
INVESTIGATION OF ABATEMENT APPLICATION 
 
ABATEMENT No:  4465 & 4466 
 
The following is an independent review of the abatement application for J.W Chatam & Associates, 
a tax firm representing Coborns Inc. dba Cash Wise Foods (parcel 01-1390-01327-010) 
 
Cass County Board of Commissioners: 
 
Cash Wise Foods is located at 1401 33rd St S in Fargo and consists of a grocery store, convenience 
store with fuel tanks, liquor store, and a car wash. The appellant is requesting a reduction in value to 
$5,589,810 for the 2016 and 2017 assessment year. The City of Fargo indicates a value of 
$9,600,000 for the 2016 and 2017 taxable years.  
 
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 the state 
board gave a final “no change” recommendation. J.W. Chatam & Associates have since filed 
abatements on all Cash Wise Foods their firm represents throughout the state of North Dakota. The 
documentation submitted with abatement 4465 & 4466 is a replica of the documents previously 
submitted at the local, county, and state board of equalization. 
 
The information provided by the appellant is limited in its scope, as it does not consider the highest 
and best use of the property; rather it tries to demonstrate a hypothetical value based on the sales of 
vacant, blighted, change of use, or deed-restricted properties.  
 
The City of Fargo has submitted a report indicating sales of comparable and similar use properties. 
The results support the current value per square foot of $80.83 and further demonstrates that the 
value is a fair and equitable representation of similar competing and comparable properties in the 
Fargo market. The appellant’s opinion of value is $47.06 per square foot, which would place the 
property $39 per square foot below comparable properties that have sold.  
 
Due to the limited data in the report submitted by the appellant and the supporting documentation 
presented by the Fargo Assessment Department, it is my recommendation to deny the abatement 
application. 
        
SUGGESTED MOTION:  "Denial of the Application for Abatement or Refund of Taxes #4465 
& #4466 and retain the certified 2016 and 2017 values.  
 
 
Dated this 5th day December, 2017 
 
 

__________________                                              
 
Paul Fracassi 
Director of Tax Equalization 
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Mr. Newell has filed applications for abatement and refund of taxes on the above referenced 
property.  The applications, County Auditor’s File No. 4465 for the 2016 assessment year and 
County Auditor’s File No. 4466 for the 2017 assessment year, is requesting a reduction in value 
to $5,589,810 or a reduction of $4,101,190 for each year1.  Mr. Newell has provided no data in 
support of the value reductions but indicates “… we have information to present in support of the 
appeals” in his cover letter.  The 2017 valuation of this property was also appealed to the Boards 
of Equalization at the City of Fargo, Cass County, and State.  All three Boards upheld the 2017 
value as now certified. 
 
Recapped in the left portion of the following table is the value indication from the abatement 
applications and the differences between those values and the certified 2017 and 2016 values.  Also 
recapped on the right portion of the table are the certified values for this property for the 2017, 
2016, 2015, and 2014 assessment years from the City of Fargo, Assessor’s Office. 
 

 
  
The parcel consists of a grocery store combined with a convenience store (constructed in 1984), 
accompanying fueling canopy and fuel tanks, a freestanding carwash (constructed in 2008), and a 
freestanding off-sale liquor store (constructed in 2013) with the buildings physically inspected 
after the receipt of the appeal to the City Board of Equalization.  The parcel received value 
increases in previous years, but was unchanged between the 2016 and 2017 assessment years. 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the values as certified for 2017 and 2016 at $9,600,000. 
 
The following pages provide supporting documentation for this recommendation. 
  

                                                 
1  Mr. Newell had previously proposed a value of $6,210,900 or $52.29 per square foot of total building area in the appeals 

heard by the Boards of Equalization.  
 

