
INVESTIGATION OF ABATEMENT APPLICATION 

ABATEMENT No:  4484/4485 (Parcel 02-4603-00020-000 - Microtel) 

I. Recommended Action 
The Tax Director recommends no adjustment to the 2017 & 2018 value. 

II. Description
a. Background

i. NDCC 57-23-04 allows property owners to appeal their assessment through
the form of an abatement. Ethan Horn, tax consultant for Ryan, LLC is
representing PDWG Properties I, LLC, owner of Microtel, for their store
located at 705 23rd Ave E in West Fargo.

ii. Abatement 4484 is requesting the 2017 value be reduced from $5,208,100
to $3,300,000.

iii. Abatement 4485 is requesting the 2018 value be reduced from $5,161,900
to $3,300,000.

iv. The property sold on June 1th, 2018 for $5,700,000 with $261,038, totaling
$5,961,038. Recent sale information is required when submitting an
abatement application, therefore, Mr. Horn may have been unaware of the
supporting sale when filing the abatement.

v. Mr. Horn has provided an appraisal of Microtel. The appraisal includes a
sales comparison approach, as well as an income approach, but does not
include a cost approach to value. The appraisal is included with all
information provided by Mr. Horn in Addenda A.

vi. The city of West Fargo Assessment office has presented a write-up and
review of the abatement shown in Addenda B. The information provided
from their office includes a review of the cost, sales comparison, and
income approaches to value. It also details construction costs and local
sales.

vii. I completed a walkthrough of the property on Thursday, March 7th, 2019.
Our review matched up with the current assessment records showing no
change that would affect valuation.

viii. The West Fargo City Commission approved a motion to deny both
abatements.

b. Conclusion
i. The assessment deadline for determining 2017 values was Feb. 1st, 2016 

while the assessment deadline for determining 2018 values was Feb. 1st 

2017. The appraisal is determining a value as of March 16th, 2018 which is 
well past the assessment deadline for the 2017 & 2017 taxable years and is 
therefore invalid for this abatement. The appraisal is useable if the 
appellant chooses to appeal the 2019 valuation.

ii. The recent sale of the subject property, along with the local comparable
sales and cost approach submitted by West Fargo fully support the



valuation. 
iii. It is the Tax Director’s opinion that Microtel is assessed appropriately

within the commercial mass appraisal model developed by the City of West 
Fargo for valuation of all commercial property based on location, age, 
condition, and type of building. See Addenda C – Property Record
Card. 

III. Impact
a. Any financial impact for the city, county, or other governing body should not be

considered in the deliberation of the 2017 & 2018 assessment of Microtel, as the
issue is whether the assessment is fair, equitable, and a reasonable estimate of the
True and Full Value as defined in North Dakota Century Code (NDCC)

i. NDCC 57-02-01.15 “True and full value” means the value determined by
considering the earning or productive capacity, if any, the market value, if
any, and all other matters that affect the actual value of the property to be
assessed…

ii. NDCC 57-02-11.1 All real property subject to taxation must be listed and
assessed every year with reference to its value, on February first of that
year.

b. It is the Tax Director’s position that granting the applicant’s request would place
the property at an assessment less than similar and larger competing hotel properties
in West Fargo during 2017 & 2018 on a per room basis.

IV. List of Attachments
a. Addenda A – Information provided by Microtel representative
b. Addenda B – Information provided by City of West Fargo Assessment Office
c. Addenda C – Property Record Card.

Dated Thursday, March 8, 2019 

__________________       

Paul Fracassi 
Director of Tax Equalization 



Addenda A 
Microtel Documentation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

















































































































































































































































































































































 

Addenda B 
West Fargo Documentation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

   

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 
 
 
 

 
 
                          
2/14/2019 
 
West Fargo City Commissioners 
 
RE: 2017 & 2018 Abatement 705 23rd Ave E, West Fargo (02-4603-00020-000) 
 
At the February 18th commission meeting you will be hearing an abatement filed by Microtel. This property is 
located at 705 23rd Ave E and owned by PDWG Properties I, LLC. PDWG Properties I, LLC is represented by the 
tax representative firm Ryan, LLC from Denver, CO.  
 
As of Feb. 1 2017 & 2018, the subject property was a 41,079sf limited service hotel built in 2014. This property 
has been issued no permits since they opened, which is reasonable since the building is so new. This parcel consists 
of 74,250sf of land, and is located along 23rd Ave E; right behind Costco.  
 
Our valuation model is designed to ensure uniformity of values between all property types. Values determined using 
this model proceeded through all boards of equalization and were adopted in mid-2017 and mid-2018. Individual 
challenges of these values are done by abatement for up to one year after the taxes would be delinquent (approx. 2 
years after they were initially billed). Any abatement filed must contain enough evidence to prove an assessment is 
excessive or illegal, or be denied.  
 
