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ASSESSMENT REVIEW BOARD 

October 27,2010 
NOTICE OF DECISION CARE 0302-04/2010 

Altus Group 
17327 106A Avenue 
Edmonton, AB T5S 1 M7 
crystal.chase@altusgroup.com 

Strathcona County 
Assessment and Taxation 
2001 Sherwood Drive 
Sherwood Park, AB T8A 3W7 

This is a decision of the Composite Assessment Review Board from a hearing held on September 27, 
2010 regarding a complaint for: 

I Baseline village (Rona) 

Hearing#pellantlOwner I Property Description I Roll # I Assessed Value 

Before: 
Lana Wood, Presiding Officer 
Susan Paul, Board Member 
Cindy MacGowan, Board Member 

C2010-36 

Persons Appearing: Complainant 
Chris Buchanan, Altus Group 
Stephen Cook, Altus Group 

Persons Appearing: Respondent 
George Cosens, Assessment Coordinator 
Wayne Minke, Manager., Assessment &Tax 
Brian Gettel, Gettel Appraisals Ltd. (wilness) 

SRF2 BASELINE ROAD 
NORTHWEST INC 

PRELIMINARY MATTERS: 

There were no procedural or jurisdictional matters raised by the parties during the hearing. 

Lot 4, Block 201, Plan 9220581 
100 Broadwav Boulevard 

PROPERTY DESCRIPTION: 

The subject property was occupied by the retail box store, Rona Home & Garden Centre for 
2009, during which time, the tenant was in the process of vacating the premises for its new 
location on  Wye Road which opened in 2010. 

8201004005 

This property forms part of Baseline Village. The subject property is a one storey building that is 
comprised of 35,242 sq ft. The building, which was constructed in 1992, is situated on 2.92 
acres of land. The site coverage ratio is 27%. The land is zoned DCI, Direct Control District. 

4,385,000 

COMPLAINANT'S REQUESTED VALUE: $3,578,500 

Document #: Legislative Legal Sewices.4530.73678.1 



Strathcona County DECISION - CARB 0302-0412010 
ASSESSMENT REVIEW BOARD Page 2 of 4 

ISSUE: (as indicated on the complaint form) 

The Board notes that there were several statements on the appendix to the complaint form; 
however, it will only address those issues that were raised at the hearing. 

1. The assessed rental lease rates applied to the subject property are incorrect and 
inequitable, and result in an inflated potential gross income. 

LEGISLATION: 

MUNICIPAL GOVERNMENT ACT, R.S.A. 2000, Chapter M-26 

l (1)  (rr) "ma~ket i~alue" Iirecrlrs tlte a~nonrrt that a property, as defined in section 284(1)(r), etiglit be e.kpected to 
realize ifit is sold on tire open ~irarket by a ,~'illirrg seller to a willing brc)yee,;. 

285 Each ~na~~icipality ~irrrsf prepare m?nrrall)l art assessnrent for eaclz proIjerty in the mrmicipalit): e.xcept linear 
property and tlre propert)' listed in sectio~z 298. 

(2) Eaclr assess~ne~rt ~nrrst reflect 
(a) tlre characteristics andplr),sical conditioir of tlre property OII December 31 of tlre yearprior to tlre ),ear 
in r~lriclr a tax is i~irposed rrnder Part 10 ill respect of tlre propert): and 
(b) the ~~nltmtiorr and otlrer standards set orrt in tlte regrrlatio~ls for tll~rt property. 

293(1) 111 p~el)ari~rg arr assessn?ent, the assessor mrrst, in a fair and eqrritable manner; 
(a) appl)? t11e valimtion and otlrer standards set orrt ill tlte regirlations, and 
(b) follo~o t1tepmcerlrn.e~ set orrt in tlre regrrlntiorrs. 

(2) Ifthere are noprocerlrrres set orrt 61 the regrrlations forprepari~zg assess~~lerrts, tire assessor mrrst take into 
consideration assessments of si~nilarproerty iir tlre same r~rrrnicipality in x~lticlz tlre propert)' tl~at is beirrg assessed 
is located, 

467(1) An assess~itent review board may, with respect to an)) matter referred to in sectiorr 460(5), make a change to 
an assessme~tt roll or tas roll or decide tlrat no clm~rge is reqrrired, 

(2) AII assessmerrt reviebv board rnlrst dismiss n co~lrplaint tlrat 1cfas not ~irade tvitlri~r tlteproper ti~ire or that does not 
con~pl), witlr sectiorr 460(7). 

(3) AII nssess~ite~zt review board emst not alter mz), assessment tlrat is fair and eqiritable, taking irrto consideration 
(a) tlre ~~alrmfio~l and otlter standards set orrt i11 tlre regtrlations, 
(b) tire pmcedrtrrs set orrt in tlte regrrlatiorrs, n~rd 
(c) tlre assessr~rents of sirnilar propert)' or brtsi~tesses irr the same nrurticipality. 

