
INVESTIGATION OF ABATEMENT APPLICATION 
 
ABATEMENT No:  4467 & 4468 
 
The following is an independent review of  the abatement application for J.W Chatam & Associates, 
a tax firm representing 32 Holdings LLC by Coborns Inc. dba Cash Wise Foods (parcel 02-5005-
00010-000) 
 
Cass County Board of Commissioners: 
 
Cash Wise Foods is located at 755 32nd Ave E in West Fargo. Land for the facility was purchased on 
November 17th, 2014 for $2,820,361 and the doors for the newly constructed building opened in July 
of 2015. Permits for the construction of the facility totaled $6,020,000, which includes a grocery 
store and carwash. The cost for paving the parking lot was not included in any permit. The current 
2017 and 2016 values of the property are $8,076,200 and $7,615,600 respectively. 
 
J.W. Chatam & Associates appealed the 2017 valuation of Cash Wise Foods at the local, county, and 
state board of equalization. The boards favored the current assessment at all levels and 
recommended no change in assessment at this time, furthermore, the Property Tax Division for the 
Office of the State Tax Commissioner found the value to be $9,050,393.  
 
J.W. Chatam & Associates have since filed abatements on all Cash Wise Foods their firm represents 
throughout the state of North Dakota. The information provided in abatement 4467 & 4468 is a 67-
page replica of the information provided at the local, county, and state board of equalization.    
 
The City of West Fargo provided a property analysis of Cash Wise Foods, which shows similar 
property sales, that are not vacant, blighted, or deed restricted, as well as the cost to construct the 
new grocery store. The analysis supports a value of $132 per square foot, which is higher than the 
current assessment of $121 per square foot. It further justifies that the valuation of Cash Wise Foods 
is valued as a reflection of the local market and similar competing properties.  
 
Due to the limited data in the report submitted by the appellant, it is my recommendation to deny the 
abatement application. 
        
SUGGESTED MOTION:  "Denial of the Application for Abatement or Refund of Taxes #4467 
& #4468 and retain the certified 2016 and 2017 values.  
 
 
Dated this 5th day December, 2017 
 
 

__________________                                              
 
Paul Fracassi 
Director of Tax Equalization 

 



















 

   

Assessor’s Department 
 

800 4th Ave. E, Suite 1   Telephone: 701-433-5340 
West Fargo, ND 58078  Fax: 701-433-5319 
assessor@westfargond.gov  assessments.westfargond.gov 
 
 
 

 
 
                          
11/1/2017 
 
West Fargo City Commissioners 
 
RE: 2016 & 2017 Abatement 755 32nd Ave E, West Fargo (02-5005-00010-000) 
 
At the Monday November 6th Commission meeting you will be hearing an abatement filed by the owners of the 
Cashwise property. This property is located at 755 32nd Ave E and owned by 32 Holdings LLC. It was built for 
and is leased by Coborn’s Inc. who is represented by the tax representative firm J.W. Chatam & Associates from 
Overland Park, Kansas. Coborn’s Inc. is appealing the value on most of their properties statewide this year, both at 
the Boards of Equalization and through Abatements. As you may recall this property just finished appealing at all 
three equalization boards, resulting in a “no change” decision at each. This abatement is in-line with the current 
national trend of ‘big box’ stores filing appeals on nearly all of their properties, and on appeal, trying to implement 
their definition of market value. This definition uses only “comparable sales” of empty, large big-box stores, many 
of which are old and riddled with restricted use covenants. This approach has been implemented in a number of 
other states with varying success, and it appears North Dakota is next on their list. 
 
The subject property is a 64,725sf grocery store with an additional 2,160sf car wash that was built starting in 2014. 
Cashwise opened its doors in July of 2015, and has been operational for approximately two years. It is located on 
the southwest corner of Veterans Blvd and 32nd Ave E, one of the busiest intersections in town. This parcel consists 
of 333,322sf of land that was purchased on 11/17/14 for an overall sale price of $2,820,361 or $8.46/sf. At the time 
of sale, this corner was completely vacant and since has been steadily filling up, with increasingly higher sales 
prices being paid in the area. Once purchased, five separate permits totaling $6,020,000 were pulled to construct 
the store and car wash, and the parking lot was completed (not requiring a permit).   
 
After reviewing actual costs to construct and sales of similar properties, our findings indicate that the value of the 
subject property should be approximately $133/sf. Our current value is $8,076,200 or $121/sf, which means we are 
at 90% of indicated market value, which is within the 10% tolerance set by the State Board of Equalization for the 
2017 assessment. For the 2016 Assessment, which was prior to our Commercial reassessment for 2017, our value 
of this property was $7,615,600 or $114/sf which would have been out of tolerance, but was done equitably with 
like properties at the time. 
 
It is our recommendation that no adjustment be made to the values of this property for 2016 or 2017. 
 