Abatement Abatement Certified Certified Certified Certified
2017 2016 2017 2016 2015 2014

Land Value 1,693,000$             1,693,000$             1,693,000$             1,693,000$             1,693,000$             1,693,000$             
Building #1 (Cashwise Grocery) -$                       -$                       6,626,000$             6,626,000$             5,636,000$             4,969,700$             
Building #2 (Car Wash) -$                       -$                       326,600$                326,600$                311,000$                270,400$                
Building #3 (Cashwise Liquor) -$                       -$                       954,400$                954,400$                892,000$                -$                       

Total Improvement Value 3,896,810$             3,896,810$             7,907,000$             7,907,000$             6,839,000$             5,240,100$             
True & Full Value 5,589,810$             5,589,810$             9,600,000$             9,600,000$             8,532,000$             6,933,100$             

Building Area #1 (Cashwise Grocery) -                         -                         105,343                  105,343                  105,343                  105,397                  
Building Area #2 (Car Wash) -                         -                         2,760                      2,760                      2,760                      2,760                      
Building Area #3 (Cashwise Liquor) -                         -                         10,670                    10,670                    10,670                    -                         

Total Building Area (sf) 118,773                  118,773                  118,773                  118,773                  118,773                  108,157                  
Total Value / sf (Bldg Area) 47.06$                    47.06$                    80.83$                    80.83$                    71.83$                    64.10$                    
Total Improvement Value / sf 32.81$                    32.81$                    66.57$                    66.57$                    57.58$                    48.45$                    

Improvement Value / sf Building #1 62.90$                    62.90$                    53.50$                    47.15$                    
Improvement Value / sf Building #2 118.33$                  118.33$                  112.68$                  97.97$                    
Improvement Value / sf Building #3 89.45$                    89.45$                    83.60$                    N/A

Dollar Change
(from Respective Certified Value)

(4,010,190)$           (4,010,190)$           -$                       1,068,000$             1,598,900$             (from Prior 
Year)

Percent Change 
(from Respective Certified Value)

-41.8% -41.8% 0.0% 12.5% 23.1% (from Prior 
Year)

Change Cause Market Index & 
Value Update to 
Bldg #1 due to 
Remodeling

Market Index &
Completion of 
Liquor Store

J.W. Chatam & Associates Inc Assessment Department
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Recent sales of comparable properties provides the basis for the review of the subject property’s 
value.  As the Cash Wise property consists of multiple uses, the local sales also reflect multiple 
uses.  The following table recaps four local sales, two sales located in North Dakota (Bismarck – 
2013 and Williston – 2015) and four recent sales from similar comparable communities in 
Minnesota.   
 
The local sales provide mean and median indications of value of $86.73 and $80.98 per square 
foot of building area respectively.  The 2013 Bismarck sale is $67.99 and the 2015 Williston sale 
is $108.86 per square foot of building area.  The current overall value of $80.83 per square foot of 
building area for the Cash Wise property is below the mean indication and comparable to the 
median indication of value for the local sales.  The Minnesota sales provide an even higher 
indication of value for grocery store properties, several of which include multiple uses. 
 

 
  
Also reviewed was the 2017 value of similar competing properties within the City of Fargo for 
uniformity, or equity.  This comparison focused on supermarket, retail, and car wash properties 
individually as well as in aggregate.  Overall, the valuation of the Cash Wise property falls within 
the indications of value of the competing properties as recapped in the following table. 
 
The table recaps the primary units of comparison for each “use” within this property: 

- the supermarket portion of the property reflects a total value per square foot of building 
area that falls within, but towards the lower parameters, of the mean and median indications 
of value;  

- the retail portion of the property reflects a building value per square foot of building area 
that falls below the mean and median indications of value (focused on the building value 

Bldg Name Sale Date
Sale Price 
Contract

Sale Price 
Adjusted Occp

Yr 
Built  Bldg SF  Land SF 

 Total Sale $ / 
Bldg Area (sf) Location

4101 13 AVE S (MULTI) 14-Aug-14 9,716,460$   9,843,860$    Grocery 1977 127,393 213,919    77.27$             Fargo
3730 36 ST S/FLEET FARM 
(Multiple Bldgs)

26-Feb-16 24,069,300$ 24,173,000$  Retail / Convenience / 
Car Wash

1994 288,216 1,385,956 83.87$             Fargo

4427 13 AVE S 30-May-13 7,330,200$   7,425,400$    Retail 1991 95,096   365,989    78.08$             Fargo
1201 42 ST S (Multiple Bldgs)
1126 43 ST S

