE 
did as illustrated in its Decision.  Additionally, the BOE directed the Assessor's office bring the reported factual 
error (how the Assessor assessed the septic system and treated the use of the properties in question) to the BOS 
to determine whether an overassessment of real property exists because of a factual error concerning its 
existence, size, quantity, age, use or zoning or legal or physical restrictions as it relates to parcel numbers APN 
007-531-44, 1365 Medical Parkway and APN 007-531-45, 1393 Medical Parkway for the 2016/17 and 2017/18 
fiscal years, per NRS 361.768 (Exhibit J).       
 
Applicable Statute, Code, Policy, Rule or Regulation   
NRS 361.768 
 
Financial Information 
Is there a fiscal impact?     Yes       No 

If yes, account name/number:        

Is it currently budgeted?     Yes       No 

Explanation of Fiscal Impact:  If the BOS feels an error was made the 2016/17 Fiscal Year Real Property taxes 

would decrease from $9,063.14 to $854.71 (decrease of $8,208.43).  The 2017/18 Fiscal Year Real Property 

taxes would decrease from $9,298.80 to $876.95 (decrease of $8,421.85), please note that these amounts DO 

NOT include Eagle Valley Water District Special Assessments (Exhibit L).   

Alternatives   
Approve, Modify or Deny. 
 
 

 

 

 

Board Action Taken: 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
___________________________ 
     (Vote Recorded By) 
 

 

 


















































































































































































































