
 
 
 
 

City of Portland 
Board of Assessment Review August 19, 2022 8:00 a.m. 

Board Members Stephen Bither, Chair and Barbara Brewer 
 Friday, August 19, 2022 at 8:00 AM Room 209, Portland City Hall, 389 Congress Street, 

Portland, Maine 04101
 
To submit written public comment on an agenda item, email insert email address here. Submissions must be 
received by 12:00 pm the day before the committee/board name meeting to guarantee their inclusion in the 
agenda packet. All submissions must include the commenter's name and legal address. To help ensure your 
comment is submitted for the correct item, please include the name of the agenda item (see below). 
 
 

 
 

1. Approval of the draft minutes for the August 12, 0222 Board of Assessment Review 
Hearing 

  

2. 8:00 Appeal from Patricia Bleech, 24 Willis Street, received July 15, 2022   

  a. Appeal and Assessor's Rebuttal attached. 
 

3. 8:30 Appeal from Karen Snyder, 7 Waterville Street, received July 14, 2022   

  a. Appeal attached. 
 

4. 9:00 Appeal from Liv Chase on behalf of Investment Core LLC, 5 Monument Street   

  a. Appeal, additional material from the appellant, and Assessor's Rebuttal attached. 
 

5. 9:30 Appeal from Carol Pike, 453 St. John Street   

  a. Appeal attached. Carol Pike has requested a postponement of the hearing of her 
appeal to another date through the end of October. Please see her emailed request 
attached. 

 

6. 10:00 Appeal from Jo Coyne, 36 Salem Street   

  a. Following discussion between Jo Coyne and the Assistant Assessor, the property 
assessment was adjusted.  The Board is asked, however, to hear Ms. Coyne's 
concerns about assessment methodology. 

 

7. 10:30 Appeal from Patrick O'Toole, 57 Park Street, received July 18, 2022   

  a. Assessor decision and property owner appeal attached. 
 

8. Adjournment   
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CITY OF PORTLAND  

Assessor’s Office 
Brentley C. Martin, CMA-4 

 
DATE:  August 18, 2022 
TO:   City of Portland Board of Assessment Review 
FROM:  Brent Martin, Assistant Assessor 
RE:         Rebuttal to Overvaluation Claim for FY22 Abatement Appeal from Patricia M. 

Bleech for 24 Willis Street, Parcel ID: 015 E002001 
 

TIMELINE 
 
4/1/2021 Original Assessed Value for the April 1, 2021 assessment date for Fiscal Year 2022 

$236,000 Land: Interior Lot, No Off-Street Parking or Tight Parking – 1865 sf 
 $154,400 Building: 1862 1.5 Story Old Style Single Family Residential 
 $390,400 [See Exhibits 1a, 1b] 
  
7/31/2021  Informal appeal was done with Tyler Tech. Condition changed to C/Fair (see Exhibit 

4) due to condition description given by owner. “Value in line with neighborhood 
and no value adjustment made.” [See Exhibit 1b through 7/15/2022] 

 
3/10/2022 Property owner files formal abatement appeal with Assessor’s Office requesting a 

reduction of 29% to $275,000 based on a site discrepancy and overvaluation claim. 
 
3/10/2022 Assessor’s Office reviews data. Abatement granted to $389,000 based on site size 

adjustment.  
   
 $234,600 Land: Interior Lot, No Off-Street or Tight Parking – 1750 sf 
 $154,400 Building: 1862 1.5 Story Old Style Single Family Residential C/Fair Cond. 
 $389,000 [See Exhibits 3 and 4 for Property Record Card and Value History] 
 
 Between this date and the below Board Hearing date, the assessor and property 

owner have discussed various prospective influencing factors. The assessor has 
conducted numerous field reviews of the subject property as different claims were 
clarified by the owner. Additional consideration has been given by this assessor up 
to the date of this memorandum.  

 
 Over time, the owner has clarified claims that the historic home regulations and 

zoning setback changes adversely impact subject’s “non-buildable” lot, the Antique 
style home (1864 build date) is functionally obsolete with no second floor heat, and 
the site size discrepancy from 1865 sf to 1750 sf as the bases of the reduction 
request. Owner presents abutting 28 Willis Street (corner lot with higher traffic 
frontage, superior parking) based on its pre- and post-listing history and renovation 
work described for sale at $395,000 in 02/2020 – 14 months before tax date. 
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Abutter is assessed at $448,200, reflecting new dormers (did not change TLA), 
market appreciation and slight superior condition with similar site value. Dormers 
may have increased functionality of upper story and more renovation may be 
known by owner to exist versus subject to property owner’s point. Owner claims 
such restrictions did not affect 28 Willis St on the Walnut Street frontage and that 
the subject should be more than $59,000 lower than, specifically, 28 Willis St. No 
additional adjustments were made after comparing abutter as subject property is 
assessed $59,200 below superior 28 Willis Street. 

  
07/15/2022 Board of Assessment Review Hearing application (Exhibit 2). 

$ TBD Land 
$ TBD Building 
$275,000  ($114,000, or 29% off adjusted assessment of $389,000) 

 
8/19/2022 Board of Assessment Review Hearing Date 
 

LIST OF ATTACHMENTS 
 

Taxpayer’s Submission 
 

• Exhibit 1b – Application for Abatement (as part of Assessor’s Submission) 
• Exhibit 2 - Board of Asseessment Review Application with Overvaluation Claim  

 
Assessor’s Submission 
 

• Exhibit 1a – FY22 Property Record Card for Subject  
• Exhibit 1b – Notice and Packet of Action Letter Granting Abatement  
• Exhibit 3a – Chart of Similar Site Values in Neighborhood  
• Exhibit 3b—Chart of Similar Building Values in Neighborhood 
• Exhibit 3c – Chart of Similar Total Assessed Values in Neighborhood 
• Exhibit 3d – Data Backing Above Analyses 
• Exhibit 4 – Property Record Card for 28 Willis Street 
• Exhibit 5 – Photos of Subject and 28 Willis Street for Comparison 

 
ASSESSOR’S RESPONSE 

 
• An issue for assessors is that the old adage of “one sale does not a market make” has to be 

weighed against getting too caught in the individual adjustments or comparisons. 
Assessments are not individual bank appraisals. However, the comparison of the subject 
property and abutter made by the owner compares two properties of, likely, the same 
builder of balloon envelope construction that are older than most comparable properties 
analyzed by the Assessor. 28 Willis Street has superior condition and cured some of the 
functional obsolescence with dormers and at least superficial renovation prior to sale that 
was not reflected in the property record card. The subject property has not.  Whether this 
is due to economic feasibility or site restrictions is not material. The difference warrants 
some consideration. 
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• No adjustment for the Property Owner was granted after the Assessors’s consultant, Tyler 

Technologies,reduced the Condition based on the lack of second-floor heat. The owner has 
offered additional functional obsolescence issues during the appeals process. It is likely 
that the market does not support differences between Fair and Average condition as 
buyers of Average or inferior condition homes have been renovating after purchase. When 
smaller differences compile to become apparent in the market, some adjustment in value 
is warranted for uniformity.  
 

• The Assessor considered the following in concluding that the Property is not over-valued: 
 

o Though the owner states no parking is feasible on the Property, some parking may 
be available for certain vehicles, but not the owner’s typical vehicle, which was 
parked in the street.  

o Pairing this site configuration issue with the prospect that the site setbacks prevent 
some renovation work to the owner’s aged heating system, at most, a 3% reduction 
in site value for improvement placement influence could be considered with its 
current use. An additional 5% influence to the dwelling component may be 
considered due to the facts that the Property (1) is among the remaining 
unmodified balloon construction properties in the area, (2) lacks any recent 
material renovation work, (3) lacks heat on the second floor.  

 
o These two adjustments would reconcile uniformity concerns with the abutting 

property at 28 Willis Street, resulting in a combined reduction of $7,038 for the site 
and $7,720 for the building, totaling $14,758 to approximately $374,200, subject to 
rounding. This is a 3.8% adjustment and well within typical margins for mass 
valuation. Should parking be confirmed and the heat system be renovated, 
confirming the obsolescence caused by claimed restrictions are cured, these 
discounts should be removed. 

 
• With that said, in the property owner’s application to the Board, the property owner did 

not prove the total assessed valuation is “manifestly wrong.” The total assessed valuation 
is within 10% of the most probable selling price. The total assessed value is well-supported 
by comparisons and analysis provided herein by the Assessor than those provided by the 
property owner within a similar period. The presumption remains that the total assessed 
value is fair market, or just value. 
 

• The analysis provided by the property owner did not reconcile the fair market value of the 
subject property or render the property’s total assessed value as not being fair market 
value or deviating greater than 10% from fair market value.  The appeal does not support a 
claim of overvaluation or overall lack of uniformity sufficient to warrant reconsideration of 
the just value of subject property. 
 

• The comparisons provided by the Assessor over the time period analyzed by the property 
owner more similarly reflect the nature, situation, and value of the subject property. While 
the subject property has some features and other factors negatively influencing its market 
value, the total assessed value is well-supported and, to the extent adjustments may be 
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considered, such would be within 10% of market value of the subject property. The 
assessment of $389,000 is well-supported. The assessed value is just value. 

