City of Portland

Board of Assessment Review
Stephen Bither, Chair, Board Member Barbara Brewer
Friday, October 21, 2022 at 9:00 AM By Zoom remote technology

For public comment via Zoom, you will need to use the "raise your hand" feature. To raise your hand via the
telephone, please hit *9. You will be unmuted by the host when it is time for public comment.

Please click the link below to join the webinar:
https://portlandmaine-gov.zoom.us/j/81307426892?pwd=bDBScDINU2N;T0tiZHVzZ1ZUcWN4QT09
Passcode: 080777
Or One tap mobile :

US: +16469313860,,81307426892#,,,,¥080777# or +19292056099,,81307426892#,,,,*080777#
Or Telephone:

Dial(for higher quality, dial a number based on your current location):

US: +1 646 931 3860 or +1 929 205 6099 or +1 301 715 8592 or +1 309 205 3325 or +1 312 626
6799 or +1 346 248 7799 or +1 386 347 5053 or +1 564 217 2000 or +1 669 444 9171 or +1 669 900
6833 or +1 719 359 4580 or +1 253 215 8782
Webinar ID: 813 0742 6892
Passcode: 080777

International numbers available: https://portlandmaine-gov.zoom.us/u/kbOXRGy4Iw

1. Approve the September 30, 2022 Board of Assessment Review Meeting Minutes
a.  Draft minutes attached.
2. Appeal from Carol Pike, 453 St. John Street

a.  Appeal attached. Carol Pike requested a postponement of the hearing of her appeal
from August 19, 2022 to another date through the end of October, and it was
rescheduled to October 21, 2022.

Response from Assistant Assessor attached and property owner's response that that
document, both attached.

3. Appeal for 49 Dartmouth LLC from Attorney Sally Daggett

a.  Attorney Daggett has requested a continuance of the hearing of the appeal for 49
Dartmouth Street LLC till December 7, 2022, to allow for additional time for the
discussion between her on behalf of her client and the Assessor's Office. See attached
email.
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https://portlandmaine-gov.zoom.us/j/81307426892?pwd=bDBScDlNU2NjT0tiZHVzZlZUcWN4QT09

City of Portland
Stephen Bither, Chair, Board Member Barbara Brewer

By Zoom remote technology

Appeal on behalf of Lafayette Portland LLC and Lafayette Portland West LLC, Holiday
Inn by the Bay and Fireside Suites

a.  Appeal filed by Todd Kratt, DuCharme, McMillen & Associates, received on July 8,
2022 and postponed on August 25, 2022 to October 21, 2022.
Responses from Assistant Assessor attached.

5. Appeal on behalf of Unifirst Corporation, 414 Riverside Industrial Parkway

a. Appeal filed by Shayna Jones, DuCharme, McMillan & Associates, received July
15, 2022 and postponed on August 25, 2022 to October 21, 2022.
Response from Assistant Assessor attached.

6. Appeal from Patrick O'Toole, 57 Park Street

a.  Assessor decision and property owner appeal attached.
Response from Assistant Assessor attached.

7. Next Meeting: to be decided.

Adjournment
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Board of Assessment Review

Friday, September 30, 2022, 9:00 AM
Meeting Minutes

Stephen Bither
Barbara Brewer

The remote meeting convened at 9:00 a.m. on September 30, 2022 by Zoom technology.

Attendees: Board members Stephen Bither and Barbara Brewer, representing the Board,
attorney for the city Michael Goldman, and board secretary Nancy English.

Board Chair Bither asked for a motion to approve the minutes of the September 16, 2022
Board of Assessment Review hearing. Board Member Brewer moved to approve and
Chair Bither seconded the motion, which was approved by a roll call vote of 2-0.

Written Decision for Appeal from Liv Chase on behalf of Investment Core LLC, 5
Monument Street

Board member Brewer moved that the written decision be approved and Chair Bither
seconded the motion, which was approved by a roll call vote of 2-0. The final decision
was signed via Docusign following the meeting.

Accept Postponement of 100 Middle Street A & B Appeal for Albany Road-
Portland from Attorney David Silk

Board member Brewer moved that the appeal for 100 Middle Street A & B by Albany
Road-Portland, LLC be postponed to a new hearing date, either October 28 or November
4, 2022, as acceptable to Attorney David Silk, who had requested this due to a conflict
with the hearing date of October 21, 2022. Chair Bither seconded the motion, which was
approved by a roll call vote of 2-0.

Adjourn
Board Member Brewer moved and Chair Bither seconded the motion to adjourn, passed

by a roll call vote of 2-0. Meeting adjourned at 9:09 a.m.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

1. Name of Applicant_ WARSL PIKZ

L o YO SV — SORITOY PRESATY // MAIUAMG! 37 AUA ST,

2. Address of Applicant: SARYTIAND S3
<TBANUY M2 QL\\

5 Telephone number;_ 0\~ DS ~ O

4. Name and address of attorney, if any:
D, Location of property: '“‘S SY %HN S[/
Chart, Block, Lot Number: Eép\ FO\L\ OO\ Account Number «¥ Gﬂé‘

6. Assessed value of real estate: S é’? ) 6‘50

> 4 Assessed value of personal property:$‘_¢____________—————————————-—————

8. Assessment year for which abatement is requested:c20 2 20 pate of Assessor'sdecision_______

9. Owner’s opinion of current value for property in question:
Personal Prope - Vil R AR
TOTAL s HoB 292 ( ’89@

10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
purposes, such as value of comparable property. If further space is needed, please attach additional pages to

application. ,
- AGSSSIEN RE-SVALTIN QT SORSECT PRATIY |9 RAR (laNsRETIAN AN &F TUZ
SRRINDING: MULKT-UNTT BUIDIMES” TOAY RADIR Mg STy PRICIRTY

¥ PIAST g3 AMAD SUSS K

1. Estimated time for your presentation at the hearing: S' MINUTES

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)

Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, b ' ‘

36 N : : , by the due date, either the amount
of gaxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief

-4H-2022. ),

4

. Date L Sig \atute of App_licant

. on forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.




CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 6, 2022

PIKE CAROL S & JAMES F JTS
39 ALBA ST
PORTLAND, ME 04103

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 453 ST JOHN ST, PORTLAND MAINE: CBL 066A-F-014-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for FY2022 on the above-described
property was granted on May 6, 2022.

REASON: OVERVALUATION-NO GARAGE: NO OFP

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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION: $ 568.600 ORIGINAL TAX: $ 7.386.11
NEW VALUATION: $ 560,900 NEW TAX: $ 7,286.09

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.

Sincerely,

SR f=
\L‘ﬂ (Y} \)f ‘0“92; Wm Brentley C Martin, CMA-4

Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

asseisorS@portlandmaine.gov . www.portlandmaine.gov
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City of

portland Nancy English <nle@portlandmaine.gov>

Re: Board of Assessment Review Hearing
1 message

Thu, Aug 18, 2022 at 11:46 AM
To: "nle@portlandmaine.gov" <nle@portlandmaine.gov>
Hello Nancy,

Please accept this email as my formal agreement to a postponement to the end of October 2022, of the review of the
assessed value of my property located at 453-457 St John St.

Sincerely,

Carol Pike

From: Nancy English <nle@portlandmaine.gov>

Sent: Thu, Aug 18, 2022 11:32 am
Subject: Re: Board of Assessment Review Hearing

Hello Carol,
| am so sorry you are in this situation! Thank you for your thoughtful and considerate approach.

Because the Board received your appeal on July 5, 2022, a postponement may mean the Board will exceed its own 60-
day deadline to provide you with a hearing and decision. If you would please email again stating explicitly that you agree
to a postponement of the deadline -- with a stated number of days, There is likely to be a hearing in the month of
October. If you would agree to a postponement to the end of October, that may be helpful.

In any case, | believe the Board would agree to provide this, and reschedule your appeal hearing.

Thank you again,
Nancy

Nancy English, Paralegal
Corporation Counsel Office

389 Congress Street, Room 211
Portland, Maine 04101
207-874-8480

corporation
counsel

On Thu, Aug 18, 2022 at 11:16 AM || Rt

Hello,

| was looking forward to meeting on Friday, August 19, 2022, to review a property assessment. Unfortunately, this
morning | was informed that | might have been exposed to Covid during an event | attended several days ago.
While | quarantine and wait to see if | am an active carrier, | thought it most appropriate to request that my review be
postponed to the next meeting if possible. Please let me know how you would like to proceed.

Sincerely,
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Carol Pike

From:
To: nle@portlandmaine.gov <nle@portlandmaine.gov>
Sent: Sat, Jul 30, 2022 6:28 pm

Subject: Re: Board of Assessment Review Hearing

| will be there! Thank you! Carol

Frog. ine gov

To: le@portlandmaine.gov
Sent: Thu, Jul 14, 2022 8:56 am

Subject: Board of Assessment Review Hearing

Carol, did you receive this hearing notice? Please let me know if you will be attending.

Board of Assessment Review Hearing
Friday Aug 19, 2022 - 8am — 9am (Eastern Time - New York)

Location

CH-Room 209
View map

Guests

nle@portlandmaine.gov - organizer

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.

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.
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CITY OF PORTLAND
Assessor's Office

DATE: October 14, 2022
TO: City of Portland Board of Assessment Review
FROM: Gynt Grube, Assistant Assessor & John Valente, Tyler Technologies
RE: FY22 Abatement Appeal; Carol Pike, 453 St. John St, Parcel ID 066A-F-014-001
TIMELINE
4/1/2021 FY22 Assessed Value:
LAND (7,658 SF Lot) $ 94,800
BUILDING (2,682 SF 4-Family Dwelling) $466,100
TOTAL ASSESSED VALUE $560,900

5/6/2022 The assessor adjusts the valuation of the subject property based on field verification that the
garage was removed.

Assessment Change:

ORIGINAL VALUATION $568,600
NEW VALUATION $560,900
ABATEMENT S 7,700

7/4/2022 Appellant files application for abatement to the Board of Assessment Review.
Appellant’s Opinion of Market Value:

LAND Not Provided
BLDG Not Provided
TOTAL $466,252

Reduction: S 94,648

10/21/2022 Board of Assessment Review hearing scheduled

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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ATTACHMENTS

Appellant Submissions:

Abatement application packet submission to the Board of Assessment Review, submitted 7/4/2022
[EXHIBIT 1]

Assessor’s Exhibits:

FY22 Property record card for 013-M-034-001 [EXHIBIT 2]
Notice of action letter granting FY22 abatement [EXHIBIT 3]
Aerial photo of the parcel [EXHIBIT 4]

ASSESSOR’S RESPONSE

The appellant has not met the burden to prove the assessment is “manifestly wrong”.

The appellant compares the percentage of assessment change for the subject property to that
of three neighboring multi-family properties: a three-family residence and two two-family
residences. No other comparative units of measurement are discussed other than the
percentage change from previous assessments. The comparable properties range in size from
2,126 to 4,040 square feet of living area.

The appellant has provided only a comparison of the percent changes in assessed values from prior
assessments, which does not constitute evidence of market value. The appellant has arrived at their
opinion of market value by reducing their initial FY22 assessed value of $568,600 by 18%. According
to the appellant, 18% is the average of the difference in assessment change from the comparables
to the subject property (this calculation by the appellant is incorrect).

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

For the reasons set forth in this memorandum and its attachments, the Assessor requests that
the Board of Assessment Review conclude that 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.

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
Page 10


mailto:assessors@portlandmaine.gov
http://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, 9 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, 9 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, 9 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

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

1. Name of Applicant_ WARSL PIKZ

L o YO SV — SORITOY PRESATY // MAIUAMG! 37 AUA ST,

2. Address of Applicant: SARYTIAND S3
<TBANUY M2 QL\\

5 Telephone number;_ 0\~ DS ~ O

4. Name and address of attorney, if any:
D, Location of property: '“‘S SY %HN S[/
Chart, Block, Lot Number: Eép\ FO\L\ OO\ Account Number «¥ Gﬂé‘

6. Assessed value of real estate: S é’? ) 6‘50

> 4 Assessed value of personal property:$‘_¢____________—————————————-—————

8. Assessment year for which abatement is requested:c20 2 20 pate of Assessor'sdecision_______

9. Owner’s opinion of current value for property in question:
Personal Prope - Vil R AR
TOTAL s HoB 292 ( ’89@

10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
purposes, such as value of comparable property. If further space is needed, please attach additional pages to

application. ,
- AGSSSIEN RE-SVALTIN QT SORSECT PRATIY |9 RAR (laNsRETIAN AN &F TUZ
SRRINDING: MULKT-UNTT BUIDIMES” TOAY RADIR Mg STy PRICIRTY

¥ PIAST g3 AMAD SUSS K

1. Estimated time for your presentation at the hearing: S' MINUTES

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)

Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, b ' ‘

36 N : : , by the due date, either the amount
of gaxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief

-4H-2022. ),

4

. Date L Sig \atute of App_licant

. on forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.




CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 6, 2022

PIKE CAROL S & JAMES F JTS
39 ALBA ST
PORTLAND, ME 04103

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 453 ST JOHN ST, PORTLAND MAINE: CBL 066A-F-014-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for FY2022 on the above-described
property was granted on May 6, 2022.

REASON: OVERVALUATION-NO GARAGE: NO OFP

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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION: $ 568.600 ORIGINAL TAX: $ 7.386.11
NEW VALUATION: $ 560,900 NEW TAX: $ 7,286.09

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.

Sincerely,

SR f=
\L‘ﬂ (Y} \)f ‘0“92; Wm Brentley C Martin, CMA-4

Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

asseisorS@portlandmaine.gov . www.portlandmaine.gov
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i tyler

RESIDENTIAL PROPERTY RECORD CARD

2023

CITY OF PORTLAND

Situs : 453 ST JOHN ST

Parcel ID: 066A F014001

Class: FOUR FAMILY

Card: 1 of 1

Printed: October 13, 2022

CURRENT OWNER

PIKE CAROL S & JAMES F JTS
39 ALBA ST
PORTLAND ME 04103

GENERAL INFORMATION

Living Units 4
Neighborhood 111

Alternate ID 12767

Vol / Pg 13290/339
District 10

Zoning RESIDENTIAL
Class RI

66A-F-14
ST JOHN ST 453-455

Property Notes

066A F014001 05/22

12019

: ﬂ!‘s_'t
— RATRIRHTIA

7660 SF
Land Information
Type Size Influence Factors Influence % Value
Primary SF 7,660 94,840

Total Acres: .1758
Spot:

Location:

Land
Building
Total

Value Flag COST APPROACH

Gross Building:

Assessed
94,800
466,100
560,900

Assessment Information

Appraised
94,800
466,100
560,900

Cost Income Market
94,800 0 94,800
466,100 0 485,400
560,900 0 580,200

Manual Override Reason
Base Date of Value APRIL 1, 2021

Effective Date of Value APRIL 1, 2021

Entrance Information

Permit Information

Date ID Entry Code Source Price Purpose % Complete

04/09/90 MWO  No One At Home Date Issued  Number P o Lomp
Sales/Ownership History

Transfer Date Price Type Validity Deed Reference Deed Type Grantee

05/25/01
08/29/97

Land & Building

16341/271
13290/339

PIKE CAROL S & JAMES F JTS
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i tyler

RESIDENTIAL PROPERTY RECORD CARD

CITY OF PORTLAND

Situs : 453 ST JOHN ST Parcel Id: 066A F014001 Class: FOUR FAMILY Card: 1 of 1 Printed: October 13, 2022
Dwelling Information 15 ID Gode  Description Area
A Main Building 896
B 50/10/19 B BASEMENT/ISF.. 380
Style Old Style Year Built 1900 €12 EFp EMCLFRAMER 18
Story height 2 Eff Year Built D OFP OPEN FRAME.. 2
Attic Full-Fin Year Remodeled o B 20
Exterior Walls Brick Amenities
Masonry Trim X
Color Neutral In-law Apt No 18
Basement i
Basement Full # Car Bsmt Gar
FBLA Size x FBLA Type
Rec Rm Size x Rec Rm Type
2] &
8
Heating & Cooling Fireplaces 32 A 32 Sb > D
Heat Type Basic Stacks =B
Fuel Type Electric Openings
System Type Electric Pre-Fab
Room Detail
28
Bedrooms 4 Full Baths 4
Family Rooms Half Baths Outbuilding Data
h - 6
Tota'l('gg:,emnz 1 Extra Fixtures Type Size 1 Size 2 Area Qty YrBIt Grade Condition Value
Kitchen Type Bath Type
Kitchen Remod No Bath Remod No
Adjustments
Int vs Ext Same Unfinished Area
Cathedral Ceiling x Unheated Area
Grade & Depreciation
Grade C+ Market Adj 73
Condition Average Functional
CDU BELOW AVERAGE Economic
Cost & Design 0 % Good Ovr
% Complete Condominium / Mobile Home Information
Dwelling Computations Complex Name
Base Price 377,674 % Good 71 Condo Model
Plumbing 42,410 % Good Override 73
Basement 0 Functional Unit Number
Heating 0 Economic Unit Level Unit Location
Attic 40,340 % Complete Unit Parking Unit View
Other Features 0 C&D Factor Model (MH) Model Make (MH)
Adj Factor 1.15
Subtotal 460,420 Additions 69,200
Ground Floor Area 896 Comparable Sales Summary
ivi 2,682 i 466,110
Total Living Area Dwelling Value Parcel ID Sale Date Sale Price TLA Style  YrBuilt Grade
187 D003001 25-JUN-20 464,314 2,320 4 1920 C
Building Not 066A F001001 11-JAN-19 475,475 3,063 5 1900 C+
utlding Notes 130 F016001 13-NOV-20 846,106 3326 5 1905 c
11/13/2002 130 1003001 30-SEP-20 701,933 2,829 5 1918 C
26-JUN-20 625,204 3,377 5 1890 C+

Fi@sé B@z4001



CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 6, 2022

PIKE CAROL S & JAMES F JTS
39 ALBA ST
PORTLAND, ME 04103

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 453 ST JOHN ST, PORTLAND MAINE: CBL 066A-F-014-00]

Dear Sir/Madam:

Your request/application for abatement of property taxes for FY2022 on the above-described
property was granted on May 6, 2022.

REASON: OVERVALUATION-NO GARAGE: NO OFP

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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION: $ 568.600 ORIGINAL TAX: $ 7.386.11
NEW VALUATION: $ 560,900 NEW TAX: $ 7,286.09

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.

Sincerely,

o Ve
\f;ﬂ& \)f \0“9}“ Uvm Brentley C Martin, CMA-4

Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

asseisors@ponlandmaine.gov . www.portlandmaine.gov




453 St John St
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City of

'portldn Nancy English <nle@portlandmaine.gov>

Re: Republished meeting packet has responses from Assistant Assessor
1 message

Wed, Oct 19, 2022 at 9:04 PM
Reply-
To: "nle@portlandmaine.gov” <nle@paortlandmaine.gov>

Hello Nancy,

Thank you so very much for sending along the republished meeting packet from the City of Portland Assistant
Assessor as well as the 2-page residential property record card generated by Tyler Technologies prior to our
10/21/2022 meeting to review the valuation of 453 St John Street.

| have never been able to locate the Tyler Technologies recard card online, and | really appreciate the opporiunity to
see how Tyler used 5 different property sales to come up with an estimated market value for the subject property.

There is, however, a series of significantly fatal flaws presented in the Tyler Technologies "Comparable Sales
Summary” of the report, which | believe may address the Assessors requirement for me to produce proof "that the
assessment was substantially overvalued, or subject to fraud, dishonesty, or illegality”.

| have researched the sale data of each of the individual 5 properties listed in the "Comparable Sales Summary®
prepared by Tyler Technologies. | have also cross-referenced each property with both the City of Portland Assessor
website as well as the Maine Multiple Listing Service record of sales. In ali 5 cases, for each of the 5 properties, there
was a serious conflict of presentation by Tyler Technologies. Not only are at least 2 of the comparable sales used
inappropriate comparisons for the subject property, but Tyler Technologies appeared to have made up much higher
sale data reminiscent of an odd grocery store, with sales reported as "$464,314, $475,475, and $625,204, Very
unusual numbers for a Portland Maine real estate contract closing, which caught my eye. The most expensive
"comparable sale" chosen by Tyler Technologies o put a value on our 4 unit apariment building was actually 2 entirely
seperate homes sold together on a single large lot on the other side of town. Even that transaction was overguoted by
Tyler Technologies.

The largest over-quote was $46,204 and the lowest over-quote was $11,108. In total, Tyler Technologies incorrectly
reported the closing price of each of the 5 properties. The total rounding up of all 5 sales came to an error of
$139,032. The City of Portland and the Multiple Listing Service, however, both recorded a sale price for each property
which matched each other.

In summary, | believe that the "Comparable Sales Summary” created by Tyler Technologies for our property at 453 St.
John Street was done incorrectly and unprofessionally. This act has resulted in a financial burden to our family since
the reassessment was enacted. | am most hopeful that we may make some adjustments in our 10/21/2022 meeting,
and | look forward to getting together via Zoom.

With best regards,

Carol Pike

8 pages to follow under a separate cover

From: Nancy English <nle@portlandmaine.gov>

To: CAROL PIKE

Sent: Fri, Oct 14, 2022 6:01 pm

Subject: Republished meeting packet has responses from Assistant Assessor
Carol, | am sending this to you to be sure you see it

Thank you, and have a good weekend|
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Nancy

Nancy English, Paralegal
Corporation Counsel Office

389 Congress Street, Room 211
Portland, Maine 04101
207-874-8480

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.
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City of

portlclnd - Nancy English <nle@portlandmaine.gov>

Appeal for 49 Dartmouth, LLC

1 message

Sally J. Daggett <SDaggett@jensenbaird.com> Tue, Oct 4, 2022 at 3:07 PM
To: Nancy English <nle@portlandmaine.gov>
Cc: Michael Goldman <mig@portlandmaine.gov>

Hi Nancy, | received your calendar invite about a Board of Assessment Review hearing on October 21, 2022 regarding
49 Dartmouth, LLC'’s tax abatement appeal. We were asked to get the Assistant Assessor some additional information
that may or may not resolve this appeal, which we have done, but we are still waiting for a response from the
Assessor’s Office. | ask that the hearing be postponed until we hear back from the Assessor’s Office. The Board of
Assessment Review may consider this e-mail as the taxpayer’s written consent to an extension of time for the Portland
Board of Assessment Review to act on 49 Dartmouth, LLC’s 7/8/22 tax abatement appeal to Friday, December 9,
2022. Thanks, Sally

Sally J. Daggett, Esq.
(JB) JENSEN BAIRD

10 Free Street T: (207) 775-7271

P.O. Box 4510 F: (207) 775-7935

Portland, ME 04112 Email: sdaggett@jensenbaird.com
www.]JensenBaird.com

Confidentiality Notice: This message is intended only for the person to whom addressed in the text above and may contain privileged or confidential
information. If you are not that person, any use of this message is prohibited. We request that you notify us by reply to this message, and then delete all
copies of this message, attachments and/or files, including any contained in your reply.

Page 29



AN EXTENSION OF YOUR TAX DEPARTMENT

August 19, 2022

Assessing Officials

City of Portland

389 Congress Street, Room 115
Portland, ME 04101

RE: 40 Spring Street
88 Spring Street
81 Riverside Street

Dear Assessing Officials,

We, and the taxpayer, agree to postpone the hearing in this matter originally scheduled for August 25th,
2022, for up to 60 days. Thank you for your attention to this.

2l L

Todd Kratt, Senior Tax Manager
DuCharme, McMillen & Associates, Inc.
(Representative)

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.COM

205 Portland Street, Suite 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

1. Name of Applicant:
2. Address of Applicant; 209 Portland Street, Suite 200, Boston, MA 02114
3 Telephone number: 61 7-798-2840 x2206
4, Name and address of attorney, if any:
5. Location of property: 88 Spring Street
Chart, Block, Lot Number: 039-E010001 Account Number. 12011
6. Assessed value of real estate: $24’662’500
7. Assessed value of personal property:$ 1 ’500’000
8. Assessment year for which abatement is requested: i e, Date of Assessor’s decision May 9’ 2022
9. Owner’s opinion of current value for property in question:
Land $ Personal Property $ 1 ’500 1000
Building $
_— s 14,784,600 — 51,500,000
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
2:;?£:;z,n§uch as value of comparable property. If further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis. Operation includes
abutting property - 40 Spring Street. See separate abatement application.

1. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

7/ ?(/QD\ /ﬁ% AL /7 //(72(7//}

Date ’ Eiﬁaturejﬁ Applicant

This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvaiued.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

1. Name of Applicant:
2. Address of Applicant. 209 Portland Street, Suite 200, Boston, MA 02114
3. Telephone number: 617-798-2840 x2206
4. Name and address of attorney, if any:
5 Lcation of propetty: 40 Spring Street Arterial
Chart, Block, Lot Number: 039-F001001 Account Number 12011
6. Assessed value of real estate: $8’700'000
7. Assessed value of personal property:$ 0
8. Assessment year for which abatement is requested: AR Date of Assessor’s decision May 9’ 2022
9. Owner's opinion of current value for property in question:
Land $ Personal Property $
Building $
TOTAL: $ 9,215,400 TOTAL $
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
g:rpFl)i?:sa?if)’n éuch as value of comparable property. If further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis. Operation includes
abutting property - 88 Spring Street. See separate abatement application.

1. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

2/ S’/o?c) C/ﬂffczmw ﬂ 0’ 2 L)

Date Signature gf Appli¢ant /

This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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Real Estate Assessment Analysis

2021 Real Property Tax Assessment Appeal

Lafayette Portland LLC
88 & 40 Spring Street
Portland, ME

- : '.‘ e -

mdm.ﬂm’ :
Eﬂ /
,
'A )

Market Value per City: 88 Spring: $32,201,300 | 40 Spring: $8,700,000

Prepared for:

Assessing Officials
City of Portland
389 Congress Street, Room 115
Portland, ME 04101

Prepared by:

Todd Kratt — Senior Tax Manager
Shayna Jones — Senior Tax Consultant
DuCharme, McMillen & Associates, Inc.

205 Portland Street ,Suite 200
Boston, MA 02114
Tel. 617-798-2840 ext. 2203 Fax (617) 671-0406
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DMA AN EXTENSION OF YOUR TAX DEPARTMENT

April 12, 2022

Assessing Officials

City of Portland

389 Congress Street, Room 115
Portland, ME 04101

Re: 2021 Assessment (FY22)
Lafayette Portland LLC

Holiday Inn By the Bay

88 Spring Street & 40 Spring Street
Portland, ME

Dear Assessing Officials:

Lafayette Portland LLC has engaged our firm to review the real property tax assessments of their
Portland, ME property. The enclosed is a summary of physical information on the facility, market data
from the area, as well as other relevant information. The enclosed documentation is prepared according
to a consulting assignment, as such, this assignment falls outside the purview of the Uniform Standards
of Professional Appraisal Practice. Additionally, some of this information containing the subject
property is confidential in nature.

The subject is an eleven-story, 239 room hotel situated on 1.13 acres and was originally constructed in
1973. The hotel is currently operated as the Holiday Inn By the Bay as a full-service property with an
attached parking garage structure. The subject is located on Spring Street downtown and is surrounded
by a mix of commercial and residential property. Also included in the hotel’s operation is a multi-level
parking garage that abuts the hotel located at 40 Spring Street. This parking garage sits on 1.17 acres.

The 2021 (FY22) assessment is $32,201,300, which at a 100% ratio equates to an assessed market value of
$32,201,300, or $134,733 per room. The 2021 (FY22) assessment on 40 Spring St is $8,700,000.
Together, the total assessment on the two properties is $40,901,300.

Subject Increase
The City performed a revaluation in 2021 and updated all assessed values. Below, is a breakdown of the
subject’s change in value from 2020-2021:

2020
2020 Assessment Ratio Equalized 2021 Increase
Assessment
88 Spring St $17,438,200 77.00% $22,647,013 $32,201,300 42.2% ﬁ
40 Spring St $2,648,700 77.00%  $3,439,870 $8,700,000 152.9%

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.COM

205 Portland Street, Ste 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Covid-19
The subject property has realized a significant negative impact as a result of the covid-19 pandemic. For
example, total operating revenue was down -70% in 2020 while occupancy levels in 2020 were at 27%,
down -35.7% from the previous year. The full impact of the covid-19 global pandemic on the different
real estate segments has not been fully realized yet, but indications are that the hotel market has been
one of the most heavily impacted segments. After the pandemic hit the U.S. in March 2020, companies
and business were shut down and states were under stay-at-home order during the spring and even
summer months of 2020. After the stay-at-home orders were lifted, many companies and their
employees remained working from home through the remainder of the year, while events, meetings,
corporate travel have all been limited, or non-existent. The pandemic and its infection rate, as well as
hospitalizations, are at the highest levels entering into 2021.

As a result of covid-19, many companies will be shrinking their retail and office footprints, as well as
moving to a hybrid work model with employees spending time in the office as well as working from
home going forward. The following travel stats are from www.ustravel.org:

» Global travel spending was down‘ 42% in 2020.
> From March to the end of 2020, the pandemic resulted in losses of $492 Billion for the U.S.

travel industry.

» According to TSA, the number of travelers through airport checkpoints for 2020 was down ‘
64%.

» Hotel occupancy in the U.S. averages at about 44%, down 33% from 2019.

Additionally, according to a survey conducted by the AHLA — American Hotel and Lodging Association in
November 2020, of the over 1,200 respondents, 71% said they would not be able to make it another 6
months without federal assistance. 47% indicated in the survey they would be forced to close hotels,
and about one third of the hotels would be facing bankruptcy at the end of 2020.

The AHLA issued an analysis of the decline in hotel business travel in August 2021. As you can see from
the attachment, “Analysis: Hotel Business Travel Revenue By State,” Maine experienced a —=43.9%
decline in hotel business travel revenue from 2019 to 2020. The AHLA also predicts that business and
group travel will not return to pre-pandemic levels until 2024.

Full-service hotels have seen the most significant negative impact due to the food and beverage
component along with the meeting/event revenue contributing to declining operating revenues. These
revenue drivers have been very limited or non-existent due to the pandemic. Limited service hotels,
though also negatively impacted, did not see the impact that full-service properties have. In fact, CBRE
estimates that full-service properties saw an impact two to three times more than lower tier, economy
hotel properties.

According to Green Street Advisors, lodging property values have declined 36% since February of 2020.
As you can see, this represents one of the more heavily impacted property segments overall.

Page 35


http://www.ustravel.org/

Page 3

How coronavirus hit commercial real estate
Estimated value declines by property niche since Feb. 21

Seniar hausing -49%,
Siillad nursing -38%
Ladging -36%
Gaming -35%
Sudenthausing -30%
Malls -29%
Manufacured homas -28%
Sirip canter -24%
Office -23%
Aoariment -23%
Li%e science -19%
Single-family rentals -19%
Medical affica -18%
Selfslorage -16%
Call lower -13%
Data center -11%

SOURCE: GREEN STREET ADVISORS

Additionally, the graph below from Deloitte Insights shows property price indices (REIT) as of April 2020
and the year-over-year percentage change on various property segments. According to this, Hotels
were the most impacted showing a_decline of 53%.

FIGURE 4

Returns on REIT property indices
Year-over-year percentage change in US REIT property indices as of April 15, 2020

Data centers 34%
Cell towers 31%
Industrial 14%

-15% Multifamily

-17% Office

-25% Health care

-48% Retail

-53% Hotel

Source: Nareit, "FTSE Nareit U.S. Real Estate Index," accessed April 16, 2020.

Deloitte Insights | deloitte.com/insights

In taking into account the estimated value decline and covid-19 impact realized from these various
sources, we have applied this to the subject property to arrive at an overall economic impacted value
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range. As indicated previous, the full-service properties like the subject were the properties within the

hotel/lodging segment that were most negatively impacted, therefore the subject’s value decline would
most certainly fall at the end of the range. These studies estimate a value decline anywhere from -36%
to -53%.

FY2022 Impacted Value
2021 Value -36% -53%
$32,201,300 | $20,608,832 $15,134,611

Based on this approach and the subject’s assessed market, it is estimated that the market value of the
real estate when factoring in the independent expert data sources should now be in the range of
$15,100,000 to $20,600,000.

Even if temporary, the subject’s value due to the pandemic and steep decline in revenue and occupancy,
as well as the industry as a whole, has been negatively impacted. At some point, it is expected to return
to pre-covid levels.

Recovery

According to HVS Global Hospitality Services, the current downturn will have a significant impact on
hotel values due to 1: sharp revenue declines resulting in negative EBITDA, 2: the debt market pulling
back from the hotel market, and 3: capital market disruption. All of these factors are putting a
downward pressure on values.

In an HVS report from May 2020, the expected recovery will last years, depending on property type and
location. The graph below illustrates the value decline and recovery path for hotels:

Projected Patterns of HVS
Value Decline and Recovery

==s2019 Base Best Case ====NMost Likely ====\Norst Case
$90,000
$85,000
$80,000
$75,000
£
8 $70,000
&
8 $65,000
4]
= $60,000
(1]
>
$55,000
$50,000
545,000
$40,000

2019 2020 2021 2022 2023 2024 2025 2026
Source: HVS
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According to HVS

Best Case: EBITDA recovers to base-2019 levels by 2023/2024
Most Likely: EBITDA recovers to base-2019 levels by 2024/2025
Worst Case: EBITDA recovers to base-2019 levels by 2025/2026

With the subject being a full-service hotel it is likely the recovery for the subject will fall in the 2024-
2025 mark.

Market and Submarket Data

A review of the subject market data within the Portland, ME market including occupancy levels,
occupancy by class of property, and Revpar. The following was gathered from Costar which furnishes
data from STR Reports:

HOLIDAY INN BY THE BAY -
OCCUPANCY

70.00%

62.70%

60.00%

49.97%

50.00%

40.00%

27.03%

30.00%

20.00%

10.00%

0.00%
2019 2020 2021

HOLIDAY INN BY THE BAY - ADR

$200.00
$180.00
$160.00
$140.00
$120.00
$100.00
$80.00
$60.00
$40.00
$20.00

$0.00 -
2019 2020 2021
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Maine Covid Timeline:

March 8, 2020: Governor Mills issued an Executive Order mandating that all restaurants and bars
statewide close to dine-in customers effective March 18, 2020 at 6:00 p.m. for a period of 14 days until
midnight, March 31, 2020. Take-out, delivery, and drive-through options can continue. In her order, the
Governor also prohibited all gatherings of more than 10 people until further notice, mandating the
latest U.S. CDC’s guidance on gatherings. In addition, Governor Mills strongly urged non-essential public-
facing businesses, such as gyms, hair salons, theatres, casinos, shopping malls, to close their doors for
the next two weeks to minimize public gatherings.

March 24, 2020: Governor Mills ordered all non-essential businesses and operations in Maine to

close their physical locations that are public facing, meaning those that allow customer, vendor or other
in-person contact. Governor Mills also strongly urged all large, essential, public-facing businesses to
immediately employ strategies to reduce congestion in their stores, including limiting the number of
customers in the store at any one time and enhancing curbside pick-up and delivery services.

March 31, 2020: Governor Mills issued a series of substantial new mandates to protect public health
and safety in the face of COVID-19, including a Stay Healthy at Home directive that requires people living
in Maine to stay at home at all times unless for an essential job or an essential personal reason, such as
obtaining food, medicine, health care, or other necessary purposes.

April 3, 2020: Governor Mills issued an Executive Order mandating that travelers arriving in Maine,
regardless of their state of residency, self-quarantine for 14 days to mitigate the spread of COVID-19.
Additionally, the Order instructs visitors not to travel to Maine if they are displaying symptoms of
COVID-19 and advises them not to travel to Maine if they are traveling from cities or regions identified
as COVID-19 hot spots. To deter travel, the Order also suspends lodging operations, including hotels,
motels, bed and breakfasts, inns, and short-term rentals such as those available through VRBO Airbnb,
RV parks and campgrounds, and all public and private camping facilities as well as online reservations
effective April 5, 2020 at 12:00 p.m.

April 15, 2020: As the State continues to respond to COVID-19, Governor Mills signed a proclamation
extending Maine’s state of civil emergency for another thirty days through May 15, 2020. The original
state of civil emergency was scheduled to expire tomorrow, April 15, 2020.

April 29, 2020: Governor Janet Mills issues new Stay Safer at Home Executive Order. The new order
continues to have Maine people stay at home with the same established exceptions for permitted
activities, such as occasional grocery shopping or exercising. However, it now also allows Maine people
to visit businesses or participate in activities deemed safe to open under Stage 1 of the reopening plan
presented on April 28. These include barber shops and hair salons, auto dealerships and drive-in stay-in-
your-vehicle religious services that follow COVID-19 Prevention Checklists. The Order is effective
immediately and extends through May 31, 2020, subject to change.

May 13, 2020: Governor Janet Mills signed a proclamation extending Maine’s state of civil
emergency for thirty days through June 11, 2020.

May14, 2020: The Mills Administration announced that, effective immediately, Maine lodging

providers can begin accepting future reservations for stays with an arrival date of June 1st and beyond
for Maine residents and for non-residents who comply with the State’s 14-day quarantine requirement.
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https://www.maine.gov/governor/mills/news/governor-mills-takes-further-steps-respond-covid-19-protect-health-and-safety-maine-people
https://www.maine.gov/governor/mills/news/governor-mills-orders-further-steps-protect-public-health-2020-03-24
https://www.maine.gov/governor/mills/news/governor-mills-orders-further-steps-protect-public-health-2020-03-24
https://www.maine.gov/governor/mills/news/governor-mills-issues-stay-healthy-home-mandate-2020-03-31
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https://www.maine.gov/governor/mills/news/mills-administration-allows-lodging-reservations-future-stays-2020-05-14
https://www.maine.gov/governor/mills/news/mills-administration-allows-lodging-reservations-future-stays-2020-05-14
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May 19, 2020: The Mills Administration announced the following updates to its plan to restart Maine’s
economy: 1) Maine residents may enjoy private campgrounds beginning Memorial Day weekend; and 2)
the Administration is delaying the full reopening of gyms, fitness centers, and nail salons in light of
emerging research and experiences in other states of COVID-19 transmission related to these
establishments.

July 8, 2020: Governor Janet Mills issued an Executive Order requiring large retail businesses,
restaurants, outdoor bars, tasting rooms, and lodging establishments in Maine’s more populous cities
and coastal counties to enforce the State’s face covering requirement. Governor Mills also extended the
State of Civil Emergency for thirty days through August 6, 2020.

October 6, 2020: The Mills Administration announced that Maine will move into Stage 4 of the Plan to
Restart Maine’s Economy beginning Tuesday, October 13, 2020. Stage 4 increases limits on indoor
seating to 50 percent capacity of permitted occupancy, or 100 people — whichever is less —and
maintains the critical public health measures outlined in COVID-19 Prevention Checklists, such as
enhanced cleaning practices and physical distancing. Today’s Executive Order also further strengthens
the State’s face covering mandate by requiring that a broader set of entities, such as private schools and
municipal buildings, ensure that employees and people in their buildings adhere to this critical health
measure. The Order also expands the scope of the enforcement statewide, rather than in just Maine’s
coastal counties and more populous cities.

November 5, 2020: On the day Maine recorded 183 new cases of COVID-19, the highest single-day
increase since the beginning of the pandemic, Governor Janet Mills announced an Executive

Order requiring Maine people to wear face coverings in public settings, regardless of the ability to
maintain physical distance.

As you can see detailed in this timeline of events and orders around trying to deal with the covid-19
pandemic, lodging properties were forced to shut down for a period of two months, and even after that
could open back up with restrictions in place.

Income Analysis

Typically, an income approach to value is one of the primary approaches to value when looking at what
a hotel property would be worth.

» Total operating revenue was down -70% in 2020 from 2019.
» Occupancy went down -35.7% in 2020 to 27%.
» Property NOI down -194% from 2019-2020.

To analyze the income and expenses and try to derive an indication of value for the subject’s real estate,
we reviewed recent financials. It should be noted this income is inclusive of the abutting property, a
parking garage also owned by Lafayette Portland LLC located at 40 Spring Street.
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2020 Operating Statistics:

2020

# of Rooms 293
ADR $109.83

Occupancy 27%

On the following pages, we have detail actual financial information including income and expenses.
Because the income is tied to a going concern, we have to extract the value that would be tied to any
business/goodwill value, in addition to the value tied to personal property (FFE), to end up with a net
value to the real estate only. This is a common approach when valuing hotel properties in order to
derive a value for just the real estate.

We have completed this by deducting out the management fee and franchise fee, which represents the
“business” value, as well as the reserves for replacement and FFE value which represent the “personal
property”, to arrive at a value for the real estate only.

2019
FFE Business Value
Reserves (Return of) Franchise Fee** $595,088
Total Revenue $10,997,537 Mgmt Fee $209,871
Reserves $439,901 4.0% $804,959
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.28%
Deduction $213,625
Total FFE (income) $653,526

Page 42



Page 10

2020
FFE
Reserves (Return of)
Total Revenue $3,464,499
Reserves $138,580 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.28%
Deduction $213,625
Total FFE (income) $352,205
2021
FFE
Reserves (Return of)
Total Revenue $9,912,770
Reserves $396,511 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626 $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.29%
Deduction $213,814
Total FFE (income) $610,325
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Business Value
Franchise Fee** $238,910
Mgmt Fee  $96,127
$335,037

Business Value

Franchise Fee  $706,979
Mgmt Fee  $209,365
$916,344
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Shown in the tables above, are the allocations for the income attributed to the FFE and
Business/goodwill components which must be deducted to arrive at a value attributable to the real
estate.

For the FFE, there are two components: the first is a reserves expense which is for replacing FFE items
as needed over time. In theory, a sufficient amount of money is available to replace furniture and
equipment at the end of its useful life. This is common at 4% of revenue. The deduction of a reserves
for replacement from the stabilized income & expenses is a way to account for the return of personal
property.

The second is the value of the FFE in place, or return on personal property. This is based on the cost of
capital associated with obtaining the personal property. According to the 2020 HVS Cost estimating
Guide, Midscale hotels like the subject would carry costs for FFE (softgoods & hardgoods) of between
$9,626 - $12,965 per room. The avg of this range is $11,320.

Midscale

Guestroom Softgoods

Add for full renovation $4 886 10 G767 Per Gueslroom

54 742 o $6 199 Per Guesitroom

Guestroom Softgoods £1.212 la $1.075 Per Guestroom
Add for full renovation 57 166 1o $5 306  Per Guestroom
Guestroom Corridors I to  $1.768 Per Guesiroom

We will estimate the total cost for the subject property and apply some level of depreciation (30%) to
arrive at an estimate of overall value of the FFE in place. Further, we apply our loaded capitalization
rate to arrive at an estimated value. Combined with the reserves (return of) value, this total is to be
capitalized to arrive at an overall FFE/Personal Property value.

Hotels are undisputedly a combination of business and real estate. The business value (going concern)
must also be accounted for and extracted from the real estate. Isolating the business value of a hotel is
essentially based on the fact that competent management is hired to operate the hotel. This, along with
the hotel’s flag, or, brand, has value which makes up a portion of its business value. To account for the
business value, it is common to deduct these from Ebitda. Or, it is also common to capitalize these out
using the loaded cap rate to arrive at an overall business value, as done in the Rushmore approach. By
using this approach, we are assuming the cost of these fees equal value. When in fact, a hotel owner
isn’t in the business of not realizing a return on investment. Therefore, the true value is likely above and
beyond what these fees represent.

Capitalization Rate

As you will see, for our purposes, the real estate taxes have been removed and will be loaded into the
capitalization rate. According to Realty Rates, cap rates for lodging properties were 9.5% in Q2 2021.
This is a weighted survey which includes band of investment, DCR, and a sales survey. This is typically
derived from data leading up to 2020 and 2021. CBRE reported forecast cap rates for hotels between
8.5% - 9% pre-pandemic, with forecasted cap rates for hotel properties to increase to around 9.5% in
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2020/2021 time frame. Additionally, HVS reported a March 2020 implied cap rate for lodging REITS of

10.5%.

Realty Rates: 9.5 %
CBRE: 9.5%
HVS — Implied Lodging REIT: 10.5%

Based on a review of capitalization rate information, as well as our knowledge of the market, we have

utilized a base capitalization rate of 9.5%-10.0% for our analysis.

% Change
2021 (19-20) 2020 2019
Revenue
Total Revenue $8,896,039 -70% $3,081,927  $10,369,009
Other Income $1,016,731 $382,572 $628,528
Total Income $9,912,770 $3,464,499  $10,997,537
Expenses
Department Expenses/Cost of Sale $199,748 $169,336 $591,119
Operating Expenses
Labor & Wages $3,427,105 $2,533,832 $4,039,362
Variable Expenses $2,839,910 $3,123,311 $3,436,779
Insurance 598,297 $107,345 $119,366
Total Expenses $6,365,312 $5,933,824 $8,186,626
Less Franchise Fee -$706,979 -$238,910 -$595,088
Total Net Expenses S$5,658,333 $5,694,914 $7,591,538
*Excl property taxes
NOI $4,254,437 e 165.5% -$2,230,415 $3,405,999
Base Cap Rate 10.00% 9.50% 9.50%
Eff Tax Rate (load) 1.29% 1.78% 1.78%
Loaded Cap Rate 11.29% 11.28% 11.28%
Going Concern Value $37,683,233 -$19,773,183  $30,195,027
Total Business Component $916,344 $335,037 $804,959
Business Value $8,116,422 2,970,186 7,136,161
Total FFE Component $610,325 $352,205 $653,526
FFE Value $5,405,889 $3,122,382 $5,793,672
RE Value ONLY $24,160,922 -$25,865,751 $17,265,193
% of total 64.1% n/a 57.2%
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As you can see in the subject’s financials, some of the years analyzed due not indicate a true and reliable
indicator of its market value. Certainly in 2020 where income dropped by 70% and expenses exceeded
revenue. This results in producing a negative value attributed to the property. This demonstrates the
severity of the impact covid-19 has had on hotels and this property in particular. Though we may not be
able to rely on 2020 as a representation of market value entirely, it does demonstrate that there was a
severe impairment in value.

2021 income and expense information appear to show relatively positive performance, which in large
part is due to labor costs remaining down (increasing NOI). This is likely due to a shortage and simply
not having a full staff. At some point, staffing will be restored, and this cost will be higher like in pre-
covid years.

As referenced previously, the Rushmore Approach for valuing hotel properties attributes value to the
real estate, FFE/personal property, and business value. The Rushmore Approach typically results in the
real estate only value being around 60% of the total going concern value. As you can see, the subject’s
income in 2019 and 2021 derives a value of $17,200,000 - $24,100,000 (rounded) for the RE only which
equates to about 57-64% of the total going concern value. This is in line where Rushmore attributes the
RE value component to the going concern (60%). Again, 2021 is arguably inflated due to lower-than-
normal operating expenses.

Summary of Values

Covid-19 Est Impact Value: $15,100,000 - $20,600,000
Income Approach to Value: $20,000,000 (RE only)

This summary of values includes both parcels — 88 and 40 Spring Street.

| would like to discuss these concerns with you to hopefully rectify the current assessment. Thank
you for your consideration. Please feel free to call me at 617-798-2840, extension 2206 or by
email at tkratt@dmainc.com if you have any questions or concerns. | look forward to discussing
with you soon.

Sincerely,
AN

Todd Kratt
Senior Property Tax Manager

Page 46


mailto:tkratt@dmainc.com

PROPERTY TAX
CERTIFICATE OF AUTHORITY

Date: 3A°A53\'

TO WHOM IT MAY CONCERN:

This certifies that DuCharme, McMillen & Associates, Inc. and/or its designees is hereby authorized to
represent the undersigned in all matters of property tax assessments before any governmental assessing
officials or any other authority having jurisdiction regarding the assessment levied on the following
described property for current or past years of assessment:

All Real Property

Portland, ME

ignature)

Towrc e (). Fhsg

(Typed Signature)

CFo

(Corporate Title)

Lafayette Portland LLC & Lafayette
Portland West LLC
(Company)

¥ fc Crres b)dewca, “O ba Y’eoco.umg er fle def;m7 f)m’xv
h 3005:”&5 + any \‘l’oﬂ‘/l\wﬂi}rl ,,FC;C,,,;,_Q‘ @Zﬁo/ﬁm/
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AH Lm AHLA FRONT DESK FEEDBACK

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,000 members from September 14-16, 2020. Survey topics
included the hotel’s financial outlook and staffing levels at the six-
month point into the COVID pandemic.

TOPLINE: 67% of hotels won’t make it another 6 months given current and projected travel
demand without further federal assistance. 74% will be forced to lay off more workers.

Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program), more
than one-third of hotels will be forced to close within the next three months. Nearly one-third of hotels would
be facing bankruptcy or be forced to sell by the end of 2020. 42% would close due to lack of revenue.