1-Jul-13 5,130,000$   5,168,900$    Retail 1994 48,004   105,788    107.68$           Fargo

Minimum 1977 48,004   105,788    77.27$             
Maximum 1994 288,216 1,385,956 107.68$           

Mean 1989 139,677 517,913    86.73$             
Median 1993 111,245 289,954    80.98$             

1190 W Turnpike Ave, Bismarck 26-Jun-13 4,023,568$   4,023,568$    Grocery 1988 59,180   261,360    67.99$             Bismarck
20 26 ST E, Williston 1-Jan-15 3,588,600$   4,700,000$    Grocery 1981 43,175   141,570    108.86$           Williston

Cash Wise Property Land Value Bldg Value Total Value Occp
Yr 

Built  Bldg SF  Land SF 
 Total Value / 
Bldg Area (sf) Location

1401 33 St S (Multiple Bldgs) 1,693,000$ 7,907,000$   9,600,000$    Grocery / Convenience
Car Wash / Liquor

1984 118,773 561,932    80.83$             Fargo

Bldg Name Sale Date
Sale Price 
Contract

Sale Price 
Adjusted Occp

Yr 
Built  Bldg SF  Land SF 

 Total Sale $ / 
Bldg Area (sf) Location

10855 Univ Ave, Blaine MN 22-Dec-16 16,750,000$ 16,750,000$  Grocery 1965 95,685   560,600    175.05$           Blaine
1400 Babcock Blvd E, Delano MN 29-Mar-16 10,000,000$ 10,000,000$  Grocery/Convenience 2001 76,420   440,827    130.86$           Delano
10100 6 Ave N, Plymouth MN 3-Apr-15 19,500,000$ 19,500,000$  Grocery/Liquor 1989 121,287 634,200    160.78$           Plymouth
20180 Dodd Rd, Lakeville MN 29-Apr-15 12,090,000$ 12,090,000$  Grocery/Car Wash 1999 116,417 1,318,997 103.85$           Lakeville

Minimum (all sales) 1965 43,175   105,788    67.99$             
Maximum (all sales) 2001 288,216 1,385,956 175.05$           

Mean (all sales) 1988 107,087 542,921    109.43$           
Median (all sales) 1990 95,391   403,408    105.76$           

Comparable Sales
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as the land and all on-site improvements are reflected in the valuation of the supermarket 
portion of the property);  

- the car wash portion of the property reflects a building value per square foot of building 
area that falls above the mean and median indications of value (again focused on the 
building value as the land and all on-site improvements are reflected in the valuation of the 
supermarket portion of the property); and 

- overall, the entire property reflects a total value per square foot of building area that falls 
below the mean and median indications of value for competing properties. 

 
Similar Competing Properties 

 

 

Land Addr
 Full Land 

Value 
 Full Impr 

Value  T&F Value Prop Type
Yr 

Built  Seg SqFt  Bldg SF 
 Land Val 

/ sf 
 Total Val 

/ sf 
 Impr Val / 

sf 
 Bldg Val / 

sf 
724 UNIVERSITY DR N 319,000$    1,043,600$ 1,362,600$ Supermarket 1961 106,306   24,150   3.00$      56.42$     43.21$      36.80$     
2500 BROADWAY N 105,000$    2,621,600$ 2,726,600$ Supermarket 1956 52,399     51,116   2.00$      53.34$     51.29$      49.50$     
4101 13 AVE S 1,444,000$ 3,209,500$ 4,653,500$ Supermarket 1977 213,919   53,882   6.75$      86.36$     59.57$      53.63$     
3175 25 ST S 1,233,000$ 3,963,000$ 5,196,000$ Supermarket 1992 176,119   56,930   7.00$      91.27$     69.61$      62.55$     
4151 45 ST S 2,387,000$ 4,513,000$ 6,900,000$ Supermarket 2005 238,696   66,761   10.00$    103.35$   67.60$      56.00$     
1532 32 AVE S 1,551,000$ 3,299,200$ 4,850,200$ Supermarket 1993 221,620   56,278   7.00$      86.18$     58.62$      53.13$     

Minimum 1956 52,399     24,150   2.00$      53.34$     43.21$      36.80$     
Maximum 2005 238,696   66,761   10.00$    103.35$   69.61$      62.55$     