 
• The assessed valuation is at fair market value and it is assessed at a relatively uniform rate 

with comparable property in the district. The property owner has not submitted sufficient 
evidence to satisfy the burden to demonstrate the assessment was substantially 
overvalued, based on unjust discrimination or subject to fraud, dishonesty or an illegality. 

 
• For the reasons set forth in this memorandum and its attachments, the Assessor requests 

the Board of Assessment Review conclude the property is assessed at its fair market value 
and at a relatively uniform rate with comparable properties, that the property owner has 
failed to meet its burden of proving that the property is substantially overvalued, that the 
assessment was based on unjust discrimination, fraud, dishonesty, illegality or that the 
assessment was otherwise manifestly wrong. 

 
LEGAL REFERENCES 

 
• Article IX, §8 of the Maine Constitution provides that “All taxes upon real and personal 

estate, assessed by authority of this State, shall be apportioned and assessed equally 
according to the just value thereof.” According to the Maine Supreme Judicial Court, “Just 
value means market value.” Terfloth v. Town of Scarborough, 2014 ME 57, ¶ 11, 90 A.3d 
1131; Weekley v. Town of Scarborough, 676 A.2d 932, 934 (Me. 1996) 
 

• Assessments must be supported by two findings: 1) the property must be assessed at its fair 
market value, and 2) the property must be assessed at a relatively uniform rate with 
comparable property in the district. Terfloth v. Town of Scarborough, 2014 ME 57, ¶ 11, 90 
A.3d 1131. 
 

• The City Assessor’s assessment of the Property is presumed to be valid. Petrin v. Town of 
Scarborough, 2016 ME 136, ¶ 14, 147 A.3d 842, 849. The Property Owner has the burden of 
proving to the Board of Assessment Review that “the assessed value of the property is 
‘manifestly wrong.’” In order to do so, it must be demonstrated "(1) that [the] property was 
substantially overvalued and an injustice resulted from the overvaluation; (2) that there was 
unjust discrimination in the valuation of the property; or (3) that the assessment was 
fraudulent, dishonest, or illegal." Id.; City of Waterville v. Waterville Homes, 655 A.2d 365 (Me. 
1995); Yusem v. Raymond, supra.; Weekley v. Town of Scarborough, 676 A.2d 932 (Me. 1996); 
Southwest Harbor v. Harwood, supra.; Northeast Empire Limited Partnership #2 v. Ashland, 
supra; Terfloth v. Town of Scarborough, 2014 ME 57, 90 A.3d 1131. 

 
• It is the total assessment that controls under Maine law. If either the land or building value is 

too high or too low, so long as the total assessment is not “manifestly wrong,” the taxpayer 
has not met his burden of proof. Roberts v. Town of Southwest Harbor, 2004 ME 132, 861 A.2d 
617 
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RECEI~~ICATION FOR ABATEMENT OF PROPERTY TAXES 
MAR 1 0 zon 36 M.R.S. § 841 

See Property Tax Bulletin No. 1 0 for more information 

This application must be signed and filed with the municipal assessor. A separate application should 
be filed for each separately ass<f-lii~d _parcel of real estate claimed to be overvalued. 
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21-1< J, ! liS ~ ~ lat ayfis • 2 ~ 3. 

4. 

5. 

6. 

7. 

8. 

9. 

Property address or map/lot: 

10. 

Telephone number for applicant: \ ;v T) --:r:I O - ':::'.I '11,ld 

Tax year for which abatement is requested: :20)-').. ~ 
Assessed valuation of real estate: {~q DytrJJ---
Assessed valuation of personal property: _t.J~'[J.,-cf.s.,,..._,· ~----·~-------­

Abatement of real estate valuation requested: { :2.1 s; ) 0()0-/~ 
Abatement of personal property valuation requested:-"""~t-t-~,._ ________ _ 
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• • 

c; 

,l lC!'~-~~~\Ay 

To the assessing authority of the Municipality of !12<-tld-lnJ 
In accordance with the provisions of 36 M.R.S. § 841, I hereby n 
abatement of property taxes as !noted above. The above staterr 
my knowledge and belief. 
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05/12/2022 08:47 
bjs ICITY OF PORTLAND, ME 

CORRECTION DIFFERENCES 

PROPERTY ID: 015-E-002-001 TAX YEAR: 2022 AR CATEGORY: 20 BILL NUMBER: 51410 
NEW PRIMARY OWNER:~B~LE~E~C-H~P~AT-R-I-c-I-A~M------OLD PRIMARY OWNER:--BLEE"cR .... PATRICIA M 

CHARGE CORRECTIONS ·-----

5._~QUEN,£E OLD CHARGE 

1 RETAX 

OLD AMOUNT NEW CHARGE NEW AMOUNT DIFFERENCE AMOUNT 

4,746.55 RETAX 4,728.36 

TOTAL OLD AMOUNT: 4,746.55 

VALUE CORRECTIONS 

SEQUENCE OLD TYPE OLD CLASS 

1 N 
2 L 

11 
11 

TOTAL OLD AMOUNT: 390,400 

EXEMPTION CORRECTIONS 

TOTAL NEW AMOUNT: 4,728.36 

OLD AMOUNT NEW TYPE NEW CLASS 

154,400 N 
236,000 L 

11 
11 

TOTAL NEW AMOUNT: 389,000 

-18.19 

TOTAL DIFFERENCE AMOUNT: -18.19 

NEW AMOUNT DIFFERENCE AMOUNT 

154,400 
234,600 

0 
-1,400 

TOTAL DIFFERENCE AMOUNT: -1,400 

EXEMPTION 

7 

ACCOUNT SEQUENCE OLD PERCENT OLD AMOUNT NEW PERCENT NEW AMOUNT DIFFERENCE AMOUNT 

10899 1 100 25,000.00 100 25,000.00 o.oo 
TOTAL OLD AMOUNT: 25,000.00 TOTAL NEW AMOUNT: 25,000.00 TOTAL DIFFERENCE AMOUNT: 0.00 

** END OF REPORT - Generated by Bradley saucier** 

Ip 1 
txcormnt 

--------------
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MAY 13, 2022 

BLEECH PATRICIA M 
24 WILLIS ST 
PORTLAND, ME 04101 

.,..-~~·/;}fI!\~ 
f::(1· ~1•;1 1
,-:;, 1-'-~;;w ·'"1 \-t, .3~Y~~--'~ 

. <'!.JI( fi' <_.:....;.:,· ---. _;.,.,-

CITY OF PORTLAND 
Auessor's Office 

Christopher A Huff, CMA, Assessor 
Brentley C. Martin, CMA-4, Assistant Assessor 

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX 

LOCATION: 24 WILLIS ST, PORTLAND MAINE; CBL O I 5-E-002-00 I 

Dear Sir/Madam: 

Your request/application for abatement of property taxes for FY2022 on the above-described 
property was granted on May 13, 2022. 

REASON: OVERVALUATION 

Where an abatement has been granted in whole or in part, we have included a computation showing 
your new valuation and tax liability below. 

If this was a formal application and you wish to appeal this decision, you have 60 days from the date 
of receipt of this notice to do so. An appeal may be taken to the Board of Assessment Review. To 
request an application, please call 207-87 4-8480 or write to Portland Board of Assessment Review, 
389 Congress Street, Room 211, Portland, ME, 04101. 

ORIGINAL VALUATION: 
NEW VALUATION: 

$365,400 
$364,000 

ORIGINAL TAX: 
NEW TAX: 

$4,746.55 
$4,728.36 

A copy of your updated bill may be included. If you have any further assessing questions, please call 
the Assessor's office at 207-874-8486. For any tax payment questions, please contact the Treasury 
Division at 207-874-8490 or portlandmaine.gov/selfservice. A refund is issued only when a credit 
exists on the full-year tax amount. Otherwise, a credit will be applied towards the next payment due. 

BCM/bs 

Sincerely, 

~)<~ 
Brentley C Martin, CMA-4 
Assistant Tax Assessor 

389 Congress Street • Portland, Maine 04101 • 207-874-8486 
assessors@portlandmaine.gov . -.portlandmaine.gov 

Page 48



5/17/22, 9:04 AM City of Portland Mail - Re: 015-E-002-001: Action on Abatement

https://mail.google.com/mail/u/1/?ik=9de9ccd8e9&view=pt&search=all&permthid=thread-f%3A1733070323715077933&simpl=msg-f%3A1733077716… 1/2

Assessors Office <assessors@portlandmaine.gov>

Re: 015-E-002-001: Action on Abatement
2 messages

pati <triciamarie@maine.rr.com> Tue, May 17, 2022 at 8:48 AM
Reply-To: pati <triciamarie@maine.rr.com>
To: Assessors Office <assessors@portlandmaine.gov>

1) I looked on-line, and the changes referenced in the Notice do not appear on my tax bill.

