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September 17, 2025 

 

Re; Assessors response and new evidence 

Appeal Case # CBO2025-1 

Mineral County/Cole, Peggy 

APN 001-181-13 

 

To; the Nevada State Board of Equalization 

 

Honorable Board Members 

 

Please accept the following as new evidence in the above referenced case.  

 

1. NRS 361.345; Attached in its entirety. I would ask the Petitioner to direct my attention to 

where a change in Occupancy Code is mentioned. I only see reference to a change in 

value. 

 

2. Email exchange with Mr. Jeff Mitchell wherein an opinion was provided regarding the 

appropriateness of changing an occupancy code due to age. 

 

3. 2012 re-appraisal photo of the building in question operating as a retail store.  

 

4. NRS 361.227; Attached in its entirety. Petitioners statement under the paragraph entitled 

“Clarification of the Occupancy Code:” refers to NRS 361.227(1)(a)(2) which speaks 

to determining the value of improved land and not the improvements.  
 

This statute was carefully reviewed at the CBOE and an opinion was rendered by the 

Mineral County District Attorney to which the petitioner disagreed. 

 

I defer to the opinion rendered by Deputy Director Mitchell in attachment #2, and NRS 

361.277(1)(b) as to determining taxable value of improvements. 

 

5. Business License Application dated June 25th, 2025, for S & W Warehouse, aka/ Wayne 

Brusseau and a letter from the Mineral County Business license clerk regarding the 

nature of the business now located and in operation at the subject property. 

 

Mr.Wayne Brusseau was introduced as Mrs. Coles Husband at the CBOE although he has 

not joined in executing any conveyances, executed by Peggy Cole to divest himself of 

any community interest he may have by being married to the Petitioner. 

 

Petitioner states in her appeal that “the building is no longer being used for retail 

purposes. We use the building for storage, including furniture, desks, appliances, tools, 
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vehicles and other miscellaneous items. We are not operating a retail business. We do not 

have a state or city business license, nor do we file business tax returns.” 

 

As of June 17th, 2025, this property has operated as a retail store. 

 

 

 

Assessors Comments: 

 
This case is especially concerning for me as an Assessor in that the arguments posed by 

the petitioner during the appeals process, are so far out of line with the standards and 

practices in NAC and NRS and opinions of the Department of Taxation. My main 

concern is we as Assessors rely in the interpretation and opinions of the Department of 

Taxation to execute the very important business of Nevada’s Ad Valorem tax code. 

When an employee of the department contradicts methodology, mis-interprets NRS and 

insists that the Assessor make changes to the methodology applied and disparages the 

Nevada appeal process is an outrageous overreach of her position. Her position at the 

Department of Taxation is only mention due to the fact she chose to wear her DoT 

identification lanyard to the CBOE and also identified as an employee of the department 

during the hearing. Mrs. Cole also stood and represented the DoT at the 2025 Fall 

Assessors Conference.  

 

Mrs. Cole has every right to appeal the value of her property, but no authority to insist 

my office change how we determined that value. 

 

Furthermore: Mrs. Cole states in her petition… 

 

“The precedent set by the Mineral County Board of Equalization is that the 17 County 

Assessors are not held accountable for inaccuracies in the occupation code. This leaves 

property owners with no recourse for such errors.”   

 

I am utterly offended by this comment as it comes from a place of ignorance and a lack of 

respect for the Appeal process. 

 

Lastly: 

  Petitioner Cole provided several comparable sales. All but one was recorded outside the 

period required for comparable sales used in a 2025 Direct Appeal. 

The one sale provided within that period fails to qualify as a valid/qualified sale due to it 

being a distressed sale. 

 

  Respectfully submitted 

Kevin B. Chisum, Mineral County Assessor  



COMPLETE NRS’S REFRENCED BY PETITIONER  

 

1.     NRS 361.345  Power of county board of equalization to change 
valuation of property; review of changes in valuation and estimation of 
certain property by county assessor; notice of addition to assessed 
valuation. 

