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Staff Report for Abatements 4481, 4482, & 4483 
 
June 11th, 2019 
City: Fargo 
Appellant: David Sholy 
Issue: Mr. Sholy is formally appealing the certified 2018 value of parcels 01-5450-00050-000, 01-5450-
00100-000, & 01-5710-00700-000. 
 
Summary: 
 
Mr. Sholy was provided additional time to demonstrate his opinion of value from the previous abatement 
hearing. Although he appeared at the last meeting his notice of the hearing was only six days instead of 
the required ten. 
 
Analysis: 
 
The information provided by Mr. Sholy’s relating to his commercial land value (part A-C) is curbside 
pictures of the properties that were previously reviewed at the last abatement hearing. The lots were sold 
as vacant lots, similar to the two commercial lots Mr. Sholy owns, but have since been built on. No 
information was provided to support Mr. Sholy’s request for a reduced land value.  
 
The final part of Mr. Sholy’s packet, (part D-E) contains printouts from Zillow and Trulia of the homes 
that were reviewed at the last meeting. Part F of the packet contains printouts of homes Mr. Sholy feels 
are similar to his home. Only one comparable property provided by Mr. Sholy is a 2 story and the sale 
supports the current value of Mr. Sholy’s residence. The remaining properties are Bi-Level, Split-Level, 
and 1 story homes that are not considered comparable by this office. 
 
A review of Zillow’s website shows that Cass County is given a 1 Star Accuracy rating, meaning the tax 
assessor’s value is the most reliable. The following page details Zillow’s Rating Schedule*: 
 
 
Recommendation: 
 
It is the recommendation of this office to deny all three abatements and retain the 2018 certified value. 
 
 
 



 

 
 
 
 
 
*https://www.zillow.com/zestimate/ 
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Original Abatement Write-up Recap: 
 

- This property was included in a land review / reappraisal effort for the 2018 assessment 
year 

o Land values in this area were last reviewed in 2007 
 

- The property consists of a storage yard utilized by a local landscaping company which 
adjoins this property to the east 

 
- All municipal and private services (sewer, water, electric, natural gas, etc.) are readily 

available to the site 
o A “Services” factor is typically given until underground public services and streets 

have been completed within an area  
o The subject plat appears to have been recorded November 1998 with a valuation of 

$21,000 until the 2007 reappraisal effort 
 

- Local unimproved land sales, exhibiting similar characteristics, were utilized in estimating 
land values on a per square foot basis of land area factoring for size, location, and other 
features 

o The land sales assembled are slightly dated but were the most recent available 
within the immediate area of the subject parcel with sale dates between January 
2014 and October 2015 

o The sales fronting 4 Ave S, 5 Ave S, 7 Ave S, Fiechtner Dr. S, and Westrac Dr. S 
provide a range in value of between $2.88 and $5.72 per square foot of land area 
 The land sales of similar size (approximately 42,000 square feet) provide 

indications of $4.06 and $4.71 (resale) per square foot  
• Located on Fiechtner Dr. S approximately 1.5 blocks south of the 

subject and provides a slightly superior location 
 Land sales along 4 Ave S provide indications of between $2.88 and $4.20 

per square foot (approximately two blocks west of the subject) 
• Are generally larger sites by two to three times but provide a similar 

location 
• As a general rule, the larger the size the lower the price per square 

foot paid 
 Land sales along 34 St S, 5 Ave S, 7 Ave S, and Westrac Dr. S provide 

indications of between $4.20 and $5.72 per square foot (approximately three 
blocks southwest of the subject) 

• Are generally larger sites by two times and provide superior 
locations 

• Again, as a general rule, the larger the size the lower the price per 
square foot paid 

 
- Mr. Sholy attempted to buy a portion of former rail right-of-way at $3.94 per square foot 

o BNSF counter offered at $4.67 per square foot 
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 This remnant has no direct access to roads and does not have services 
readily available 

 
- This parcel is located on 27 Circle S and is valued similar to other parcels located in the 

Circle and properties along 4 Ave S 
 

- Mr. Sholy also owns the adjoining parcel to the east (2777 Fiechtner Dr. S) which is the 
location of landscape companies primary location 

 
- Recent land sales not originally referenced, due to location, occurred in the 3400 Block of 

39 St S and 41 St S are recapped in the table below 
o The parcels are zoned LI (similar to the subject) 
o The parcels are of similar size (40,000 to 42,000 square feet) 
o The parcels require approximately two feet of fill to meet current building elevation 

requirements (this is an extra cost to the buyer). 
 