2) The letter said: "A copy of your updated bill may be included."  (It was not...)  The letter goes on to say: "To request an
application, please call... or write... "

Regardless: I do not have a printer, so I would appreciate having a copy of my updated tax bill, as well as the application
to appeal, mailed to me.

Thanks, again.

Patricia M. Bleech
24 Willis Street
Portland  04101


-----------------------------------------

From: "Assessors Office" 

To: "pati"

Cc: 

Sent: Tuesday May 17 2022 8:06:27AM

Subject: Re: 015-E-002-001: Action on Abatement


Hello
The information was on the letter, however, Assessment Board
appeal information and applications can be found
here:  https://www.portlandmaine.gov/141/Board-of-Assessment-Review
Tax
bills/info can
be found on line, please follow the link:
https://selfservice.portlandmaine.gov/css/citizens/default.aspx
NOTE:
Historical and updated information is available there as
well.
The
Treasury Division can be reached at: 207-874-8490 or treasury@portlandmaine.gov
 Have
a great day.

On Tue, May 17, 2022 at 6:50 AM
pati <triciamarie@maine.rr.com>
wrote:

I am in receipt of the Notice of Action on
Abatement/Supplement of Real Estate Tax, dated May 13,
2022.  As the
Notice fails to outline where a $1,400
"OVERVALUATION" was allegedly
found (Land? Building? Both??), I hereby
request:

1) an updated copy of my FY22 Real Estate Tax Bill;
and

2) an application to file an appeal with the Board of
Assessment Review.

Thank you.

Patricia M. Bleech
24 Willis Street
Portland  04101

--

Assessor's Office

City of Portland
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5/17/22, 9:04 AM City of Portland Mail - Re: 015-E-002-001: Action on Abatement

https://mail.google.com/mail/u/1/?ik=9de9ccd8e9&view=pt&search=all&permthid=thread-f%3A1733070323715077933&simpl=msg-f%3A1733077716… 2/2

389 Congress Street, Room 115

Portland, Maine 04101

Office: 207-874-8486
assessors@portlandmaine.gov

www.portlandmaine.gov

AIorK4xdHFMxtqm3b4hSUrjPbWrS4ATUWpNerVxl


Notice: Under Maine law, documents - including
e-mails - in the possession of public officials or city employees
about
government business may be classified as public records.
There are very few exceptions. As a result, please be advised
that
what is written in an e-mail could be released to the public and/or
the media if requested.

Assessors Office <assessors@portlandmaine.gov> Tue, May 17, 2022 at 9:01 AM
To: pati <triciamarie@maine.rr.com>

Hello
The letter states "there MAY be a bill attached;" there isn't always.  These letters are used throughout the year.  The
Assessor's Office doesn't bill; the Treasury Division does. The Treasury Division sends out 1 bill in the fall.  During times
where the bills are still being worked on, or in between billing times, we may be able to provide a copy of the bill.  The
billing period for this fiscal year has already been completed.  From this point forward, if you need a copy of a bill, you will
need to contact the Treasury Division, or go on the website as instructed before.  

Also, the information on the Board of Appeals is also on the website.  
We will send a copy of the most recent bill and application as requested.  In the future, please note these are available
online.  The bills are updated within a 24 hour period.  If you have any further questions on billing, you need to contact the
Treasury Division as stated on the letter.
Have a great day.
[Quoted text hidden]
[Quoted text hidden]
assessors@portlandmaine.gov

www.portlandmaine.gov
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Year Built Site Size SiteValPSF Land Value Building ValueTotal AV GLA Front GLA Side Story AdditionalGLAGLA Total AVBPSF TAVPSF OffStreetParkBRCount BathCount Rm Count CompGrade CDU Grade CondEst FootprintPct of Lot

84 Quebec St 1875 1624 143.5345 233100 220200 453300 23 33 1.75 12 1340.25 164.2977 338.2205 N 3 2 Inferior C Ave Inferior 771 47%

38 Turner St 1874 2032 150.8366 306500 172700 479200 18 30 1.75 50 995 173.5678 481.608 N 2 2 C- Below Ave Inferior 590 29%

52 Turner St 1874 1710 176.3743 301600 221600 523200 18 41 1.75 0 1291.5 171.5834 405.1103 N 3 2 Inferior C Ave Inferior 738 43%

58 Turner St 1874 1073 319.9441 343300 430400 773700 15 23 2 665 1355 317.6384 570.9963 N 2 1.5 C / VG Inferior 782 73%

61 Turner St 1899 1080 317.963 343400 204000 547400 1348 151.3353 406.0831 N 3 1 Same C Ave Inferior 770 71%

31 North St 1899 2899 129.7689 376200 229500 605700 1631 140.7112 371.3673 N 2 2 C- Ave Inferior 1057 36%

24 Willis St 1864 1750 134.0571 234600 154400 389000 1365 113.1136 284.9817 Y 3 1 Inferior C- Fair 860 49%

1738 196.0683 305528.6 233257.1 538785.7 1326.792 186.5223 428.8976 N 2.571429 1.642857 795 50% Average

1710 150.8366 306500 220200 523200 18 31.5 1.75 31 1344.125 167.9406 405.5967 #NUM! 2.5 2 771 45% Median

-1% 32% 23% 34% 28% Larger -2.9% 39.4% 33.6% Lower Larger 7.5% 1.6% Average

-2% 11% 23% 30% 26% Larger -1.6% 32.6% 29.7% Lower Larger 10.4% -8.4% Median

67 Merrill St 2018 2339 156.5199 366100 588800 954900 1611 365.4873 592.7374 N 2 2.5 Inferior B VG Superior 1056 45%

GLA Total TAVPSF

24 Willis St site is priced as though it is over 2600 sf or the discount PSF is due to functional obsolescence of the parking and disputed area. 995 481.608

24 Willis St GLA is priced as though over 2000 sf, lower than all comparable properties in this study. $140 and $151 are next lowest 1291.5 405.1103

IMHO floor value for 24 Willis may be closer to $142 sf for site (with issues unresolved) and $140 for GLA; $248,500 and $191100 = $439600. 1327 284.98

24 Willis would then be $322 TAVPSF due to stigma of unresolved issues on site remaining. 1340.25 338.2205

1348 406.0831

1355 570.9963

1631 371.3673

24 Willis Street Market Comparable Analysis FY2022
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EXHIBIT 2
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EXHIBIT 3a
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24 Willis St: $285 sf
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EXHIBIT 3c
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24 Willis Street Market Comparable Analysis FY2022: Data backing chart content

Year Built Site Size
Site Val 
PSF

Land 
Value

Building 
Value Total AV

GLA 
Front GLA Side Story

Additiona
lGLA GLA Total AVBPSF TAVPSF

OffStreet
Park

BR 
Count

Bath 
Count

Rm Count 
Comp

Grade 
CDU

Grade 
Cond

Est 
Footprint Pct of Lot

Lot Spc 
Avail

84 Quebec St 1875 1624 144 233100 220200 453300 23 33 1.75 12 1340 164 338 N 3 2 Inferior C Ave Inferior 771 47% 853
67 Merrill St 2018 2339 157 366100 588800 954900 1611 365 593 N 2 2.5 Inferior B VG Superior 1056 45%
38 Turner St 1874 2032 151 306500 172700 479200 18 30 1.75 50 995 174 482 N 2 2 Same C‐ Below ASimilar 590 29% 1442
52 Turner St 1874 1710 176 301600 221600 523200 18 41 1.75 0 1292 172 405 N 3 2 Inferior C Ave Inferior 738 43% 972
58 Turner St 1874 1073 320 343300 430400 773700 15 23 2 665 1355 318 571 N 2 1.5 Inferior C / VG Inferior 782 73% 291
61 Turner St 1899 1080 318 343400 204000 547400 1348 151 406 N 3 1 Same C Ave Inferior 770 71% 310
31 North St 1899 2899 130 376200 229500 605700 1631 141 371 N 2 2 Inferior C‐ Ave Inferior 1057 36% 1842

Subject 24 Willis St 1864 1750 134 234600 154400 389000 1365 113 285 Y/N 3 1 C‐ Fair 860 49% 890

Average 1813.375 191 313100 277700 590800 1367 212 452 2.5 1.75 828 49% Average
Median 1730 154 324900 220900 535300 31 1348 172 406 2 2 771 45% Median

EXHIBIT 3d
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Printed: August 17, 2022Card: 1 of 1

CURRENT OWNER 

101Neighborhood

Land
Building

Total

Land Information

Type Size Influence Factors Influence % Value

Primary Shape/Size -34  233,440

02/02/90 Entry & Sign TenantCJC
BLDR2020-0

Purpose

Adding Two Dormers. 30,000
Date Issued

 Permit Information 

06/09/20

GIBNEY WILLIAM B
26 WILLIS ST

PORTLAND ME 04101

RESIDENTIAL PROPERTY RECORD CARD CITY OF PORTLAND

Situs : 28 WILLIS ST Parcel ID: 015  E001001 Class: SINGLE FAMILY 

GENERAL INFORMATION 

Living Units

District
Zoning
Class

1

10898

14
RESIDENTIAL
RI

Property Notes

15-E-1
WILLIS ST 28
WALNUT ST 36-38
1650 SF

1,650 

Entrance Information

Date ID Entry Code Source

Total Acres: .0379 Value Flag

Manual Override Reason
Base Date of Value

Effective Date of Value

Number Price % Complete

Sales/Ownership History

Transfer Date Price Type Validity Deed Reference Deed Type Grantee
02/10/20
12/01/97
08/01/91