Sincerely,  

 
Nick R. Lee 
West Fargo, City Assessor 
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11/7/2017 
 
 
Blake Newell 
J.W. Chatam & Associates Inc. 
7301 W 129th St, Suite 150 
Overland Park, KS 66213 
 
 
 
RE: 2016 & 2017 Abatements for Cashwise (02-5005-00010-000) 
 
On November 6th 2017 the West Fargo City Commission heard testimony regarding the 2016 & 2017 
abatements filed on the Cashwise store located at 755 32nd Ave E in West Fargo, ND. The assessor’s office 
provided testimony in support of their value and recommended their value remain unchanged. No 
representative was present representing J.W. Chatam & Associates Inc., Cashwise, or the owner of the 
property 32 Holdings LLC. Also there was no written testimony submitted for the meeting by the 
applicant. The West Fargo City commission voted unanimously to deny both years of the appeal. 
 
This abatement is now forwarded to Cass County, at which time they will set a hearing date and notify all 
parties involved. Paul Fracassi, Cass County Director of Tax Equalization will be your contact going 
forward. 
 
 
Sincerely,  

 
Nick R. Lee 
West Fargo, City Assessor 
 
Cc: Paul Fracassi, Cass County Director of Tax Equalization 
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Subject Address Yr Built Bldg SF  Land SF Appraised Value $/SF
Cash Wise Store (Grocery) 755 32nd Ave E, West Fargo ND 2015 66,885          333,322      8,076,200$           120.75$  

Known As Address Yr Built Bldg SF  Land SF Sale Date Sale Price $/SF
Gander Mountain Store (Retail) 2121 43rd St S, Fargo ND 2004 66,330          308,833      11/14/2013 9,140,000$           137.80$  
Hy‐Vee Store (Grocery) 1620 S Cedar, Owatonna MN 2008 74,978          379,320      9/14/2014 9,970,000$           132.97$  
Hy‐Vee Store (Grocery) 1310 W Burlington, Fairfield IA 2010 69,335          335,848      11/4/2014 10,700,000$        154.32$  
Corborns Store (Grocery/Retail) *with carwash 1400 Babcock Blvd E, Delano MN 2001 76,420          440,827      3/29/2016 10,000,000$        130.86$  
Gordmans Store (Retail) 5100 14th Ave S, Fargo ND 2000 55,723          167,305      4/1/2016 6,401,900$           114.89$  
Festival Store (Grocery/ Retail) 2218 Bunker Lake Blvd NW, Andover MN 2002 74,856          444,748      5/2/2016 10,650,000$        142.27$  

135.52$   Average 
132.97$   Median

Bldg Permits* Land Costs Total Cost Bldg SF $/SF
Cash Wise Store (Grocery) 755 32nd Ave E, West Fargo ND 6,020,000$       2,820,361   8,840,361   66,885$                132.17$  

*Bldg Permits do not include paving

 Cost to Construct

Property Analysis of Cash Wise for 2016 & 2017 Appeal 













































































































































































































































































 

Staff Report for 2017 State Board of Equalization 
 
September 27, 2017 
File No.:  2017-CASS-WEST-005  Prepared By: Property Tax Division – MG, ST 
County or City: City of West Fargo   
Appellant: 32 Holdings, LLC c/o Coborn’s, Inc., represented by J.W. Chatum & Associates 
Issue:  Protests the assessment parcel 02-5005-00010-000 located in the City of West Fargo 
 
Summary:  32 Holdings, LLC c/o Coborn’s, Inc., represented by J.W. Chatum & Associates, disputes the 
assessment placed on Cash Wise Foods 3045 & Little Dukes Gas/Wash located in the City of West Fargo. 
 
Analysis: The City of West Fargo Board of Equalization and the Cass County Board of Equalization approved an 
assessment of $8,076,200.00 ($2,666,600 for the land and $5,409,600 for the improvements).  32 Holdings, LLC 
c/o Coborn’s, Inc., represented by J.W. Chatum & Associates, disputes the assessment placed on Cash Wise Foods 
3045 and Little Dukes Gas/Wash located in the City of West Fargo.  An onsite inspection was completed on 
September 8, 2017.   
 
Limited income information was provided.  The lease information submitted by the appellant was not within the 
same market area and did not identify actual sales to compare to the subject property.  A sale must be complete to 
be considered when utilizing the sales comparison approach.  Therefore, the cost approach was used to arrive at an 
opinion of assessment. 
 
Replacement cost new of  Cash Wise Foods 3045 & Little Dukes Gas/Wash was completed using the Marshall & 
Swift manual, applying regional and local multipliers as well as a depreciation factor. The construction costs were 
not reviewed to verify the validity of the reported cost. 
 
The assessment reached is $9,050,393.00.  The difference is an opinion of assessment and could fluctuate 
depending on how the market is viewed and does not warrant a change.  
 
Recommendation: Recommend no change in assessment at this time. 
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