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PROPOSED REGULATION OF THE 

STATE BOARD OF EQUALIZATION 

LCB File No. R153-09 

January 14, 2010 

EXPLANATION – Matter in italics is new; matter in brackets [omitted material] is material to be omitted. 

 

AUTHORITY: §§1-22, NRS 361.375 and 361.395. 
 

A REGULATION relating to taxation; establishing procedures for the equalization of property 
valuations by the State Board of Equalization; and providing other matters properly 
relating thereto. 

 

 Section 1.  Chapter 361 of NAC is hereby amended by adding thereto the provisions set 

forth as sections 2 to 21, inclusive, of this regulation. 

 Sec. 2.  As used in sections 2 to 21, inclusive, of this regulation, unless the context 

otherwise requires, the words and terms defined in sections 3 to 8, inclusive, of this regulation 

have the meanings ascribed to them in those sections. 

 Sec. 3.  “County board” means a county board of equalization. 

 Sec. 4.  “Equalize property valuations” means to ensure that the property in this State is 

assessed uniformly in accordance with the methods of appraisal and at the level of assessment 

required by law. 

 Sec. 5.  “Interested person” means an owner of any relevant property, as indicated in the 

records of the county assessor of the county in which the property is located or, if the 

Commission establishes the valuation of the property, as indicated in the records of the 

Department. 
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 Sec. 6.  “Ratio study” means an evaluation of the quality and level of assessment of a 

class or group of properties in a county which compares the assessed valuation established by 

the county assessor for a sampling of those properties to: 

 1.  An estimate of the taxable value of the property by the Department or an independent 

appraiser; or 

 2.  The sales price of the property, 

 as appropriate. 

 Sec. 7.  “Secretary” means the Secretary of the State Board. 

 Sec. 8.  “State Board” means the State Board of Equalization. 

 Sec. 9.  The provisions of sections 2 to 21, inclusive, of this regulation govern the practice 

and procedure for proceedings before the State Board to carry out the provisions of NRS 

361.395. 

 Sec. 10.  The State Board hereby adopts by reference the Standard on Ratio Studies, July 

2007 edition, published by the International Association of Assessing Officers. The Standard 

on Ratio Studies may be obtained from the International Association of Assessing Officers, 

314 West 10th Street, Kansas City, MO 64105-1616, or on the Internet at 

http://www.iaoo.org/store, for the price of $10. A free copy of the Standard on Ratio Studies, 

July 2007 edition, may be obtained on the Internet at 

http://www.iaao.org/uploads/RatioStd07.pdf. 

 Sec. 11.  1.  During each annual session of the State Board, the State Board will hold 

one or more hearings to: 

 (a) Review the tax roll of each county, as corrected by the county board; 
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 (b) Determine whether the property in this State has been assessed uniformly in 

accordance with the methods of appraisal and at the level of assessment required by law; 

 (c) Determine whether the taxable values specified in the tax roll of any county must be 

increased or decreased to equalize property valuations in this State; and 

 (d) Take such additional actions as it deems necessary to carry out the provisions of NRS 

361.395. 

 2.  Subject to the time limitations specified in NRS 361.380, the State Board may adjourn 

its annual session from time to time until it has completed its duties pursuant to NRS 361.395 

for the applicable fiscal year. 

 Sec. 12.  In determining whether the property in this State has been assessed uniformly in 

accordance with the methods of appraisal and at the level of assessment required by law, the 

State Board will consider: 

 1.  The tax roll of each county, as corrected by the county board and filed with the 

Secretary pursuant to NRS 361.390; 

 2.  The central assessment roll prepared pursuant to NRS 361.3205; 

 3.  The results of any relevant ratio study conducted by the Department pursuant to NRS 

361.333; 

 4.  The results of any relevant audit of the work practices of a county assessor performed 

by the Department pursuant to NRS 361.333 to determine whether a county has adequate 

procedures to ensure that all property subject to taxation is being assessed in a correct and 

timely manner; 

 5.  Any relevant evidence submitted to a county board or the State Board pursuant to NRS 

361.355; 
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 6.  Any information provided to the State Board pursuant to sections 13, 14 and 15 of this 

regulation; and 

 7.  Any other information the State Board deems relevant. 

 Sec. 13.  1.  In addition to the information contained in the tax roll filed with the 

Secretary pursuant to NRS 361.390, a county assessor shall, upon the request of the State 

Board, provide any information the State Board deems necessary to carry out the provisions of 

NRS 361.395, including, without limitation: 

 (a) The assessor’s parcel number for any parcel of property. 