395,000
109,000
94,400

Land & Building
Land & Building
Land & Building

Changed After Sale (Physical)
Valid Sale
Valid Sale

36416/228
13473/001
9679/345

GIBNEY WILLIAM B
SHAW SUSAN E

Assessed Appraised Cost Income Market

 233,400
 214,800
 448,200

 233,400
 214,800
 448,200

 0
 0
 0

 233,400
 290,800
 524,200

COST APPROACH

Assessment Information

SF
 233,400

 214,800
 448,200

ADDITION

APRIL 1, 2021
APRIL 1, 2021

36416/228 Vol / Pg

      2022

Gross Building:Spot:  Location: 

Alternate ID

EXHIBIT 4
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Story height

Exterior Walls

Style Year Built
Eff Year Built

Year Remodeled

1.5

Old Style 1880

1980

2 1

Yes Yes

1

x

# Car Bsmt Gar

NoNeutral

C

AVERAGE

0

Frame

Full

Basic

Oil

None

Average

Same

Univers Mktadj

Color

Rec Rm Size Rec Rm Type
FBLA Type

Basement
FBLA Size

Dwelling Information

Attic

Masonry Trim
Amenities

In-law Apt

Basement

                     Heating & Cooling                                        Fireplaces

Heat Type
Fuel Type

System Type

Stacks

Pre-Fab
Openings

Bedrooms
Family Rooms

Kitchens
Total Rooms
Kitchen Type

Kitchen Remod

Full Baths
Half Baths

Extra Fixtures

Bath Type
Bath Remod

Adjustments

Int vs Ext
Cathedral Ceiling

Unfinished Area
Unheated Area

Grade & Depreciation

Grade
Condition

CDU
Cost & Design

% Complete

Market Adj
Functional
Economic

% Good Ovr

Dwelling Computations

x

Base Price
Plumbing
Basement

Heating
Attic

% Good

Adj Factor

Functional
Economic

% Complete
Other Features

Subtotal Additions

Ground Floor Area
Total Living Area

79

1

 56,600

 1,314

 5,390

 0

 0

 0

Hot Water

 x 

x

5

 400

Outbuilding Data

Type Size 1 Size 2 Area Qty Yr Blt Grade Condition Value

Condominium / Mobile Home Information

Printed: August 17, 2022         Card: 1 of 1

CITY OF PORTLAND

Situs : 28 WILLIS ST Parcel Id: 015  E001001 Class: SINGLE FAMILY 

RESIDENTIAL PROPERTY RECORD CARD

Building Notes

Room Detail

Complex Name
Condo Model

Unit Number
Unit Level
Unit Parking

Unit Location
Unit View
Model Make (MH)

Comparable Sales Summary

Parcel ID Sale Date Sale Price TLA Style Yr Built Grade

014  E017001
010  F001001
013  L003001
017  G044001
012  O003001

15-JUL-19
28-AUG-20
25-JUN-20
11-JUL-19
07-AUG-19

 629,300
 452,876
 485,910
 322,161
 466,418

5
5
5
9
5

1910
1934
1900
1972
1890

C
C-
C
C-
C

 1,155
 1,465
 1,680
 1,180
 1,690

 194,875

 0

 200,270

Model (MH)

Dwelling Value  214,810

% Good Override

C&D Factor  

      2022

Page 103



24 Willis Street: Various Angles 

EXHIBIT 5
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24 Willis Street Parking is Tight – Potentially Possible even if informal for some prospective users 
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28 Willis Street 

Page 106



Page 107



Page 108



Page 109



Page 110



Page 111



Page 112



Page 113



Page 114



Page 115



Page 116



Page 117



Page 118



Comparable Sales

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Average Average Price 
Applied to Subject 
Property

14 Romance 
Street

143 Washington 
Avenue

37 Fox Street 41 Merrill Street 67 Mountfort 
Street

9 Everett Street 5 Monument 
Street              

Square footage 697 1400 948 893 1180 1480 892

Sale Price $332,500 $475,000 $490,000 $490,000 $560,000 $685,000 $505,417 $413,629

Sale Date 1/5/22 10/20/21 8/9/21 1/12/22 6/1/21 9/28/21

Price/SF $477 $339 $516 $548 $474 $462 $469

Assessed Value 
FY22 

$310,000 $407,300 $462,800 $449,000 $337,500 $474,600 $406,867 $406,867

Price/SF $445 $291 $488 $503 $286 $321 $389

Percent Increase 
in  price/SF from 
FY22 assessment 
to today- sold

7.19% 16.5% 5.7% 8.9% 65.7% 43.9%

Determination of 
Value

$410,248

1
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Comparable Sales

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Average Average Price 
Applied to Subject 
Property

14 Romance 
Street

143 Washington 
Avenue

37 Fox Street 41 Merrill Street 67 Mountfort 
Street

9 Everett Street 5 Monument 
Street              

Square footage 697 1400 948 893 1180 1480 892

Sale Price $332,500 $475,000 $490,000 $490,000 $560,000 $685,000 $505,417 $413,629

Sale Date 1/5/22 10/20/21 8/9/21 1/12/22 6/1/21 9/28/21

Price/SF $477 $339 $516 $548 $474 $462 $469

Assessed Value 
FY22 

$310,000 $407,300 $462,800 $449,000 $337,500 $474,600 $406,867 $406,867

Price/SF $445 $291 $488 $503 $286 $321 $389

Percent Increase 
in  price/SF from 
FY22 assessment 
to today- sold

7.19% 16.5% 5.7% 8.9% 65.7% 43.9%

Determination of 
Value

$410,248

1
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Comparable Sales

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Average Average Price 
Applied to Subject 
Property

14 Romance 
Street

143 Washington 
Avenue

37 Fox Street 41 Merrill Street 67 Mountfort 
Street

9 Everett Street 5 Monument 
Street              

Square footage 697 1400 948 893 1180 1480 892

Sale Price $332,500 $475,000 $490,000 $490,000 $560,000 $685,000 $505,417 $413,629

Sale Date 1/5/22 10/20/21 8/9/21 1/12/22 6/1/21 9/28/21

Price/SF $477 $339 $516 $548 $474 $462 $469

Assessed Value 
FY22 

$310,000 $407,300 $462,800 $449,000 $337,500 $474,600 $406,867 $406,867

Price/SF $445 $291 $488 $503 $286 $321 $389

Percent Increase 
in  price/SF from 
FY22 assessment 
to today- sold

7.19% 16.5% 5.7% 8.9% 65.7% 43.9%

Determination of 
Value

$410,248

1
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CITY OF PORTLAND  
Assessor’s Office 

Brentley C. Martin, CMA-4 

DATE: 
TO: 
FROM: 
RE:   

August 18, 2022 
City of Portland Board of Assessment Review 
Brent Martin, Assistant Assessor 
Rebuttal to Overvaluation Claim for FY22 Abatement Appeal from Investment Core, 
LLC as Represented by Liv Chase for 5 Monument Street, Parcel ID: 016 A005001 

TIMELINE 

4/1/2021 Original Assessed Value for the April 1, 2021 assessment date for Fiscal Year 2022 
$405,200 Land 
$316,700 Building: 2018 Single Family Cape w/925 sf 
$721,900 [See Exhibits 3 and 4 for Property Record Card and Value History] 

1/31/2022 Property owner files formal abatement appeal with Assessor’s Office requesting a 
reduction of 53% to $340,320. Owner states Total Living Area is only 618 sf resulting 
in $1100+ per sf in valuation. No informal appeal with Tyler Tech prior to this filing. 
(Exhibit 4). 

3/2/2022 Assessor’s Office reviews data, including apparent Total Living Area at 925 sf, and 
abatement granted to $668,700 based on adjustment to condition and depreciation 
(Exhibit 4). 

Between this date and through the below Board Hearing date, the assessor and 
property owner had numerous discussions. The rare combination of superior 
features present, including year built, architectural design features and site layout, 
and cathedral ceilings created complexities needing reconciliation against mostly 
inferior neighborhood properties. The Assessor feels the architect/owner built 
minimalist design was under-reflected in quality and condition, large site with 
superior ingress/egress for off-street parking supports site value, and the pool with 
large shed present offers contributory value, even if not at full cost. Acknowledging 
the absence of better data, an additional adjustment was made to $628,200 and 
then an offer of $590,000 was rejected by the owner. At $628,200, this was deemed 
within 10% of Fair Market Value by the Assessor and the more recent sales appear 
to support $628,200 as Just Value year over year. 