MATTERS RELATING TO ASSESSMENT AND TAXATION REGULATION 22012004 (with amendments up to 
and including Alberta Regulation 33012009) 

2 An assessment ofproperty based or] rtmrket valrre 
(a) rrrrrst be prepared asirrg mass appraisal, 
(b) nrrrst be an estbirute of the ~alrre of tlte fee simple estate hr tlle properr): and 
(c) rirust reflect t)lpical nrarket conditions for properties similar to that property. 

3 Art)? assessr~~e~rt prepared irr accorda~lce u'itlr tlre Act mrrst be an estimate of tlre valrre of a property 011 Jirl)! 1 of 
the assessrrre~~t year: 
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4(1) The valrmtiort standard for a parcel of larid is . a)  nmrket valae, 

6(1) Il'her~ an assessor is preparing on assessrrrerrt for a parcel of latzd arrd tlre irr~l~lvver~rer~ts to it, tlte valuatiori 
starrdard for the land arid irnprovetnents is nlalllet value rrirless subsection (2)  or (3) al~plies. 

POSITION OF THE COMPLAINANT: 

The Complainant submitted that the rental rate used in the income approach to value for the 
subject property should be reduced from $1 1 .OO psf to $9.00 psf. He indicated that the rental 
rate used by Strathcona County is the only issue before the Board. 

He presented six assessment comparables from the City of Edmonton comprised of various 
Rona, Revy and Totem retail box stores. The assessed lease rates that were applied by the City 
of Edmonton ranged from $9.00 psf- $10.00 psf (for an average of $9.50 psf) for buildings that 
have an assessed net leased area of 29,072 sq ft - 130,905 sq ft (Exhibit C1 page 11). The 
Complainant submitted that these buildings have a similar tenancy, build out, interior finish and 
located along major arterials as the subject property and therefore the assessed lease rate as 
applied by Strathcona County of $1 1.00 psf is too high. 

The Complainant asked the Board to place more weight on the first three comparables that 
ranged from 29,072 sq ft- 41,452 sq ft which have an assessed lease rate of $9.00 psf as these 
comparables are more similar in size as the subject property at 35,000 sq ft. 

The Complainant referred to the actual lease rate for Rona in its new location on the Wye Road 
(Exhibit C1 page 11). It has a net rentable area of 52,668 sq ft. The lease was in place on July 
31, 2009 at $7.78 psf which is significantly less than the assessed rental rate of $11.00 psf 
applied to the subject property; however, the Complainant advised the Board to disregard it as it 
was a land lease only. 

The Complainant indicated that the rate of $9.00 psf is more indicative of market rent and 
suggested that the assessment be reduced to $3,578,500 (truncated)(Exhibit C1 page 13). 

POSITION OF THE RESPONDENT: 

The Respondent indicated that the subject property was assessed based on the income 
approach to value and a rental rate of $1 1.00 psf was applied in this instance (Exhibit R1, 
Appendix I, page 8). 

The Respondent submitted that little weight should be applied to the Complainant's assessment 
comparables because there was no market lease information provided to support the rental 
rates used by the City of Edmonton (Exhibit R1 page 5). The Respondent submitted that a 
$9.00 psf rental rate would significantly under value the subject property. The Respondent was 
in agreement with the Complainant to disregard the Rona lease on Wye Road at $7.78 psf as it 
was a land lease only (Exhibit R1 Appendix 2). 

The Respondent submitted a cost approach for the subject property which indicated a value of 
$4,684,000 in support of the subject property's 2010 assessment (Exhibit R1 Appendix 3). 
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The Respondent also submitted an appraisal for the subject property dated on September 3, 
2010 from Mr. Brian Gettel in support of the assessment for the subject property (Exhibit R1 
Appendix 4). The appraisal included 8 lease rates taken throughout the City of Edmonton, 
Spruce Grove, Leduc and Drayton Valley (Exhibit R1 Appendix 4 page 25). Mr. Gettel placed 
most weight on comparables 1, 4 & 5 .that have areas of 40,231 sq ft to 88,964 sq ft and rates 
between $1 1.00- $17.00 psf. Based on the age of the building and its location, Mr. Gettel 
suggested a $12.00 psf rental rate which is a value of $4,520,000 for the subject property. 

The Respondent requested that the 2010 assessment for the subject property of $4,385,000 be 
confirmed. 

DECISION: 

The decision of the Board is to confirm the 2010 assessment of the subject property at 
$4,385,000. 

REASONS FOR THE DECISION: 

The Board places little weight on the Complainant's assessment comparables because he failed 
to provide any market evidence to support the $9.00- $10.00 psf rental rates used by the City of 
Edmonton. The only market evidence that the Complainant provided was the lease dated July 
31, 2009 of $7.78 psf which he asked the Board to disregard as it was a land lease only. 

The Board finds the Complainant failed to provide sufficient evidence to bring the subject 
property's assessment into question. 

,2010 at Strathcona County, in the Province of Alberta 

1. Exhibit C1 Complainant Disclosure filed August 16, 2010 
2. Exhibit R1 Respondents Disclosure filed September 13,2010 

Section 470(1) of the Municipal Government Act, RSA 2000, c.M-26 provides you the right to 
appeal this decision to the Court of Queens Bench on a question of law or jurisdiction. You must 
make your appeal within 30 days after you receive this notice of decision. 

Copy to: Municipal Government Board 
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