      1.  Except as otherwise provided in subsection 2, the county board of equalization 
may: 

      (a) Determine the valuation of any real or personal property placed on: 

             (1) The secured tax roll which was assessed by the county assessor; or 

             (2) The unsecured tax roll which was assessed by the county assessor on or 
after May 1 and on or before December 15; and 

      (b) Change and correct any valuation found to be incorrect either by adding thereto 
or by deducting therefrom such sum as is necessary to make it conform to the taxable 
value of the property assessed, whether that valuation was fixed by the owner or the 
county assessor. The county board of equalization may not reduce the assessment of the 
county assessor unless it is established by a preponderance of the evidence that the 
valuation established by the county assessor exceeds the full cash value of the property 
or is inequitable. A change so made is effective only for the fiscal year for which the 
assessment was made. The county assessor shall each year review all such changes 
made for the previous fiscal year and maintain or remove each change as circumstances 
warrant. 

      2.  If a person complaining of the assessment of his or her property: 

      (a) Has refused or, without good cause, has neglected to give the county assessor 
the person’s list under oath, as required by NRS 361.265; or 

      (b) Has, without good cause, refused entry to the assessor for the purpose of 
conducting the physical examination required by NRS 361.260, 

 the county assessor shall make a reasonable estimate of the property and assess it 
accordingly. No reduction may be made by the county board of equalization from the 
assessment of the county assessor made pursuant to this subsection. 

https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec265
https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec260


      3.  If the county board of equalization finds it necessary to add to the assessed 
valuation of any property on the assessment roll, it shall direct the clerk to give notice 
to the person so interested by registered or certified letter, or by personal service, 
naming the day when it will act on the matter and allowing a reasonable time for the 
interested person to appear. 

      [Part 18:344:1953; A 1954, 29]—(NRS A 1969, 95; 1981, 796; 1985, 1435; 1991, 2097; 1997, 
1576; 2003, 2764; 2005, 2657; 2009, 1219) 

 

 

4.      NRS 361.227  Determination of taxable value. 

      1.  Any person determining the taxable value of real property shall appraise: 

      (a) The full cash value of: 

             (1) Vacant land by considering the uses to which it may lawfully be put, any 
legal or physical restrictions upon those uses, the character of the terrain, and the uses 
of other land in the vicinity. 

             (2) Improved land consistently with the use to which the improvements are 
being put. 

      (b) Any improvements made on the land by subtracting from the cost of 
replacement of the improvements all applicable depreciation and obsolescence. 
Depreciation of an improvement made on real property must be calculated at 1.5 percent 
of the cost of replacement for each year of adjusted actual age of the improvement, up 
to a maximum of 50 years. 

      2.  The unit of appraisal must be a single parcel unless: 

      (a) The location of the improvements causes two or more parcels to function as a 
single parcel; 

      (b) The parcel is one of a group of contiguous parcels which qualifies for valuation 
as a subdivision pursuant to the regulations of the Nevada Tax Commission; or 

      (c) In the professional judgment of the person determining the taxable value, the 
parcel is one of a group of parcels which should be valued as a collective unit. 

https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/07thSS1954/Stats1954SS0701.html#Stats1954SS0701page29
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/55th/Stats196901.html#Stats196901page95
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/61st/Stats198104.html#Stats198104page796
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/63rd/Stats198507.html#Stats198507page1435
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/66th/Stats199110.html#Stats199110page2097
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/69th/Stats199711.html#Stats199711page1576
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/69th/Stats199711.html#Stats199711page1576
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/72nd/Stats200322.html#Stats200322page2764
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/73rd/Stats200526.html#Stats200526page2657
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/75th2009/Stats200912.html#Stats200912page1219


      3.  The taxable value of a leasehold interest, possessory interest, beneficial interest 
or beneficial use for the purpose of NRS 361.157 or 361.159 must be determined in the 
same manner as the taxable value of the property would otherwise be determined if the 
lessee or user of the property was the owner of the property and it was not exempt from 
taxation, except that the taxable value so determined must be reduced by a percentage 
of the taxable value that is equal to the: 

      (a) Percentage of the property that is not actually leased by the lessee or used by 
the user during the fiscal year; and 

      (b) Percentage of time that the property is not actually leased by the lessee or used 
by the user during the fiscal year, which must be determined in accordance with NRS 
361.2275. 

      4.  The taxable value of other taxable personal property, except a mobile or 
manufactured home, must be determined by subtracting from the cost of replacement 
of the property all applicable depreciation and obsolescence. Depreciation of a billboard 
must be calculated at 1.5 percent of the cost of replacement for each year after the year 
of acquisition of the billboard, up to a maximum of 50 years. 