6/24/2022 Board of Assessment Review Hearing application (Exhibit 2). 
$ TBD Land 
$ TBD Building 
$410,248 ($218,000, or $35% off adjusted assessment of $628,200) 

8/19/2022 Board of Assessment Review Hearing Date 
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389 Congress Street • Portland, Maine 04101 • 207-874-8486 
assessors@portlandmaine.gov • www.portlandmaine.gov 

LIST OF ATTACHMENTS 

Taxpayer’s Submission 

• Exhibit 1 - Application for Abatement
• Exhibit 2 - Board of Asseessment Review Application with Overvaluation Claim based on

sales that occurred after April 1, 2021

Assessor’s Submission 

• Exhibit 3 - FY22 Property Record Card for Subject
• Exhibit 4 - Notice and Packet of Action Letter Granting Abatement
• Exhibit 5 - Brief Description of Subject and Discussion of Key Features of Subject
• Exhibit 6 - Brief Sales Comparison Discussion of sales from property owner time period

confirming assessed valuation is fair market value
• Exhibit 7a and 7b - Property Record Cards of contemoraneous sales in time period analyzed

by owner Prior to FY2022 Commitment should be considered due to rare feature
combination

• Exhibit 8 - Photos of Assessor’s Contemporaneous Sales

ASSESSOR’S RESPONSE 

• The property owner did not prove the total assessed valuation is “manifestly wrong.” The
total assessed valuation is within 10% of the most probable selling price. The total assessed
value is well-supported by more similar sales provided by the Assessor than those provided
by the property owner within a similar period. The presumption remains that the total
assessed value is Fair Market, or Just Value.

• The sales provided by the property owner were inferior to the subject, did not occur prior
to the April 1, 2021, tax date, were inadequately reconciled, and, therefore, do not support
a claim of Overvaluation.

• The sales provided by the Assessor over the time period analyzed by the property owner
more similarly reflect the nature, situation, and value of the subject. The subject property
has premium features under-represented by the property owner. The assessment of
$628,200 is well-supported. The Assessed Value is Just Value.

• The assessed valuation is at fair market value and it is assessed at a relatively uniform rate
with comparable property in the district. The property owner has not submitted sufficient
evidence to satisfy its burden to demonstrate the assessment was substantially overvalued,
based on unjust discrimination or subject to fraud, dishonesty or an illegality.

• For the reasons set forth in this memorandum and its attachments, the Assessor requests
the Board of Assessment Review conclude the property is assessed at its fair market value
and at a relatively uniform rate with comparable properties, that the property owner has
failed to meet its burden of proving that the property is substantially overvalued, that the
assessment was based on unjust discrimination, fraud, dishonesty, illegality or that the
assessment was otherwise manifestly wrong.
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389 Congress Street • Portland, Maine 04101 • 207-874-8486 
assessors@portlandmaine.gov • www.portlandmaine.gov 

LEGAL REFERENCES 

• Article IX, §8 of the Maine Constitution provides that “All taxes upon real and personal
estate, assessed by authority of this State, shall be apportioned and assessed equally
according to the just value thereof.” According to the Maine Supreme Judicial Court, “Just
value means market value.” Terfloth v. Town of Scarborough, 2014 ME 57, ¶ 11, 90 A.3d
1131; Weekley v. Town of Scarborough, 676 A.2d 932, 934 (Me. 1996)

• Assessments must be supported by two findings: 1) the property must be assessed at its fair
market value, and 2) the property must be assessed at a relatively uniform rate with
comparable property in the district. Terfloth v. Town of Scarborough, 2014 ME 57, ¶ 11, 90
A.3d 1131.

• The City Assessor’s assessment of the Property is presumed to be valid. Petrin v. Town of
Scarborough, 2016 ME 136, ¶ 14, 147 A.3d 842, 849. The Property Owner has the burden of
proving to the Board of Assessment Review that “the assessed value of the property is
‘manifestly wrong.’” In order to do so, it must be demonstrated "(1) that [the] property was
substantially overvalued and an injustice resulted from the overvaluation; (2) that there was
unjust discrimination in the valuation of the property; or (3) that the assessment was
fraudulent, dishonest, or illegal." Id.; City of Waterville v. Waterville Homes, 655 A.2d 365 (Me.
1995); Yusem v. Raymond, supra.; Weekley v. Town of Scarborough, 676 A.2d 932 (Me. 1996);
Southwest Harbor v. Harwood, supra.; Northeast Empire Limited Partnership #2 v. Ashland,
supra; Terfloth v. Town of Scarborough, 2014 ME 57, 90 A.3d 1131.

• It is the total assessment that controls under Maine law. If either the land or building value is
too high or too low, so long as the total assessment is not “manifestly wrong,” the taxpayer
has not met his burden of proof. Roberts v. Town of Southwest Harbor, 2004 ME 132, 861 A.2d
617
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EXHIBIT 2
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Comparable Sales

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Average Average Price 
Applied to Subject 
Property

14 Romance 
Street

143 Washington 
Avenue

37 Fox Street 41 Merrill Street 67 Mountfort 
Street

9 Everett Street 5 Monument 
Street              

Square footage 697 1400 948 893 1180 1480 892

Sale Price $332,500 $475,000 $490,000 $490,000 $560,000 $685,000 $505,417 $413,629

Sale Date 1/5/22 10/20/21 8/9/21 1/12/22 6/1/21 9/28/21

Price/SF $477 $339 $516 $548 $474 $462 $469

Assessed Value 
FY22 

$310,000 $407,300 $462,800 $449,000 $337,500 $474,600 $406,867 $406,867

Price/SF $445 $291 $488 $503 $286 $321 $389

Percent Increase 
in  price/SF from 
FY22 assessment 
to today- sold

7.19% 16.5% 5.7% 8.9% 65.7% 43.9%

Determination of 
Value

$410,248

1
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EXHIBIT 3
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EXHIBIT 4
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389 Congress Street • Portland, Maine 04101 • 207-874-8486 
assessors@portlandmaine.gov • www.portlandmaine.gov 

EXHIBIT 5 
BRIEF PROPERTY DESCRIPTION 

YEAR BUILT:  2018 (Appears New) 
PROPERTY CLASS: Single Family 
STYLE:  Cape (Custom Owner/Architect-Designed) 
TOTAL LIVING AREA 925sf (Mass Appraisal vs Contested at 892sf – within 4%) 
LAND INFORMATION: 4,526 SF/ 0.1039 ACRES (Superior Size and Improvement Placement 

Due to Modern Design Influence versus Typical) 
ADDITIONAL FEATURES: Pool, Large Shed (253 sf), Large Canopy Present with Easy 

Ingress/Egress Off-Street Parking 

KEY FEATURES, HISTORY, AND NEIGHBORHOOD INFLUENCES OF SUBJECT PROPERTY TO CONSIDER 

Owner was able to remove historical deeded restrictions from the site to allow single family 
residential construction in approximately 2017 after purchasing the site prior for $60,000 with 
restrictions appearing to leave site unbuildable. This removal of the restrictions resulted in a 
comparably large buildable residential parcel with good ingress and egress for off-street parking in 
an area nearly without recent construction similar to the subject property style and features. The 
subject has the newest ground-up construction found in the subject neighborhood resulting in no 
directly similar comparable sales superior to (newer than) the subject in effective age. 

The 2018-built 925 sf custom Cape-style subject Property is an outlier (meaning, superior) in the 
subject neighborhood due, also, to its skilled use of square footage (efficient, minimalist design), 
age (low deferred maintenance and modern construction), and site size/functionality (easy access 
and good site layout), combined – along with a pool and large shed present. These combined 
features make the analysis complex, though enhances, not detracts, from Market Value.  

Owner is an architect where, in this assessor’s opinion, the economic influence or marketability of 
the subject is superior versus typical average quality and condition properties in the 
neighborhood. The assessor feels this is underrepresented in the building assessment. The 
insurance estimate for replacement cost provided by the owner lacks describing the architectural 
expertise of the owner, which is not adequately reflected. Stated differently, a value premium 
exists over the building assessment due to the architectural design features present that are 
inadequately reflected in the building yet are acceptable in the site and overall assessed value of 
$628,000 in this assessor’s opinion.  

Also, larger homes in the area typically have inherent functional obsolescence in comparative 
terms versus the subject, which has a modern heat system, superior placement on the site, good 
functional use of the space, including cathedral ceilings, and superior amenities. The property 
owner has relied on lower valued properties in supporting her claim that her property value is 
lower because the size of the comparable property is larger.  This reasoning, however, is flawed 
because of the subject’s superior build date, site layout, and other features and design attributes. 
Limited availability of sales of similar age and featured properties other than low effective age 
comparisons of recently renovated contemporaneous sales occurring after April 1, 2021 are 
available. Owner has not provided a third-party appraisal.  
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389 Congress Street • Portland, Maine 04101 • 207-874-8486 
assessors@portlandmaine.gov • www.portlandmaine.gov 

EXHIBIT 6 
RECONCILIATION OF COMPARABLE SALES OVER TIME PERIOD ANALYZED BY PROPERTY OWNER 

More appropriate comparisons with contemporaneous sales other than those the owner used 
were available that support the Fair Market (or Just) Value.  