The appraisal submitted by the applicant has a valuation conclusion date as of March 16, 2018, which is well after 
our assessment date of Feb. 1 in 2017 or 2018. However as the appraisal is the only evidence submitted as proof of 
an unfair assessment, we can still analyze the relevant information it contains. Additionally we have attached our 
own workup which indicates our value is equitable. 
 
It is our recommendation that no adjustment be made to the value of this property for 2017 or 2018. 
 
Sincerely,  

 
Nick R. Lee 
West Fargo, City Assessor 

 



PIN:  02-4603-00020-000 

Address: 705 23rd Ave E 

Owner: PDWG Properties I, LLC 

SF/ Land: 74,250 

Year Built: 2014 

SF/ Building: 41,079sf  88 Rooms 

A17 Value:  $5,208,100 or $127/sf     ($59,183/rm) 

A18 Value:  $5,161,900 or $126/sf     ($58,658/rm) 

Construction Notes: The Microtel building as of Feb. 1 2017 was a 41,079 wood frame hotel located 

along 23rd Ave E, behind Costco. It was originally built in 2014 and contains 88 guestrooms with an exer-

cise room and swimming pool. Land was acquired for $869,491 or $11.71/sf in 2014, at a time when there 

was sparse development in the area. A permit for construction was pulled in 2014 in the amount of 

$4,200,000. (Note: Construction permits do not include paving and other  site improvements, paving 

cost new was calculated at $157,000 on this property) 

Cost Approach Notes: The applicant submitted no cost approach. I believe on a building this new a 

cost approach is very relevant. With permit costs of $4,357,000 and land acquisition of $869,491 the cost at 

time of construction was at least $5,226,491. While the hotel market occupancies have dropped 5% since 

2015, costs have increased and land prices in this area have been steadily rising.  

Comparable Sale Notes: Attached you will find a list of regional comparable proper ty sales submitted 

by our office.  I would like to point out the most relevant. There is a 2017 sale of the Microtel in Minot, ND 

in a community that is struggling with a severe oversupply of hotels following the slow down of the oil 

economy. Under those circumstances the Minot Microtel, which is a few years older and on less expensive 

land, sold for $53,096 per room. Also there is a sale by the same ownership group as our Microtel that 

bought the La Quinta Inn in Grand Forks for $69,909/rm. Finally, we have a sale on the subject property in 

June of 2018 for $5,961,038 or $67,739/rm which was a minority owner purchasing the whole ownership. 

Our sales comparables indicate we are within the range of sales for a property such as this. 

Income Notes: The income approach is the most subjective of the approaches to value and is used to 

estimate what a property would bring based on its income. The income approach is based on income and ex-

pense information submitted by the applicant, which also included income and expense comparable infor-

mation from unnamed similar hotels and regional reports. In review of the income approach, expenses re-

ported for this property appear to be higher than expected, resulting in lower revenues. There was no expla-

nation offered as to why this occurred. 

Final Thoughts: The applicant is asking for  a value of $3,300,000 or  $37,500 per  room, which is at the 

lowest end of anything that has sold in this area (based on the information on the last page). Our valuation 

model is a sales adjusted cost approach, so we do give strong consideration to the cost and sales. However 

we also consider the income approach and have done so on this appeal.  Since other similar properties have 

sold in the area, which support our assessment, I believe the income approach alone isn’t enough to warrant a 

reduction in value at this time. 



Microtel

Subject
Parcel Address Assessed Land $ Lot Size SF $/SF DBA

02‐4603‐00020‐000 705 23rd Ave E 965,300$            74,250     13.00$             Microtel

Comparable Sales
Parcel Address Sold Date Sale Price Lot Size SF $/SF DBA

02‐4606‐00020‐000 749 23rd Ave E 7/22/2015 786,552$            44,003     17.87$             Strip Mall
02‐4602‐00050‐000 815 23rd Ave E 8/13/2014 2,460,713$         132,026   18.64$             Strip Mall
02‐4610‐00020‐000 819 24th Ave E 8/1/2017 708,102$            52,345     13.53$             Mackenzie River
02‐4608‐00090‐000 2400 Bluestem Dr 9/30/2016 3,026,401$         324,563   9.32$              

Median 15.70$            
Average 14.84$            

Hotel Sales
Subject

Parcel Address Lot SF Bldg SF Year Blt Room Count Assessed Value $/Room DBA
02‐4603‐00020‐000 705 23rd Ave E 74,250         41,079                2014 88 5,208,100$                                 59,183$                   Microtel

Comparable Sales
Parcel Address Lot SF Bldg SF Year Blt Room Count Sold Date Sale Price $/Room DBA

02‐4603‐00020‐000 705 23rd Ave E 74,250         41,079                2014 88 6/1/2018 5,961,038$                                 67,739$                   Subject
44.2011.002.00 4051 Garden View Dr (GF) 84,609         50,347                2014 83 5/24/2018 5,802,434$                                 69,909$                   La Quinta (Grand Forks)