How much longer do you anticipate being able to keep your hotel open absent W|thu':u'|t fu rt:: Gr gov‘ernmental :ss'fta"c:{" & secor::_',F;Pf .'oanl)l \nlr‘hat do lVOU
any further government assistance? (at current projected occupancy and revenue levels) anticipate happening to your business by year end? Select all that apply.

1-3 Months 4-6 Months 7-9 Months 9+ Months Further Layoffs Bankruptcy/Forced Hotel Sale Hotel Closure

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Nearly 70% of hotels are operating with less than half of Pre-COVID staffing levels.

Six months into the COVID pandemic, hotels are still struggling to keep their doors open and unable to rehire
all their staff due to the historic drop in travel demand. In fact, two out of three hotels (68%) say they have less
than half of their pre-COVID staff back on the job, and 56 percent have been able to retain no more than 40
percent of their employees who were working pre-COVID.

What percentage of pre-COVID staff (as of March 1) Is less than half of your pre-COVID staff (as of March 1st)
do you have currently working? working full time currently?
o 29%
68%
19%
14%
I ] -32%
0-20% 21-40% 41-60% 61-80% 80% or more Yes No

BOTTOM LINE: Without action by Congress, 74% of hotels will be forced to lay off more staff.
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AH Lm AHLA FRONT DESK FEEDBACK

AMERICAN HOTEL & LODGING ASSCCIATION

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,200 members from November 10-13, 2020. Survey topics
included the hotel's financial outlook and staffing levels at the eight-
month point into the COVID pandemic. The margin of error is +3%.

TOPLINE: 71% of hotels won’t make it another 6 months without further federal assistance
given current and projected travel demand. 77% will be forced to lay off more workers.
Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program),
nearly half (47%) of respondents indicated they would be forced to close hotels. More than one-third of hotels
will be facing bankruptcy or be forced to sell by the end of 2020.

How much longer do you anticipate being able to keep your Without further governmental assistance, what do you anticipate
hotel open absent any further government assistance? happening to your business by year end? Select all that apply.
(at current projected occupancy and revenue levels) 729 TT%
37%
34%
47%
29% 42%
329% 34% 329 26%
ll ..‘I 1™ lL
Further Layoffs Business Personal Hotel Closure  Forced Hotel
Bankruptcy Bankruptcy Sale
1-3 months 3-6 months More than 6 months mSep mNov

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Two-thirds of hotels have been unable to obtain additional debt relief.

Hotels are still struggling to keep their doors open and are unable to rehire all their staff, let alone make
mortgage payments, due to the historic drop in travel demand. In fact, 82% say they have been unable to
obtain additional debt relief from their lenders beyond the end of this year. More than half of respondents
(59%) said they are in danger of foreclosure on their hotel(s).

Are you in danger of losing your property

Has your lender been willing to extend any forbearance, deferral, L
to foreclosure due to the pandemic?

or other relief BEYOND the end of the year?

82% X
. I .41 %
No
Yes No

18%

Yes

BOTTOM LINE: Without action by Congress, 77% of hotels will be forced to lay off more staff.
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ANALYSIS: HOTEL BUSINESS TRAVEL REVENUE
BY STATE

AH Lm

AMERICAN HOTEL & LODGING ASSOCIATION

Kalibri Labs — August 2021

The pandemic has been devastating to the hospitality industry, wiping out a decade’s worth of revenue and job
growth. A new report from AHLA and Kalibri Labs projects that the hotel industry will finish 2021 down
more than $59 billion in business travel revenue from 2019, after losing nearly $49 billion in business
travel revenue in 2020. Business travel includes corporate, group, government, and other commercial
categories. Business and group travel are the industry’s largest source of revenue and are not expected to reach
pre-pandemic levels until 2024.

Hotel Business Travel Revenue By State

STATE Total 2019 Total 2021 $ Difference % Difference
Revenue Projected Revenue vs 2019 vs 2019

NATIONWIDE $89,549,029,613 $30,272,129,226 ($59,276,900,387) -66.2%
ALABAMA $875,467,868 $550,375,809 ($325,092,059) -37.1%
ALASKA $491,384,904 $291,816,636 ($199,568,268) -40.6%
ARIZONA $2,042,000,029 $722,293,958 ($1,319,706,070) -64.6%
ARKANSAS $480,848,768 $278,097,770 ($202,750,999) -42.2%
CALIFORNIA $13,306,103,343 $3,464,672,152 ($9,841,431,191) -74.0%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.8%
CONNECTICUT $566,745,097 $184,609,353 ($382,135,745) -67.4%
DELAWARE $180,325,609 $83,184,160 ($97,141,448) -53.9%
D.C. $1,415,883,808 $137,687,711 ($1,278,196,097) -90.3%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327,450) -60.7%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.6%
HAWAII $1,529,919,133 $346,393,230 ($1,183,525,904) -774%
IDAHO $330,568,694 $200,551,078 ($130,017,616) -39.3%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.2%
INDIANA $1,136,295,292 $492,757,697 ($643,537,595) -56.6%
IOWA $571,225,206 $303,023,062 ($268,202,144) -47.0%
KANSAS $456,946,838 $222,265,793 ($234,681,045) -51.4%
KENTUCKY $774,795,012 $376,743,724 ($398,051,288) -51.4%
LOUISIANA $1,377,451,261 $576,748,059 ($800,703,203) -58.1%
MAINE $383,906,970 $215,508,558 ($168,398,412) -43.9%
MARYLAND $1,256,296,518 $364,408,164 ($891,888,354) -71.0%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.8%
MICHIGAN $1,451,699,080 $583,773,888 ($867,925,192) -59.8%
MINNESOTA $1,156,886,823 $321,036,880 ($835,849,943) -72.2%
MISSISSIPPI $610,669,464 $434,546,417 ($176,123,047) -28.8%
MISSOURI $1,244,842,851 $512,612,601 ($732,230,250) -58.8%
MONTANA $316,677,418 $231,105,037 ($85,572,381) -27.0%
NEBRASKA $348,088,391 $175,838,780 ($172,249,611) -49.5%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.4%
NEW HAMPSHIRE $320,684,224 $129,542,771 ($191,141,453) -59.6%
NEW JERSEY $2,471,612,928 $543,727,064 ($1,927,885,864) -78.0%
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NEW MEXICO
NEW YORK
NORTH CAROLINA
NORTH DAKOTA
OHIO
OKLAHOMA
OREGON
PENNSYLVANIA
RHODE ISLAND
SOUTH CAROLINA
SOUTH DAKOTA
TENNESSEE
TEXAS

UTAH

VERMONT
VIRGINIA
WASHINGTON
WEST VIRGINIA
WISCONSIN
WYOMING

Source: Kalibri Labs

A
kolistzri

$591,108,638
$6,135,487,180
$2,193,233,173
$208,945,115
$1,723,516,474
$646,901,580
$1,125,645,134
$2,142,102,518
$173,317,783
$1,445,412,953
$232,761,093
$ 1,983,045,109
$ 6,817,748,427
$ 747,169,707
$ 261,174,631
$ 2,367,387,343
$ 1,975,387,046
$ 307,791,153
$ 961,271,756
$ 629,851,541

$277,075,574
$1,065,209,607
$854,791,213
$112,023,038
$671,839,421
$339,352,794
$439,503,012
$688,090,574
$65,529,658
$752,626,532
$150,219,583
$752,214,251
$2,705,987,880
$327,026,274
$138,657,469
$864,506,673
$521,823,944
$163,168,341
$350,807,675
$123,226,073
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($314,033,064)
($5,070,277,574)
($1,338,441,959)

($96,922,077)
($1,051,677,053)

($307,548,787)

($686,142,123)
($1,454,011,943)

($107,788,125)

($692,786,421)

($82,541,510)
($1,230,830,858)
($4,111,760,548)

($420,143,433)

($122,517,162)
($1,502,880,670)
($1,453,563,102)

($144,622,812)

($610,464,081)

($506,625,469)

-53.1%
-82.6%
-61.0%
-46.4%
-61.0%
-47.5%
-61.0%
-67.9%
-62.2%
-47.9%
-35.5%
-62.1%
-60.3%
-56.2%
-46.9%
-63.5%
-73.6%
-47.0%
-63.5%
-80.4%



REPORT: HOTELS PROJECTED TO END 2021 DOWN
$59 BILLION IN BUSINESS TRAVEL REVENUE

Click here for a state-by-state breakdown
Click here for a market-by-market breakdown

WASHINGTON (September 15, 2021) - The hotel industry is projected to end 2021 down

more than $59 billion in business travel revenue compared to 2019, according to a new

report released today by the American Hotel & Lodging Association and Kalibri Labs. That
comes after losing nearly $49 billion in business travel revenue in 2020.

Business travel is the hotel industry’s largest source of revenue and has been slow to return
since the onset of the pandemic. Business travel includes corporate, group, government,
and other commercial categories. Business travel revenue is not expected to reach pre-

pandemic levels until 2024.

The new analysis comes on the heels of a recent AHLA survey, which found that most
business travelers are canceling, reducing, and postponing trips amid rising COVID-19

cases.

The lack of business travel and events has major repercussions for employment, and

underscores the need for targeted federal relief, such as the Save Hotel Jobs Act.

Hotels are expected to end 2021 down nearly 500,000 jobs compared to 2019. For every 10
people directly employed on a hotel property, hotels support an additional 26 jobs in the
community, from restaurants and retail to hotel supply companies—meaning an additional
nearly 1.3 million hotel-supported jobs are also aft risk.

“While some industries have started rebounding from the pandemic, this report is a
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sobering reminder that hotels and hotel employees are still struggling,” said Chip Rogers,
president and CEO of AHLA. “Business travel is critical to our industry’s viability, especially in
the fall and winter months when leisure travel normally begins to decline. Continued
COVID-19 concerns among travelers will only exacerbate these challenges. That's why it’s
time for Congress to pass the bipartisan Save Hotel Jobs Act to help hotel employees and

small business owners survive this crisis.”

COVID-19 is the worst economic event in the history of the U.S. hotel industry. Many urban
markets, which rely heavily on business from events and group meetings, continue to face a
severe financial crisis, as they have been disproportionately impacted by the pandemic.
The 10 markets projected to end 2021 with the largest declines in hotel business travel

revenue are:

Hotel Business Travel Revenue By Market

Market Total 2019 Total 2021 $ Difference | % Difference

Revenue Projected Revenue vs 2019 |  ws2019
NEW YORK, NY $4,559,516,559 $530,600,844 ($4,028,915,714) -88.4%
WASHINGTON, DC/MD/VA $2,740,582,466 $371,196,231 ($2,369,386,235) -86.5%
SAN FRANCISCO, CA $2,531,094,160 §178,436,358 (§2,352,657,803) -93.0%
ORLANDO, FL $2,796,237,340 $518314,991 ($2,277,922,349) -81.5%
CHICAGO, IL $2,527,891,469 $345,886,720 ($2,182,004,749) -86.3%
LOS ANGELES, CA $2,682,549,152 $752,329,741 (§1,930,219,410) -72.0%
LAS VEGAS, NV $2,326,149,404 §670,456,483 ($1,655,692,922) -71.2%
BOSTON, MA $1,672,365,647 $190,785,287 ($1,481,580,359) -88.6%
SAN DIEGO, CA $1,610,725,508 §394,564,554 ($1,216,160,954) -75.5%
HAWAIIAN ISLANDS, HI $1,530,226,473 $346,489,857 (51,183,736,616) -77.4%

The 10 states projected to end 2021 with the largest declines in hotel business travel revenue

are:



Total Hotel Business Travel Revenue By State

Total 2019 Total 2021 Projected $ Difference
STATE % Difference
Revenue Revenue vs 2019

CALIFORNIA $13,306,103,343 $3.464,672,152 ($9.841,431,191) -74.00%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327 450) -60.70%
NEW YORK $6,135,487,180 $1,065,209,607 ($5,070,277,574) -82.60%
TEXAS $6,817,748,427 $2,705,987,880 ($4,111,760,548) -60.30%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.20%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.80%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.40%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.60%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.80%
VIRGINIA $2,367,387,343 $864,506,673 ($1,502,880,670) -63.50%

Despite being among the hardest hit, hotels are the only segment of the hospitality and

leisure industry yet to receive direct aid. Hotels and their employees have displayed

extraordinary resilience in the face of unprecedented economic challenges, and the

industry needs support from Congress to achieve a full recovery.
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RESOURCES CAREERS TAKE ACTION CERTIFICATIONS CONTACT
SPONSOR/PARTNER PRIVACY & TERMS OF USE

Copyright AHLA 2022. All Rights Reserved
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RealtyRates com INYESTOR SURYEY - 2nd Quarter 20217

CURRENT & HISTORICAL CAP RATE INDICES
Method-Weighted™ Property Category Indices

Healthcare Weighted*
Senior MHRBVY Self Special [Composite
Apts Golf Housing Industrial Lodging Park Office Retail PRestaurant Storage  Purpose Indices
EP BP BP BP BP BP BP BP BP BP BP BP

YTear Rate Chg Bate Chg HRate | Chg Bate Chg Rate Chg | Bate Chg | RBate Chg BRate Chg BRate Chg Rate Chg Hate Chg| Rate Chg
2021 TAT T 103 -4 803 ST o832 o 817 -2 868 & 825 9 HE0 2 1086 5 891 o 1nm nff &77 2

1=t Qer | TET 14 10z 5 R02 ] 8132 12 237 I Rt] 9 85 1] %0 11 1088 LT . 1m T evyv 10
2020 TED -43 108 48 810 48 8232 40 340 47 8EY 46 B16 33 883 35 W08 -39 89 43 WA 29 8vs -4

dthdr | 743 B 10.5% & vaz 3 8.z0 a0 a4 12 549 ALt 4| &40 i) 10.75 12 &80 0 1094 4 BET 11
2013 Az B0 1B 4T 8&E 44 8y2] 47 98 -BE 903 43 854 BO) 893 45 1200 -3F 4400 46 1Mo -4R) 915 48
2018 a4z 26 1202 300 am 14| 913 23 1053 25 4588 300 04 0 238 200 1A7 15 988 29 1E4 40f 964 22
2017 216 4 172 B BT B 888 12 Inzs 5 A6 ) 294 22 418 2| 142 15 457 40 125 4 94z £
2016 a1 -2 178 B 542 12| 9.08 15 .22 a a.15 B A1 6 927 2 1n&F -0 9ET # 1A nff 948 |
2015 015 -3 1e3 -14 gm0 -3 833 -0 Mwzz] 200 8493 13 400 £ 415 B L 1= T R R vy i 12| 940, -2
2014 224 -5 1183 -3) B 1) 9.03 -4 43 Ay aIr &) 08 22 926 LY -6 ATe 200 124 4 282 -7
2013 239 LI LR AN £ Y- 1] G A.07 -2 10ED I e 4 a8 -13 al -4 18E 9 83% -M N0 1 953 -2
202 225 215 1zav B 285 .35 409 40 W0EF 24 408 -3 947 3 als BT E 013 -43 104 4 %0 A
201 260 -9 1zao0 22 4 40 9449 SomEe 24 948 3 44 So) A 26 N0 -4 1069 BT | N =N | = ) R =1
2010 039 4 1222 5 862 15 9.0 1z 105 il - Rt 6 954 25 1ad 1z 1072 ) 10 o) 1000 13
2004 085 g 1217 16| 947 0] 943 0 1093 R R 1 938 23] 2.4 200 1Tz 15 1050 aF) 10 gl 98T 4
20og T -4 12m 290 837 A6 83 -0 foh BEl A2 &) a8 -6 a8 B L [ LT == J | 1A ] 200 Mz B (- -1
ooy 281 45 Wy¥z -2 8% -85 462 25 049 28 437 -2 425 47 a0 -z 188 E1 943 38 129 M| 475 28
2008 926 12 142 47 1012 15 477 & 0T7 27 963 ) ATz 26 832 a0 124 12 0 27 153 g 003 26
2005 a4 14 148 a0 1003 -6 942 300 060) 21 A2 13 348 E A0z & 108 5 1004 13 44 30 axv z
004 900 -19 1066 28 013 37 ATz 139 WF 98 903 -43 440 -4 586 -3 M -6 991 13 4] -30ff AFEs -1A
200 a.19 21038 32 106e B4 953 33 1E3 1 .41 A1) 344 1 905 -3 e 8 w04 B3 12o04) 106 994 12
00z 92 -40 1070 1% 842 -39 4200 -B1 112 26| 962 B0 943 235 423 -BZ 108 -3 &7 120 083 AT 282 -4
200 A61 B4 1082 133 0 a0 8.1 16 1087 9% .22 -8R 4y 35 485 B2 11 47 1069 13 1278 ot (R | e |
2000 847 4.19 2.4 965 9.89 10.90 1013 10.38 1064 10.56 12.44 10.M

" ‘weighted by methodology: Band-of-Investment, OCH Technique, Sales Survey

* Further weighted by prope rty category

"1zt Cluarter 2021 Data Copyright 2021 RealtyRates. com ™

Page 56



PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Lafayette Portland West LLC

1. Name of Applicant:
2. Address of Applicant; 200 Portland Street, Suite 200, Boston, MA 02114
3. Telephone number: 617-798-2840 x2206
4. Name and address of attorney, if any:
5 Lowalion of property: 81 Riverside Street
Chart, Block, Lot Number: 266-A002001 Account Number, 21359
6. Assessed value of real estate: $9’780’900
7. Assessed value of personal property:$ 600’000
8. Assessment year for which abatement is requested: 20z} (Feaz) Date of Assessor’s decision May 9’ 2022
9. Owner's opinion of current value for property in question:
Land $ Personal Property $ 600;000
Building $
TOTAL: ¢ 7,300,000 TOTAL 600,000
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
z;‘r);;zs;zzh éuch as value of comparable property. [f further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis.

11. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

,71// &\ / /o ¢, <0\[L§anﬁ\ ,ﬂ- //nfh?/g'
Date ignéture of Applicant /7
This application must be signed. ‘

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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Real Estate Assessment Analysis

2021 Real Property Tax Assessment Appeal

Lafayette Portland West LLC
81 Riverside Street
Portland, ME

Market Value per City: $11,967,200

Prepared for:

Assessing Officials
City of Portland
389 Congress Street, Room 115
Portland, ME 04101

Prepared by:

Todd Kratt — Senior Tax Manager
Shayna Jones — Senior Tax Consultant
DuCharme, McMillen & Associates, Inc.

205 Portland Street ,Suite 200
Boston, MA 02114
Tel. 617-798-2840 ext. 2203 Fax (617) 671-0406
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AN EXTENSION OF YOUR TAX DEPARTMENT

April 12, 2022

Assessing Officials

City of Portland

389 Congress Street, Room 115
Portland, ME 04101

Re: 2021 Assessment (FY22)
Lafayette Portland West LLC
Fireside Inn & Suites

81 Riverside Street

Portland, ME

Dear Assessing Officials:

Lafayette Portland West LLC has engaged our firm to review the real property tax assessment of their
Portland, ME property. The enclosed is a summary of physical information on the facility, market data
from the area, as well as other relevant information. The enclosed documentation is prepared according
to a consulting assignment, as such, this assignment falls outside the purview of the Uniform Standards
of Professional Appraisal Practice. Additionally, some of this information containing the subject
property is confidential in nature.

The subject is a two-story, 196 room hotel situated on 5.36 acres and was originally constructed in 1963.
The hotel is currently operated as the Fireside Inn and Suites as a full-service property. The subject is
located on Riverside Street just off exit 48 from 1-95, and is surrounded by a mix of commercial
property as well as other hotels.

The 2021 (FY22) assessment is $11,967,200, which at a 100% ratio equates to an assessed market value
of $11,967,200, or $61,057 per room.

Subject Increase
The City performed a revaluation in 2021 and updated all assessed values. Below, is a breakdown of the
subject’s change in value from 2020-2021:

2020
2020 Equalized
Assessment Ratio Assessment 2021 Increase ﬁ
6,570,400 77.0% $8,532,987 511,967,200 40.2%

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.COM

205 Portland Street, Ste 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Covid-19
The subject property has realized a significant negative impact as a result of the covid-19 pandemic. For
example, total operating revenue was down almost -58% in 2020 while occupancy levels in 2020 were
at 25.67%, down -20% from the previous year. The full impact of the covid-19 global pandemic on the
different real estate segments has not been fully realized yet, but indications are that the hotel market
has been one of the most heavily impacted segments. After the pandemic hit the U.S. in March 2020,
companies and business were shut down and states were under stay-at-home order during the spring
and even summer months of 2020. After the stay-at-home orders were lifted, many companies and
their employees remained working from home through the remainder of the year, while events,
meetings, corporate travel have all been limited, or non-existent. The pandemic and its infection rate,
as well as hospitalizations, are at the highest levels entering into 2021.
As a result of covid-19, many companies will be shrinking their retail and office footprints, as well as
moving to a hybrid work model with employees spending time in the office as well as working from
home going forward. The following travel stats are from www.ustravel.org:

» Global travel spending was down‘ 42% in 2020.
> From March to the end of 2020, the pandemic resulted in losses of $492 Billion for the U.S.

travel industry.

» According to TSA, the number of travelers through airport checkpoints for 2020 was down ‘
64%.

» Hotel occupancy in the U.S. averages at about 44%, down 33% from 2019.

Additionally, according to a survey conducted by the AHLA — American Hotel and Lodging Association in
November 2020, of the over 1,200 respondents, 71% said they would not be able to make it another 6
months without federal assistance. 47% indicated in the survey they would be forced to close hotels,
and about one third of the hotels would be facing bankruptcy at the end of 2020.

The AHLA issued an analysis of the decline in hotel business travel in August 2021. As you can see from
the attachment, “Analysis: Hotel Business Travel Revenue By State,” Maine experienced a —=43.9%
decline in hotel business travel revenue from 2019 to 2020. The AHLA also predicts that business and
group travel will not return to pre-pandemic levels until 2024.

Full-service hotels have seen the most significant negative impact due to the food and beverage
component along with the meeting/event revenue contributing to declining operating revenues. These
revenue drivers have been very limited or non-existent due to the pandemic. Limited service hotels,
though also negatively impacted, did not see the impact that full-service properties have. In fact, CBRE
estimates that full-service properties saw an impact two to three times more than lower tier, economy
hotel properties.

According to Green Street Advisors, lodging property values have declined 36% since February of 2020.
As you can see, this represents one of the more heavily impacted property segments overall.
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How coronavirus hit commercial real estate
Estimated value declines by property niche since Feb. 21

Seniar hausing -49%,
Siillad nursing -38%
Ladging -36%
Gaming -35%
Sudenthausing -30%
Malls -29%
Manufacured homas -28%
Sirip canter -24%
Office -23%
Aoariment -23%
Li%e science -19%
Single-family rentals -19%
Medical affica -18%
Selfslorage -16%
Call lower -13%
Data center -11%

SOURCE: GREEN STREET ADVISORS

Additionally, the graph below from Deloitte Insights shows property price indices (REIT) as of April 2020
and the year-over-year percentage change on various property segments. According to this, Hotels
were the most impacted showing a_decline of 53%.

FIGURE 4

Returns on REIT property indices
Year-over-year percentage change in US REIT property indices as of April 15, 2020

Data centers 34%
Cell towers 31%
Industrial 14%

-15% Multifamily

-17% Office

-25% Health care

-48% Retail

-53% Hotel

Source: Nareit, "FTSE Nareit U.S. Real Estate Index," accessed April 16, 2020.

Deloitte Insights | deloitte.com/insights

In taking into account the estimated value decline and covid-19 impact realized from these various
sources, we have applied this to the subject property to arrive at an overall economic impacted value
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range. As indicated previous, the full-service properties like the subject were the properties within the

hotel/lodging segment that were most negatively impacted, therefore the subject’s value decline would
most certainly fall at the end of the range. These studies estimate a value decline anywhere from -36%
to -53%.

FY2022 Impacted Value
2021 Value -36% -53%
$11,967,200 | $7,659,008  $5,624,584

Based on this approach and the subject’s assessed market value it is estimated that the market value of
the real estate when factoring in the independent expert data sources should now be in the range of
$5,600,000 to $7,700,000.

Even if temporary, the subject’s value due to the pandemic and steep decline in revenue and occupancy,
as well as the industry as a whole, has been negatively impacted. At some point, it is expected to return
to pre-covid levels.

Recovery

According to HVS Global Hospitality Services, the current downturn will have a significant impact on
hotel values due to 1: sharp revenue declines resulting in negative EBITDA, 2: the debt market pulling
back from the hotel market, and 3: capital market disruption. All of these factors are putting a
downward pressure on values.