1. Note 51 Hammond Street: a 1.5 story home that sold in July, 2021, prior to commitment, at
$650,000, which disclosed this newly renovated (low effective age) competitive property that was
re-assessed to $645,000 when property data was corrected using the assessment model. The
subject is superior in age and site size, though not GLA.  It was assessed at $532,000 before the
renovation work reflected in the sale price that more closely resembles the subject. 51 Hammond
St has 988 sf of Total Living Area and an inferior 2888sf parcel. This sale indicates a fair market
value of $650,000/988 = $657.89 psf. The subject, at $628,200, reflects an assessed valuation of
925 sf at $679.14 psf. The $20 psf difference is well-supported due to the new construction, pool,
shed, and larger site with off-street parking. Though interior photographs of the subject provided
by the owner were withheld from this presentation, they show competitive or superior to the
interior photos of 51 Hammond Street.

2. Since the subject is an outlier, it should be deemed acceptable to allow an additional
comparison to an inferior property, due to size, at 22 Montreal Street which sold 5/26/2021 for
$550,000. It is a 1900’s 1.5 story home with 834 sf of Total Living Area with an inferior 3354 sf site.
This equates to $659.47 psf. As with the above comparison, the difference in the subject’s $679.14
psf is well-supported by the new construction, pool, shed, and larger site with off-street parking.

3. These sales support value rather than the regressive influence/downward pressure on
valuation by comparing the subject to inferior properties that was done by the property owner. At
$410,248, the Property Owner is indicating that the price per square foot should be $443.51. This
would be manifestly wrong.

4. Though not adjusted but considered, the subject’s superior site size is not just an increase
in size, but functionality, due to the ease of the ingress/egress for off-street parking and the
superior setbacks which, though the property owner states no further expansion is allowed, the
site has a functional and efficient use of the maximum amount of space. This type of site
orientation premium is difficult to recognize other than in site value and further supports the
subject site valuation.
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EXHIBIT 7b
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  5 Monument St 

 5 Monument St 

EXHIBIT 8
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  51 Hammond St 

 22 Montreal St 
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ABATEMENT OF PROPERTY TAX REQUEST 

5 MONUMENT STREET PORTLAND, MAINE 

Prepared by: Liv Chase, owner.
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Introduction and description of property: 

The subject property is a 859sf single family home located on the East End of Portland on 
Munjoy Hill (The home was previously described as 925sf, a floor plan of the home is attached 
to show the actual square footage of what is built, Attachment A) The home is new 
construction and it was completed in 2020. The home is entirely open concept and it contains 
0 bedrooms, 2 full baths, and a total of 4 rooms. The home was specifically designed for a 
single user and includes a large swimming pool designed for lap swimming. Based on the fact 
that there are no comparable sales that are similar in layout (with 0-1 bedrooms), the property 
is considered unique but also inadequate because it does not meet the market demand for 
number of bedrooms. 


The following analysis uses a broad range of comparable sales that are specific to the 
neighborhood in which the subject property is located. The location is the highest indicator of 
value as Munjoy Hill has some of the highest priced sales in Portland. This abatement request 
is for the tax year FY22 in which all properties were re-assessed as of 4/1/21. The data that 
was used to determine the value for FY22 are sales that occurred 4/1/20-4/1/21. As an 
additional analysis, the cost of new construction during a 2 year period which extends 1 year 
forward of the assessment period, 4/1/20-4/1/22 is also calculated. Lastly, an analysis of tax 
year FY23 for single family homes on the Portland peninsula that have sold from 4/1/21-4/1/22 
is documented.


Under the statutory guidelines for assessment and mass appraisal, the value of the subject 
property must be within +-10%. Looking at comparable sales and the actual assessed values 
of these properties, it appears that they all meet this guideline. It can be noted that 
approximately 81% of the properties sold from 4/1/20-4/1/21 have an assessed value less than 
the price sold.
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*All values of these sales include on Attachment B

What is the value of new construction? 

The subject property is a new construction property that was completed in 2020.


Because there are so few properties that have sold that were new construction, I broadened 
my search to homes on the peninsula that were built in the last 10 years and sold between 
4/1/20- 4/1/22. All of these homes are larger than the subject property and so my only source 
of comparison is the price/sf that a buyer was willing to pay. The fact that there are no homes 
under 900sf that are new construction that have sold speaks to the fact that the size of the 
subject property is inferior and not a desirable characteristic in today’s market. The data that is 
represented encompasses values for FY22 and also FY23. Looking at the data, the price/sf 
price range is from $412/sf to $617/sf. The newest properties, 67 Merrill Street and 16 Morning 
Street, have a price/ sf of $518/sf and $580/sf. With the current cost of construction being 
between $350/sf and $400/sf, it does not appear unreasonable to state that a new construction 
home would sell for between $500/sf and $600/sf.


Construction Materials and Quality Rating 

The subject property is comprised of standard building materials. A list of the materials and 
finishes is listed below. The only exception is the interior walls which are T&G pine. This would 
be considered an upgrade to the standard which is sheetrock. All of the comparable sales 
listed above have superior finishes. A list of these characteristics is shown in Addendum B. 
Under the uniform appraisal dataset, the subject property would be consider a quality rating of 
Q4 in contrast to the comparable sales which would be characterized as Q2.


50 Myrtle Street

67 Merrill Street

203 Sheridan Street

16 Morning Street

107 Monument Street

0 70 140 210 280 350 420 490 560 630 700
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526

518

412

Price/SF New Construction SOLD on the Peninsula 4/1/20-4/1/22*
Price/SF Assessed Value
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5 Monument Street Components 
The following is a list of finishes at the home:


FLOORS

Flooring- all vinyl plank floors purchased from Mardens

Stair treads- pine 


RAILS

Open side/balcony rail-DIY rail with plumbing parts and tempered plexiglass 
Other rail- basic wood handrail


KITCHEN

Kitchen Cabinets- IKEA

Kitchen Countertops- faux quarts purchased off craigslist

Kitchen Island -amazon.com

Haier 24” gas range stainless

Kitchen Aid white refrigerator

Bloomberg white dishwasher


BATHROOMS

Toilets- 2 standard height- basic round

2 Bathroom vanities with tops- IKEA

Tile shower surround- faux honed marble with Glass door

1 standard fiberglass tub with surround


DOORS/WINDOWS

Windows- vinyl double hung/ fixed

2 fixed skylights

Front Door- fiberglass full lite

2 sliding glass patio doors vinyl

Interior Doors- Pine

Door knobs- brushed nicket


LIGHTS

Light fixtures- mostly just temporary light bulb fixtures- 1 ceiling fan with light- 1 globe light 
purchased on amazon

Insulation- open cell spray foam


SYSTEMS

HRV system

Boiler- Baxi forced hot water baseboard system for natural gas

heat pump water heater

Sprinkler System


EXTERIOR

Siding- 4X8 sheets of Hardie board- white with board and baton

Roof- White metal standing seam

Porch- standard PT wooden rails and deck
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*All values for these sales included on Attachment C

10 Marion Street (996sf)

22 Winthrop Street (1054sf)

48 Cumberland Aveneue (1060sf)

7 Kellogg Street (1016sf)

12 Winthrop Street (1162sf)

61 Hammond Street (1428sf)

30 Layette Street (1581sf)

24 Montereal Street (1618sf)

20 Morning Street (1618sf)

44 Turner Street (1629sf)

43 Howard Street (1892sf)

16 Morning Street (2131sf)

29 Morning Street (2396sf)

22 Turner Street (2422sf)

14 Sheridan Street (3288sf)

32 Turner Street (3189sf)

0 60 120 180 240 300 360 420 480 540 600
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Price/SF Single Family SOLD on East End 4/1/20-4/1/21*
Price/SF Assessed Value
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Sales Comparison Approach -all sales on the peninsula 4/1/20 to 4/1/21 
Because of the nature of mass appraisal, it is relevant to look at all sales within the subject’s 
immediate neighborhood. Munjoy Hill has seen extreme growth over the last decade and a 
surge in value as buyers are coming in from out of state to purchase property here in Portland. 
The data presented is all 16 single family homes which sold from 4/1/20-4/1/21 located to the 
east of Franklin Arterial and characterized as Munjoy Hill and East Bayside neighborhoods.

The prices for these single family homes range from $325,000 to $1,450,000 with a price/sf 
range of $301/sf to $580/sf. 

The first property listed is the only single family home with less than 1000sf with a price of 
$325,000 and a price/sf of $326/sf.


Functional Obsolescence 
As defined, functional obsolescence is the loss in value of a property resulting from changes in 
tastes, preferences, technical innovations or market standards.


The subject property is an extremely unique property based on the size of the home and the 
layout. Based on my research, there are no comparable sales that contain 0 bedroom or 1 
bedrooms that are single family houses on the peninsula that have sold between 
4/1/20-8/19/22 (today). This is evidence to suggest that the subject property is not a desirable 
home for a buyer and therefore a buyer would actually pay less for this home or he/she would 
choose not to buy this home at all.


