Henderson Property Tax Assessment Appeals
Process Guide

Complete Guide to Challenging Clark County Property Assessments

Executive Summary

Henderson property owners have the legal right to appeal property tax assessments they
believe are inaccurate or excessive. This comprehensive guide provides detailed procedures,
evidence requirements, and strategic approaches for successfully appealing property
assessments through the Clark County Board of Equalization system.

Understanding Property Assessment Appeals

Legal Basis for Assessment Appeals

Nevada Property Tax Appeal Rights:

Constitutional Right: Nevada Constitution guarantees right to fair and equal property
assessment

¢ NRS Authority: Nevada Revised Statutes provide detailed appeal procedures and
requirements

e DueProcess: Property owners entitled to due process in assessment determination
e Equal Protection: Assessments must be fair and equal compared to similar properties

¢ Professional Standards: Assessors must follow professional appraisal standards and
methods

e Burden of Proof: Property owner bears burden of proving assessment is incorrect
Grounds for Valid Appeals:
e Over-Assessment: Property assessed above fair market value as of July 1st assessment
date

¢ Unequal Assessment: Property assessed higher than comparable properties in similar
condition

e Factual Errors: Incorrect property characteristics, square footage, or condition assessment
e Market Conditions: Assessment doesn't reflect local market conditions and trends
¢ Income Approach Errors: For income properties, incorrect income or expense assumptions

e Condition Issues: Assessment doesn't account for significant condition or functional
problems



Clark County Board of Equalization Structure

Appeal Authority and Jurisdiction:

Board Composition: Three-member board appointed by Clark County Commission

Professional Qualifications: Members have real estate, appraisal, or related professional
backgrounds

Legal Authority: Full authority to adjust assessments based on evidence presented
Independent Review: Board operates independently from County Assessor's office

Professional Standards: Decisions based on professional appraisal standards and market
evidence

Final County Authority: Board represents final county-level appeal before State Board

Henderson Assessment Appeal Timeline and Deadlines

Critical Appeal Deadlines

Mandatory Timeline Compliance:

Assessment Notice Distribution:

December 18th Annual Deadline: Clark County must mail assessment notices by this date

30-Day Mailing Window: Notices typically mailed between mid-November and December
18th

Address Verification: Notices mailed to property owner's address of record with County
Multiple Owners: Each owner receives separate notice for jointly owned properties
Business Properties: Commercial properties receive detailed assessment breakdowns

New Construction: Recently completed properties receive first-time assessments

Appeal Filing Deadline:

January 15th Absolute Deadline: Appeals must be filed by January 15th with no exceptions

Business Day Extension: If January 15th falls on weekend/holiday, deadline extends to next
business day

Postmark Rule: Mailed appeals must be postmarked by January 15th deadline
Hand Delivery: Appeals hand-delivered must be received by 5:00 PM on January 15th
Electronic Filing: Email appeals must be received by 11:59 PM on January 15th

No Extensions: Board has no authority to grant deadline extensions for any reason



Appeal Process Timeline

Post-Filing Timeline and Procedures:
Initial Processing (January-February):

¢ Receipt Confirmation: Board acknowledges receipt of appeal within 5-10 business days
e Case Assignment: Each appeal assigned unique case number and board member

o Assessor Notification: County Assessor notified of appeal and required to respond

e Evidence Collection: Property owner continues gathering supporting evidence

¢ Preliminary Review: Board staff conducts preliminary review of appeal and evidence

¢ Scheduling Preparation: Board schedules hearings based on appeal volume and
complexity

Hearing Scheduling (February-April):

e Hearing Notice: Property owners receive hearing notice 10-14 days before scheduled date

o Date Assignment: Hearings typically scheduled 30-60 days after appeal filing
¢ Time Allocation: Most hearings allocated 15-30 minutes depending on complexity

e Continuance Requests: Continuances granted only for extraordinary circumstances

e Evidence Deadlines: Additional evidence typically accepted up to 48 hours before hearing

¢ Representation Coordination: Attorneys or representatives must confirm attendance

Evidence Requirements for Successful Appeals

Comparable Sales Analysis

Primary Evidence for Market Value Appeals:
Comparable Property Selection Criteria:

e Geographic Proximity: Properties within same neighborhood or similar area

o Sale Date: Recent sales within 6-12 months of July 1st assessment date

¢ Property Similarity: Similar size, age, condition, and property characteristics

