CLARK COUNTY BOARD OF EQUALIZATION www.clark.wa.gov
PO Box 5000 / Vancouver, WA 98666-5000 / 564.397.2337 / BOE@clark.wa.gov

ORDER OF THE CLARK COUNTY BOARD OF EQUALIZATION
PROPERTY OWNER: LOOKOUT RIDGE TOWNHOMES SPE LLC

Tax Advisors

C/O Gregory A. Damico

203 SE Park Plaza Drive, Suite 230

Vancouver, WA 98684

ACCOUNT NUMBER: (SEE ATTACHED)

PROPERTY LOCATION: (SEE ATTACHED)

PETITION: 507-567
ASSESSMENT YEAR: Valued January 1, 2021 TAXES PAYABLE IN: 2022

The Board of Equalization for Clark County Washington was duly convened on
September 24, 2021 and hereby orders the property listed above be placed on the
Assessment Roll for Clark County Washington as follows:

BOARD OF EQUALIZATION
ASSESSED VALUE (BOE) VALUE

Land $  (SEE ATTACHED) $  (SEE ATTACHED)
Improvements $  (SEEATTACHED) . $ (SEEATTACHED)
Personal property
ASSESSED VALUE § SEEATTACHED) BOE VALUE § (SEEATTACHED)
Date of hearing: March 29, 2022
Recording ID# LOOKOUT
Hearing Location: By remote WebEx video conference and/or teleconference

Attendees (all through virtual conference):

Board of Equalization Members:
Daniel C. Weaver, Chairman
Lisa Bodner
Dick Riley

Appellant:
Greg Leblanc

Assessor:
None



ORDER OF THE CLARK COUNTY BOARD OF EQUALIZATION

Continued

FACTS AND FINDINGS

The subject properties are a complex of 60 2-story townhomes with square feet ranging
from 1,278 to 1,519 if basements are not considered, and 1,685 to 1,963 if basements are
considered. The units were all built in 2008 and are of average or average plus
construction quality, located on lots from 0.04 acres to 0.1 acres.

The representative stated that the subject properties are a group of 60 townhomes with
two to four bedrooms in Washougal. All units have been used as rentals from the time of
their construction. If sold, it would most likely be a bulk sale instead of as individual
units. If sold individually, they would have to be trickled into the market, so to sell them
as individuals would come with a holding cost. Income from these rentals has fluctuated
and has not reached projections over the last four years. Expenses are at roughly 30% of
effective gross income. The net operating income before taxes is $983,104. A loaded
capitalization rate of 6.18% was used to arrive at the requested collective value of
$15,900,000 or $265,000 per unit. The greatest weight should be placed on the income
approach as this is an income property. Sales of other condominium communities
indicate a capitalization rate of 4%-5.9%. The 4% was an outlier and may be due to a low
rental rate. The sales ranged from $276,000 to $300,000 per unit but are newer
developments than the subject. With newer-built units there are fewer repair costs and
likely nicer materials. The Assessor’s comparables are townhomes sold as single units,
which hinders their comparability. The area listed as the finished basement is a finished
area, possibly usable as a rumpus room or for storage. As of January 1, 2021, the
complex was almost at capacity and rent was being paid on time through the pandemic.
The appellant submitted financial documents and seven comparable sales [#160034-000
& #160078-000 sold together for $11,460,000 in December 2020; #156665-000 sold for
$5,250,000 in August 2018; #986042-661 with a group of other parcels sold for
$9,525,000 in December 2018; #158384-000 sold for $3,425,000 in July 2019; #112803-
000 sold for $3,075,000 in March 2021; #986049-994 sold for $7,500,000 in June 2020;
and #216044-138 with a group of other parcels sold for $3,875,000 in August 2018].

The appellant requested a collective value of $15,900,012.
See Attachment A for appellant estimates of true and fair value by parcel.



ORDER OF THE CLARK COUNTY BOARD OF EQUALIZATION

Continued

FACTS AND FINDINGS
(Continued)

The Assessor's evidence included nine sales adjusted for time, resources and calculations
used to determine the values, and a cover letter recommending no change to the assessed
values. The Assessor also included an income approach for valuing the entire complex.
The income approach included the capitalization rate of 4.5% without documentation of
the source of the rate. The income approach also included a property tax rate of 1.08%
while the appellant provided evidence of the actual property tax rate of 1.18%. Neither
approach included any indication of the cost of marketing, maintaining or otherwise
carrying the properties through a lengthy process of selling 60 properties. The appellant
disagreed with the appraiser's findings.

The appellant’s income approach indicates a value of $15,900,012. The valuation uses a
well-supported capitalization rate of 5.00% plus a supported tax rate of 1.18% and
operating income of $983,104 which is greater than that used by the Assessor. In
addition, the appellant argues that the sale of 60 units will create significant carrying
costs during the sale process which further reduces the market value from those sold as
separate units.




ORDER OF THE CLARK COUNTY BOARD OF EQUALIZATION

Continued
DECISION

The Board, after carefully reviewing the information and testimony provided by the
appellant, concludes that the appellant has made an argument sufficiently clear, cogent,
and convincing to overcome the Assessor’s presumption of correctness.

Market value of the 60 units of the subject property is set at $15,900,012. Market values
of the individual subject properties are set at values noted in the attached schedule as of
January 1, 2021.

Equalization:

Mailed on April 15, 2022

The Board of Equalization
1300 Franklin Street, Suite 650
Vancouver, WA 98660-5000
564-397-2337

(snill O tideisnn

Daniel C. Weaver, Chairman

NOTE: This order may be appealed to the State Board of Tax Appeals by filing a Notice of Appeal form
BTA100 at PO Box 40915, Olympia, WA 98504-0915 within 30 days of mailing of this order. Forms are
available either from, the Board of Equalization, www.clark.wa.gov/boardofequalization, the Assessor’s
Office or the Washington State Board of Tax Appeals.

** You must pay your taxes by the date they are due to avoid penalties and interest. After the appeal
period for the decision has passed, changes to the assessment will be entered into the system by the
Assessor’s Office and the Treasurer’s Office will notify you of adjustments made to your taxes. **
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