 (b) The taxable value and assessed value determined for any land, improvements or 

personal property before and after any adjustments to those values by the county board. 

 (c) The value per unit determined for any land or personal property before and after any 

adjustments to that value by the county board. 

 (d) Land use codes for the county. 

 (e) Market areas in the county. 

 (f) The year in which any improvements were built. 

 (g) The classification of quality for any improvements. 

 (h) The size of any improvements. 

 (i) The size of any lot. 

 (j) The zoning of any property. 

 (k) The date of the most recent sale of any property and the sales price of the property. 

 (l) Summary statistics concerning taxable values and assessed values for tax districts, 

market areas, neighborhoods and land use codes, including, without limitation, the applicable 

medians and modes. 
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 2.  If the State Board desires a county assessor to provide any information pursuant to this 

section, the State Board will require the Department to send to the county assessor by regular 

mail a notice of the request which describes the information requested and the format and type 

of media in which the information is requested. The county assessor shall submit the 

information to the State Board in the format and type of media requested within 10 business 

days after the date of the postmark on the notice of the request. 

 Sec. 14.  1.  Upon the request of the State Board, the Department or county assessor 

shall perform and submit to the State Board any ratio study or other statistical analysis that 

the State Board deems appropriate to assist it in determining the quality and level of 

assessment of any class or group of properties in a county. 

 2.  Each ratio study or other statistical analysis requested by the State Board pursuant to 

this section must: 

 (a) Be performed in accordance with the provisions of the Standard on Ratio Studies 

adopted by reference in section 10 of this regulation, except any specific provision of the 

Standard on Ratio Studies that conflicts or is inconsistent with the laws of this State or any 

regulations adopted by the State Board or the Commission. 

 (b) Identify the class or group of properties that is the subject of the ratio study or 

statistical analysis, which may be divided into two or more categories according to 

neighborhood, age, type of construction or any other appropriate criterion or set of criteria. 

 (c) Include an adequate sampling of each category of property into which the class or 

group of properties that is the subject of the ratio study or statistical analysis is divided, and 

such statistical criteria as may be required, to indicate an accurate ratio of assessed value to 

taxable value and an accurate measure of equality in assessment. 
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 3.  The State Board will determine the appropriate time frame from which sales of 

property may be considered in any ratio study or statistical analysis requested pursuant to this 

section. If the State Board determines that the appropriate time frame is any period other than 

the 36 months immediately preceding July 1 of the year before the applicable lien date, the 

State Board will provide the reasons for that determination to the Department or county 

assessor. 

 4.  The State Board will evaluate each ratio study and statistical analysis performed 

pursuant to this section to determine whether the ratio study or statistical analysis reliably 

indicates the quality and level of assessment for the applicable class or group of properties. In 

making that determination, the State Board will consider: 

 (a) Whether the Department or county assessor used a sufficient number of sales or 

appraisals in performing the ratio study or statistical analysis; 

 (b) Whether the samples of property selected by the Department or county assessor 

adequately represent the total makeup of the applicable class or group of properties; 

 (c) Whether the Department or county assessor correctly adjusted the samples of property 

for market conditions; 

 (d) Whether any variations among sales or appraisal ratios affect the reliability of the ratio 

study or statistical analysis; and 

 (e) Any other matters the State Board deems relevant. 

 Sec. 15.  Before making any determination concerning whether the property in a county 

has been assessed uniformly in accordance with the methods of appraisal required by law, the 

State Board will require the Department to: 
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 1.  Conduct a systematic investigation and evaluation of the procedures and operations of 

the county assessor; and 

 2.  Report to the State Board its findings concerning whether the county assessor has 

appraised the property in the county in accordance with the methods of valuation prescribed 

by statute and the regulations of the Commission. 

 Sec. 16.  1.  If the State Board, after considering the information described in section 12 

of this regulation, makes a preliminary finding that any class or group of properties in this 

State was not assessed uniformly in accordance with the methods of appraisal and at the level 

of assessment required by law, the State Board will: 

 (a) Schedule a hearing concerning that preliminary finding on a date which is not less 

than 10 business days after the notice of the hearing is mailed pursuant to paragraph (b). 