In an HVS report from May 2020, the expected recovery will last years, depending on property type and
location. The graph below illustrates the value decline and recovery path for hotels:

Projected Patterns of HVS
Value Decline and Recovery

==s2019 Base Best Case ====NMost Likely ====\Norst Case
$90,000
$85,000
$80,000
$75,000
£
8 $70,000
&
8 $65,000
4]
= $60,000
(1]
>
$55,000
$50,000
545,000
$40,000

2019 2020 2021 2022 2023 2024 2025 2026
Source: HVS
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According to HVS

Best Case: EBITDA recovers to base-2019 levels by 2023/2024
Most Likely: EBITDA recovers to base-2019 levels by 2024/2025
Worst Case: EBITDA recovers to base-2019 levels by 2025/2026

With the subject being a full-service hotel it is likely the recovery for the subject will fall in the 2024-
2025 mark.

Market and Submarket Data

A review of the subject market data within the Portland, ME market including occupancy levels,
occupancy by class of property, and Revpar. The following was gathered from Costar which furnishes
data from STR Reports:

FIRESIDE INN & SUITES -
OCCUPANCY

50.00% 45.51%

41.58%

40.00%

30.00%

25.67%

20.00%

10.00%

0.00%
2019 2020 2021

FIRESIDE INN & SUITES - ADR

$120.00
105.21

$100.00
$80.00
$60.00

$40.00

$20.00

$0.00
2019 2020 2021
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OCCUPANCY BY CLASS

75%
70%
65% é
)
g
g 6% =—————  —
Q
o] o
o 55%
c
(o]
= 50%
(o]
45%
40%

35% | | | | I
17 18 19 20 21

B Portland Surrounding Luxury & Upper Upscale [l Portland Surrounding Upscale & Upper Midscal> [ Portland Surrounding Midscale & Ecgnoms

REVPAR BY CLASS

$180
$160 /
5140
5120

$100

12 Month RevPAR

A\

$80 f
$60

$40

20
520 17 : 18 : 19 I 20 I 21

B Portland Surrounding Luxury & Upper Upscale [l Portland Surrounding Upscale & Upper Migscale B Portland Surrounding Midscale & E~onorr

Page 64



Page 7

Maine Timeline:

March 8, 2020: Governor Mills issued an Executive Order mandating that all restaurants and bars
statewide close to dine-in customers effective March 18, 2020 at 6:00 p.m. for a period of 14 days until
midnight, March 31, 2020. Take-out, delivery, and drive-through options can continue. In her order, the
Governor also prohibited all gatherings of more than 10 people until further notice, mandating the
latest U.S. CDC’s guidance on gatherings. In addition, Governor Mills strongly urged non-essential public-
facing businesses, such as gyms, hair salons, theatres, casinos, shopping malls, to close their doors for
the next two weeks to minimize public gatherings.

March 24, 2020: Governor Mills ordered all non-essential businesses and operations in Maine to

close their physical locations that are public facing, meaning those that allow customer, vendor or other
in-person contact. Governor Mills also strongly urged all large, essential, public-facing businesses to
immediately employ strategies to reduce congestion in their stores, including limiting the number of
customers in the store at any one time and enhancing curbside pick-up and delivery services.

March 31, 2020: Governor Mills issued a series of substantial new mandates to protect public health
and safety in the face of COVID-19, including a Stay Healthy at Home directive that requires people living
in Maine to stay at home at all times unless for an essential job or an essential personal reason, such as
obtaining food, medicine, health care, or other necessary purposes.

April 3, 2020: Governor Mills issued an Executive Order mandating that travelers arriving in Maine,
regardless of their state of residency, self-quarantine for 14 days to mitigate the spread of COVID-19.
Additionally, the Order instructs visitors not to travel to Maine if they are displaying symptoms of
COVID-19 and advises them not to travel to Maine if they are traveling from cities or regions identified
as COVID-19 hot spots. To deter travel, the Order also suspends lodging operations, including hotels,
motels, bed and breakfasts, inns, and short-term rentals such as those available through VRBO Airbnb,
RV parks and campgrounds, and all public and private camping facilities as well as online reservations
effective April 5, 2020 at 12:00 p.m.

April 15, 2020: As the State continues to respond to COVID-19, Governor Mills signed a proclamation
extending Maine’s state of civil emergency for another thirty days through May 15, 2020. The original
state of civil emergency was scheduled to expire tomorrow, April 15, 2020.

April 29, 2020: Governor Janet Mills issues new Stay Safer at Home Executive Order. The new order
continues to have Maine people stay at home with the same established exceptions for permitted
activities, such as occasional grocery shopping or exercising. However, it now also allows Maine people
to visit businesses or participate in activities deemed safe to open under Stage 1 of the reopening plan
presented on April 28. These include barber shops and hair salons, auto dealerships and drive-in stay-in-
your-vehicle religious services that follow COVID-19 Prevention Checklists. The Order is effective
immediately and extends through May 31, 2020, subject to change.

May 13, 2020: Governor Janet Mills signed a proclamation extending Maine’s state of civil
emergency for thirty days through June 11, 2020.

May14, 2020: The Mills Administration announced that, effective immediately, Maine lodging

providers can begin accepting future reservations for stays with an arrival date of June 1st and beyond
for Maine residents and for non-residents who comply with the State’s 14-day quarantine requirement.
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https://www.maine.gov/governor/mills/news/governor-mills-takes-further-steps-respond-covid-19-protect-health-and-safety-maine-people
https://www.maine.gov/governor/mills/news/governor-mills-orders-further-steps-protect-public-health-2020-03-24
https://www.maine.gov/governor/mills/news/governor-mills-orders-further-steps-protect-public-health-2020-03-24
https://www.maine.gov/governor/mills/news/governor-mills-issues-stay-healthy-home-mandate-2020-03-31
https://www.maine.gov/governor/mills/news/governor-mills-issues-executive-order-mandating-quarantine-restrictions-travelers-arriving
https://www.maine.gov/governor/mills/sites/maine.gov.governor.mills/files/inline-files/Proclamation%20to%20Renew%20the%20State%20of%20Civil%20Emergency.pdf
https://www.maine.gov/governor/mills/sites/maine.gov.governor.mills/files/inline-files/Proclamation%20to%20Renew%20the%20State%20of%20Civil%20Emergency.pdf
https://www.maine.gov/governor/mills/news/governor-mills-extends-maines-stay-home-order-2020-04-30
https://www.maine.gov/governor/mills/news/governor-mills-extends-state-civil-emergency-maine-continues-combat-covid-19-2020-05-13
https://www.maine.gov/governor/mills/news/governor-mills-extends-state-civil-emergency-maine-continues-combat-covid-19-2020-05-13
https://www.maine.gov/governor/mills/news/mills-administration-allows-lodging-reservations-future-stays-2020-05-14
https://www.maine.gov/governor/mills/news/mills-administration-allows-lodging-reservations-future-stays-2020-05-14
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May 19, 2020: The Mills Administration announced the following updates to its plan to restart Maine’s
economy: 1) Maine residents may enjoy private campgrounds beginning Memorial Day weekend; and 2)
the Administration is delaying the full reopening of gyms, fitness centers, and nail salons in light of
emerging research and experiences in other states of COVID-19 transmission related to these
establishments.

July 8, 2020: Governor Janet Mills issued an Executive Order requiring large retail businesses,
restaurants, outdoor bars, tasting rooms, and lodging establishments in Maine’s more populous cities
and coastal counties to enforce the State’s face covering requirement. Governor Mills also extended the
State of Civil Emergency for thirty days through August 6, 2020.

October 6, 2020: The Mills Administration announced that Maine will move into Stage 4 of the Plan to
Restart Maine’s Economy beginning Tuesday, October 13, 2020. Stage 4 increases limits on indoor
seating to 50 percent capacity of permitted occupancy, or 100 people — whichever is less —and
maintains the critical public health measures outlined in COVID-19 Prevention Checklists, such as
enhanced cleaning practices and physical distancing. Today’s Executive Order also further strengthens
the State’s face covering mandate by requiring that a broader set of entities, such as private schools and
municipal buildings, ensure that employees and people in their buildings adhere to this critical health
measure. The Order also expands the scope of the enforcement statewide, rather than in just Maine’s
coastal counties and more populous cities.

November 5, 2020: On the day Maine recorded 183 new cases of COVID-19, the highest single-day
increase since the beginning of the pandemic, Governor Janet Mills announced an Executive

Order requiring Maine people to wear face coverings in public settings, regardless of the ability to
maintain physical distance.

As you can see detailed in this timeline of events and orders around trying to deal with the covid-19
pandemic, lodging properties were forced to shut down for a period of two months, and even after that
could open back up with restrictions in place.

Income Analysis

Typically, an income approach to value is one of the primary approaches to value when looking at what
a hotel property would be worth.

» Total operating revenue was down 58% in 2020 from 2019.
» Occupancy went down -20% in 2020 to 25.6%.
» Property NOI down -167% from 2019-2020.

To analyze the income and expenses and try to derive an indication of value for the subject’s real estate,
we reviewed recent financials.
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2020 Operating Statistics:

2020

# of Rooms 196
ADR $73.27
Occupancy 25.6%

On the following pages, we have detail actual financial information including income and expenses.
Because the income is tied to a going concern, we have to extract the value that would be tied to any
business/goodwill value, in addition to the value tied to personal property (FFE), to end up with a net
value to the real estate only. This is a common approach when valuing hotel properties in order to
derive a value for just the real estate.

We have completed this by deducting out the management fee and franchise fee, which represents the
“business” value, as well as the reserves for replacement and FFE value which represent the “personal
property”, to arrive at a value for the real estate only.

2019
FFE Business Value
Reserves (Return of) Franchise Fee** S0
Total Revenue $3,501,582 Mgmt Fee  $96,405
Reserves $140,063 4.0% $96,405
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  S$6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 196
FFE Value - new $2,218,720
Less 30% depreciation $1,553,104
Cap Rate 11.28%
Deduction $175,190
Total FFE (income) $315,253
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2020
FFE
Reserves (Return of)
Total Revenue $1,485,964
Reserves $59,439 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 196
FFE Value - new $2,218,720
Less 30% depreciation $1,553,104
Cap Rate 11.28%
Deduction $175,190
Total FFE (income) $234,629
2021
FFE
Reserves (Return of)
Total Revenue $3,407,734
Reserves $136,309 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741 $6,199
$9,626  $12,965
$11,320
Rooms 196
FFE Value - new $2,218,720
Less 30% depreciation $1,553,104
Cap Rate 11.29%
Deduction $175,345
Total FFE (income) $311,655

avg

Business Value

Franchise Fee** S0
Mgmt Fee $64,234
$64,234

Business Value

Franchise Fee
Mgmt Fee
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Shown in the tables above, are the allocations for the income attributed to the FFE and
Business/goodwill components which must be deducted to arrive at a value attributable to the real
estate.

For the FFE, there are two components: the first is a reserves expense which is for replacing FFE items
as needed over time. In theory, a sufficient amount of money is available to replace furniture and
equipment at the end of its useful life. This is common at 4% of revenue. The deduction of a reserves
for replacement from the stabilized income & expenses is a way to account for the return of personal
property.

The second is the value of the FFE in place, or return on personal property. This is based on the cost of
capital associated with obtaining the personal property. According to the 2020 HVS Cost estimating
Guide, Midscale hotels like the subject would carry costs for FFE (softgoods & hardgoods) of between
$9,626 - $12,965 per room. The avg of this range is $11,320.

Midscale

Guestroom Softgoods
Add for full renovation

$4 086 1y 5 FGF  Per Guesinoom
$4 742 i 36 1959  Per Guestroom

Guestroom Softgoods ] $1212  to  $1.975  Per Guesiroom
Add for full renovation $7.166 o %0306 Per Guesiroom
Guestroom Corridors EEE to %1768 Per Guestroom

We will estimate the total cost for the subject property and apply some level of depreciation (30%) to
arrive at an estimate of overall value of the FFE in place. Further, we apply our loaded capitalization
rate to arrive at an estimated value. Combined with the reserves (return of) value, this total is to be
capitalized to arrive at an overall FFE/Personal Property value.

Hotels are undisputedly a combination of business and real estate. The business value (going concern)
must also be accounted for and extracted from the real estate. Isolating the business value of a hotel is
essentially based on the fact that competent management is hired to operate the hotel. This, along with
the hotel’s flag, or, brand, has value which makes up a portion of its business value. To account for the
business value, it is common to deduct these from Ebitda. Or, it is also common to capitalize these out
using the loaded cap rate to arrive at an overall business value, as done in the Rushmore approach. By
using this approach, we are assuming the cost of these fees equal value. When in fact, a hotel owner
isn’t in the business of not realizing a return on investment. Therefore, the true value is likely above and
beyond what these fees represent.

Capitalization Rate

As you will see, for our purposes, the real estate taxes have been removed and will be loaded into the
capitalization rate. According to Realty Rates, cap rates for lodging properties were 9.5% in Q2 2021.
This is a weighted survey which includes band of investment, DCR, and a sales survey. This is typically
derived from data leading up to 2020 and 2021. CBRE reported forecast cap rates for hotels between
8.5% - 9% pre-pandemic, with forecasted cap rates for hotel properties to increase to around 9.5% in
2020/2021 time frame. Additionally, HVS reported a March 2020 implied cap rate for lodging REITS of
10.5%.
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Realty Rates: 9.5 %
CBRE: 9.5%
HVS — Implied Lodging REIT: 10.5%

Based on a review of capitalization rate information, as well as our knowledge of the market, we have
utilized a base capitalization rate of 9.5%-10.0% for our analysis.

% Change
2021 (19-20) 2020 2019
Revenue
Total Revenue $3,213,536 -58% $1,471,966 $3,473,559
Other Income $194,198 $13,998 $28,023
Total Income $3,407,734 $1,485,964 $3,501,582
Expenses
Department Expenses/Cost of Sale $6,963 $34,688 $126,571
Operating Expenses

Labor & Wages $1,172,800 $1,070,710 $1,820,746
Variable Expenses $972,808 $636,851 $1,015,663
Insurance $27,297 $42,815 $43,664
Total Expenses $2,172,905 $1,785,064 $3,006,644
Less Franchise Fee SO SO SO

Total Net Expenses $2,172,905 $1,785,064 $3,006,644
*Excl property taxes
NOI $1,234,829 i 160.4% -$299,100 $494,938
Base Cap Rate 10.00% 9.50% 9.50%
Eff Tax Rate (load) 1.29% 1.78% 1.78%
Loaded Cap Rate 11.29% 11.28% 11.28%
Going Concern Value $10,937,369 -$2,651,596 $4,387,748
Total Business Component $100,401 $64,234 $96,405
Business Value $889,291 569,450 854,654
Total FFE Component $311,655 $234,629 $315,253
FFE Value $2,760,450 $2,080,042 $2,794,800
RE Value ONLY $7,287,628 -$5,301,088 $738,294
% of total 66.6% n/a 16.8%
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As you can see in the subject’s financials, some of the years analyzed due not indicate a true and reliable
indicator of its market value. Certainly in 2020 where income dropped by almost 60% and expenses
exceeded revenue. This results in producing a negative value attributed to the property. This
demonstrates the severity of the impact covid-19 has had on hotels and this property in particular.
Though we may not be able to rely on this as a representation of market value entirely, it does
demonstrate that there was a severe impairment in value.

2021 income and expense information appear to show relatively positive performance, which in large
part is due to labor costs remaining down (increasing NOI). This is likely due to a shortage and simply
not having a full staff. At some point, staffing will be restored, and this cost will be higher like in pre-
covid years.

As referenced previously, the Rushmore Approach for valuing hotel properties attributes value to the
real estate, FFE/personal property, and business value. The Rushmore Approach typically results in the
real estate only value being around 60% of the total going concern value. As you can see, the subject’s
income in 2021 derives a value of $7,300,000 (rounded) which equates to about 66% of the total going
concern value. This would represent a more reliable indication of the subject’s value based on income
and expense information versus the other years. However, with expenses expected to increase closer to
where they were in 2019, this will put downward pressure on NOI and likely result in a lower value.

Summary of Values

Covid-19 Est Impact Value 1: $5,600,000-$7,700,000
Income Approach to Value: $7,300,000 (no more than)

| would like to discuss these concerns with you to hopefully rectify the current assessment. Thank
you for your consideration. Please feel free to call me at 617-798-2840, extension 2206 or by
email at tkratt@dmainc.com if you have any questions or concerns. | look forward to discussing
with you soon.

Sincerely,

A

Todd Kratt
Senior Property Tax Manager
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PROPERTY TAX
CERTIFICATE OF AUTHORITY

Date: 3A°A53\'

TO WHOM IT MAY CONCERN:

This certifies that DuCharme, McMillen & Associates, Inc. and/or its designees is hereby authorized to
represent the undersigned in all matters of property tax assessments before any governmental assessing
officials or any other authority having jurisdiction regarding the assessment levied on the following
described property for current or past years of assessment:

All Real Property

Portland, ME

ignature)

Towrc e (). Fhsg

(Typed Signature)

CFo

(Corporate Title)

Lafayette Portland LLC & Lafayette
Portland West LLC
(Company)

¥ fc Crres b)dewca, “O ba Y’eoco.umg er fle def;m7 f)m’xv
h 3005:”&5 + any \‘l’oﬂ‘/l\wﬂi}rl ,,FC;C,,,;,_Q‘ @Zﬁo/ﬁm/
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AH Lm AHLA FRONT DESK FEEDBACK

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,000 members from September 14-16, 2020. Survey topics
included the hotel’s financial outlook and staffing levels at the six-
month point into the COVID pandemic.

TOPLINE: 67% of hotels won’t make it another 6 months given current and projected travel
demand without further federal assistance. 74% will be forced to lay off more workers.

Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program), more
than one-third of hotels will be forced to close within the next three months. Nearly one-third of hotels would
be facing bankruptcy or be forced to sell by the end of 2020. 42% would close due to lack of revenue.

How much longer do you anticipate being able to keep your hotel open absent W|thu':u'|t fu rt:: Gr gov‘ernmental :ss'fta"c:{" & secor::_',F;Pf .'oanl)l \nlr‘hat do lVOU
any further government assistance? (at current projected occupancy and revenue levels) anticipate happening to your business by year end? Select all that apply.

1-3 Months 4-6 Months 7-9 Months 9+ Months Further Layoffs Bankruptcy/Forced Hotel Sale Hotel Closure

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Nearly 70% of hotels are operating with less than half of Pre-COVID staffing levels.

Six months into the COVID pandemic, hotels are still struggling to keep their doors open and unable to rehire
all their staff due to the historic drop in travel demand. In fact, two out of three hotels (68%) say they have less
than half of their pre-COVID staff back on the job, and 56 percent have been able to retain no more than 40
percent of their employees who were working pre-COVID.

What percentage of pre-COVID staff (as of March 1) Is less than half of your pre-COVID staff (as of March 1st)
do you have currently working? working full time currently?
o 29%
68%
19%
14%
I ] -32%
0-20% 21-40% 41-60% 61-80% 80% or more Yes No

BOTTOM LINE: Without action by Congress, 74% of hotels will be forced to lay off more staff.
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AMERICAN HOTEL & LODGING ASSCCIATION

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,200 members from November 10-13, 2020. Survey topics
included the hotel's financial outlook and staffing levels at the eight-
month point into the COVID pandemic. The margin of error is +3%.

TOPLINE: 71% of hotels won’t make it another 6 months without further federal assistance
given current and projected travel demand. 77% will be forced to lay off more workers.
Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program),
nearly half (47%) of respondents indicated they would be forced to close hotels. More than one-third of hotels
will be facing bankruptcy or be forced to sell by the end of 2020.

How much longer do you anticipate being able to keep your Without further governmental assistance, what do you anticipate
hotel open absent any further government assistance? happening to your business by year end? Select all that apply.
(at current projected occupancy and revenue levels) 729 TT%
37%
34%
47%
29% 42%
329% 34% 329 26%
ll ..‘I 1™ lL
Further Layoffs Business Personal Hotel Closure  Forced Hotel
Bankruptcy Bankruptcy Sale
1-3 months 3-6 months More than 6 months mSep mNov

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Two-thirds of hotels have been unable to obtain additional debt relief.

Hotels are still struggling to keep their doors open and are unable to rehire all their staff, let alone make
mortgage payments, due to the historic drop in travel demand. In fact, 82% say they have been unable to
obtain additional debt relief from their lenders beyond the end of this year. More than half of respondents
(59%) said they are in danger of foreclosure on their hotel(s).

Are you in danger of losing your property

Has your lender been willing to extend any forbearance, deferral, L
to foreclosure due to the pandemic?

or other relief BEYOND the end of the year?

82% X
. I .41 %
No
Yes No

18%

Yes

BOTTOM LINE: Without action by Congress, 77% of hotels will be forced to lay off more staff.
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ANALYSIS: HOTEL BUSINESS TRAVEL REVENUE
BY STATE

AH Lm

AMERICAN HOTEL & LODGING ASSOCIATION

Kalibri Labs — August 2021

The pandemic has been devastating to the hospitality industry, wiping out a decade’s worth of revenue and job
growth. A new report from AHLA and Kalibri Labs projects that the hotel industry will finish 2021 down
more than $59 billion in business travel revenue from 2019, after losing nearly $49 billion in business
travel revenue in 2020. Business travel includes corporate, group, government, and other commercial
categories. Business and group travel are the industry’s largest source of revenue and are not expected to reach
pre-pandemic levels until 2024.

Hotel Business Travel Revenue By State

STATE Total 2019 Total 2021 $ Difference % Difference
Revenue Projected Revenue vs 2019 vs 2019

NATIONWIDE $89,549,029,613 $30,272,129,226 ($59,276,900,387) -66.2%
ALABAMA $875,467,868 $550,375,809 ($325,092,059) -37.1%
ALASKA $491,384,904 $291,816,636 ($199,568,268) -40.6%
ARIZONA $2,042,000,029 $722,293,958 ($1,319,706,070) -64.6%
ARKANSAS $480,848,768 $278,097,770 ($202,750,999) -42.2%
CALIFORNIA $13,306,103,343 $3,464,672,152 ($9,841,431,191) -74.0%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.8%
CONNECTICUT $566,745,097 $184,609,353 ($382,135,745) -67.4%
DELAWARE $180,325,609 $83,184,160 ($97,141,448) -53.9%
D.C. $1,415,883,808 $137,687,711 ($1,278,196,097) -90.3%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327,450) -60.7%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.6%
HAWAII $1,529,919,133 $346,393,230 ($1,183,525,904) -774%
IDAHO $330,568,694 $200,551,078 ($130,017,616) -39.3%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.2%
INDIANA $1,136,295,292 $492,757,697 ($643,537,595) -56.6%
IOWA $571,225,206 $303,023,062 ($268,202,144) -47.0%
KANSAS $456,946,838 $222,265,793 ($234,681,045) -51.4%
KENTUCKY $774,795,012 $376,743,724 ($398,051,288) -51.4%
LOUISIANA $1,377,451,261 $576,748,059 ($800,703,203) -58.1%
MAINE $383,906,970 $215,508,558 ($168,398,412) -43.9%
MARYLAND $1,256,296,518 $364,408,164 ($891,888,354) -71.0%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.8%
MICHIGAN $1,451,699,080 $583,773,888 ($867,925,192) -59.8%
MINNESOTA $1,156,886,823 $321,036,880 ($835,849,943) -72.2%
MISSISSIPPI $610,669,464 $434,546,417 ($176,123,047) -28.8%
MISSOURI $1,244,842,851 $512,612,601 ($732,230,250) -58.8%
MONTANA $316,677,418 $231,105,037 ($85,572,381) -27.0%
NEBRASKA $348,088,391 $175,838,780 ($172,249,611) -49.5%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.4%
NEW HAMPSHIRE $320,684,224 $129,542,771 ($191,141,453) -59.6%
NEW JERSEY $2,471,612,928 $543,727,064 ($1,927,885,864) -78.0%
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NEW MEXICO
NEW YORK
NORTH CAROLINA
NORTH DAKOTA
OHIO
OKLAHOMA
OREGON
PENNSYLVANIA
RHODE ISLAND
SOUTH CAROLINA
SOUTH DAKOTA
TENNESSEE
TEXAS

UTAH

VERMONT
VIRGINIA
WASHINGTON
WEST VIRGINIA
WISCONSIN
WYOMING

Source: Kalibri Labs

A
kolistzri

$591,108,638
$6,135,487,180
$2,193,233,173
$208,945,115
$1,723,516,474
$646,901,580
$1,125,645,134
$2,142,102,518
$173,317,783
$1,445,412,953
$232,761,093
$ 1,983,045,109
$ 6,817,748,427
$ 747,169,707
$ 261,174,631
$ 2,367,387,343
$ 1,975,387,046
$ 307,791,153
$ 961,271,756
$ 629,851,541

$277,075,574
$1,065,209,607
$854,791,213
$112,023,038
$671,839,421
$339,352,794
$439,503,012
$688,090,574
$65,529,658
$752,626,532
$150,219,583
$752,214,251
$2,705,987,880
$327,026,274
$138,657,469
$864,506,673
$521,823,944
$163,168,341
$350,807,675
$123,226,073
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($314,033,064)
($5,070,277,574)
($1,338,441,959)

($96,922,077)
($1,051,677,053)

($307,548,787)

($686,142,123)
($1,454,011,943)

($107,788,125)

($692,786,421)

($82,541,510)
($1,230,830,858)
($4,111,760,548)

($420,143,433)

($122,517,162)
($1,502,880,670)
($1,453,563,102)

($144,622,812)

($610,464,081)

($506,625,469)

-53.1%
-82.6%
-61.0%
-46.4%
-61.0%
-47.5%
-61.0%
-67.9%
-62.2%
-47.9%
-35.5%
-62.1%
-60.3%
-56.2%
-46.9%
-63.5%
-73.6%
-47.0%
-63.5%
-80.4%



REPORT: HOTELS PROJECTED TO END 2021 DOWN
$59 BILLION IN BUSINESS TRAVEL REVENUE

Click here for a state-by-state breakdown
Click here for a market-by-market breakdown

WASHINGTON (September 15, 2021) - The hotel industry is projected to end 2021 down

more than $59 billion in business travel revenue compared to 2019, according to a new

report released today by the American Hotel & Lodging Association and Kalibri Labs. That
comes after losing nearly $49 billion in business travel revenue in 2020.