Mean 1981 168,177   51,520   5.96$      79.49$    58.32$      51.93$     
Median 1985 195,019   55,080   6.87$      86.27$    59.09$      53.38$     

1401 33 ST S - Subject 1,693,000$ 6,626,000$ 8,319,000$ Supermarket 1984 561,932   105,343 3.01$      78.97$    62.90$      51.37$     

Land Addr
 Full Land 

Value 
 Full Impr 

Value  T&F Value Prop Type
Yr 

Built  Seg SqFt  Bldg SF 
 Land Val 

/ sf 
 Total Val 

/ sf 
 Impr Val / 

sf 
 Bldg Val / 

sf 
2515 UNIVERSITY DR S 291,000$    1,347,400$ 1,638,400$ Retail 2013 48,572     12,139   5.99$      134.97$   111.00$    106.88$   
1895 45 ST S 133,000$    614,000$    747,000$    Retail 2007 18,397     7,296     7.23$      102.38$   84.16$      82.47$     
4420 13 AVE S 272,000$    1,208,100$ 1,480,100$ Retail 2011 37,556     10,000   7.24$      148.01$   120.81$    116.41$   
3520 13 AVE S 244,000$    1,266,900$ 1,510,900$ Retail 2008 48,820     9,988     5.00$      151.27$   126.84$    115.57$   
1570 32 AVE S 301,000$    469,500$    770,500$    Retail 2006 42,930     6,800     7.01$      113.31$   69.04$      63.24$     
4501 URBAN PLAINS DR S 641,000$    1,611,000$ 2,252,000$ Retail 2015 58,282     11,533   11.00$    195.27$   139.69$    130.18$   
4457 MAIN AVE 156,000$    969,000$    1,125,000$ Retail 2007 51,899     9,775     3.01$      115.09$   99.13$      95.04$     
4801 45 ST S 341,000$    913,000$    1,254,000$ Retail 2016 48,785     9,088     6.99$      137.98$   100.46$    91.32$     

Minimum 2006 18,397     6,800     3.01$      102.38$   69.04$      63.24$     
Maximum 2016 58,282     12,139   11.00$    195.27$   139.69$    130.18$   

Mean 2010 44,405     9,577     6.68$      137.29$   106.39$    100.14$ 
Median 2010 48,679     9,882     7.00$      136.48$   105.73$    100.96$ 

1401 33 ST S - Subject -$            954,400$    954,400$    Retail 2013 -          10,670   89.45$     89.45$      87.39$    

Land Addr
 Full Land 

Value 
 Full Impr 

Value  T&F Value Prop Type
Yr 

Built  Seg SqFt  Bldg SF 
 Land Val 

/ sf 
 Total Val 

/ sf 
 Impr Val / 

sf 
 Bldg Val / 

sf 
2212 12 AVE S 47,000$      126,000$    173,000$    Car Wash 1981 18,658     2,955     2.52$      58.54$     42.64$      33.64$     
2131 13 AVE S 78,000$      142,300$    220,300$    Car Wash 1981 30,573     2,718     2.55$      81.05$     52.35$      40.07$     
3501 BROADWAY N 35,000$      141,200$    176,200$    Car Wash 1984 25,173     2,424     1.39$      72.69$     58.25$      42.95$     
1001 43 ST S 125,000$    191,500$    316,500$    Car Wash 1989 35,724     3,242     3.50$      97.62$     59.07$      49.51$     
4350 13 AVE S -$            204,300$    204,300$    Car Wash 1996 -          3,229     63.27$     63.27$      63.27$     
3500 12 AVE N -$            182,700$    182,700$    Car Wash 2002 -          2,030     90.00$     90.00$      58.08$     
5680 23 AVE S -$            110,700$    110,700$    Car Wash 2012 -          1,560     70.96$     70.96$      70.96$     

Minimum 1981 -          1,560     1.39$      58.54$     42.64$      33.64$     
Maximum 2012 35,724     3,242     3.50$      97.62$     90.00$      70.96$     

Mean 1992 15,733     2,594     2.49$      76.31$     62.36$      51.21$    
Median 1989 18,658     2,718     2.54$      72.69$     59.07$      49.51$    