 (b) Require the Department to send by registered or certified mail a notice of the hearing to 

the county clerk, county assessor, district attorney and chair of the county board of each 

county in which any of the property is located. A legal representative of the county may waive 

the receipt of such notice. 

 (c) Require the Secretary to provide a copy of the notice of the hearing to the Commission. 

 2.  The notice of the hearing must state: 

 (a) The date, time and location of the hearing; 

 (b) The information on which the State Board relied to make its preliminary finding that 

the class or group of properties was not assessed uniformly in accordance with the methods of 

appraisal and at the level of assessment required by law; and 

 (c) The proposed order of the State Board. 
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 3.  The Department shall include with each notice provided pursuant to paragraph (b) of 

subsection 1, and upon the request of any interested person, provide to that person, a copy of 

any analysis or other information considered by the State Board in making its preliminary 

finding that the class or group of properties was not assessed uniformly in accordance with the 

methods of appraisal and at the level of assessment required by law. 

 Sec. 17.  1.  Upon the completion of a hearing scheduled pursuant to section 16 of this 

regulation, the State Board will issue: 

 (a) An order stating that the State Board will take no action on the matter and specifying 

the reasons that no action will be taken; 

 (b) An order referring the matter to the Commission for the Commission to take such 

action within its jurisdiction as the Commission deems to be appropriate; 

 (c) An order requiring the reappraisal by the county assessor of a class or group of 

properties in a county; or 

 (d) Except as otherwise provided in this paragraph, if a ratio study or other statistical 

analysis performed pursuant to NRS 361.333 or section 14 of this regulation indicates with a 

confidence level of at least 95 percent that the median assessment ratio for any class or group 

of properties is less than 32 percent or more than 36 percent, an order increasing or 

decreasing the assessed valuation of that class or group of properties by such a factor as the 

State Board deems to be appropriate to cause the median assessment ratio to be not less than 

32 percent and not more than 36 percent. The State Board will not issue such an order if the 

application of the factor would cause the coefficient of dispersion calculated for the class or 

group of properties to fail to meet the recommendations set forth in the Standard on Ratio 

Studies adopted by reference in section 10 of this regulation. 
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 2.  If the State Board orders the reappraisal of a class or group of properties pursuant to 

this section, the State Board will: 

 (a) Schedule an additional hearing to determine whether to issue an order: 

  (1) Stating that the State Board will take no further action on the matter and specifying 

the reasons that no further action will be taken; 

  (2) Referring the matter to the Commission for the Commission to take such action 

within its jurisdiction as the Commission deems to be appropriate; or 

  (3) Increasing or decreasing the taxable valuation of the class or group of properties in 

accordance with the reappraisal or in such other manner as the State Board deems 

appropriate to equalize property valuations. 

 (b) Require the Department to send by registered or certified mail, not less than 10 

business days before the date of the additional hearing, notice of the date, time and location of 

the hearing to the county clerk, county assessor, district attorney and chair of the county 

board of the county in which the property is located. A legal representative of the county may 

waive the receipt of such notice. 

 (c) Require the Secretary to notify the Commission of the date, time and location of the 

hearing. 

 3.  Each order issued pursuant to this section must include a statement of any pertinent 

findings of fact made by the State Board. If the State Board issues an order pursuant to this 

section: 

 (a) Requiring the reappraisal of a class or group of properties, the order must specify: 

  (1) The class or group of properties affected; 

  (2) The purpose and objectives of the reappraisal; and 
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  (3) The procedures required for the reappraisal, including the particular methods of 

appraisal prescribed by the regulations of the Commission. 

 (b) Increasing or decreasing the valuation of any class or group of properties, the order 

must specify: 

  (1) The class or group of properties affected; and 

  (2) The amount of or the formula to be used to calculate the amount of that increase or 

decrease. 

 4.  Upon the issuance of any order pursuant to this section: 

 (a) The Department shall send a copy of the order: 

  (1) By certified mail to the county assessor of each affected county; and 

  (2) By regular mail to the county clerk and chair of the county board of each affected 

county; and 

 (b) The Secretary shall provide: 

  (1) A copy of the order to the Commission; and 

  (2) Any certification and notice required to carry out the provisions of NRS 361.405. 