Business travel is the hotel industry’s largest source of revenue and has been slow to return
since the onset of the pandemic. Business travel includes corporate, group, government,
and other commercial categories. Business travel revenue is not expected to reach pre-

pandemic levels until 2024.

The new analysis comes on the heels of a recent AHLA survey, which found that most
business travelers are canceling, reducing, and postponing trips amid rising COVID-19

cases.

The lack of business travel and events has major repercussions for employment, and

underscores the need for targeted federal relief, such as the Save Hotel Jobs Act.

Hotels are expected to end 2021 down nearly 500,000 jobs compared to 2019. For every 10
people directly employed on a hotel property, hotels support an additional 26 jobs in the
community, from restaurants and retail to hotel supply companies—meaning an additional
nearly 1.3 million hotel-supported jobs are also aft risk.

“While some industries have started rebounding from the pandemic, this report is a
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sobering reminder that hotels and hotel employees are still struggling,” said Chip Rogers,
president and CEO of AHLA. “Business travel is critical to our industry’s viability, especially in
the fall and winter months when leisure travel normally begins to decline. Continued
COVID-19 concerns among travelers will only exacerbate these challenges. That's why it’s
time for Congress to pass the bipartisan Save Hotel Jobs Act to help hotel employees and

small business owners survive this crisis.”

COVID-19 is the worst economic event in the history of the U.S. hotel industry. Many urban
markets, which rely heavily on business from events and group meetings, continue to face a
severe financial crisis, as they have been disproportionately impacted by the pandemic.
The 10 markets projected to end 2021 with the largest declines in hotel business travel

revenue are:

Hotel Business Travel Revenue By Market

Market Total 2019 Total 2021 $ Difference | % Difference

Revenue Projected Revenue vs 2019 |  ws2019
NEW YORK, NY $4,559,516,559 $530,600,844 ($4,028,915,714) -88.4%
WASHINGTON, DC/MD/VA $2,740,582,466 $371,196,231 ($2,369,386,235) -86.5%
SAN FRANCISCO, CA $2,531,094,160 §178,436,358 (§2,352,657,803) -93.0%
ORLANDO, FL $2,796,237,340 $518314,991 ($2,277,922,349) -81.5%
CHICAGO, IL $2,527,891,469 $345,886,720 ($2,182,004,749) -86.3%
LOS ANGELES, CA $2,682,549,152 $752,329,741 (§1,930,219,410) -72.0%
LAS VEGAS, NV $2,326,149,404 §670,456,483 ($1,655,692,922) -71.2%
BOSTON, MA $1,672,365,647 $190,785,287 ($1,481,580,359) -88.6%
SAN DIEGO, CA $1,610,725,508 §394,564,554 ($1,216,160,954) -75.5%
HAWAIIAN ISLANDS, HI $1,530,226,473 $346,489,857 (51,183,736,616) -77.4%

The 10 states projected to end 2021 with the largest declines in hotel business travel revenue

are:



Total Hotel Business Travel Revenue By State

Total 2019 Total 2021 Projected $ Difference
STATE % Difference
Revenue Revenue vs 2019

CALIFORNIA $13,306,103,343 $3.464,672,152 ($9.841,431,191) -74.00%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327 450) -60.70%
NEW YORK $6,135,487,180 $1,065,209,607 ($5,070,277,574) -82.60%
TEXAS $6,817,748,427 $2,705,987,880 ($4,111,760,548) -60.30%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.20%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.80%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.40%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.60%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.80%
VIRGINIA $2,367,387,343 $864,506,673 ($1,502,880,670) -63.50%

Despite being among the hardest hit, hotels are the only segment of the hospitality and

leisure industry yet to receive direct aid. Hotels and their employees have displayed

extraordinary resilience in the face of unprecedented economic challenges, and the

industry needs support from Congress to achieve a full recovery.

Page 79


https://www.ahla.com/sites/default/files/2021-07/State%20Job%20Loss%20July2021_0.pdf
https://www.ahla.com/sites/default/files/SHJA%20Data%20One%20Pager%205.12.21.pdf

RESOURCES CAREERS TAKE ACTION CERTIFICATIONS CONTACT
SPONSOR/PARTNER PRIVACY & TERMS OF USE

Copyright AHLA 2022. All Rights Reserved
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APPLICATION FOR ABATEMENT OF PROPERTY TAXES
UNDER TITLE 36 SECTION 841 MRSA

Name(s) of Applicant(s) DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

Address of Applicant(s) 205 Portland Street, Suite 200, Boston, MA 02114

Daytime Telephone # 617-798-2840 x2206

Property Identification (Chart, Block, Lot and/or Tax 1D #) 039-E010001 (88 Spring Street)

Tax Year for which Abatement is Requested 2021 {FY22)
$32,201,300

Assessed Value of Real Estate

Abatement Requested in Real Estate Value $12,000,000 ($20,201,300 in abatement value)

Assessed Value of Personal Property (if applicable)

Abatement Requested in Personal Property Value (if applicable)

Reason(s) for requesting abatement (please be specific, stating grounds for belief that property is

Property’s market value less than assessment. See enclosed analysis.

overvalued for tax purposes)

Operation includes abutting property - 40 Spring Street. See separate abatement application.

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine
In accordance with provisions of Title 36 Section 841 MRSA, 1 hereby make written application
for abatement of property taxes as noted above. The above statements are correct to the best of my

knowledge and belief. /
20| 22 7,,? i
T

Date Signature of Applicant /

THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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ave DUE APPRAISED | APPELLANT VALUE s ASSESSED cov | aecommenp| , BN vae | VaLE oz
DATE DATE VALUE aoy DIFFERENCE $/UNIT SAUNIT ATION VALUE CHANGE (5}

FIp ADDRESS DBA

. R G LhinnE i 7 Westey Taylor lQSet}Upeam
266 ABRIO0Y "1 RIVERSIOE 5T MOYEL 8 appraisal ; {reachfng gut 3o biis clisnt s
. B R 8 s Wi

<hanged base cop from 7.0% to 1.5%

O65 AGDI00T (340 PARK AVE |LA QUINTAINN  3/5/22 5f4i22 $14,104,200 $9,620,600 47 103 $734.326 391825 CHANGE $13,320,400 3781400 4%
based on Coftar data,

‘Accessory pacel:

Expenses on appellant's pro forma
exceed indusfry standards. Will raise
value lo $66M upon couil appeal
based on actual incoms.

037 EOQ7001 | 157 HIGH ST WESTIN 375(22 57422 $536,649,300 | $42.838,500 2% 289 $i75.018 $148.230 HO CRANGE

+8G MIDDLE 5T OFACE BLDG : . $24179.400

City is using NOI similar 1o actual
Appeliant claims higher cop rate due

029 E024001 | 100 MIDDLE §T | OFHCE BLDG 378422 57122 $22,842,600 | $20.100.000 4% NC CHANGE 1o expiing leases. Requested furiher
documentalion on 4/28. Ho change
without addilionat docs.

037 FH0I001:

Adjusted to $33.2M combined {hotet &
y gorage) vaiue based on 2021 actuals.
039 EDICOG! (80 SPRING ST DAY INN BY THii B2 5710722 ¢ $32.201.300 | $15.000.000 i 115% 239 $134,733 562,762 .1 CHANGE $24.662,500 -$7.538.200 ‘ -23% | Adjusted base cop fom 7.0% to 7,5%

i i | !

1 i i bated on CoStor data. Adjusfed
’ expensas 1o 455,

wilng oppa}lunl S ) hudnlogy

bos' 'd on ucmol lncom

|

264 AQD2001 |81 RIVERSIDE 57 FIRESIDEINNW | 3/11/22 5110722 $11,967,200 |  $7,300,000 4% 200 157.834 $34.500 CHANGE $9.780,306 | -$2184300 | -1gxm |Changedbase copfiom 7.0% lo 8.9%

based on CBRE survey.

215 BOO1GON | 2145 CONGRE UNUM 3i1422 5/13/22 $102,509,200 | $85.530,000 2% NO CHANGE No change,

HNOI on pro loima shoulfd be $1.5-1.6M.
189 AD14001 |1230 CONGREICLARION HOTE|  3/18/23 SA7i22 $15.445.300 $8.000.000 % 149 103,660 $33,491 NG CEANGE Wil raise 1o $17.3M vpon courl appeal
based on actual income.
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CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 9, 2022

LAFAYETTE PORTLAND LLC

% DUCHARME, MCMILLEN & ASSOC
205 PORTLAND STREET, STE 200
BOSTON, MA 02114

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 88 SPRING ST, PORTLAND MAINE; CBL 039-E-010-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for FY2022 on the above-described
property was granted on May 9, 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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION:  $ 32,201,300 ORIGINAL TAX: $418,294.89
NEW VALUATION: $ 24,602,500 NEW TAX: $320,365.88

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.

Sincerely,

[ SRend M=

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

assessors@portlandmaine.gov - www.portiandmaine.gov
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CITY OF PORTLAND
Assessor’s Office
Christopher A Hull, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 9, 2022

LAFAYETTE PORTLAND LLC

% DUCHARME, MCMILLEN & ASSOC
205 PORTLAND STREET, STE 200
BOSTON, MA 02114

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 88 SPRING ST, PORTLAND MAINE; CBL 039-E-010-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for FY2022 on the above-desctibed
property was granted on May 9, 2022,

REASON: OVERVALUATION-DOWNTOWN IMPROVEMENT DISTRICT

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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION:  $ 32,201,300 ORIGINAL TAX: $18.354.74
NEW VALUATION: $ 24,662,560 NEW TAX: $ 14,057.63

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.

Sincerely,

SR =

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street « Portland, Maine 04101 - 207-874-8486

assessors@portlandmaine.gov . www.portlandmaine.gov
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Page 93




APPLICATION FOR ABATEMENT OF PROPERTY TAXES
UNDER TITLE 36 SECTION 841 MRSA

Name(s) of Applicant(s) DuCharme, McMillen & Associates - on behalf of Lafayette Portland West LLC

Address of Applicant(s) 205 Portland Street, Suite 200, Boston, MA 02114

Daytime Telephone # 617-798-2840 x2206

Property Identification (Chart, Block, Lot and/or Tax ID #) 266-A002001 (81 Riverside Street}

Tax Year for which Abatement is Requested 2021 (FY22)
$11,967,200

Assessed YValue of Real Estate

Abatement Requested in Real Estate Value _Market Value $5,575,000 ($6,392,200 In abatement value)

Assessed Value of Personal Property (if applicable)

Abatement Requested in Personal Property Value (if applicable)

Reason(s) for requesting abatement (please be specific, stating grounds for belief that property is

|} N
overvalued for tax purposes) Property's market value less than assessment. See enciosed analysis.

Please attach a separate sheet as needed.

To the Tax Assessor, City of Por{land, Maine
In accordance with provisions of Title 36 Section 841 MRSA, I hereby make written application

for abatement of property taxes as noted above. The above statements are correct to the best of my
lknowledge and belief.
31 [z2 ﬁ 74—/ (

Date Signat%of Applicant

THIS APPLICATTION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED,
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NEW VALE
ApP DUE APPRAISED | APPELLANT |  VALUE ASSESSED GOV | RECOMMEND VALUE
P ABDRESS pBA DATE DATE VALUE ooy DIFFERENCE BT $IUNIT S/uNIT aTioN APFRASED | cHANGE (5) gg?%"") NOTES

65 ARO300L (340 PARK AVE LA QUINTA THN

3522 5/4/22 $14,004,200

Changed base cap fiom 7.0% lo 7.5%
bosed on Co$lar data,

49,620,600 47% 105 §124.328 91,625 CHANGE $13.320,500 -$783.600 -6%

%
Expenses on oppellant's pro forma

! excsad induslry standards. Will raise
valus to $66M upon court appeat
based on actual income.

037 EQO7001 |157 HIGH ST WESTIN 375{22 574122 $56,649,300 | $42.838.500 32% 289 3196018 $148,230 NO CHANGE

HUDDLE ST OFFICE BLDG

City is using NOI similor 10 actoat
Appetlant claims higher cap iaie dus
to expifing leases. Requested further
documentalion on 4/28, No chonge
without edditional docs.

029 E026007 | 100 MIDDLE 5T | OFFICE BLDG 3/8/22 547122 $22.842.600 | $20,100.0060 T4% HO CHANGE

HO CHANGE

Adjusted 1o $33.3M combined {holel &
goioge) value based on 2021 acluals.

-23% {Adjusted bose cap from 7.0% 1o 7.5%
based or CoStar dato. Adjusfed
expenses fo §6%.

039 EO10001 |88 SPRING ST |DAY IHN BY THI| 3711722 5/10/22 $32,201,300 | $15.000.000 115% 237 $124.733 $62,762 CHANGE $24.482,500 -$7.538.800

clup Vsing oppeilan.l s tneihiodology:
nd 2021 ac?ucll incoms &s higher Than

2094 A 6202 11 45 JEPORT B TOM

266 ADO2001 |@1 RIVERSIDE S7 FIRESIDE INH | 3713722 5010522 Changed base cap from 7.0% 1o 8.9%

| based on CBRE survey.

4 e anged. econom c adjusimen
- - 2 150 e 130 1o mokch 2§45 Congn

$11,967.200 $7.300.000 &4% ! 200 $59.836 $34.500 CHANGE | $9.760,900 -$2.186.200 g -18%
i H

25 BOOIOOE

2145 CONGRE]]

URUM 314722 53122 $103.509,200 385,530,000 21% NG CHANGE

He change.

T Appeqt bozed | oncom pctluble
268  ADDZ001 1

HO on pio foma should be 31.5-1.6M.
will raise ko $17.3M tpon cott appeal
brased on actual incoms.

189 A014001 | 1730 CONGRELCEARION HOTE|  3/18/22 517422 $15445,300 | 38,000,000 93% 149 $103.640 453,491 HO CHANGE
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CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C, Martin, CMA-4, Assistant Assessor

MAY 9,2022
LAFAYETTE PORTLAND LLC
% DUCHARME, MCMILLEN & ASSOC
205 PORTLAND STREET, STE 200
BOSTON, MA 02114
NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 81 RIVERSIDE ST, PORTLAND MAINE; CBL 266-A-002-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for F¥2022 on the above-described
property was granted on May 9, 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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION: § 11,967,200 ORIGINAL TAX: $155,453.93
NEW VALUATION: $ 9,780,900 NEW TAX: $ 127,053.89

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.

Sincerely,

SR =

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

assessors@portlandmaine.gov - www.portlandmaine.gov
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CITY OF PORTLAND
Assessor's Office

DATE: October 14, 2022

TO: City of Portland Board of Assessment Review

FROM: Gynt Grube, Assistant Assessor & John Valente, Tyler Technologies

RE: FY22 Appeal; Lafayette Portland LLC, 40 Spring St, Parcel ID 039-F-001-001

TIMELINE
4/1/2021 FY22 Assessed Value:
LAND (51,109 SF Lot) $1,740,000
BUILDING (102,836 SF Parking Garage) $6,960,000
TOTAL ASSESSED VALUE $8,700,000

7/29/2021 Appellant has an informal appeal with Tyler Technologies and expresses opinion of value of
$3,000,000, also claiming that the parking garage only contains 290 parking spaces instead of the 300 listed
in the City’s CAMA system. As a result of this hearing, Tyler Technologies reduces the assessed value from
$9,000,000 to $8,700,000.

3/11/2022 Appellant files a formal appeal application with the Assessor’s Office.

5/9/2022 After review, the Assessor’s Office concludes the value is reasonable and the appellant did not
meet the burden to show the property was overvalued. Notification letter sent advising no adjustment to the
assessed value.

7/8/2022 Appellant files application for abatement to the Board of Assessment Review.
Appellant’s Opinion of Market Value:

LAND Not Provided
BUILDING Not Provided
TOTAL $5,215,400

Reduction: $3,484,600

10/21/2022 Board of Assessment Review hearing scheduled

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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ATTACHMENTS

Appellant Submissions:
e Application for Abatement of Property Taxes, submitted 3/11/2022 [EXHIBIT 1]
e Abatement application packet submission to the Board of Assessment Review, submitted 7/8/2022
[EXHIBIT 2]

Assessor’s Exhibits:
e FY22 Property record card for 039-F-001-001 [EXHIBIT 3]
e Aerial photo of the parcel [EXHIBIT 4]

ASSESSOR’S RESPONSE

e As the appellant’s submissions have valued the subject properties of 88 Spring St (Holiday Inn by the
Bay) and 40 Spring St (hotel parking garage) as one economic unit, the following responses from the
assessor will present valuation details in the same manner for comparison purposes. The breakdown
of values for the two parcels is as follows:

ASSESSOR APPELLANT

Holiday Inn by the Bay $24,662,500 $14,784,600
Hotel Parking Garage $8,700,000 $5,215,400
Total $33,362,500  $20,000,000

e The appellant has not met the burden to prove the assessment is “manifestly wrong”.

e The assessor’s income approach valuation of $24,662,500 was developed using market data
including sales, income and expense data reported by Portland property owners, as well as
national, regional, and sub-market data from reliable sources such as CoStar, an industry-
leading source of real estate information. The assessor’s income approach is compared to the
appellant’s (based on 2021) below:

ASSESSOR APPELLANT

(2021)
Effective Gross Income $10,119,960 $9,912,770
Expense/Reserve/FFE % 70.00% 72.48%
Net Operating Income* $3,035,988 $2,727,768
Capitalization Rate 9.10% 11.29%

Total Value (Hotel & Garage) $33,362,500 $24,160,922

*Note: For comparison purposes, the appellant’s NOI has been expressed
excluding income that they attribute to business value and personal property

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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The appellant is using a base capitalization rate of 10.0% with an effective tax rate load of 1.29% in their
income approach to value, an overall loaded rate of 11.29%. The assessor is using a base capitalization
rate of 7.5% with an effective tax rate load of 1.6%, an overall loaded rate of 9.1%. Market data from
CoStar supports the assessor’s base capitalization rate of 7.5%, and the appellant’s higher capitalization
rate results in a lower estimate of value:

MARKET CAP RATE ) «— Appellant
4
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7.5%

7.0%

6.5%

(S0 L/ Y I T T T W W S0 WY T W T W W 1 W T 5 Y T T W A T T T
V70 T T T T T T

17 18 19 20 21 22

Luxury & Upper Upscale B Upscale & Upper Midscale Midscale & Economy I Portland Downtown/Int'l Jetport I

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

For the reasons set forth in this memorandum and its attachments, the Assessor requests that
the Board of Assessment Review conclude that 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.

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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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, 9 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, 9 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, 9 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

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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APPLICATION FOR ABATEMENT OF PROPERTY TAXES
UNDER TITLE 36 SECTION 841 MRSA

Name(s) of Applicant(s) DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

Address of Applicant(s) 205 Portland Street, Suite 200, Boston, MA 02114

Daytime Telephone # 617-798-2840 x2206

Property Identification (Chart, Block, Lot and/or Tax ID #) 039-F001001 (40 Spring Street)

Tax Year for which Abatement is Requested 2021 (FY22)
$8,700,000

Assessed Value of Real Estate

Assessed Value of Personal Property (if applicable)

Abatement Requested in Personal Property Value (if applicable)

Reason(s) for requesting abatement (please be specific, stating grounds for belief that property is

overvalued for tax purposes) Property's market value less than assessment. See enclosed analysis.

Operation includes abutting property - 88 Spring Street. See separate abatement application.

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine
In accordance with provisions of Title 36 Section 841 MRSA, | hereby make written application
for abatement of property taxes as noted above. The above statements are coyrect to the best of my

knowledge and belief.
222 4/_

Date Signature ofl Applicant

THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

1. Name of Applicant:
2. Address of Applicant. 209 Portland Street, Suite 200, Boston, MA 02114
3. Telephone number: 617-798-2840 x2206
4. Name and address of attorney, if any:
5 Lcation of propetty: 40 Spring Street Arterial
Chart, Block, Lot Number: 039-F001001 Account Number 12011
6. Assessed value of real estate: $8’700'000
7. Assessed value of personal property:$ 0
8. Assessment year for which abatement is requested: AR Date of Assessor’s decision May 9’ 2022
9. Owner's opinion of current value for property in question:
Land $ Personal Property $
Building $
TOTAL: $ 9,215,400 TOTAL $
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
g:rpFl)i?:sa?if)’n éuch as value of comparable property. If further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis. Operation includes
abutting property - 88 Spring Street. See separate abatement application.

1. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

2/ S’/o?c) C/ﬂffczmw ﬂ 0’ 2 L)

Date Signature gf Appli¢ant /

This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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Real Estate Assessment Analysis

2021 Real Property Tax Assessment Appeal

Lafayette Portland LLC
88 & 40 Spring Street
Portland, ME

- : '.‘ e -

mdm.ﬂm’ :
Eﬂ /
,
'A )

Market Value per City: 88 Spring: $32,201,300 | 40 Spring: $8,700,000

Prepared for:

Assessing Officials
City of Portland
389 Congress Street, Room 115
Portland, ME 04101

Prepared by:

Todd Kratt — Senior Tax Manager
Shayna Jones — Senior Tax Consultant
DuCharme, McMillen & Associates, Inc.

205 Portland Street ,Suite 200
Boston, MA 02114
Tel. 617-798-2840 ext. 2203 Fax (617) 671-0406
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DMA AN EXTENSION OF YOUR TAX DEPARTMENT

April 12, 2022

Assessing Officials

City of Portland

389 Congress Street, Room 115
Portland, ME 04101

Re: 2021 Assessment (FY22)
Lafayette Portland LLC

Holiday Inn By the Bay

88 Spring Street & 40 Spring Street
Portland, ME

Dear Assessing Officials:

Lafayette Portland LLC has engaged our firm to review the real property tax assessments of their
Portland, ME property. The enclosed is a summary of physical information on the facility, market data
from the area, as well as other relevant information. The enclosed documentation is prepared according
to a consulting assignment, as such, this assignment falls outside the purview of the Uniform Standards
of Professional Appraisal Practice. Additionally, some of this information containing the subject
property is confidential in nature.

The subject is an eleven-story, 239 room hotel situated on 1.13 acres and was originally constructed in
1973. The hotel is currently operated as the Holiday Inn By the Bay as a full-service property with an
attached parking garage structure. The subject is located on Spring Street downtown and is surrounded
by a mix of commercial and residential property. Also included in the hotel’s operation is a multi-level
parking garage that abuts the hotel located at 40 Spring Street. This parking garage sits on 1.17 acres.

The 2021 (FY22) assessment is $32,201,300, which at a 100% ratio equates to an assessed market value of
$32,201,300, or $134,733 per room. The 2021 (FY22) assessment on 40 Spring St is $8,700,000.
Together, the total assessment on the two properties is $40,901,300.