¢ Market Conditions: Sales reflecting similar market conditions and trends

e Arms-Length Transactions: Exclude family sales, foreclosures, and distressed sales
¢ Documentation Quality: Complete sales information including terms and conditions

Recommended Comparable Sales Package:

¢ Minimum 3-6 Comparables: Provide multiple comparable sales for statistical validity

¢ Property Details: Complete property information including square footage, lot size, age,
condition



e Sales Information: Sale date, sale price, financing terms, and market conditions
¢ Adjustment Analysis: Adjust sales prices for differences between properties
o Market Trends: Demonstrate market trends affecting property values

¢ Professional Analysis: Consider professional appraisal or real estate agent comparative
market analysis

Comparable Sales Documentation:

e MLS Printouts: Multiple Listing Service data showing property details and sale information
e Public Records: County recorder sales information and property transfer documents
e Photographs: Photos of comparable properties showing condition and characteristics

¢ Property Condition Reports: Inspection reports or condition assessments of comparable
properties

e Market Data: Local market reports and trend analysis supporting value conclusions

e Professional Opinions: Real estate professional opinions on market value and trends

Professional Appraisal Reports

Expert Valuation Evidence:
Licensed Appraiser Requirements:

e Nevada License: Appraiser must hold current Nevada real estate appraiser license

e USPAP Compliance: Appraisal must comply with Uniform Standards of Professional
Appraisal Practice

e Competency Requirements: Appraiser must be competent in local Henderson market
¢ Independence: Appraiser must be independent with no conflict of interest

e Recent Appraisal: Appraisal should be dated as close to July 1st assessment date as
possible

e Appropriate Purpose: Appraisal performed specifically for property tax assessment
purposes

Appraisal Report Contents:
¢ Property Description: Detailed property description including all improvements and
characteristics
o Market Analysis: Analysis of local Henderson market conditions and trends
¢ Valuation Approaches: Sales comparison, cost, and income approaches as applicable

e Comparable Sales Analysis: Detailed analysis of comparable sales with appropriate
adjustments

¢ Value Conclusion: Professional opinion of market value as of assessment date

e Certification: Appraiser certification of independence, competency, and USPAP compliance



Property Condition Documentation

Physical Condition and Functional Issues:
Condition Documentation Requirements:

¢ Professional Photography: High-quality photographs documenting all condition issues
¢ Detailed Descriptions: Written descriptions of all defects, damage, and needed repairs
¢ Repair Estimates: Professional repair estimates from licensed contractors

¢ Age and Condition Reports: Documentation of building age and overall condition
assessment

¢ Functional Obsolescence: Documentation of outdated systems, layouts, or features

o External Influences: Documentation of negative external influences affecting property
value

Professional Inspection Reports:

e Home Inspection Reports: Professional home inspection documenting all condition issues

e Specialty Inspections: Structural, electrical, plumbing, or HVAC specialty inspection reports
¢ Environmental Reports: Mold, asbestos, or other environmental issue documentation

¢ PestInspection Reports: Termite or pest damage inspection and damage assessment

e Engineering Reports: Structural engineering reports for significant structural issues

e Cost-to-Cure Analysis: Professional analysis of costs required to address condition issues

Appeal Hearing Preparation and Strategy

Hearing Preparation Checklist

Comprehensive Hearing Preparation:
Evidence Organization:

e Binder Preparation: Organize all evidence in clearly tabbed binder with table of contents

e Executive Summary: Prepare one-page executive summary of appeal grounds and
requested value

e Comparable Sales Summary: Create summary table of all comparable sales with key data
¢ Photographic Evidence: Organize photographs with clear captions and explanations

¢ Professional Reports: Include complete professional reports with highlighted relevant
sections

e Supporting Documentation: Include all supporting documentation with clear organization

Presentation Preparation:

e Opening Statement: Prepare clear, concise opening statement explaining appeal grounds



Evidence Presentation: Plan logical order for presenting evidence and supporting
arguments

Visual Aids: Prepare maps, charts, or visual aids to enhance evidence presentation

Question Anticipation: Anticipate likely questions from board members and prepare
responses