Address Date Adj Sale $ Land Area Sale $ / sf
3472 41 St S 10-Oct-16 224,980$        39,110         5.75$           
3454 41 St S 10-Oct-16 247,190$        39,560         6.25$           
3449 39 St S
3465 39 St S

3-Jan-17 629,600$        80,514         7.82$           

3483 39 St S 10-Oct-16 225,000$        39,485         5.70$           
3521 39 St S 20-Apr-18 359,100$        42,059         8.54$            
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Original Abatement Write-up Recap: 
 

- This property was included in a mass reappraisal effort in 2016 and market trended for 
2017 and 2018 and currently valued at $160.31 per square foot of living area 

o The market trending is to maintain compliance with state sales ratio guidelines 
 

- The comparable sales recapped are located in similar homogeneous areas (competing or 
competitive market neighborhoods) 
 

- The comparable sales recapped are of two-story design of similar quality and condition 
o The mass appraisal model does not factor individually for items such as stainless 

steel appliances or granite countertops but does factor for the overall quality and 
condition of the property 

 
- The subject was built by Heritage Homes as were the Woodbury Ct S properties 

o Sold at $163 per square foot of living area in February 2017 
o Sold at $177 per square foot of living area in July 2018 

 
- The subject has a total living area of 2,162 square feet 

o The sales bracket this ranging from 1,662 to 2,201 square feet 
 

- The subject has 3.5 bathrooms 
o The sales bracket this with 2.5 to 3.5 bathrooms 

 
- The subject has a full basement that is approximately 75 percent finished 

o The majority of sales also have full basements with the majority having finishing 
between 75 and 100 percent with sale prices ranging from $163 to $194 per square 
foot of living area 
 2935 32 St S has a full unfinished basement (per our records) and sold at 

$181 per square foot of living area 
 3757 Dorothea Ct S does not have a basement and sold at $145 per square 

foot of living area 
 

- The subject has a 3 car attached garage 
o The sales have either 2 or 3 car attached garages 

 
- The subject was constructed in 2002 

o The sales bracket this ranging from 1999 to 2005 
 

- The sales occurred between February 2017 and August 2018 
o All are recent with the most recent (2018) indicating values, on a per square foot 

basis, of between $175 and $194 
 

- The subject is currently valued at $160 per square foot of living area well below the 
indicated mean and median sales prices of the comparable sales 
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- Competing properties, within the immediate subject area, indicate the subject is valued 
equitably in relation to its peers 

- Another unit of measure is the sales price per square foot of living area, excluding the land 
value, as recapped in the following table 

o This indicates a range of between $139 and $166 considering all sales or $139 and 
$158 considering only those sales that have similar living area and basement 
finished area 

o The subject is valued below that of recent sales 
 

Address  Lot Value  Sale Price  Impr Value  Lvg Area 
Impr Value 

/ sf
Bsmt 
Fin

 w/ Bsmt 
Fin * 

Subject 54,300$  292,300$  2,162      135.20$   75% 135.20$ 
3505 Woodbury Ct S 49,400$    336,700$     287,300$     2,068       138.93$     75% 138.93$   
3582 Woodbury Ct S 51,800$    390,400$     338,600$     2,201       153.84$     100% 153.84$   
2935 32 St S 47,100$    363,500$     316,400$     2,009       157.49$     
4101 Ashton Ct S 28,700$    321,800$     293,100$     1,839       159.38$     
3762 Dorothea Ct S 45,000$    321,700$     276,700$     1,662       166.49$     
3757 Dorothea Ct S 42,500$    307,400$     264,900$     2,122       124.84$     
1529 55 Ave S 57,800$    403,700$     345,900$     2,188       158.09$     75% 158.09$   

Mean 151.29$     150.29$   
Median 157.49$     153.84$   

* Excludes 32 St S as there is no bsmt finish, Ashton Ct S and 3762 Dorothea Ct S due to smaller living areas,
    3757 Dorothea Ct S as it  has no bsmt.  

