
Freddy’s Restaurant  2653 45 St S 
Parcel Number: 01-8533-00400-000  Owner: Café Holdings, LLC 

Information provided above is a summary of the analysis conducted.  Full analysis is provided in the Assessment Department’s work file. 

 

 
Appeal of Assessment for Year: 2023 

     Name of Applicant:   Phil Abeln 

Assessed Value (2023 Tax Year) 2,378,000  
   
   
Applicants Requested Value(s) 1,100,000 -54% 
   
   
General Property Information  
Property Type Quick Service Restaurant  
Year Built 2013 
Year Remodeled 2022 
   
Building Area 4,174 sf 569.72 / sf 
Land Area 39,330 sf 12.99 / sf 
  
Fargo Assessor Recommendation 2,090,000 -12% 

 
Summary 
Appellant is requesting a reduction of -1,278,000 or 53.7%.  The appellant provided financial statements, a list of assessed values they felt as 
comparable, and a rudimentary leased-fee income approach based on those comparable properties.  The appellant indicates that the 
property was recently appraised for financing purposes.  He indicated that appraisal estimated a value of 2,080,000. 
 
The subject property is a quick service restaurant (fast food).  Built in 2013, the subject was originally a multi-tenant restaurant.  An extensive 
renovation occurred in 2022, which converted the subject to its current occupancy.  Assessment department staff valued the remodeling 
work for 2023, after recognizing a partial value for the 2022 tax year.  All single tenant quick service restaurants were re-appraised for the 
2022 tax year.  The 2022 quick service restaurant reappraisal was completed using Marshall Valuation Service, adjusting for sale prices of the 
inventory. 
 
City staff viewed the property on 11/08/2023.  Staff adjusted the effective age (condition) and added value for fire suppression, which was 
omitted from the record card and required in the cost approach.  Staff then estimated the value with three approaches.  The indicated value 
range is between $1,875,000 (income approach) and $2,378,000 (sales comparison approach).  Our quick service value model indicates a 
value of $2,090,000. 
 
We do not support the appellant’s requested value for several reasons.  The requested value would create equalization problems relative to 
other quick service restaurants.  The value would be 47% lower than the appellants own independent fee appraisal, and lower than the 
indicated purchase price from 2014 ($1,184,926).  Finally, we feel that our recommended value is supported by the market, and equalized 
with its quick service restaurant peers. 
 

 
Comparable Sales Summary 
 

Address Building Name Property Type Size (SF) 
Year 
Built 

Sale Date Sale Price 
(Contract) 

Sale Price  
(Adj. for SPUN 

& Lease in 
Place) 

$/SF 

4480 26 AVE S Starbucks Food Service (Quick) 2,545 2017 05/2023 2,000,000 1,559,000 613 
1599 19 AVE N  Taco Bell Food Service (Quick) 2,665 2009 12/2020 1,960,000 1,475,400 554 
1212 36 ST S  Burger King Food Service (Quick) 4,343 1975 04/2020 2,750,000 2,067,200 476 
1415 42 ST S  Arby's Food Service (Quick) 3,051 1984 03/2023 1,621,000 1,218,450 399 

Subject Freddy’s Food Service (Quick) 4,174 2013 
Original 2023 True & Full 2,378,000 570 

Appellants Requested Value 1,100,000 264 
Proposed Value 2,090,000 501 
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Competing Properties (Assessed Values) Summary 
We studied current assessments of similar properties for equalization.  The search parameters are all single tenant quick service restaurants 
in the 45th St S and Veteran’s Blvd corridors.  We filtered the data for restaurants constructed between 2008 and 2018.  There are eleven 
such properties. 
 
The proposed value would sit just below the median price on both units of comparison.  The requested value would be below the minimum 
value on both units of comparison.
 

 
 
 

 

 

 

 

 

 

 

Recommended Action: Adjust the true and full value to $2,090,000 for the 2023 tax year. 
 

 Improvement Total Value $/SF 
Improvement 

$/SF  
Total 

Maximum 1,895,300 2,640,800 465 709 

90th Percentile 1,678,800 2,189,300 459 676 

75th Percentile 1,172,650 1,684,750 449 624 

Median 1,075,400 1,590,800 387 533 

25th Percentile 1,033,750 1,379,750 373 483 

10th Percentile 900,000 1,142,400 365 422 

Minimum 692,400 1,049,000 188 291 

2023 True & Full 1,867,000 2,378,000 447 570 

Requested Value 589,000 1,100,000 141 264 

Proposed Value 1,579,000 2,090,000 378 501 
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