The term inadequacy under functional obsolescence applies in 2 ways:

1) The home is too small- the GLA of the home is 859sf. All areas of the home are designed

for a single occupant. As the designer/owner/architect of the home, I designed it just for
myself to live in. The floor plan is perfect for me but is not an ideal or desirable layout
according to the market standard. As a specific example, the 1st floor bathroom is only
accessible through the office and the bedroom is open to the rest of the house which
provides no privacy.

2) There are too few rooms- the home is entirely open concept except for the 2 bathrooms.
This could be characterized as modern or minimalist but at the end of the day, there is no
privacy if multiple occupants habitat the space. This equals a lesser value compared to
homes of similar size because the structure falls short of the current market expectation.

3) The home contains a swimming pool- this may be very attractive at first glance relating to
curb appeal and it obviously is amazing when the weather is warm. As a predominantly
heating climate, the functionality of a pool to enjoy in the short summer season is just not
cost effective based on how few days of use it has. The cost of maintenance to own a pool
outweighs that benefit for a typical buyer. The pool, which is 900sf and 75 feet long was
specifically designed for lap swimming. The property is extremely attractive and could
potentially yield a higher value for the right buyer, but ultimately that buyer is rare and a
pool does not add any additional value to the assessment of the property for the majority of
buyers represented in any given market.
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*All data for these sales included on Attachment D

Conversations with Brent Martin- assistant to residential assessor 

In regards to the sales comparison approach, Mr. Martin has made his determination of value 
based on 2 sales that fall outside of the FY22 abatement timeframe. Both properties are 2 
bedroom/ 1 bathroom and would be considered superior to the subject property based on the 
functionality of the layout and number of bedrooms. These sales are:


51 Hammond Street- a 988sf single family home which sold for $650,000 on 7/15/21


22 Montreal Street- a 834sf single family home which sold for $550,000 on 5/26/21


Looking at all comparable sales from 4/1/21-4/1/22, I would determine that the most 
comparable sale to the subject property is:

37 Fox Street- a 946sf single family home with 2 bedrooms/ 1.5 bathrooms which sold for 
$490,000 on 8/9/21. This home was completely remodeled down to the studs in 2015. It 
contains  energy efficient features such as a heat pump and PV electric panels on the roof. See 
Attachment E for details.

The above data represents all sales on the East End from 4/1/21-4/1/22. The prices for these 
single family homes range from $325,000 to $1,200,000 with a price/sf range of $335/sf to 
$659/sf. The first 8 properties are single family homes that are under 1000sf with a price range 
of $312,000 to $650,000. The price/sf range is $431/sf to $659/sf with an average square foot 
price of $548/sf.


14 Romasco Street
91 Sheridan Street

38 Fox Street
22 Montreal Street

41 Merrill Street
37 Fox Street

69 Mountfort Street
51 Hammond Street
67 Mountfort Street

143 Washington Avenue
9 Everett Street

22 Anderson Street
67 Merrill Street

16 Federal Street
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Price/SF Single family SOLD on the East End 4/1/21-4/1/22*
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Mr. Martin has made the argument that the subject property should be based on a higher 
price/sf based on the architectural design features related to the appearance of the home and 
curb appeal.

Mr. Martin’s determination of value is $628,000 which represents a price/sf of $731/sf. This 
price/sf is $72/sf higher than any of the sales reported from 4/1/20 until today. 

I’m homeowner but I’m also a real estate investor. I do not have the specific skill set that Mr. 
Martin has as an assessor but I do understand numbers and these numbers are what I am 
presenting as the most relevant information pertaining to the value of the subject property.


I am in agreement that my home is very unique. It is visually eye catching because it appears 
modern and minimalist. There are no similar sales for a property of this size and layout. 


It is my opinion, that the lack of sales speaks to the undesirability of the size and layout of the 
subject property. 


I would not agree that the finished materials to construct the home are superior to the 
comparable sales for new construction. The only superior material is the interior walls which 
are T&G pine. The standard materials are a factor in the value.


Conclusion 

In conclusion, the determination of value can only be derived using a broad range of sales 
comparisons. This value encompasses the future value of the subject property for FY23 as well 
as the abatement tax year FY22.  


Based on new construction sales and the average price paid of $531/sf, the value of the 
subject property is $456,129.


Based on the sale of single family homes on the East End between 4/1/20-4/1/21 with an 
average price paid of $394/sf, the value of the subject property is $338,446.


Based on the sale of single family homes on the East End between 4/1/21-4/1/22 with an 
average price paid of $513/sf, the value of the subject property is $440,667. 


My determination of value is $548/sf. This number represents a price/sf that is higher than the 
average during tax year FY23 and will show the strongest value for the subject property 
moving forward if property values continue to increase. This number is also higher than the 
average price of new construction even though the subject property is inferior to the 
comparable sales. Out of a total of 31 single family homes sold from 4/1/20-4/1/22, only 5 
properties have a higher price/sf. My proposed assessment value does not attempt to show a 
reduction in value equated with functional obsolescence relating to the inadequacy of the 
layout even though the layout falls short of the current market expectation. 

Determination of Value = 859sf X $548/sf = $470,732
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Section A  

Metal Roof


Cement Board Siding:

Board and Batten


Cement Board Siding:

Board and Batten


Cement Bo ard Si ding:

Board an d Ba tten

Cement Bo ard Si ding:

Board an d Ba tten

Metal R  oof

Project De scription: Bu ild a  4  98SF single family 
CODES:
IRC 2  009 - S i ngle Fa mily
NFPA 2  009 - S p rinkler Sy stem 13 D
NFPA 10 1
3.3.32.5 Ne w Bu ilding
6.1 .8.1 Re sidential O ccupancy
6.1.8.1 .1 Si ngle Fa mily D welling Un it
6.2.2.3 Or dinary Ha zard o  fCo ntents
7.3.1 Oc cupancy lo ad: 20 0
Gross 50 1sf=  3  O ccupants
Number o  fE i x ts =  2  
IECC - C li mate Zo ne 6  
402.1.1 Fe nestration U- Factor 0.3 5
Ceiling R- Value 49 
Wall R- Value 21 
Basement R- Value 15 
Zoning- La nd Us e Co de Ch apter 14 
Zone: R- 6
Side Se tback: 5' , o  r 0  i' f c o mbined =  10 ', wi th ea sement
Rear Se tback: 10 '
Front Se tback: 9" = th e av erage de pth o  tf h e fro nt ya rds
1 M onument S  t =  1 '- 6" an d 7  M onument S  t =  0'- 0"

List of Dra iw ngs

AR - Architectural

ST - Structural

SITE-Site Plan

SUR - Survey

RES-REScheck


NORTHWESTEL EVATION 1/ 4" =  1'- 0" SOUTHWESTEL EVATION 1/ 4" =  1'- 0"

NORTHEAST EL EVATION 1/ 4" =  1'- 0"SOUTHEASTELEVATION 1/4" = 1'-0"


FIRST FL OORPL AN 1/ 4" =  1'- 0"

skylights 31" 4x 7"


Tempered gl ass

*Note: Southeast Elevation = 376sf
Glass d oor = 1 6.5sf, w indow =  52.5sf
Per ec nt f enestration = 1 8%

Date:10/24/17

S E C O N D  F L O O R  P L A N  1 / 4 "  =  1 ' - 0 "

Tempered glass

ATTACHMENT A

FIRST FLOOR
SQUARE FOOTAGE
30.5' X 17.5' = 533.75SF +
6' X 9.5' = 57SF

SECOND FLOOR
SQUARE FOOTAGE
15.33' X 17.5' = 268.3SF

TOTAL SQUARE FOOTAGE: 859SF
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Value of New Construction 4/1/2020- 4/1/2022

Address Year built Date sold Price sold Assessed 
Value

square 
footage

Price/sf 
SOLD

Price/sf 
Assessed

View Parking Floor finish Kitchen Fireplace # 
bath

#bedro
oms

Total 
Rooms

16 Morning Street 2018 9/30/2020 1,236,300 1,275,400 2131 580 598 water garage hardwood/tile Designer finishes, 
gourmet kitchen, granite 
countertop

gas 
fireplace

2.5 3 7

50 Myrtle Street 2014 11/03/2020 650,000 590,200 1576 412 374 garage bamboo/tile marble countertop no 2.5 3 5

67 Merrill Street 2020 5/5/2021 975,000 954,900 1884 518 507 no douglas fir custom cabinets no 2.5 2 7

203 Sheridan 
Street

2015 5/24/2021 1,200,000 838,000 2281 526 367 water garage X2 maple/tile marble countertop/
modern cabinets

no 2.5 3 7

107 Monument 
Street

2015 2/14/2022 1,600,000 1,473,500 2593 617 568 water yes maple/ tile shaker cabinets/marble 
countertop

yes 4 3 9

ATTACHMENT B
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Single Family Homes on the East End SOLD 4/1/20-4/1/21