Time Management: Practice presentation to fit within allocated hearing time

Professional Demeanor: Prepare for professional, factual presentation avoiding emotional
arguments

Hearing Presentation Strategy

Effective Appeal Presentation:

Opening Statement Elements:

Property Identification: Clearly identify property and current assessment being appealed
Appeal Grounds: Concisely state primary grounds for appeal and supporting evidence
Requested Relief: State specific assessed value or percentage reduction being requested
Evidence Overview: Briefly overview evidence that will be presented during hearing
Professional Basis: Establish professional or factual basis for appeal rather than personal
opinion

Market Context: Place appeal in context of local Henderson market conditions

Evidence Presentation Order:

Market Value Evidence: Present strongest market value evidence first (comparable
sales/appraisal)

Property Condition: Document any condition issues affecting value
Assessment Errors: Identify any factual errors in assessment records
Market Trends: Present market trend data supporting value conclusion
Professional Opinions: Include professional real estate or appraisal opinions

Summary and Request: Conclude with clear summary and specific requested assessment

Effective Communication Techniques:

Factual Focus: Maintain focus on facts, evidence, and professional standards
Objective Language: Use objective, professional language avoiding emotional appeals

Clear Documentation: Reference specific documents and evidence throughout
presentation

Board Engagement: Address board members directly and respond clearly to questions
Time Efficiency: Respect time limits and focus on most compelling evidence

Professional Courtesy: Maintain professional courtesy toward assessor and board
members



Common Appeal Strategies and Approaches

Market Value Dispute Strategies

Challenging Assessed Market Value:

Comparable Sales Approach:

Sales Selection: Select most similar and recent comparable sales available

Adjustment Analysis: Make appropriate adjustments for differences between properties
Market Trends: Document market trends supporting lower values

Geographic Analysis: Demonstrate value differences by location within Henderson
Property Condition: Emphasize condition differences affecting value

Market Weakness: Document any market weakness or declining values

Professional Appraisal Strategy:

Licensed Appraiser: Hire Nevada licensed appraiser familiar with Henderson market
Multiple Approaches: Ensure appraisal uses multiple valuation approaches
Assessment Date: Ensure appraisal reflects value as of July 1st assessment date
Local Expertise: Select appraiser with extensive Henderson market knowledge
Detailed Report: Obtain comprehensive appraisal report with full documentation

Credible Analysis: Ensure appraisal provides credible, well-supported value conclusion

Property Condition Appeal Strategies

Condition-Based Value Reductions:

Physical Condition Issues:

Professional Documentation: Obtain professional inspection reports documenting all
issues

Repair Cost Analysis: Provide detailed repair cost estimates from licensed contractors
Before/After Analysis: Show property condition changes since previous assessment

Functional Obsolescence: Document outdated systems, layouts, or features reducing
value

External Influences: Document negative external factors affecting property desirability

Market Impact: Demonstrate how condition issues affect marketability and value

Income Property Strategies:

Income Analysis: Provide detailed income and expense analysis for rental properties

Vacancy Factors: Document actual vacancy rates and market rental rates



Operating Expenses: Provide complete operating expense documentation
Market Rent Analysis: Compare actual rents to market rent for similar properties
Capitalization Rate Analysis: Provide market capitalization rate analysis

Cash Flow Impact: Demonstrate how condition issues affect property cash flow

Board of Equalization Hearing Process

Hearing Procedure and Format

Formal Hearing Procedures:

Hearing Commencement:

Board Introduction: Board members introduce themselves and their qualifications
Case Overview: Board clerk reads case information and assessment being appealed
Procedural Explanation: Board explains hearing procedures and time limitations
Oath Administration: All participants sworn in before providing testimony

Record Creation: All testimony and evidence becomes part of official record

Public Meeting: Hearings are public meetings subject to open meeting law requirements

Presentation Order:

Petitioner Presentation: Property owner presents appeal case and supporting evidence
(15-20 minutes)

Assessor Response: County assessor presents defense of current assessment (10-15
minutes)

Petitioner Rebuttal: Property owner responds to assessor's presentation (5-10 minutes)
Assessor Sur-rebuttal: Assessor final response to petitioner's rebuttal (5 minutes)
Board Questions: Board members question both parties as needed

Final Statements: Brief final statements from both parties if requested by board

Board Decision Process

Assessment Decision and Appeals:

Board Deliberation:

Evidence Review: Board reviews all evidence presented during hearing
Professional Standards: Board applies professional appraisal standards to evidence
Market Analysis: Board considers market evidence and trends

Assessment Methods: Board evaluates assessor's methods and conclusions

Value Determination: Board determines fair market value based on all evidence



e Majority Decision: Board decisions made by majority vote of three members
Possible Board Actions:
e Assessment Confirmation: Board confirms current assessment as accurate and
supportable
e Assessment Reduction: Board reduces assessment to reflect fair market value
¢ Assessment Increase: Board increases assessment if evidence supports higher value
o Partial Relief: Board provides partial reduction addressing specific issues raised
¢ Remand to Assessor: Board remands case to assessor for additional analysis or correction

e Continuance: Board continues case for additional evidence or information

Post-Hearing Process and Appeals

Decision Implementation and Further Appeals:
Board Decision Communication:

e Written Decision: Board issues written decision within 30 days of hearing

e Reasoning: Decision includes board's reasoning and supporting evidence analysis
e New Assessment: If changed, new assessed value becomes official assessment

e Tax Calculation: New assessment used for current and future tax calculations

e Assessor Notification: County assessor notified of decision and required to implement
changes

¢ Property Owner Notification: Property owner receives official decision notice
State Board of Equalization Appeals:
e Further Appeal Right: Property owners may appeal Board decisions to State Board of
Equalization
¢ Appeal Deadline: State appeals must be filed within 30 days of County Board decision
¢ Limited Grounds: State Board appeal limited to legal and procedural issues
¢ Final Administrative Appeal: State Board represents final administrative appeal level

e District Court: Judicial review available in Nevada District Court after administrative
appeals

¢ Professional Representation: State and judicial appeals typically require attorney
representation



Professional Representation for Appeals

When to Hire Professional Representation

Complex Appeal Situations:
Attorney Representation Recommended For:

¢ High-Value Properties: Properties with significant tax liability justifying professional fees
e Complex Legallssues: Appeals involving legal interpretation or procedural complexities
e Commercial Properties: Business properties requiring specialized valuation expertise

e Multiple Properties: Property owners appealing multiple properties simultaneously

¢ Precedent Cases: Cases that may set important precedents for future assessments

o State Board Appeals: Appeals beyond County Board level requiring specialized expertise

Appraisal Professional Services:

e Licensed Appraisers: Professional property valuation for appeal evidence

e Market Analysis: Detailed market analysis and comparable sales research

¢ Income Property Analysis: Specialized analysis for income-producing properties

e Expert Testimony: Professional testimony during board hearings

¢ Report Preparation: Comprehensive appraisal reports meeting professional standards

e Consultation Services: Professional consultation on appeal strategy and evidence

Cost-Benefit Analysis of Professional Services

Professional Service Investment:
Professional Service Costs:

e Attorney Hourly Rates: $200-500+ per hour for property tax attorneys

e Attorney Flat Fees: $1,500-5,000+ for complete appeal representation

e Appraisal Costs: $400-1,500+ for residential properties, more for commercial
e Consultant Fees: $100-300+ per hour for property tax consultants

o Expert Witness Fees: Additional costs for expert testimony during hearings

e Success Fee Arrangements: Some professionals offer contingency or success fee
arrangements

Value Justification Analysis:

¢ Annual Tax Savings: Calculate potential annual tax savings from successful appeal
e Multi-Year Benefits: Appeal success benefits continue for multiple years
¢ Professional Success Rates: Experienced professionals have higher success rates

e Time Savings: Professional representation saves significant property owner time



¢ Risk Reduction: Professional representation reduces risk of appeal mistakes
e Market Knowledge: Professionals bring specialized market knowledge and expertise

DIY vs. Professional Decision Factors:

e Property Value: Higher-value properties justify professional representation costs

o Appeal Complexity: Complex cases require professional expertise and experience

¢ Available Time: Limited time availability favors professional representation

o Expertise Requirements: Appeals requiring specialized knowledge need professional help
e Success Probability: Professional representation significantly increases success probability

e Long-term Benefits: Professional success provides multi-year tax savings benefits

Contact RECN Henderson Property Tax Appeal Specialists: (702) 213-5555 /
info@recngroup.com [ https://recngroup.com
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