MI35.D05.000.0010 414 37th Ave SW (Minot) 95,705         41,150                2011 94 5/26/2017 4,991,000$                                 53,096$                   Microtel (Minot)
01‐1390‐00037‐000 1423 35th St S (Fargo) 66,000         30,493                1992 60 3/30/2018 2,961,500$                                 49,358$                   AmericInn
01‐2580‐00110‐000 3431 14th Ave S (Fargo) 92,157         35,501                1992 75 10/13/2017 2,725,300$                                 36,337$                   Days Inn
01‐0525‐00031‐000 4711 19th Ave S (Fargo) 134,855       70,143                2013 110 6/8/2017 14,246,900$                               129,517$                 Holiday Inn and Suites

Median 60,417.41$            
Average 67,659.43$            

Large Vacant Lot 

North Pond at the Preserve Land Comparison

Notes
Two parcel east of subject

Three Parcels east
Assumed additional $2.40/sf in specials after sale
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West Fargo City Tue, 8/28/2018, 9:32 AM
Deed:
Contract:

GALAWAY PROPERTY GROUP LLC ETAL Map Area:
Route:

Comm 7 - Veterans COR
000-000-000

Urban / Commercial

Tax Dist: CITY OF WEST FARGO
Plat Page:

Lister/Date: NL, 01/05/2017

Entry Status:
CID#: 27992

Page     1CERTIFIED

Review/Date: SM, 01/26/2017

LOT 2 BLK 1 NORTH POND AT THE PRESERVE 4THLegal:

MICROTELDBA:

Checks/Tags:

MLS: 1410062 Subdiv: 4603: NORTH POND AT THE PRESERVE 4TH

PDF+PIN: 002+02-4603-00020-000
705 23 AVE E, WEST FARGO

Land
(Rnd nearest $100)

Land TotalDepth/UnitSide 2Side 1Land Basis Front Rear SF Acres EFF/Type Qual./Land Unit Price Total EconTopo Other $AdjR. Lot
$0SqFt X Rate $13.00C-VET- 13.0074,250.00 1.705

Subtotal 74,250.00 1.705 $965,250 0% 0% 0% $965,300$0
Grand Total $965,300$965,2501.70574,250.00

Street Utilities Zoning Land Use
SqFt X Rate Paved City Light Commercial District Commercial

Building PermitsSales Values
AppraisedReason$ Amount $ AmountRecordingNUTCDate Date Number B of R St. Equalized Pr Yr: 2014TypeTag

$220,9007/28/2014 BL20140553 $4,200,000141419303/27/2014 Land $965,300 $0 $0D099 Bldg New-CommN
Dwlg $0 $0
Impr $4,196,600 $0 $0

$220,900Total $5,161,900 $0 $0

Plumbing
Occ. Code

Occ. Descr.

Year Built

EFF Age/Yr

Style

Grade Mult.

Condition

Phy-Depr.

Depr. Table

Description

Price Descr.

Price Code

704

Hotel / Motel

704

Hotel / Motel

2014

4/ 2014

1.460
NML

HOTEL

7

6

Frame - Wood
Stories 4
Units 88
Grade

Base 9,680
Basement

Av SF/Unit 288
1st Flr Inset Adj 0

Ftr & Fdtn

Exterior wall

Interior wall

Pilasters

Wall facing

Windows

Fronts/Doors

Basement

Roof

Ceiling

Struct. Floor

Floor Cover

Partitions

Framing

HVAC

Lighting

Sprinkler

3

0

Obsolescence

Functional: Economic: Other:

Sprinkler - concealed w41,079 AVG

Verticals

Horizontals

Precomputed Structure B Ext

Adjustments

Calc Ave. SF/Unit 288 © 1995-2015 Vanguard Appraisals, Inc.
(rev. 20.0.32.3275)



PDF+PIN: 002+02-4603-00020-000 Tue, 8/28/2018, 9:32 AM Page     2

1 of 2
Description

704 Hotel / Motel
Units Price Base Value Year Phys% Fobs% Eobs% Other% (Rnd nearest dollar)

Depreciated Total Map (Rnd nearest $100)
Appraised Value

Bldg O

Grade
Mult

Bldg / 
Addn (RCN $4,017,899)

704 Hotel / MotelPre 9,680 $71.20 $689,216P
Uppers Adjustment $63.30 $1,838,23229,040

Adj Sprinkler - concealed wet - AVG 41,079 $2.50 $102,698
Adjustments Sub Total $102,698
Building Sub Total $2,630,146 20141.460 0 0 0 $3,609,6126 1.000 $3,609,600

Ex Elevator - Pass. Electric 1 $99,200 $99,200.00 1.460 2014 6.00 0 0 $136,142 1.000 $136,1001 of 2
Geared, 125 Ft/Min, 4 Stops, 2,500 Lb Capacity

0

Ex Portico 1 $22,640 $22,640.00 1.460 2014 6.00 0 0 $31,071 1.000 $31,1002 of 2
1,132 SF, Portico, Average Pricing

0

Commercial Building TOTAL Value $3,776,800
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Plumbing

Occ. Code

Occ. Descr.