Address Year built Renovated? Inferior/
superior/
same

Date sold Assessed 
Value

Price sold square footage Price/sf 
SOLD

View Parking price/sf 
assessed

10 Marion Street 1879 no inferior 12/02/2020 288,000 325,000 996 326 no yes 289

22 Winthrop Street 1880 yes same 11/23/20 402,900 410,000 1054 389 no yes 382

48 Cumberland 
Avenue

1880 no inferior 11/13/2020 350,300 375,000 1060 354 no yes 330

7 Kellogg Street 1864 no inferior 1/29/2021 512,100 400,000 1016 394 water yes 504

12 Winthrop Street 1890 no inferior 410,500 450,000 1162 387 no 353

61 Hammond 
Street

1934 yes same 8/28/20 534,500 430,000 1428 301 no garage 374

30 Layette Street 1874 no inferior 12/30/20 438,200 475,000 1581 300 no yes 277

24 Montreal Street 1890 yes same 2/12/21 623,900 700,000 1618 433 no yes 386

20 Morning Street 1898 yes superior 9/25/20 810,100 865,000 1618 535 water yes 501

44 Turner Street 1890 partially inferior 12/4/20 439,100 515,000 1629 316 no yes 270

43 Howard Street 1874 no inferior 9/18/2020 299,000 390,000 1892 206 no yes 158

16 Morning Street 2018 yes superior 9/30/20 1,275,400 1,236,300 2131 580 water garage 598

29 Morning Street 1898 yes same 6/15/2020 1,114,900 1,200,000 2396 501 water yes 465

22 Turner Street 1914 yes superior 4/10/20 1,076,000 1,015,000 2422 419 water yes 444

14 Sheridan Street 1920 yes superior 2/5/21 893,900 1,335,000 3288 406 water yes 272

32 Turner Street 1889 yes same 10/9/20 1,459,000 1,450,000 3189 455 water garage 458

ATTACHMENT C
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Single Family Homes on the East End SOLD 4/1/21-4/1/22

Address Inferior/superior/
same

Date sold Price sold square footage Price/SF

14 Romasco Street inferior 1/5/22 332,500 697 477

91 Sheridan Street inferior 3/31/22 312,000 724 431

38 Fox Street superior 4/22/21 531,500 825 644

22 Montreal Street superior 5/26/21 550,000 834 659

41 Merrill Street same 1/12/22 490,000 893 549

37 Fox Street same 8/9/21 490,000 948 517

69 Mountfort Street superior 11/5/21 535,000 960 557

51 Hammond Street superior 7/15/21 650,000 988 658

67 Mountfort Street superior 6/1/21 560,000 1180 475

143 Washington Ave inferior 10/20/21 475,000 1400 339

9 Everett Street same 9/28/21 685,000 1480 463

22 Anderson Street inferior 6/18/21 525,000 1568 335

67 Merrill Street superior 5/5/21 975,000 1884 518

16 Federal Street superior 11/5/21 1,200,000 2151 558

ATTACHMENT D
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8/18/22, 10:36 AM

https://me.flexmls.com/cgi-bin/mainmenu.cgi 1/1

P
MLS #: 1493463
Status: Closed

County: Cumberland
Property Type: Residential

List Price: $499,000
Original List Price: $529,000

37 Fox Street
Portland, ME 04101-2538

List Price: $499,000
MLS#: 1493463

General Information
Sub-Type: Single Family Residence
Style: New Englander
Color: Blue

Year Built: 1860
Fireplaces Total: 0

Rooms: 6
Beds: 2
Baths: 1/1

Sqft Fin Abv Grd+/-: 948
Sqft Fin Blw Grd+/-: 0
Sqft Fin Total+/-: 948
Source of Sqft: Seller

Land Information
Leased Land: No
Lot Size Acres +/-: 0.05
Source of Acreage: Public Records
Surveyed: Unknown

Waterfront: No
Water Views: No

Zoning: R6
Zoning Overlay: Unknown

Interior Information
Full Baths Bsmnt: 0
Full Baths Lvl 1: 0
Full Baths Lvl 2: 1
Full Baths Lvl 3: 0
Full Baths Upper: 0

Half Baths Bsmnt: 0
Half Baths Lvl 1: 1
Half Baths Lvl 2: 0
Half Baths Lvl 3: 0
Half Baths Upper: 0

VA Certification:

Room Name Length Width Level Room Features
Bedroom 1 Second
Bedroom 2 Second
Kitchen First
Laundry Room First
Living Room First
Dining Room First

Property Features
Site: Sidewalks; Well Landscaped
Driveway: Paved
Parking: 1 - 4 Spaces; Off Street
Location: Intown; Near Shopping; Near Town; Near Turnpike/Interstate;
Neighborhood
Roads: Paved; Public
Electric: Circuit Breakers
Gas: Bottled
Sewer: Public Sewer
Water: Public
Basement Entry: Interior; Walk-Out

Construction: Wood Frame
Basement Info: Full; Walkout Access
Exterior: Composition
Roof: Fiberglass
Heat System: Baseboard; Heat Pump
Heat Fuel: Electric; Solar
Water Heater: Electric; Solar
Cooling: Heat Pump
Floors: Wood
Veh. Storage: No Vehicle Storage
Garage: No
Amenities: Laundry - 1st Floor

Tax/Deed Information
Book/Page 29159/294-296 Full Tax Amt/Yr: $3,702/ 2020 Map/Block/Lot: 12/c/13

Tax ID: PTLD-000012-C000013-000001
Remarks
Remarks: Don't miss seeing this well maintained SINGLE FAMILY HOME with OFF STREET PARKING and air conditioning. This great condo alternative is located in one

of Portland's most walkable neighborhoods right in the heart of East Bayside and just walking distance to some of the city's best restaurants and breweries.
Remodeled down to the studs in 2015, this 2 bedroom/1.5 bath home offers comfy vibes with a large eat-in kitchen, sunset views of the Back Cove from the
master bedroom, and a front porch to sip on a cocktail while engaging in friendly conversation with the neighbors. Enjoy the benefits of the solar panels on the
roof and superb insulation job to retain the warmth in the winters and cooling in the summers.

Showing
Instructions:

ShowingTime

Listing/Agent/Office Information
Internal List #:
Listing
Agreement:

Exclusive Right To
Sell

Days On Market: 39

Variable Rate Comm: No
List Date: 05/26/2021
Withdrawal Date:

Pending Date: 07/04/2021
Terminated Date:

Buyer Agency: 2.5%
Sub Agency:
Transaction Broker: 2.5%

Name Primary Cell Fax E-mail
LA: Troy Wilkins (012960 ) 207-252-5940 207-252-5940 troy@wilkinsgroupme.com
LO: Benchmark Real Estate (3059) 207-775-0248
SA: NON-MREIS AGENT ( 777777 )
SO: Non MREIS Agency (7777)

Sold Information
Closed Date: 08/09/2021
Closed Price: $490,000

Seller Paid Closing Costs: No
Did Acres Change at Sale: No





The information on MLS listings has been assembled from various sources of varying degrees of reliability. Any information that is critical to your buying decision should be independently
verified. All dimensions are approximate and not guaranteed. Copyright Maine Listings © 2022 and FBS.
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	1. Approval of the draft minutes for the August 12, 0222 Board of Assessment Review Hearing
	2. 8:00 Appeal from Patricia Bleech, 24 Willis Street, received July 15, 2022
	a. Appeal and Assessor's Rebuttal attached.
	Bleech, Patricia 24 Willis Street Appeal to Brd. of Assessment Review rec. 7.15.2022
	Assessor Memo Bleech 24 Willis St Appeal 081822


	3. 8:30 Appeal from Karen Snyder, 7 Waterville Street, received July 14, 2022
	a. Appeal attached.
	Snyder, Karen Application for Tax Appeal to Board of Assessment Review 2021_72Waterville_Scanned 7.15.2022


	4. 9:00 Appeal from Liv Chase on behalf of Investment Core LLC, 5 Monument Street
	a. Appeal, additional material from the appellant, an
	CompSales5Monument
	Investment Core LLC 5 Monument Street Application for Abatement 6.24.2022
	Investment Core LLC 5 Monument Street Application for Abatement w comp sales 6.24.2022
	Assessor Memo Investment Core 5 Monument St Portland Appeal 081822
	5 Monument St Investment Core LLC additional information re request for Abatement received 8.18.2022
	FINAL5MONU
	AssessmentPresentationFINAL
	ArchPlansandElevations5Monu
	Real Estate Evaluation

	37FOX



	5. 9:30 Appeal from Carol Pike, 453 St. John Street
	a. Appeal attached. Carol Pike has requested a postpo
	Pike Application for Appeal to Board of Assessment Review 3 pp received 7.5.2022
	Pike, Carol Request for postponement from Board of Assessment Review 8.18.2022_Redacted


	6. 10:00 Appeal from Jo Coyne,  36 Salem Street
	a. Following discussion between Jo Coyne and the Assi
	Coyne, Jo Anne Assessor's file 058-A-024-001
	Coyne, Jo Appeal for 36 Salem Street for Board of Assessment Review 7.14.2022


	7. 10:30 Appeal from Patrick O'Toole, 57 Park Street, received July 18, 2022
	a. Assessor decision and property owner appeal attach
	O'Toole Assessor letter dated 5.16.2022 044-A-026-001
	O'Toole, Patrick J., Jr. 57 Park Street rec. 7.18.2022


	8. Adjournment