 5.  As used in this section, “assessment ratio” means the ratio of assessed value to taxable 

value. 

 Sec. 18.  1.  The State Board will require the Department to place on the Internet website 

maintained by the Department, not less than 10 business days before the date of each hearing 

scheduled pursuant to section 16 or 17 of this regulation, a copy of the notice of the hearing 

and of the agenda for the meeting at which the State Board will conduct the hearing. 

 2.  If the State Board proposes to issue an order increasing the valuation of any class or 

group of properties at any hearing scheduled pursuant to section 16 or 17 of this regulation, 
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the State Board will require the Department to provide to each interested person the notice of 

the hearing required by subsection 2 of NRS 361.395. If the notice is not provided to an 

interested person by personal service and the mailing address of that person is not available, 

the Department must send the notice of the hearing by registered or certified mail to the 

address of the relevant property or, if the interested person has designated a resident agent 

pursuant to chapter 77 of NRS, the address of that resident agent as it appears in the records 

of the Secretary of State. For the purposes of subsection 2 of NRS 361.395, the State Board 

construes the term “interested person” to have the meaning ascribed to it in section 5 of this 

regulation. 

 Sec. 19.  1.  The following persons shall appear at each hearing scheduled pursuant to 

section 16 or 17 of this regulation: 

 (a) The county assessor of each county in which any of property that is the subject of the 

hearing is located or a representative of the county assessor. 

 (b) A representative of the board of county commissioners of each county in which any of 

the property that is the subject of the hearing is located. 

 (c) A representative of the county board of each county in which any of the property that is 

the subject of the hearing is located. 

 2.  At each hearing scheduled pursuant to section 16 or 17 of this regulation: 

 (a) The State Board will receive testimony under oath from interested persons. 

 (b) The county assessor or his or her representative, the representative of the board of 

county commissioners and the representative of the county board may: 

  (1) Provide additional information and analysis in support of or in opposition to any 

proposed order of the State Board; and 
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  (2) Show cause why the State Board should not increase or decrease the valuation, or 

require a reappraisal, of the pertinent class or group of properties in the county. 

 3.  A hearing scheduled pursuant to section 16 or 17 of this regulation may be held by 

means of a video teleconference between two or more locations if the video technology used at 

the hearing provides the persons present at each location with the ability to hear and 

communicate with the persons present at each other location. 

 4.  The presiding member of the State Board may exclude any disruptive person from the 

hearing room. 

 Sec. 20.  If the State Board orders any increase or decrease in the valuation of any 

property in a county pursuant to section 17 of this regulation: 

 1.  The county assessor of the county shall, on or before June 30 immediately following 

the issuance of the order or such a later date as the State Board may require, file with the 

Department the assessment roll for the county, as adjusted to carry out that order; and 

 2.  The Department shall, on or before August 1 immediately following the issuance of the 

order or such a later date as the State Board may require: 

 (a) Audit the records of the county assessor of the county to the extent necessary to 

determine whether that order has been carried out; and 

 (b) Report to the State Board its findings concerning whether the county assessor has 

carried out that order. 

 Sec. 21.  The State Board may reconsider any order issued pursuant to section 17 of this 

regulation in the manner provided in NAC 361.7475, except that: 

 1.  A petition for reconsideration must be filed with the Secretary within 5 business days 

after the date on which the order was mailed to the petitioner; and 
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 2.  If the State Board takes no action on the petition within 10 business days after the date 

the petition was filed with the Secretary, the petition shall be deemed to be denied. 

 Sec. 22.  NAC 361.682 is hereby amended to read as follows: 

 361.682  1.  The provisions of NAC 361.682 to 361.753, inclusive: 

 (a) Govern the practice and procedure in contested cases before the State Board. 

 (b) Except where inconsistent with the provisions of sections 2 to 21, inclusive, of this 

regulation, apply to proceedings before the State Board to carry out the provisions of NRS 

361.395. 

 (c) Will be liberally construed to secure the just, speedy and economical determination of all 

issues presented to the State Board. 

 2.  In special cases, where good cause appears, not contrary to statute, deviation from these 

rules, if stipulated to by all parties of record, will be permitted. 