1401 33 ST S - Subject -$            326,600$    326,600$    Car Wash 2008 -          2,760     118.33$   118.33$    118.33$ 

Overall Minimum 1956 -          1,560     1.39$      53.34$     42.64$      33.64$     
Overall Maximum 2016 238,696   66,761   11.00$    195.27$   139.69$    130.18$   

Overall Mean 1996 70,211     19,233   5.51$      100.45$ 77.98$      70.06$     
Overall Median 2002 48,572     9,775     6.37$      91.27$    69.04$      62.55$     

1401 33 ST S - Subject 1,693,000$ 6,626,000$ 8,319,000$ Supermarket 1984 561,932   105,343 3.01$      78.97$     62.90$      51.37$     
1401 33 ST S - Subject -$            954,400$    954,400$    Retail 2013 -          10,670   -$        89.45$     89.45$      87.39$     
1401 33 ST S - Subject -$            326,600$    326,600$    Car Wash 2008 -          2,760     -$        118.33$   118.33$    118.33$   

Overall Value 1,693,000$ 7,907,000$ 9,600,000$ 561,932   118,773 3.01$      80.83$    66.57$      56.17$     
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An income approach to value was not considered or utilized in the preceding analysis due to the 
lack of data available to this office for this property type. 
 

 
 

Cash Wise Foods Parcel 
(North to Top) 
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Cash Wise Foods & C-Store Canopy 
(Looking South) 

 

 
 

Cash Wise Liquor Store and Car Wash 
(Looking West) 
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Marshall & Swift Valuation Services is utilized to estimate the depreciated replacement cost for 
all commercial properties within the City and are recapped on the following pages.  The following 
table recaps these cost estimates as of January 2016.  As recapped, the updated cost estimates are 
within approximately 1 percent of the certified values for 2016 and 2017 with the largest variance 
noted on the cost estimate for the car wash.  
 

 
 
It should be emphasized the cost estimate for the grocery store was updated as of January 2016 
due to remodeling while the car wash estimate had not been updated since 2008 and the liquor 
store estimate had not been updated since 2014 with cost trending, or indexing, applied since these 
dates. 
 
Recapping:   
 
Local sale provide an indication the overall valuation of this property falls close to the minimum 
indication of value on a per square foot basis with the most recent North Dakota and Minnesota 
sales indicating a significantly higher value on a per square foot basis. 
 
The valuation of similar competing properties also provides an indication the current overall value 
of this property may be low on a per square foot basis. 
 
The value indication by the cost approach is within approximately one percent of the 2016 and 
2017 values and supports the current overall value of this property. 
  

Certified
2017 Cost Date

Land Value 1,693,000$             1,693,000$             
Building #1 (Cashwise Grocery) 6,626,000$             6,670,000$             Jan-16
Building #2 (Car Wash) 326,600$                235,000$                Jan-16
Building #3 (Cashwise Liquor) 954,400$                901,000$                Jan-16

Total Improvement Value 7,907,000$             7,806,000$             
True & Full Value 9,600,000$             9,499,000$             

Building Area #1 (Cashwise Grocery) 105,343                  105,343                  
Building Area #2 (Car Wash) 2,760                      2,760                      
Building Area #3 (Cashwise Liquor) 10,670                    10,670                    

Total Building Area (sf) 118,773                  118,773                  
Total Value / sf (Bldg Area) 80.83$                    79.98$                    
Total Improvement Value / sf 66.57$                    65.72$                    

Improvement Value / sf Building #1 62.90$                    63.32$                    
Improvement Value / sf Building #2 118.33$                  85.14$                    
Improvement Value / sf Building #3 89.45$                    84.44$                    

Dollar Variance from Certified 2017 Value (101,000)$              

Percent Change from Certified 2017 Value -1.1%

Updated MVS Cost
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Marshall Valuation Service – Grocery Store Replacement Cost Estimate 
(plus Land Value) 
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Marshall Valuation Service – Car Wash Replacement Cost Estimate 
(plus Land Value) 
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Marshall Valuation Service – Liquor Store Replacement Cost Estimate 
(plus Land Value) 
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