Subject Increase
The City performed a revaluation in 2021 and updated all assessed values. Below, is a breakdown of the
subject’s change in value from 2020-2021:

2020
2020 Assessment Ratio Equalized 2021 Increase
Assessment
88 Spring St $17,438,200 77.00% $22,647,013 $32,201,300 42.2% ﬁ
40 Spring St $2,648,700 77.00%  $3,439,870 $8,700,000 152.9%

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.COM

205 Portland Street, Ste 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Covid-19
The subject property has realized a significant negative impact as a result of the covid-19 pandemic. For
example, total operating revenue was down -70% in 2020 while occupancy levels in 2020 were at 27%,
down -35.7% from the previous year. The full impact of the covid-19 global pandemic on the different
real estate segments has not been fully realized yet, but indications are that the hotel market has been
one of the most heavily impacted segments. After the pandemic hit the U.S. in March 2020, companies
and business were shut down and states were under stay-at-home order during the spring and even
summer months of 2020. After the stay-at-home orders were lifted, many companies and their
employees remained working from home through the remainder of the year, while events, meetings,
corporate travel have all been limited, or non-existent. The pandemic and its infection rate, as well as
hospitalizations, are at the highest levels entering into 2021.

As a result of covid-19, many companies will be shrinking their retail and office footprints, as well as
moving to a hybrid work model with employees spending time in the office as well as working from
home going forward. The following travel stats are from www.ustravel.org:

» Global travel spending was down‘ 42% in 2020.
> From March to the end of 2020, the pandemic resulted in losses of $492 Billion for the U.S.

travel industry.

» According to TSA, the number of travelers through airport checkpoints for 2020 was down ‘
64%.

» Hotel occupancy in the U.S. averages at about 44%, down 33% from 2019.

Additionally, according to a survey conducted by the AHLA — American Hotel and Lodging Association in
November 2020, of the over 1,200 respondents, 71% said they would not be able to make it another 6
months without federal assistance. 47% indicated in the survey they would be forced to close hotels,
and about one third of the hotels would be facing bankruptcy at the end of 2020.

The AHLA issued an analysis of the decline in hotel business travel in August 2021. As you can see from
the attachment, “Analysis: Hotel Business Travel Revenue By State,” Maine experienced a —=43.9%
decline in hotel business travel revenue from 2019 to 2020. The AHLA also predicts that business and
group travel will not return to pre-pandemic levels until 2024.

Full-service hotels have seen the most significant negative impact due to the food and beverage
component along with the meeting/event revenue contributing to declining operating revenues. These
revenue drivers have been very limited or non-existent due to the pandemic. Limited service hotels,
though also negatively impacted, did not see the impact that full-service properties have. In fact, CBRE
estimates that full-service properties saw an impact two to three times more than lower tier, economy
hotel properties.

According to Green Street Advisors, lodging property values have declined 36% since February of 2020.
As you can see, this represents one of the more heavily impacted property segments overall.
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How coronavirus hit commercial real estate
Estimated value declines by property niche since Feb. 21

Seniar hausing -49%,
Siillad nursing -38%
Ladging -36%
Gaming -35%
Sudenthausing -30%
Malls -29%
Manufacured homas -28%
Sirip canter -24%
Office -23%
Aoariment -23%
Li%e science -19%
Single-family rentals -19%
Medical affica -18%
Selfslorage -16%
Call lower -13%
Data center -11%

SOURCE: GREEN STREET ADVISORS

Additionally, the graph below from Deloitte Insights shows property price indices (REIT) as of April 2020
and the year-over-year percentage change on various property segments. According to this, Hotels
were the most impacted showing a_decline of 53%.

FIGURE 4

Returns on REIT property indices
Year-over-year percentage change in US REIT property indices as of April 15, 2020

Data centers 34%
Cell towers 31%
Industrial 14%

-15% Multifamily

-17% Office

-25% Health care

-48% Retail

-53% Hotel

Source: Nareit, "FTSE Nareit U.S. Real Estate Index," accessed April 16, 2020.

Deloitte Insights | deloitte.com/insights

In taking into account the estimated value decline and covid-19 impact realized from these various
sources, we have applied this to the subject property to arrive at an overall economic impacted value
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range. As indicated previous, the full-service properties like the subject were the properties within the

hotel/lodging segment that were most negatively impacted, therefore the subject’s value decline would
most certainly fall at the end of the range. These studies estimate a value decline anywhere from -36%
to -53%.

FY2022 Impacted Value
2021 Value -36% -53%
$32,201,300 | $20,608,832 $15,134,611

Based on this approach and the subject’s assessed market, it is estimated that the market value of the
real estate when factoring in the independent expert data sources should now be in the range of
$15,100,000 to $20,600,000.

Even if temporary, the subject’s value due to the pandemic and steep decline in revenue and occupancy,
as well as the industry as a whole, has been negatively impacted. At some point, it is expected to return
to pre-covid levels.

Recovery

According to HVS Global Hospitality Services, the current downturn will have a significant impact on
hotel values due to 1: sharp revenue declines resulting in negative EBITDA, 2: the debt market pulling
back from the hotel market, and 3: capital market disruption. All of these factors are putting a
downward pressure on values.

In an HVS report from May 2020, the expected recovery will last years, depending on property type and
location. The graph below illustrates the value decline and recovery path for hotels:

Projected Patterns of HVS
Value Decline and Recovery
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According to HVS

Best Case: EBITDA recovers to base-2019 levels by 2023/2024
Most Likely: EBITDA recovers to base-2019 levels by 2024/2025
Worst Case: EBITDA recovers to base-2019 levels by 2025/2026

With the subject being a full-service hotel it is likely the recovery for the subject will fall in the 2024-
2025 mark.

Market and Submarket Data

A review of the subject market data within the Portland, ME market including occupancy levels,
occupancy by class of property, and Revpar. The following was gathered from Costar which furnishes
data from STR Reports:

HOLIDAY INN BY THE BAY -
OCCUPANCY
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Maine Covid Timeline:

March 8, 2020: Governor Mills issued an Executive Order mandating that all restaurants and bars
statewide close to dine-in customers effective March 18, 2020 at 6:00 p.m. for a period of 14 days until
midnight, March 31, 2020. Take-out, delivery, and drive-through options can continue. In her order, the
Governor also prohibited all gatherings of more than 10 people until further notice, mandating the
latest U.S. CDC’s guidance on gatherings. In addition, Governor Mills strongly urged non-essential public-
facing businesses, such as gyms, hair salons, theatres, casinos, shopping malls, to close their doors for
the next two weeks to minimize public gatherings.

March 24, 2020: Governor Mills ordered all non-essential businesses and operations in Maine to

close their physical locations that are public facing, meaning those that allow customer, vendor or other
in-person contact. Governor Mills also strongly urged all large, essential, public-facing businesses to
immediately employ strategies to reduce congestion in their stores, including limiting the number of
customers in the store at any one time and enhancing curbside pick-up and delivery services.

March 31, 2020: Governor Mills issued a series of substantial new mandates to protect public health
and safety in the face of COVID-19, including a Stay Healthy at Home directive that requires people living
in Maine to stay at home at all times unless for an essential job or an essential personal reason, such as
obtaining food, medicine, health care, or other necessary purposes.

April 3, 2020: Governor Mills issued an Executive Order mandating that travelers arriving in Maine,
regardless of their state of residency, self-quarantine for 14 days to mitigate the spread of COVID-19.
Additionally, the Order instructs visitors not to travel to Maine if they are displaying symptoms of
COVID-19 and advises them not to travel to Maine if they are traveling from cities or regions identified
as COVID-19 hot spots. To deter travel, the Order also suspends lodging operations, including hotels,
motels, bed and breakfasts, inns, and short-term rentals such as those available through VRBO Airbnb,
RV parks and campgrounds, and all public and private camping facilities as well as online reservations
effective April 5, 2020 at 12:00 p.m.

April 15, 2020: As the State continues to respond to COVID-19, Governor Mills signed a proclamation
extending Maine’s state of civil emergency for another thirty days through May 15, 2020. The original
state of civil emergency was scheduled to expire tomorrow, April 15, 2020.

April 29, 2020: Governor Janet Mills issues new Stay Safer at Home Executive Order. The new order
continues to have Maine people stay at home with the same established exceptions for permitted
activities, such as occasional grocery shopping or exercising. However, it now also allows Maine people
to visit businesses or participate in activities deemed safe to open under Stage 1 of the reopening plan
presented on April 28. These include barber shops and hair salons, auto dealerships and drive-in stay-in-
your-vehicle religious services that follow COVID-19 Prevention Checklists. The Order is effective
immediately and extends through May 31, 2020, subject to change.

May 13, 2020: Governor Janet Mills signed a proclamation extending Maine’s state of civil
emergency for thirty days through June 11, 2020.

May14, 2020: The Mills Administration announced that, effective immediately, Maine lodging

providers can begin accepting future reservations for stays with an arrival date of June 1st and beyond
for Maine residents and for non-residents who comply with the State’s 14-day quarantine requirement.
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https://www.maine.gov/governor/mills/news/governor-mills-issues-executive-order-mandating-quarantine-restrictions-travelers-arriving
https://www.maine.gov/governor/mills/sites/maine.gov.governor.mills/files/inline-files/Proclamation%20to%20Renew%20the%20State%20of%20Civil%20Emergency.pdf
https://www.maine.gov/governor/mills/sites/maine.gov.governor.mills/files/inline-files/Proclamation%20to%20Renew%20the%20State%20of%20Civil%20Emergency.pdf
https://www.maine.gov/governor/mills/news/governor-mills-extends-maines-stay-home-order-2020-04-30
https://www.maine.gov/governor/mills/news/governor-mills-extends-state-civil-emergency-maine-continues-combat-covid-19-2020-05-13
https://www.maine.gov/governor/mills/news/governor-mills-extends-state-civil-emergency-maine-continues-combat-covid-19-2020-05-13
https://www.maine.gov/governor/mills/news/mills-administration-allows-lodging-reservations-future-stays-2020-05-14
https://www.maine.gov/governor/mills/news/mills-administration-allows-lodging-reservations-future-stays-2020-05-14
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May 19, 2020: The Mills Administration announced the following updates to its plan to restart Maine’s
economy: 1) Maine residents may enjoy private campgrounds beginning Memorial Day weekend; and 2)
the Administration is delaying the full reopening of gyms, fitness centers, and nail salons in light of
emerging research and experiences in other states of COVID-19 transmission related to these
establishments.

July 8, 2020: Governor Janet Mills issued an Executive Order requiring large retail businesses,
restaurants, outdoor bars, tasting rooms, and lodging establishments in Maine’s more populous cities
and coastal counties to enforce the State’s face covering requirement. Governor Mills also extended the
State of Civil Emergency for thirty days through August 6, 2020.

October 6, 2020: The Mills Administration announced that Maine will move into Stage 4 of the Plan to
Restart Maine’s Economy beginning Tuesday, October 13, 2020. Stage 4 increases limits on indoor
seating to 50 percent capacity of permitted occupancy, or 100 people — whichever is less —and
maintains the critical public health measures outlined in COVID-19 Prevention Checklists, such as
enhanced cleaning practices and physical distancing. Today’s Executive Order also further strengthens
the State’s face covering mandate by requiring that a broader set of entities, such as private schools and
municipal buildings, ensure that employees and people in their buildings adhere to this critical health
measure. The Order also expands the scope of the enforcement statewide, rather than in just Maine’s
coastal counties and more populous cities.

November 5, 2020: On the day Maine recorded 183 new cases of COVID-19, the highest single-day
increase since the beginning of the pandemic, Governor Janet Mills announced an Executive

Order requiring Maine people to wear face coverings in public settings, regardless of the ability to
maintain physical distance.

As you can see detailed in this timeline of events and orders around trying to deal with the covid-19
pandemic, lodging properties were forced to shut down for a period of two months, and even after that
could open back up with restrictions in place.

Income Analysis

Typically, an income approach to value is one of the primary approaches to value when looking at what
a hotel property would be worth.

» Total operating revenue was down -70% in 2020 from 2019.
» Occupancy went down -35.7% in 2020 to 27%.
» Property NOI down -194% from 2019-2020.

To analyze the income and expenses and try to derive an indication of value for the subject’s real estate,
we reviewed recent financials. It should be noted this income is inclusive of the abutting property, a
parking garage also owned by Lafayette Portland LLC located at 40 Spring Street.
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2020 Operating Statistics:

2020

# of Rooms 293
ADR $109.83

Occupancy 27%

On the following pages, we have detail actual financial information including income and expenses.
Because the income is tied to a going concern, we have to extract the value that would be tied to any
business/goodwill value, in addition to the value tied to personal property (FFE), to end up with a net
value to the real estate only. This is a common approach when valuing hotel properties in order to
derive a value for just the real estate.

We have completed this by deducting out the management fee and franchise fee, which represents the
“business” value, as well as the reserves for replacement and FFE value which represent the “personal
property”, to arrive at a value for the real estate only.

2019
FFE Business Value
Reserves (Return of) Franchise Fee** $595,088
Total Revenue $10,997,537 Mgmt Fee $209,871
Reserves $439,901 4.0% $804,959
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.28%
Deduction $213,625
Total FFE (income) $653,526
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2020
FFE
Reserves (Return of)
Total Revenue $3,464,499
Reserves $138,580 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.28%
Deduction $213,625
Total FFE (income) $352,205
2021
FFE
Reserves (Return of)
Total Revenue $9,912,770
Reserves $396,511 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626 $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.29%
Deduction $213,814
Total FFE (income) $610,325
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Franchise Fee** $238,910
Mgmt Fee  $96,127
$335,037

Business Value

Franchise Fee  $706,979
Mgmt Fee  $209,365
$916,344
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Shown in the tables above, are the allocations for the income attributed to the FFE and
Business/goodwill components which must be deducted to arrive at a value attributable to the real
estate.

For the FFE, there are two components: the first is a reserves expense which is for replacing FFE items
as needed over time. In theory, a sufficient amount of money is available to replace furniture and
equipment at the end of its useful life. This is common at 4% of revenue. The deduction of a reserves
for replacement from the stabilized income & expenses is a way to account for the return of personal
property.

The second is the value of the FFE in place, or return on personal property. This is based on the cost of
capital associated with obtaining the personal property. According to the 2020 HVS Cost estimating
Guide, Midscale hotels like the subject would carry costs for FFE (softgoods & hardgoods) of between
$9,626 - $12,965 per room. The avg of this range is $11,320.

Midscale

Guestroom Softgoods

Add for full renovation $4 886 10 G767 Per Gueslroom

54 742 o $6 199 Per Guesitroom

Guestroom Softgoods £1.212 la $1.075 Per Guestroom
Add for full renovation 57 166 1o $5 306  Per Guestroom
Guestroom Corridors I to  $1.768 Per Guesiroom

We will estimate the total cost for the subject property and apply some level of depreciation (30%) to
arrive at an estimate of overall value of the FFE in place. Further, we apply our loaded capitalization
rate to arrive at an estimated value. Combined with the reserves (return of) value, this total is to be
capitalized to arrive at an overall FFE/Personal Property value.

Hotels are undisputedly a combination of business and real estate. The business value (going concern)
must also be accounted for and extracted from the real estate. Isolating the business value of a hotel is
essentially based on the fact that competent management is hired to operate the hotel. This, along with
the hotel’s flag, or, brand, has value which makes up a portion of its business value. To account for the
business value, it is common to deduct these from Ebitda. Or, it is also common to capitalize these out
using the loaded cap rate to arrive at an overall business value, as done in the Rushmore approach. By
using this approach, we are assuming the cost of these fees equal value. When in fact, a hotel owner
isn’t in the business of not realizing a return on investment. Therefore, the true value is likely above and
beyond what these fees represent.

Capitalization Rate

As you will see, for our purposes, the real estate taxes have been removed and will be loaded into the
capitalization rate. According to Realty Rates, cap rates for lodging properties were 9.5% in Q2 2021.
This is a weighted survey which includes band of investment, DCR, and a sales survey. This is typically
derived from data leading up to 2020 and 2021. CBRE reported forecast cap rates for hotels between
8.5% - 9% pre-pandemic, with forecasted cap rates for hotel properties to increase to around 9.5% in
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2020/2021 time frame. Additionally, HVS reported a March 2020 implied cap rate for lodging REITS of

10.5%.

Realty Rates: 9.5 %
CBRE: 9.5%
HVS — Implied Lodging REIT: 10.5%

Based on a review of capitalization rate information, as well as our knowledge of the market, we have

utilized a base capitalization rate of 9.5%-10.0% for our analysis.

% Change
2021 (19-20) 2020 2019
Revenue
Total Revenue $8,896,039 -70% $3,081,927  $10,369,009
Other Income $1,016,731 $382,572 $628,528
Total Income $9,912,770 $3,464,499  $10,997,537
Expenses
Department Expenses/Cost of Sale $199,748 $169,336 $591,119
Operating Expenses
Labor & Wages $3,427,105 $2,533,832 $4,039,362
Variable Expenses $2,839,910 $3,123,311 $3,436,779
Insurance 598,297 $107,345 $119,366
Total Expenses $6,365,312 $5,933,824 $8,186,626
Less Franchise Fee -$706,979 -$238,910 -$595,088
Total Net Expenses S$5,658,333 $5,694,914 $7,591,538
*Excl property taxes
NOI $4,254,437 e 165.5% -$2,230,415 $3,405,999
Base Cap Rate 10.00% 9.50% 9.50%
Eff Tax Rate (load) 1.29% 1.78% 1.78%
Loaded Cap Rate 11.29% 11.28% 11.28%
Going Concern Value $37,683,233 -$19,773,183  $30,195,027
Total Business Component $916,344 $335,037 $804,959
Business Value $8,116,422 2,970,186 7,136,161
Total FFE Component $610,325 $352,205 $653,526
FFE Value $5,405,889 $3,122,382 $5,793,672
RE Value ONLY $24,160,922 -$25,865,751 $17,265,193
% of total 64.1% n/a 57.2%
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As you can see in the subject’s financials, some of the years analyzed due not indicate a true and reliable
indicator of its market value. Certainly in 2020 where income dropped by 70% and expenses exceeded
revenue. This results in producing a negative value attributed to the property. This demonstrates the
severity of the impact covid-19 has had on hotels and this property in particular. Though we may not be
able to rely on 2020 as a representation of market value entirely, it does demonstrate that there was a
severe impairment in value.

2021 income and expense information appear to show relatively positive performance, which in large
part is due to labor costs remaining down (increasing NOI). This is likely due to a shortage and simply
not having a full staff. At some point, staffing will be restored, and this cost will be higher like in pre-
covid years.

As referenced previously, the Rushmore Approach for valuing hotel properties attributes value to the
real estate, FFE/personal property, and business value. The Rushmore Approach typically results in the
real estate only value being around 60% of the total going concern value. As you can see, the subject’s
income in 2019 and 2021 derives a value of $17,200,000 - $24,100,000 (rounded) for the RE only which
equates to about 57-64% of the total going concern value. This is in line where Rushmore attributes the
RE value component to the going concern (60%). Again, 2021 is arguably inflated due to lower-than-
normal operating expenses.

Summary of Values

Covid-19 Est Impact Value: $15,100,000 - $20,600,000
Income Approach to Value: $20,000,000 (RE only)

This summary of values includes both parcels — 88 and 40 Spring Street.

| would like to discuss these concerns with you to hopefully rectify the current assessment. Thank
you for your consideration. Please feel free to call me at 617-798-2840, extension 2206 or by
email at tkratt@dmainc.com if you have any questions or concerns. | look forward to discussing
with you soon.

Sincerely,
AN

Todd Kratt
Senior Property Tax Manager
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PROPERTY TAX
CERTIFICATE OF AUTHORITY

Date: 3A°A53\'

TO WHOM IT MAY CONCERN:

This certifies that DuCharme, McMillen & Associates, Inc. and/or its designees is hereby authorized to
represent the undersigned in all matters of property tax assessments before any governmental assessing
officials or any other authority having jurisdiction regarding the assessment levied on the following
described property for current or past years of assessment:

All Real Property

Portland, ME

ignature)

Towrc e (). Fhsg

(Typed Signature)

CFo

(Corporate Title)

Lafayette Portland LLC & Lafayette
Portland West LLC
(Company)

¥ fc Crres b)dewca, “O ba Y’eoco.umg er fle def;m7 f)m’xv
h 3005:”&5 + any \‘l’oﬂ‘/l\wﬂi}rl ,,FC;C,,,;,_Q‘ @Zﬁo/ﬁm/
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AH Lm AHLA FRONT DESK FEEDBACK

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,000 members from September 14-16, 2020. Survey topics
included the hotel’s financial outlook and staffing levels at the six-
month point into the COVID pandemic.

TOPLINE: 67% of hotels won’t make it another 6 months given current and projected travel
demand without further federal assistance. 74% will be forced to lay off more workers.

Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program), more
than one-third of hotels will be forced to close within the next three months. Nearly one-third of hotels would
be facing bankruptcy or be forced to sell by the end of 2020. 42% would close due to lack of revenue.

How much longer do you anticipate being able to keep your hotel open absent W|thu':u'|t fu rt:: Gr gov‘ernmental :ss'fta"c:{" & secor::_',F;Pf .'oanl)l \nlr‘hat do lVOU
any further government assistance? (at current projected occupancy and revenue levels) anticipate happening to your business by year end? Select all that apply.

1-3 Months 4-6 Months 7-9 Months 9+ Months Further Layoffs Bankruptcy/Forced Hotel Sale Hotel Closure

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Nearly 70% of hotels are operating with less than half of Pre-COVID staffing levels.

Six months into the COVID pandemic, hotels are still struggling to keep their doors open and unable to rehire
all their staff due to the historic drop in travel demand. In fact, two out of three hotels (68%) say they have less
than half of their pre-COVID staff back on the job, and 56 percent have been able to retain no more than 40
percent of their employees who were working pre-COVID.

What percentage of pre-COVID staff (as of March 1) Is less than half of your pre-COVID staff (as of March 1st)
do you have currently working? working full time currently?
o 29%
68%
19%
14%
I ] -32%
0-20% 21-40% 41-60% 61-80% 80% or more Yes No

BOTTOM LINE: Without action by Congress, 74% of hotels will be forced to lay off more staff.
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AH Lm AHLA FRONT DESK FEEDBACK

AMERICAN HOTEL & LODGING ASSCCIATION

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,200 members from November 10-13, 2020. Survey topics
included the hotel's financial outlook and staffing levels at the eight-
month point into the COVID pandemic. The margin of error is +3%.

TOPLINE: 71% of hotels won’t make it another 6 months without further federal assistance
given current and projected travel demand. 77% will be forced to lay off more workers.
Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program),
nearly half (47%) of respondents indicated they would be forced to close hotels. More than one-third of hotels
will be facing bankruptcy or be forced to sell by the end of 2020.

How much longer do you anticipate being able to keep your Without further governmental assistance, what do you anticipate
hotel open absent any further government assistance? happening to your business by year end? Select all that apply.
(at current projected occupancy and revenue levels) 729 TT%
37%
34%
47%
29% 42%
329% 34% 329 26%
ll ..‘I 1™ lL
Further Layoffs Business Personal Hotel Closure  Forced Hotel
Bankruptcy Bankruptcy Sale
1-3 months 3-6 months More than 6 months mSep mNov

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Two-thirds of hotels have been unable to obtain additional debt relief.

Hotels are still struggling to keep their doors open and are unable to rehire all their staff, let alone make
mortgage payments, due to the historic drop in travel demand. In fact, 82% say they have been unable to
obtain additional debt relief from their lenders beyond the end of this year. More than half of respondents
(59%) said they are in danger of foreclosure on their hotel(s).

Are you in danger of losing your property

Has your lender been willing to extend any forbearance, deferral, L
to foreclosure due to the pandemic?

or other relief BEYOND the end of the year?

82% X
. I .41 %
No
Yes No

18%

Yes

BOTTOM LINE: Without action by Congress, 77% of hotels will be forced to lay off more staff.
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ANALYSIS: HOTEL BUSINESS TRAVEL REVENUE
BY STATE

AH Lm

AMERICAN HOTEL & LODGING ASSOCIATION

Kalibri Labs — August 2021

The pandemic has been devastating to the hospitality industry, wiping out a decade’s worth of revenue and job
growth. A new report from AHLA and Kalibri Labs projects that the hotel industry will finish 2021 down
more than $59 billion in business travel revenue from 2019, after losing nearly $49 billion in business
travel revenue in 2020. Business travel includes corporate, group, government, and other commercial
categories. Business and group travel are the industry’s largest source of revenue and are not expected to reach
pre-pandemic levels until 2024.