      5.  The computed taxable value of any property must not exceed its full cash value. 
Each person determining the taxable value of property shall reduce it if necessary to 
comply with this requirement. A person determining whether taxable value exceeds that 
full cash value or whether obsolescence is a factor in valuation may consider: 

      (a) Comparative sales, based on prices actually paid in market transactions. 

      (b) A summation of the estimated full cash value of the land and contributory value 
of the improvements. 

      (c) Capitalization of the fair economic income expectancy or fair economic rent, or 
an analysis of the discounted cash flow. 

 A county assessor is required to make the reduction prescribed in this subsection if 
the owner calls to his or her attention the facts warranting it, if the county assessor 
discovers those facts during physical reappraisal of the property or if the county assessor 
is otherwise aware of those facts. 

      6.  The Nevada Tax Commission shall, by regulation, establish: 

      (a) Standards for determining the cost of replacement of improvements of various 
kinds. 

https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec157
https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec159
https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec2275
https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec2275


      (b) Standards for determining the cost of replacement of personal property of 
various kinds. The standards must include a separate index of factors for application to 
the acquisition cost of a billboard to determine its replacement cost. 

      (c) Schedules of depreciation for personal property based on its estimated life. 

      (d) Criteria for the valuation of two or more parcels as a subdivision. 

      7.  In determining, for the purpose of computing taxable value, the cost of 
replacement of: 

      (a) Any personal property, the cost of all improvements of the personal property, 
including any additions to or renovations of the personal property, but excluding routine 
maintenance and repairs, must be added to the cost of acquisition of the personal 
property. 

      (b) An improvement made on land, a county assessor may use any final 
representations of the improvement prepared by the architect or builder of the 
improvement, including, without limitation, any final building plans, drawings, 
sketches and surveys, and any specifications included in such representations, as a basis 
for establishing any relevant measurements of size or quantity. 

      8.  The county assessor shall, upon the request of the owner, furnish within 15 days 
to the owner a copy of the most recent appraisal of the property, including, without 
limitation, copies of any sales data, materials presented on appeal to the county board 
of equalization or State Board of Equalization and other materials used to determine or 
defend the taxable value of the property. 

      9.  The provisions of this section do not apply to property which is assessed 
pursuant to NRS 361.320. 

      (Added to NRS by 1965, 1445; A 1969, 1451; 1975, 65, 1656; 1977, 1318; 1979, 79; 1981, 
788, 789; 1983, 1047, 1884, 1885; 1987, 2075; 1989, 668, 1818; 1993, 2312; 1997, 1111; 1999, 
1029; 2001, 842; 2003, 2758; 2009, 1216; 2013, 3116) 

 

 

https://www.leg.state.nv.us/Division/Legal/LawLibrary/NRS/NRS-361.html#NRS361Sec320
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/53rd/Stats196507.html#Stats196507page1445
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/55th/Stats196908.html#Stats196908page1451
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/58th/Stats197501.html#Stats197501page65
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/58th/Stats197508.html#Stats197508page1656
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/59th/Stats197706.html#Stats197706page1318
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/60th/Stats197901.html#Stats197901page79
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/61st/Stats198104.html#Stats198104page788
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/61st/Stats198104.html#Stats198104page788
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/61st/Stats198104.html#Stats198104page789
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/62nd/Stats198305.html#Stats198305page1047
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/62nd/Stats198308.html#Stats198308page1884
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/62nd/Stats198308.html#Stats198308page1885
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/64th/Stats198709.html#Stats198709page2075
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/65th/Stats198904.html#Stats198904page668
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/65th/Stats198910.html#Stats198910page1818
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/67th/Stats199311.html#Stats199311page2312
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/69th/Stats199708.html#Stats199708page1111
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/70th/Stats199907.html#Stats199907page1029
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/70th/Stats199907.html#Stats199907page1029
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/71st/Stats200106.html#Stats200106page842
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/72nd/Stats200322.html#Stats200322page2758
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/75th2009/Stats200912.html#Stats200912page1216
https://www.leg.state.nv.us/Division/Legal/LawLibrary/Statutes/77th2013/Stats201319.html#Stats201319page3116