 
- Zillow and Trulia are web based services that provide an array of information and options, 

including real estate listings and “value estimates”.  As per their own caveats or limitations: 
o These “value estimates” do not constitute an appraisal 
o Valuation Accuracy is dependent on the accuracy, availability, and amount of 

information available from sources utilized (public and/or private) 
o Each service addresses the “accuracy” of their valuations down to the county level 

 Zillow ranks their accuracy from 0 to 4 stars with 0 being no valuation 
• Zillow ranks Cass County as 1 star or at the level of the assessor or 

unable to compute Zestimates accuracy 
 Trulia provides a percentage of accuracy (estimate to sale price) 

• Trulia has no current data to measure the accuracy of their estimates 
for Cass County 
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David Sholy has filed an application for abatement and refund of taxes on the above referenced 
property.  The application, County Auditor’s File No. 4483, is requesting a total value of $325,000 
or a reduction of $21,600 for the 2018 assessment year. 
 
The applicant provided two letters disputing the value increases but has provided no supporting 
documentation for the requested value reduction. 
 
Recapped on the left portion of the following table is the value indication from the abatement 
application and the difference between that value and the Certified 2018 value.  Also recapped on 
the right portion of the table is the “reviewed” 2018 value and the “certified” values for the 2018, 
2017, 2016, and 2015 assessment years.  Relevant sales and the valuation of competing properties 
as recapped in following tables provide the basis for the “reviewed” value and support the 2018 
“certified” value. 
 

 
  
This property was included in a mass reappraisal effort for 2016 and market trended (indexed) for 
2017 and 2018 based on a study of sales of similar type properties. 
 
The property consists of a good grade single-family two-story detached residence built in 2002 
with 2,162 square of total living area, a full basement that is approximately 75-percent finished 
and an attached three-car garage.  The most recent inspection occurred in November 2018 at the 
request of Mr. Sholy at which time a thorough review was completed.  
 
Improved sales (recapped on the following page) supports the 2018 certified and reviewed value 
as recapped in the table above.  The mass appraisal completed as of March 1, 2016 is included for 
reference (utilizing the cost approach to value), the letter submitted to Mr. Sholy with comparable 
sales after the review was completed, and the market appraisal completed in 2018.  The income 
approach to value was not considered or utilized as it is not an applicable valuation technique for 
a single-family property. 
 
Based on the following analysis, the valuation of this parcel does not appear to be arbitrary, 
capricious, or excessive but fair and equitable based on the available sales.   
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the current value of $346,600 as certified for 2018. 

Abatement Reviewed Certified Certified Certified Certified
2018 2018 2018 2017 2016 2015

Land Value 1 54,300$          54,300$          54,300$          54,300$          54,300$          36,900$          
Improvement Value 1

270,700$        292,300$        292,300$        282,200$        272,400$        259,400$        
True & Full Value 325,000$        346,600$        346,600$        336,500$        326,700$        296,300$        
Building Area (sf) 2,162              2,162              2,162              2,162              2,162              2,162              
Land Area (sf) 11,985            11,895            11,895            11,895            11,895            11,895            
Total Value / sf (Bldg Area) 150.32$          160.31$          160.31$          155.64$          151.11$          137.05$          
Improvement Value / sf (Bldg Area) 125.21$          135.20$          135.20$          130.53$          125.99$          119.98$          
Land Value / sf (Land Area) 4.53$              4.56$              4.56$              4.56$              4.56$              3.10$              
Dollar Change (from Respective Value) 2 (21,600)$        -$               10,100$          9,800$            30,400$          (Prior Year)
Percent Change (from Respective Value) 2 -6.2% 0.0% 3.0% 3.0% 10.3% (Prior Year)
Change Cause No Change Index Index Mass Appraisal

David Sholy - 3510 Park Ave S Assessment Department

1 Applicant reflected entire value on land.
2 Dollar & Percent Changes are calculated using the

2018 Certified True & Full Value.
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The following cost approach (mass appraisal) is reflective of the valuation of this property for the 
2016 assessment year.  Following this reappraisal, the property value was market trended (indexed) 
for 2017 and 2018. 
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Following the property review in November 2018, comparable sales were researched which are 
recapped in the letter submitted to Mr. Sholy on November 15, 2018 as reproduced below. 
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In addition to the sales search recapped on the previous page, an assessment comparable 
appraisal, reproduced below, was also completed. 

Based on the preceding analysis, the valuation of this property appears fair and equitable. 
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The graphic below depicts the subject property looking towards the south. 
 

 
 

Subject Property – Looking South 
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