Year Built

EFF Age/Yr

Style

Grade Mult.

Condition

Phy-Depr.

Depr. Table

Description

Price Descr.

Price Code

705

Hotel / Motel Common 
Facilities

705

Hotel / Motel Common 
Facilities

2014

4/ 2014

1.460
NML

A1: HOTEL 
COMMONS

7

6

Frame - Wood
Stories 1
Grade 3
Base

Basement 0
1st Flr Inset Adj 

GBA 41079

Ftr & Fdtn

Exterior wall

Interior wall

Pilasters

Wall facing

Windows

Fronts/Doors

Basement

Roof

Ceiling

Struct. Floor

Floor Cover

Partitions

Framing

HVAC

Lighting

Sprinkler

2,359

0

Obsolescence

Functional: Economic: Other:

Hot Tub - Spa 1

Sprinkler - exposed we 2,359 AVG

Verticals

Horizontals

Precomputed Addition B Ext

Adjustments

© 1995-2015 Vanguard Appraisals, Inc.
(rev. 20.0.32.3275)
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Addtn 1
Description

705 Hotel / Motel Common Facilities
Units Price Base Value Year Phys% Fobs% Eobs% Other% (Rnd nearest dollar)

Depreciated Total Map (Rnd nearest $100)
Appraised Value

Adtn O

Grade
Mult

Bldg / 
Addn (RCN $292,661)

705 Hotel / Motel Common FacilitiesPre 2,359 $62.80 $148,145P
Plmb Hot Tub - Spa - AVG 1 $5,300.00 $5,300

Plumbing Sub Total $5,300
Adj Sprinkler - exposed wet - AVG 2,359 $2.25 $5,308

Adjustments Sub Total $5,308
Building Sub Total $158,753 20141.460 0 0 0 $217,8726 1.000 $217,900

Ex Swimming Pool (Commercial) 1 $41,700 $41,700.00 1.460 2014 6.00 0 0 $57,229 1.000 $57,200
417 SFWSA, Motel, Hotel, Apt. (Avg 400SF), Sweep=No, Heat=Yes, Diving Br

0

Commercial Building TOTAL Value $275,100
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Description Units Price Base Value Year Phys% Fobs% Eobs% Depreciated Total
(Rnd nearest dollar) Map Appraised Value

(Rnd nearest $100)Other%Cond

36,572 SF, Conc w/Curbs, Avg Pricing, Lighting: High 

Paving - ConcreteYrd 1 $157,260$3.65 2014 8.00 0 0 $144,679 1.000 $144,7000
I

NML

Yard Extras TOTAL Value $144,700



PDF+PIN: 002+02-4603-00020-000 Tue, 8/28/2018, 9:32 AM Page     6
Comment Land Value Dwelling Value Improvement Value M & E Value Total ValueValue TypePrior

Year Location Class

2014 $220,900 $0 $0 $0 $220,900Import Urban Comm

2015 $334,200 $0 $221,800 $0 $556,000Import Urban Comm

2016 $334,200 $0 $3,931,300 $0 $4,265,500BofR Urban Comm

2017 $965,300 $0 $4,242,800 $0 $5,208,100Appr Urban Comm

2018 $965,300 $0 $4,196,600 $0 $5,161,900Appr Urban Comm

Photo 1 of 1  09/30/2015

Notes:

04-15-2014 JUDY ownership split - galaway property group 66.67% and wester edge aviation 33.33% per 3/27/14 deed

2016 VALUE ON MOORHEAD MICROTEL 57K/UNIT

Note Title: ASSESSOR COMMENT

TRANS #: 2014-014 - Obsoleted
 DESCRIPTION: North Pond at the Preserve 4th
 REMARKS: Delete existing parcels and create the new.
 TRANS YR: 2014
 PCLS INVOLVED: 02-3000-01723-000

TRANS #: 2014-014 - Obsoleted
 DESCRIPTION: North Pond at the Preserve 4th

Note Title: SPLIT/COMBINE
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Notes:

 REMARKS: Delete existing parcels and create the new.
 TRANS YR: 2014
 PCLS INVOLVED: 02-4602-00010-000

TRANS #: 2014-014 - Obsoleted
 DESCRIPTION: North Pond at the Preserve 4th
 REMARKS: Delete existing parcels and create the new.
 TRANS YR: 2014
 PCLS INVOLVED: 02-4602-00020-000
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