Hotel Business Travel Revenue By State

STATE Total 2019 Total 2021 $ Difference % Difference
Revenue Projected Revenue vs 2019 vs 2019

NATIONWIDE $89,549,029,613 $30,272,129,226 ($59,276,900,387) -66.2%
ALABAMA $875,467,868 $550,375,809 ($325,092,059) -37.1%
ALASKA $491,384,904 $291,816,636 ($199,568,268) -40.6%
ARIZONA $2,042,000,029 $722,293,958 ($1,319,706,070) -64.6%
ARKANSAS $480,848,768 $278,097,770 ($202,750,999) -42.2%
CALIFORNIA $13,306,103,343 $3,464,672,152 ($9,841,431,191) -74.0%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.8%
CONNECTICUT $566,745,097 $184,609,353 ($382,135,745) -67.4%
DELAWARE $180,325,609 $83,184,160 ($97,141,448) -53.9%
D.C. $1,415,883,808 $137,687,711 ($1,278,196,097) -90.3%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327,450) -60.7%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.6%
HAWAII $1,529,919,133 $346,393,230 ($1,183,525,904) -774%
IDAHO $330,568,694 $200,551,078 ($130,017,616) -39.3%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.2%
INDIANA $1,136,295,292 $492,757,697 ($643,537,595) -56.6%
IOWA $571,225,206 $303,023,062 ($268,202,144) -47.0%
KANSAS $456,946,838 $222,265,793 ($234,681,045) -51.4%
KENTUCKY $774,795,012 $376,743,724 ($398,051,288) -51.4%
LOUISIANA $1,377,451,261 $576,748,059 ($800,703,203) -58.1%
MAINE $383,906,970 $215,508,558 ($168,398,412) -43.9%
MARYLAND $1,256,296,518 $364,408,164 ($891,888,354) -71.0%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.8%
MICHIGAN $1,451,699,080 $583,773,888 ($867,925,192) -59.8%
MINNESOTA $1,156,886,823 $321,036,880 ($835,849,943) -72.2%
MISSISSIPPI $610,669,464 $434,546,417 ($176,123,047) -28.8%
MISSOURI $1,244,842,851 $512,612,601 ($732,230,250) -58.8%
MONTANA $316,677,418 $231,105,037 ($85,572,381) -27.0%
NEBRASKA $348,088,391 $175,838,780 ($172,249,611) -49.5%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.4%
NEW HAMPSHIRE $320,684,224 $129,542,771 ($191,141,453) -59.6%
NEW JERSEY $2,471,612,928 $543,727,064 ($1,927,885,864) -78.0%
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NEW MEXICO
NEW YORK
NORTH CAROLINA
NORTH DAKOTA
OHIO
OKLAHOMA
OREGON
PENNSYLVANIA
RHODE ISLAND
SOUTH CAROLINA
SOUTH DAKOTA
TENNESSEE
TEXAS

UTAH

VERMONT
VIRGINIA
WASHINGTON
WEST VIRGINIA
WISCONSIN
WYOMING

Source: Kalibri Labs

A
kolistzri

$591,108,638
$6,135,487,180
$2,193,233,173
$208,945,115
$1,723,516,474
$646,901,580
$1,125,645,134
$2,142,102,518
$173,317,783
$1,445,412,953
$232,761,093
$ 1,983,045,109
$ 6,817,748,427
$ 747,169,707
$ 261,174,631
$ 2,367,387,343
$ 1,975,387,046
$ 307,791,153
$ 961,271,756
$ 629,851,541

$277,075,574
$1,065,209,607
$854,791,213
$112,023,038
$671,839,421
$339,352,794
$439,503,012
$688,090,574
$65,529,658
$752,626,532
$150,219,583
$752,214,251
$2,705,987,880
$327,026,274
$138,657,469
$864,506,673
$521,823,944
$163,168,341
$350,807,675
$123,226,073
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($314,033,064)
($5,070,277,574)
($1,338,441,959)

($96,922,077)
($1,051,677,053)

($307,548,787)

($686,142,123)
($1,454,011,943)

($107,788,125)

($692,786,421)

($82,541,510)
($1,230,830,858)
($4,111,760,548)

($420,143,433)

($122,517,162)
($1,502,880,670)
($1,453,563,102)

($144,622,812)

($610,464,081)

($506,625,469)

-53.1%
-82.6%
-61.0%
-46.4%
-61.0%
-47.5%
-61.0%
-67.9%
-62.2%
-47.9%
-35.5%
-62.1%
-60.3%
-56.2%
-46.9%
-63.5%
-73.6%
-47.0%
-63.5%
-80.4%



REPORT: HOTELS PROJECTED TO END 2021 DOWN
$59 BILLION IN BUSINESS TRAVEL REVENUE

Click here for a state-by-state breakdown
Click here for a market-by-market breakdown

WASHINGTON (September 15, 2021) - The hotel industry is projected to end 2021 down

more than $59 billion in business travel revenue compared to 2019, according to a new

report released today by the American Hotel & Lodging Association and Kalibri Labs. That
comes after losing nearly $49 billion in business travel revenue in 2020.

Business travel is the hotel industry’s largest source of revenue and has been slow to return
since the onset of the pandemic. Business travel includes corporate, group, government,
and other commercial categories. Business travel revenue is not expected to reach pre-

pandemic levels until 2024.

The new analysis comes on the heels of a recent AHLA survey, which found that most
business travelers are canceling, reducing, and postponing trips amid rising COVID-19

cases.

The lack of business travel and events has major repercussions for employment, and

underscores the need for targeted federal relief, such as the Save Hotel Jobs Act.

Hotels are expected to end 2021 down nearly 500,000 jobs compared to 2019. For every 10
people directly employed on a hotel property, hotels support an additional 26 jobs in the
community, from restaurants and retail to hotel supply companies—meaning an additional
nearly 1.3 million hotel-supported jobs are also aft risk.

“While some industries have started rebounding from the pandemic, this report is a
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sobering reminder that hotels and hotel employees are still struggling,” said Chip Rogers,
president and CEO of AHLA. “Business travel is critical to our industry’s viability, especially in
the fall and winter months when leisure travel normally begins to decline. Continued
COVID-19 concerns among travelers will only exacerbate these challenges. That's why it’s
time for Congress to pass the bipartisan Save Hotel Jobs Act to help hotel employees and

small business owners survive this crisis.”

COVID-19 is the worst economic event in the history of the U.S. hotel industry. Many urban
markets, which rely heavily on business from events and group meetings, continue to face a
severe financial crisis, as they have been disproportionately impacted by the pandemic.
The 10 markets projected to end 2021 with the largest declines in hotel business travel

revenue are:

Hotel Business Travel Revenue By Market

Market Total 2019 Total 2021 $ Difference | % Difference

Revenue Projected Revenue vs 2019 |  ws2019
NEW YORK, NY $4,559,516,559 $530,600,844 ($4,028,915,714) -88.4%
WASHINGTON, DC/MD/VA $2,740,582,466 $371,196,231 ($2,369,386,235) -86.5%
SAN FRANCISCO, CA $2,531,094,160 §178,436,358 (§2,352,657,803) -93.0%
ORLANDO, FL $2,796,237,340 $518314,991 ($2,277,922,349) -81.5%
CHICAGO, IL $2,527,891,469 $345,886,720 ($2,182,004,749) -86.3%
LOS ANGELES, CA $2,682,549,152 $752,329,741 (§1,930,219,410) -72.0%
LAS VEGAS, NV $2,326,149,404 §670,456,483 ($1,655,692,922) -71.2%
BOSTON, MA $1,672,365,647 $190,785,287 ($1,481,580,359) -88.6%
SAN DIEGO, CA $1,610,725,508 §394,564,554 ($1,216,160,954) -75.5%
HAWAIIAN ISLANDS, HI $1,530,226,473 $346,489,857 (51,183,736,616) -77.4%

The 10 states projected to end 2021 with the largest declines in hotel business travel revenue

are:



Total Hotel Business Travel Revenue By State

Total 2019 Total 2021 Projected $ Difference
STATE % Difference
Revenue Revenue vs 2019

CALIFORNIA $13,306,103,343 $3.464,672,152 ($9.841,431,191) -74.00%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327 450) -60.70%
NEW YORK $6,135,487,180 $1,065,209,607 ($5,070,277,574) -82.60%
TEXAS $6,817,748,427 $2,705,987,880 ($4,111,760,548) -60.30%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.20%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.80%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.40%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.60%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.80%
VIRGINIA $2,367,387,343 $864,506,673 ($1,502,880,670) -63.50%

Despite being among the hardest hit, hotels are the only segment of the hospitality and

leisure industry yet to receive direct aid. Hotels and their employees have displayed

extraordinary resilience in the face of unprecedented economic challenges, and the

industry needs support from Congress to achieve a full recovery.
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RealtyRates com INYESTOR SURYEY - 2nd Quarter 20217

CURRENT & HISTORICAL CAP RATE INDICES
Method-Weighted™ Property Category Indices
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COMMERCIAL PROPERTY RECORD CARD 2023 CITY OF PORTLAND
Situs : 40 SPRING ST ARTERIAL PARCEL ID: 039 F001001 Class: 25 Card: 1 of 1 Printed: October 13, 2022
CURRENT OWNER GENERAL INFORMATION
LAFAYETTE PORTLAND LLC Living Units g
Neighborhood 201
155 LITTLEFIELD AVE Alternate ID 12011
BANGOR ME 04401 Vol / Pg 27225/103
27225/103 09/01/2009 District 13DD
Zoning DOWNTOWN BUSINESS
Class
Property Notes
39-F-1
SPRING ST ART 40-70
OAK ST 1-17 PLEASANT ST 69-79 039 FO01001 05/24/2019
51110 SF
Land Information Assessment Information
Type Size Influence Factors Influence % Value Assessed Appraised Cost Income Market
Primary SF 51,110 3,712,700 Land 1,740,000 1,740,000 3,712,700 3,712,700 0
Building 6,960,000 6,960,000 1,913,700 892,900 0
Total 8,700,000 8,700,000 5,626,400 4,605,600 0
Manual Override Reason
Base Date of Value 01-APR-21
Value Flag OVERRIDE Effective Date of Value 01-APR-21
Total Acres: 1.1733 Gross Building:
Spot: Location:
Entrance Information Permit Information
Date ID Entry Code Source Date Issued Number Price Purpose % Complete
07/12/90 JS Entry & Sign Other 12/03/13 201301377 85,000 BLDG Build A Central 3 Story Steel Stair
Sales/Ownership History
Transfer Date Price Type Validity Deed Reference Deed Type Grantee
09/01/09 1,000,000 Land Only 27225/103 LAFAYETTE PORTLAND LLC
06/29/07 8,000,000 Land & Building Involved Only Part Of Parcel 25241/252 TC 110 FREE STREET LLC
03/01/02 2,075,000 Land & Building Valid Sale 17404/63 ANTHEM HEALTH PLANS OF MAINE INC
12/14/72 3339/195 BLUE ALLIANCE MUTUAL

Inspection Witnessed By
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CITY OF PORTLAND

COMMERCIAL PROPERTY RECORD CARD 2023
Situs : 40 SPRING ST ARTERIAL Parcel Id: 039 F001001 Class: 25 Card: 1 of 1 Printed: October 13, 2022
Building Information Building Other Features
Year Built/Eff Year 1972 / Line Type +- Meas1 Meas2 # Stops Ident Units Line Type +/- Meas1 Meas2 # Stops Ident Units
Building # ;, ving Garage/D 1 Overhead Dr-Wood/Mt| 12 14 1
Structure Type  Farking Garage/Dec | | 4 0 head Dr-Roll St 10 14 2
Identical Units 1

Total Units 2 Overhead Dr-Wood/Mtl 8 18 1
Grade 2 Overhead Dr-Roll Stl 8 10 1

C
# Covered Parking 290
# Uncovered Parking
DBA BAMICO PARKING

Interior/Exterior Information

Line Level From-To Int Fin Area Perim Use Type Wall Height Ext Walls Construction Partitions Heating Cooling Plumbing Physical Functional

1 01 01 100 20,384 466 Parking Garage None Fire Proof Normal None None Normal 3 3

2 02 03 100 20,384 466 Parking Garage None Fire Proof Normal None None Normal 3 3

3 04 04 100 20,384 466 Parking Garage None Fire Proof None None None None 3 2

4 01 01 100 7,100 242 Parking Garage None Fire Proof Normal None None Normal 3 3

5 02 02 100 7,100 242 Parking Garage None Fire Proof Normal None None Normal 3 3

6 03 03 100 7,100 242 Parking Garage None Fire Proof None None None None 3 2

Interior/Exterior Valuation Detail Outbuilding Data

Line Area Use Type % Good % Complete Use Value/RCNLD Line Type YrBlt Meas1 Meas2 Qty Area Grade Phy Fun Value
1 20,384 Parking Garage 45 403,840 1 Gas Steel 1972 35 1 35 C 3 3 7,040
2 20,384 Parking Garage 45 728,390 2 Asph Pav 1972 1 8,000 1 8,000 C 3 3 22,750
3 20,384 Parking Garage 45 341,320 3 Fence Chai 1972 1 3,900 1 3,900 C 3 3 15,950
4 7,100 Parking Garage 45 137,580 4 Light - Me 1972 1 1 10 1 C 3 3 11,740
5 7,100 Parking Garage 45 126,170
6 7,100 Parking Garage 45 118,890

Page 131




COMMERCIAL PROPERTY RECORD CARD 2023

CITY OF PORTLAND

Situs : 40 SPRING ST ARTERIAL

Parcel Id: 039 F001001

Class: 25

Card: 1 of 1

Printed: October 13, 2022

142

131

20

142

142

142

O Code Description Area
A 050 PARKING GARAGE 20354
E 080 PARKING GARAGE 7100
C 090 PARKING GARAGE 203847
D 080 PARKING GARAGE 20384
E 080 PARKING GARAGE 71007
F 080 PARKING GARAGE 71007
G OO OVERHEAD DR-WOOD/MTL 1887
H OD2 OVERHEAD DR-ROLL STL 1407
| ©D1 OVERHEAD OR-WOODMTL 1447
4 002 OVERHEAD DR-ROLL STL 807
K G533 GASSTEEL 35
L PA1T  PAVING ASPHALT PARKING  B000%
M FN1 FEMCECHAIN 38007
M LTS LIGHT - MER - POLE & BRK 1

Addtional Property Photos

039 FO01001 05/24/2019
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COMMERCIAL PROPERTY RECORD CARD

2023

CITY OF PORTLAND

Situs : 40 SPRING ST ARTERIAL

Parcel Id: 039 F001001

Class: 25

Card: 1 of 1 Printed: October 13, 2022

Income Detail (Includes all Buildings on Parcel)

Use Mod Inc Model Units Net Area Income Econ Potential Vac Vac Additional Effective Expense Expense Expense Other Total Net
Grp Type Mod Description Rate Adjust Gross Model Adj Income Gross Model % Adj % Adj Expenses Expenses Operating
Income Income Income
13 S 001 Parking Garage 0 102,836 7.50 55 424,199 5 0 402,989 20 80,598 80,598 322,391
Apartment Detail - Building 1 of 1 Building Cost Detail - Building 1 of 1
Line Use Type Per Bldg Beds Baths Units Rent Income

Total Gross Building Area 102,836

Replace, Cost New Less Depr 1,856,190

Percent Complete 100

Number of Identical Units 1
Economic Condition Factor

Final Building Value 1,856,190

Value per SF 18.05

Notes - Building 1 of 1

Income Summary (Includes all Building on Parcel)

Total Net Income 322,391
Capitalization Rate 0.070000
Sub total 4,605,590

Residual Land Value
Final Income Value 4,605,590
Total Gross Rent Area 102,836
Total Gross Building Area 102,836
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CITY OF PORTLAND
Assessor's Office

DATE: October 14, 2022

TO: City of Portland Board of Assessment Review

FROM: Gynt Grube, Assistant Assessor & John Valente, Tyler Technologies

RE: FY22 Appeal; Lafayette Portland West LLC, 81 Riverside St, Parcel ID 266-A-002-001

TIMELINE
4/1/2021 FY22 Assessed Value:
LAND (233,878 SF Lot) S 2,987,500
BUILDING (113,493 SF Hotel) $ 8,979,700
TOTAL ASSESSED VALUE $11,967,200

7/29/2021 Appellant has an informal hearing with Tyler Technologies at which a representative of the
appellant expresses an opinion of value of $6,000,000. As a result of this hearing, the assessed value of the
property is reduced from $27,353,500 to $11,967,200.

3/11/2022 Appellant files a formal appeal application with the Assessor’s Office.

5/9/2022 After review, the Assessor’s Office concludes that the value should be adjusted based on
supporting documents provided by the appellant. Notification letter is sent advising the appellant of the
assessment change.

Assessment Change:

ORIGINAL VALUATION $11,967,200
NEW VALUATION $ 9,780,900
ABATEMENT $ 2,186,300

7/8/2022 Appellant files application for abatement to the Board of Assessment Review.

Appellant’s Opinion of Market Value:

LAND Not Provided
BUILDING Not Provided
TOTAL $7,300,000

Reduction: $2,480,900

10/21/2022 Board of Assessment Review hearing scheduled
389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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ATTACHMENTS

Appellant Submissions:

Application for Abatement of Property Taxes, submitted 5/9/2022 [EXHIBIT 1]

Abatement application packet submission to the Board of Assessment Review, submitted 7/8/2022
[EXHIBIT 2]

Assessor’s Exhibits:

FY22 Property record card for 266-A-002-001 [EXHIBIT 3]
Notice of action letter granting FY22 abatement [EXHIBIT 4]
Aerial photo of the parcel [EXHIBIT 5]

ASSESSOR’S RESPONSE

The appellant has not met the burden to prove the assessment is “manifestly wrong”.

The assessor’s income approach valuation of $9,780,900 was developed using market data
including sales, income and expense data reported by Portland property owners, as well as
national, regional, and sub-market data from reliable sources such as CoStar, an industry-
leading source of real estate information. The assessor’s income approach is compared to the
appellant’s (based on 2021) below:

ASSESSOR APPELLANT

(2021)
Effective Gross Income $2,906,313 $3,407,734
Expense/Reserve/FFE % 65.00% 75.86%
Net Operating Income* $1,017,210 $822,773
Capitalization Rate 10,40% 11.29%
Total Value $9,780,900  $7,287,626

*Note: For comparison purposes, the appellant’s NOI has been expressed
excluding income that they attribute to business value and personal property

The appellant is using a base capitalization rate of 10.0% with an effective tax rate load of 1.29% in their
income approach to value, an overall loaded rate of 11.29%. The assessor is using a base capitalization
rate of 8.9% with an effective tax rate load of 1.5%, an overall loaded rate of 10.4%. Market data from
CoStar supports rates even lower than the assessor’s base capitalization rate of 8.9%, and the
appellant’s higher capitalization rate results in a lower estimate of value. Below is Portland sub-market
capitalization rate data from CoStar for hospitality properties:

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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The valuation of the property demonstrates that it is assessed at its fair market value and that it is
assessed at a relatively uniform rate with comparable property in the district. The property owner
has not submitted any evidence to satisfy its burden to demonstrate that the assessment was
substantially overvalued, based on an unjust discrimination or subject to fraud, dishonesty, or an
illegality.

For the reasons set forth in this memorandum and its attachments, the Assessor requests that
the Board of Assessment Review conclude that 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.

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486
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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, 9 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, 9 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, 9 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

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486
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APPLICATION FOR ABATEMENT OF PROPERTY TAXES
UNDER TITLE 36 SECTION 841 MRSA

Name(s) of Applicant(s) DuCharme, McMillen & Associates - on behalf of Lafayette Portland West LLC

Address of Applicant(s) 205 Portland Street, Suite 200, Boston, MA 02114

Daytime Telephone # 617-798-2840 x2206

Property Identification (Chart, Block, Lot and/or Tax ID #) _266-A002001 (81 Riverside Street)

Tax Year for which Abatement is Requested 2021 (FY22)
$11,967,200

Assessed Value of Real Estate

Assessed Value of Personal Property (if applicable)

Abatement Requested in Personal Property Value (if applicable)

Reason(s) for requesting abatement (please be specific, stating grounds for belief that property is

overvalued for tax purposes) Property's market value less than assessment. See enclosed analysis.

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine
In accordance with provisions of Title 36 Section 841 MRSA, | hereby make written application
for abatement of property taxes as noted above. The above statements are corregct to the best of my

knowledge and belief.
3\ [z2 ﬁ - (

Date Signat%of Applicant

THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Lafayette Portland West LLC

1. Name of Applicant:
2. Address of Applicant; 200 Portland Street, Suite 200, Boston, MA 02114
3. Telephone number: 617-798-2840 x2206
4. Name and address of attorney, if any:
5 Lowalion of property: 81 Riverside Street
Chart, Block, Lot Number: 266-A002001 Account Number, 21359
6. Assessed value of real estate: $9’780’900
7. Assessed value of personal property:$ 600’000
8. Assessment year for which abatement is requested: 20z} (Feaz) Date of Assessor’s decision May 9’ 2022
9. Owner's opinion of current value for property in question:
Land $ Personal Property $ 600;000
Building $
TOTAL: ¢ 7,300,000 TOTAL 600,000
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
z;‘r);;zs;zzh éuch as value of comparable property. [f further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis.

11. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

,71// &\ / /o ¢, <0\[L§anﬁ\ ,ﬂ- //nfh?/g'
Date ignéture of Applicant /7
This application must be signed. ‘

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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COMMERCIAL PROPERTY RECORD CARD

2022

CITY OF PORTLAND

Situs : 81 RIVERSIDE ST

PARCEL ID: 266 A002001

Class: 23

Card: 1 of 1

Printed: April 5, 2022

CURRENT OWNER

LAFAYETTE PORTLAND WEST LLC
155 LITTLEFIELD AVE
BANGOR ME 04401
27052/096 07/01/2009

GENERAL INFORMATION
Living Units 200
Neighborhood 203
Alternate ID 21359
Vol / Pg 27052/096
District 4
Zoning COMMUNITY BUSINESS
Class

Property Notes

266-A-2
RIVERSIDE ST 61-95
233879 SF 266 A002001 04/11/2019
Land Information Assessment Information
Type Size Influence Factors Influence % Value Assessed Appraised Cost Income Market
Primary SF 233879 2,987,520 Land 2,987,500 2,987,500 2,987,500 2,987,500 0
Building 8,979,700 8,979,700 14,927,600 8,979,700 0
Total 11,967,200 11,967,200 17,915,100 11,967,200 0

Total Acres: 5.3691

Value Flag INCOME APPROACH

Gross Building:

Manual Override Reason
Base Date of Value 01-APR-21

Effective Date of Value 01-APR-21

Spot: Location:
Entrance Information Permit Information
Date ID Entry Code Source Date Issued Number Price Purpose % Complete
02/19/90 SAH Entry & Sign Other 01/06/11 1A OTHER Fy12 Permit To Add Elevator, Narr
11/19/02 21299 0 BLDG Erect 65 Sq. Ft
05/08/02 20469 787,000 BLDG Addition Of AL
11/19/01 11447 81,000 BLDG Upgrade Bathroo
Sales/Ownership History
Transfer Date Price Type Validity Deed Reference Deed Type Grantee

07/01/09

2,011,950 Land & Building

27052/096

LAFAYETTE PORTLAND WEST LLC
HARPER HOTELS INC

Inspection Witnessed By
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COMMERCIAL PROPERTY RECORD CARD

2022

CITY OF PORTLAND

Situs : 81 RIVERSIDE ST Parcel Id: 266 A002001 Class: 23 Card: 1 of 1 Printed: April 5, 2022
Building Information Building Other Features
Year Built/Eff Year 1963 / Line Type +/- Meas1 Meas2 # Stops Ident Units Line Type +/- Meas1 Meas2 # Stops Ident Units
Building # 1 1 Indoor Pool 1 1,508 1
Structure Type  Hotel/Motel Low Ris | | o Roofisiab 1,466 1 1
Identical Units 1
Total Units 200 2 Enclosed Entry 100 6 1
Grade B- 2 Canopy Roof/Slab 100 20 1
# Covered Parking 2 Load Dock,St Or Conc 4 18 1
# Uncovered Parking 2 Cano
py Only 4 18 1
DBA FIRESIDE INN 1 Elevator Electric Pasngr 2,500 150 2 1
Interior/Exterior Information
Line Level From-To Int Fin Area Perim Use Type Wall Height Ext Walls Construction Partitions Heating Cooling Plumbing Physical Functional
1 01 01 100 64,353 2,431 Motel 12 Brick Venee Wood Frame/Joist/B Normal Hot Water/Ste  Unit Normal 4 3
2 02 02 100 46,908 1,803 Motel 12 Brick Venee Wood Frame/Joist/B Normal Hot Water/Ste Unit Normal 4 3
3 01 01 100 2,232 50 Support Area 12 Brick Venee Wood Frame/Joist/B Normal Hot Water/Ste Unit Normal 4 3
Interior/Exterior Valuation Detail Outbuilding Data
Line Area Use Type % Good % Complete Use Value/RCNLD Line Type YrBlt Meas1 Meas2 Qty Area Grade Phy Fun Value
1 64,353 Motel 93 8,619,560 1 Asph Pav 1963 1 69,400 C 3 3 197,300
2 46,908 Motel 93 5,951,220 2 Frame Shed 1970 1 100 1 100 C 3 3 1,140
3 2,232 Support Area 93 139,170 3 Canopy 1970 1 576 1 576 C 3 3 7,310
4 Fence Chai 1970 1 4,000 1 4,000 C 3 3 11,880
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tyler CcoOMMERCIAL PROPERTY RECORD CARD

clt division

2022

CITY OF PORTLAND

Situs : 81 RIVERSIDE ST

Parcel Id: 266 A002001

Class: 23

Card: 1 of 1

Printed: April 5, 2022
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1D Code Description
021 MOTEL

MOTEL

SUPPORT AREA

CANOPY ROOF/SLABE
ENCLOSED ENTRY
CANOPY ROOF/SLAB
INDOOR POOL

LOAD DOCK ST OR CONC
CAMNOPY ONLY
ELEVATOR ELECTRIC PASNGR 3750007
PEVING ASPHALT PARKING
FRAME UTILITY SHED 100%
CANOPY, ROOF/SLAB BT6
FENCE CHAIN 4000

Addtional Property Photos

o
e i

266 A002001 05/31/2019
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COMMERCIAL PROPERTY RECORD CARD

2022

CITY OF PORTLAND

Situs : 81 RIVERSIDE ST

Parcel Id: 266 A002001 Class: 23

Card: 1 of 1

Printed: April 5, 2022

Income Detail (Includes all Buildings on Parcel)

Use Mod Inc Model Units Net Area Income Econ Potential Vac Vac Additional Effective Expense Expense Expense Other Total Net
Grp Type Mod Description Rate Adjust Gross Model Adj Income Gross Model % Adj % Adj Expenses Expenses Operating
Income Income Income
00 S 001 Support Or Municipal P 0 2,232 50 0
02 H 001 Motel/Hotel Low Rise 200 111,261 175.00 35 4,471,250 35 0 2,906,313 65 1,889,103 1,889,103 1,017,210
Apartment Detail - Building 1 of 1 Building Cost Detail - Building 1 of 1
Line Use Type Per Bldg Beds Baths Units Rent Income
Total Gross Building Area 113,493
Replace, Cost New Less Depr 14,709,950
Percent Complete 100
Number of Identical Units 1
Economic Condition Factor
Final Building Value 14,709,950
Value per SF 129.61
Notes - Building 1 of 1 Income Summary (Includes all Building on Parcel)
106770 Total Net Income 1,017,210
Capitalization Rate 0.085000
Sub total 11,967,180
Residual Land Value
Final Income Value 11,967,180
Total Gross Rent Area 111,261
Total Gross Building Area 113,493
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CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C, Martin, CMA-4, Assistant Assessor

MAY 9,2022
LAFAYETTE PORTLAND LLC
% DUCHARME, MCMILLEN & ASSOC
205 PORTLAND STREET, STE 200
BOSTON, MA 02114
NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 81 RIVERSIDE ST, PORTLAND MAINE; CBL 266-A-002-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for F¥2022 on the above-described
property was granted on May 9, 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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION: § 11,967,200 ORIGINAL TAX: $155,453.93
NEW VALUATION: $ 9,780,900 NEW TAX: $ 127,053.89

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.

Sincerely,

SR =

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

assessors@portlandmaine.gov - www.portlandmaine.gov
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CITY OF PORTLAND
Assessor's Office

DATE: October 14, 2022
TO: City of Portland Board of Assessment Review
FROM: Gynt Grube, Assistant Assessor & John Valente, Tyler Technologies
RE: FY22 Appeal; Lafayette Portland LLC, 88 Spring St, Parcel ID 039-E-010-001
TIMELINE
4/1/2021 FY22 Assessed Value:
LAND (51,109 SF) $ 3,576,000
BUILDING (102,836 SF Parking Garage) $28,625,300
TOTAL ASSESSED VALUE $32,201,300

7/29/2021 Appellant has an informal appeal with Tyler Technologies and expresses opinion of value of
$25,000,000. Appellant did not provide income and expense data requested by the hearing officer to support

their opinion of value, and no value changes were made as a result of this hearing.

3/11/2022 Appellant files a formal appeal application with the Assessor’s Office.

5/9/2022 After review, the Assessor’s Office concludes that the value should be adjusted based on
supporting documents provided by the appellant. Notification letter is sent advising the appellant of the

assessment change.

Assessment Change:

ORIGINAL VALUATION $32,201,300
NEW VALUATION $24,662,500
ABATEMENT $ 7,538,800

7/8/2022 Appellant files application for abatement to the Board of Assessment Review.

Appellant’s Opinion of Market Value:

LAND Not Provided
BUILDING Not Provided
TOTAL $14,784,600

Reduction: S 9,877,900

10/21/2022 Board of Assessment Review hearing scheduled

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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ATTACHMENTS

Appellant Submissions:

Application for Abatement of Property Taxes, submitted 3/11/2022 [EXHIBIT 1]
Abatement application packet submission to the Board of Assessment Review, submitted 7/8/2022
[EXHIBIT 2]

Assessor’s Exhibits:

FY22 Property record card for 039-E-010-001 [EXHIBIT 3]
Notice of action letter denying FY22 abatement request [EXHIBIT 4]
Aerial photo of the parcel [EXHIBIT 5]

ASSESSOR’S RESPONSE

As the appellant’s submissions have valued the subject properties of 88 Spring St (Holiday Inn by the
Bay) and 40 Spring St (hotel parking garage) as one economic unit, the following responses from the
assessor will present valuation details in the same manner for comparison purposes. The breakdown
of values for the two parcels is as follows:

ASSESSOR APPELLANT

Holiday Inn by the Bay $24,662,500 $14,784,600
Hotel Parking Garage $8,700,000 $5,215,400
Total Value $33,362,500 = $20,000,000

The appellant has not met the burden to prove the assessment is “manifestly wrong”.

The assessor’s income approach valuation of $24,662,500 was developed using market data
including sales, income and expense data reported by Portland property owners, as well as
national, regional, and sub-market data from reliable sources such as CoStar, an industry-
leading source of real estate information. The assessor’s income approach is compared to the
appellant’s (based on 2021) below:

ASSESSOR APPELLANT

(2021)
Effective Gross Income $10,119,960 $9,912,770
Expense/Reserve/FFE % 70.00% 72.48%
Net Operating Income* $3,035,988 $2,727,768
Capitalization Rate 9.10% 11.29%

Total Value (Hotel & Garage) $33,362,500 $24,160,922

*Note: For comparison purposes, the appellant’s NOI has been expressed
excluding income that they attribute to business value and personal property

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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The appellant is using a base capitalization rate of 10.0% with an effective tax rate load of 1.29% in their
income approach to value, an overall loaded rate of 11.29%. The assessor is using a base capitalization
rate of 7.5% with an effective tax rate load of 1.6%, an overall loaded rate of 9.1%. Market data from
CoStar supports the assessor’s base capitalization rate of 7.5%, and the appellant’s higher capitalization
rate results in a lower estimate of value. Below is Portland sub-market capitalization rate data from
CoStar for hospitality properties:

MARKETICARRATE () <«— Appellant
-
0,
9.5% | Forecast
E
9.0% !
1
‘ i
8.5% - ; i
i
1
8.0% i
' T
' 1
i
7.5% () «— Assdssor
] i
]
7.0% H
i
i
6.5% !
1
1
6_00/0111‘1111 1{111111111‘1{111 111'111%11111\1111=}111f1 llll‘=ll:l 1111‘1{1 Ll
17 18 19 20 21 22
Luxury & Upper Upscale Il Upscale & Upper Midscale Midscale & Economy I Portland Downtown/Int'l Jetport I

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

For the reasons set forth in this memorandum and its attachments, the Assessor requests that
the Board of Assessment Review conclude that 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.

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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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, 9 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, 9 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, 9 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

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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APPLICATION FOR ABATEMENT OF PROPERTY TAXES
UNDER TITLE 36 SECTION 841 MRSA

Name(s) of Applicant(s) DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

Address of Applicant(s) 205 Portland Street, Suite 200, Boston, MA 02114

Daytime Telephone # 617-798-2840 x2206

Property Identification (Chart, Block, Lot and/or Tax ID #) 039-E010001 (88 Spring Street)

Tax Year for which Abatement is Requested 2021 (FY22)
$32,201,300

Assessed Value of Real Estate

Abatement Requested in Real Estate Value _ $12,000,000 ($20,201,300 in abatement value)

Assessed Value of Personal Property (if applicable)

Abatement Requested in Personal Property Value (if applicable)

Reason(s) for requesting abatement (please be specific, stating grounds for belief that property is

overvalued for tax purposes) Property's market value less than assessment. See enclosed analysis.

Operation includes abutting property - 40 Spring Street. See separate abatement application.

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine

In accordance with provisions of Title 36 Section 841 MRSA, | hereby make written application
for abatement of property taxes as noted above. The above statements are correct to the best of my
knowledge and belief. /

5\\\[\}; 7,7/_

Date Signature of Applicant |

THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Lafayette Portland LLC

1. Name of Applicant:
2. Address of Applicant; 209 Portland Street, Suite 200, Boston, MA 02114
3 Telephone number: 61 7-798-2840 x2206
4, Name and address of attorney, if any:
5. Location of property: 88 Spring Street
Chart, Block, Lot Number: 039-E010001 Account Number. 12011
6. Assessed value of real estate: $24’662’500
7. Assessed value of personal property:$ 1 ’500’000
8. Assessment year for which abatement is requested: i e, Date of Assessor’s decision May 9’ 2022
9. Owner’s opinion of current value for property in question:
Land $ Personal Property $ 1 ’500 1000
Building $
_— s 14,784,600 — 51,500,000
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
2:;?£:;z,n§uch as value of comparable property. If further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis. Operation includes
abutting property - 40 Spring Street. See separate abatement application.

1. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

7/ ?(/QD\ /ﬁ% AL /7 //(72(7//}

Date ’ Eiﬁaturejﬁ Applicant

This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvaiued.
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Real Estate Assessment Analysis

2021 Real Property Tax Assessment Appeal

Lafayette Portland LLC
88 & 40 Spring Street
Portland, ME
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Market Value per City: 88 Spring: $32,201,300 | 40 Spring: $8,700,000

Prepared for:

Assessing Officials
City of Portland
389 Congress Street, Room 115
Portland, ME 04101

Prepared by:

Todd Kratt — Senior Tax Manager
Shayna Jones — Senior Tax Consultant
DuCharme, McMillen & Associates, Inc.

205 Portland Street ,Suite 200
Boston, MA 02114
Tel. 617-798-2840 ext. 2203 Fax (617) 671-0406
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DMA AN EXTENSION OF YOUR TAX DEPARTMENT

April 12, 2022

Assessing Officials

City of Portland

389 Congress Street, Room 115
Portland, ME 04101

Re: 2021 Assessment (FY22)
Lafayette Portland LLC

Holiday Inn By the Bay

88 Spring Street & 40 Spring Street
Portland, ME

Dear Assessing Officials:

Lafayette Portland LLC has engaged our firm to review the real property tax assessments of their
Portland, ME property. The enclosed is a summary of physical information on the facility, market data
from the area, as well as other relevant information. The enclosed documentation is prepared according
to a consulting assignment, as such, this assignment falls outside the purview of the Uniform Standards
of Professional Appraisal Practice. Additionally, some of this information containing the subject
property is confidential in nature.

The subject is an eleven-story, 239 room hotel situated on 1.13 acres and was originally constructed in
1973. The hotel is currently operated as the Holiday Inn By the Bay as a full-service property with an
attached parking garage structure. The subject is located on Spring Street downtown and is surrounded
by a mix of commercial and residential property. Also included in the hotel’s operation is a multi-level
parking garage that abuts the hotel located at 40 Spring Street. This parking garage sits on 1.17 acres.

The 2021 (FY22) assessment is $32,201,300, which at a 100% ratio equates to an assessed market value of
$32,201,300, or $134,733 per room. The 2021 (FY22) assessment on 40 Spring St is $8,700,000.
Together, the total assessment on the two properties is $40,901,300.

Subject Increase
The City performed a revaluation in 2021 and updated all assessed values. Below, is a breakdown of the
subject’s change in value from 2020-2021:

2020
2020 Assessment Ratio Equalized 2021 Increase
Assessment
88 Spring St $17,438,200 77.00% $22,647,013 $32,201,300 42.2% ﬁ
40 Spring St $2,648,700 77.00%  $3,439,870 $8,700,000 152.9%

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.COM

205 Portland Street, Ste 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Covid-19
The subject property has realized a significant negative impact as a result of the covid-19 pandemic. For
example, total operating revenue was down -70% in 2020 while occupancy levels in 2020 were at 27%,
down -35.7% from the previous year. The full impact of the covid-19 global pandemic on the different
real estate segments has not been fully realized yet, but indications are that the hotel market has been
one of the most heavily impacted segments. After the pandemic hit the U.S. in March 2020, companies
and business were shut down and states were under stay-at-home order during the spring and even
summer months of 2020. After the stay-at-home orders were lifted, many companies and their
employees remained working from home through the remainder of the year, while events, meetings,
corporate travel have all been limited, or non-existent. The pandemic and its infection rate, as well as
hospitalizations, are at the highest levels entering into 2021.

As a result of covid-19, many companies will be shrinking their retail and office footprints, as well as
moving to a hybrid work model with employees spending time in the office as well as working from
home going forward. The following travel stats are from www.ustravel.org:

» Global travel spending was down‘ 42% in 2020.
> From March to the end of 2020, the pandemic resulted in losses of $492 Billion for the U.S.

travel industry.

» According to TSA, the number of travelers through airport checkpoints for 2020 was down ‘
64%.

» Hotel occupancy in the U.S. averages at about 44%, down 33% from 2019.

Additionally, according to a survey conducted by the AHLA — American Hotel and Lodging Association in
November 2020, of the over 1,200 respondents, 71% said they would not be able to make it another 6
months without federal assistance. 47% indicated in the survey they would be forced to close hotels,
and about one third of the hotels would be facing bankruptcy at the end of 2020.

The AHLA issued an analysis of the decline in hotel business travel in August 2021. As you can see from
the attachment, “Analysis: Hotel Business Travel Revenue By State,” Maine experienced a —=43.9%
decline in hotel business travel revenue from 2019 to 2020. The AHLA also predicts that business and
group travel will not return to pre-pandemic levels until 2024.

Full-service hotels have seen the most significant negative impact due to the food and beverage
component along with the meeting/event revenue contributing to declining operating revenues. These
revenue drivers have been very limited or non-existent due to the pandemic. Limited service hotels,
though also negatively impacted, did not see the impact that full-service properties have. In fact, CBRE
estimates that full-service properties saw an impact two to three times more than lower tier, economy
hotel properties.

According to Green Street Advisors, lodging property values have declined 36% since February of 2020.
As you can see, this represents one of the more heavily impacted property segments overall.
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How coronavirus hit commercial real estate
Estimated value declines by property niche since Feb. 21

Seniar hausing -49%,
Siillad nursing -38%
Ladging -36%
Gaming -35%
Sudenthausing -30%
Malls -29%
Manufacured homas -28%
Sirip canter -24%
Office -23%
Aoariment -23%
Li%e science -19%
Single-family rentals -19%
Medical affica -18%
Selfslorage -16%
Call lower -13%
Data center -11%

SOURCE: GREEN STREET ADVISORS

Additionally, the graph below from Deloitte Insights shows property price indices (REIT) as of April 2020
and the year-over-year percentage change on various property segments. According to this, Hotels
were the most impacted showing a_decline of 53%.

FIGURE 4

Returns on REIT property indices
Year-over-year percentage change in US REIT property indices as of April 15, 2020

Data centers 34%
Cell towers 31%
Industrial 14%

-15% Multifamily

-17% Office

-25% Health care

-48% Retail

-53% Hotel

Source: Nareit, "FTSE Nareit U.S. Real Estate Index," accessed April 16, 2020.

Deloitte Insights | deloitte.com/insights

In taking into account the estimated value decline and covid-19 impact realized from these various
sources, we have applied this to the subject property to arrive at an overall economic impacted value
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range. As indicated previous, the full-service properties like the subject were the properties within the

hotel/lodging segment that were most negatively impacted, therefore the subject’s value decline would
most certainly fall at the end of the range. These studies estimate a value decline anywhere from -36%
to -53%.

FY2022 Impacted Value
2021 Value -36% -53%
$32,201,300 | $20,608,832 $15,134,611

Based on this approach and the subject’s assessed market, it is estimated that the market value of the
real estate when factoring in the independent expert data sources should now be in the range of
$15,100,000 to $20,600,000.

Even if temporary, the subject’s value due to the pandemic and steep decline in revenue and occupancy,
as well as the industry as a whole, has been negatively impacted. At some point, it is expected to return
to pre-covid levels.

Recovery

According to HVS Global Hospitality Services, the current downturn will have a significant impact on
hotel values due to 1: sharp revenue declines resulting in negative EBITDA, 2: the debt market pulling
back from the hotel market, and 3: capital market disruption. All of these factors are putting a
downward pressure on values.

In an HVS report from May 2020, the expected recovery will last years, depending on property type and
location. The graph below illustrates the value decline and recovery path for hotels:

Projected Patterns of HVS
Value Decline and Recovery
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Source: HVS
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According to HVS

Best Case: EBITDA recovers to base-2019 levels by 2023/2024
Most Likely: EBITDA recovers to base-2019 levels by 2024/2025
Worst Case: EBITDA recovers to base-2019 levels by 2025/2026

With the subject being a full-service hotel it is likely the recovery for the subject will fall in the 2024-
2025 mark.

Market and Submarket Data

A review of the subject market data within the Portland, ME market including occupancy levels,
occupancy by class of property, and Revpar. The following was gathered from Costar which furnishes
data from STR Reports:

HOLIDAY INN BY THE BAY -
OCCUPANCY
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HOLIDAY INN BY THE BAY - ADR
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Maine Covid Timeline:

March 8, 2020: Governor Mills issued an Executive Order mandating that all restaurants and bars
statewide close to dine-in customers effective March 18, 2020 at 6:00 p.m. for a period of 14 days until
midnight, March 31, 2020. Take-out, delivery, and drive-through options can continue. In her order, the
Governor also prohibited all gatherings of more than 10 people until further notice, mandating the
latest U.S. CDC’s guidance on gatherings. In addition, Governor Mills strongly urged non-essential public-
facing businesses, such as gyms, hair salons, theatres, casinos, shopping malls, to close their doors for
the next two weeks to minimize public gatherings.

March 24, 2020: Governor Mills ordered all non-essential businesses and operations in Maine to

close their physical locations that are public facing, meaning those that allow customer, vendor or other
in-person contact. Governor Mills also strongly urged all large, essential, public-facing businesses to
immediately employ strategies to reduce congestion in their stores, including limiting the number of
customers in the store at any one time and enhancing curbside pick-up and delivery services.

March 31, 2020: Governor Mills issued a series of substantial new mandates to protect public health
and safety in the face of COVID-19, including a Stay Healthy at Home directive that requires people living
in Maine to stay at home at all times unless for an essential job or an essential personal reason, such as
obtaining food, medicine, health care, or other necessary purposes.

April 3, 2020: Governor Mills issued an Executive Order mandating that travelers arriving in Maine,
regardless of their state of residency, self-quarantine for 14 days to mitigate the spread of COVID-19.
Additionally, the Order instructs visitors not to travel to Maine if they are displaying symptoms of
COVID-19 and advises them not to travel to Maine if they are traveling from cities or regions identified
as COVID-19 hot spots. To deter travel, the Order also suspends lodging operations, including hotels,
motels, bed and breakfasts, inns, and short-term rentals such as those available through VRBO Airbnb,
RV parks and campgrounds, and all public and private camping facilities as well as online reservations
effective April 5, 2020 at 12:00 p.m.

April 15, 2020: As the State continues to respond to COVID-19, Governor Mills signed a proclamation
extending Maine’s state of civil emergency for another thirty days through May 15, 2020. The original
state of civil emergency was scheduled to expire tomorrow, April 15, 2020.

April 29, 2020: Governor Janet Mills issues new Stay Safer at Home Executive Order. The new order
continues to have Maine people stay at home with the same established exceptions for permitted
activities, such as occasional grocery shopping or exercising. However, it now also allows Maine people
to visit businesses or participate in activities deemed safe to open under Stage 1 of the reopening plan
presented on April 28. These include barber shops and hair salons, auto dealerships and drive-in stay-in-
your-vehicle religious services that follow COVID-19 Prevention Checklists. The Order is effective
immediately and extends through May 31, 2020, subject to change.

May 13, 2020: Governor Janet Mills signed a proclamation extending Maine’s state of civil
emergency for thirty days through June 11, 2020.

May14, 2020: The Mills Administration announced that, effective immediately, Maine lodging

providers can begin accepting future reservations for stays with an arrival date of June 1st and beyond
for Maine residents and for non-residents who comply with the State’s 14-day quarantine requirement.
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May 19, 2020: The Mills Administration announced the following updates to its plan to restart Maine’s
economy: 1) Maine residents may enjoy private campgrounds beginning Memorial Day weekend; and 2)
the Administration is delaying the full reopening of gyms, fitness centers, and nail salons in light of
emerging research and experiences in other states of COVID-19 transmission related to these
establishments.

July 8, 2020: Governor Janet Mills issued an Executive Order requiring large retail businesses,
restaurants, outdoor bars, tasting rooms, and lodging establishments in Maine’s more populous cities
and coastal counties to enforce the State’s face covering requirement. Governor Mills also extended the
State of Civil Emergency for thirty days through August 6, 2020.

October 6, 2020: The Mills Administration announced that Maine will move into Stage 4 of the Plan to
Restart Maine’s Economy beginning Tuesday, October 13, 2020. Stage 4 increases limits on indoor
seating to 50 percent capacity of permitted occupancy, or 100 people — whichever is less —and
maintains the critical public health measures outlined in COVID-19 Prevention Checklists, such as
enhanced cleaning practices and physical distancing. Today’s Executive Order also further strengthens
the State’s face covering mandate by requiring that a broader set of entities, such as private schools and
municipal buildings, ensure that employees and people in their buildings adhere to this critical health
measure. The Order also expands the scope of the enforcement statewide, rather than in just Maine’s
coastal counties and more populous cities.

November 5, 2020: On the day Maine recorded 183 new cases of COVID-19, the highest single-day
increase since the beginning of the pandemic, Governor Janet Mills announced an Executive

Order requiring Maine people to wear face coverings in public settings, regardless of the ability to
maintain physical distance.

As you can see detailed in this timeline of events and orders around trying to deal with the covid-19
pandemic, lodging properties were forced to shut down for a period of two months, and even after that
could open back up with restrictions in place.

Income Analysis

Typically, an income approach to value is one of the primary approaches to value when looking at what
a hotel property would be worth.

» Total operating revenue was down -70% in 2020 from 2019.
» Occupancy went down -35.7% in 2020 to 27%.
» Property NOI down -194% from 2019-2020.

To analyze the income and expenses and try to derive an indication of value for the subject’s real estate,
we reviewed recent financials. It should be noted this income is inclusive of the abutting property, a
parking garage also owned by Lafayette Portland LLC located at 40 Spring Street.
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2020 Operating Statistics:

2020

# of Rooms 293
ADR $109.83

Occupancy 27%

On the following pages, we have detail actual financial information including income and expenses.
Because the income is tied to a going concern, we have to extract the value that would be tied to any
business/goodwill value, in addition to the value tied to personal property (FFE), to end up with a net
value to the real estate only. This is a common approach when valuing hotel properties in order to
derive a value for just the real estate.

We have completed this by deducting out the management fee and franchise fee, which represents the
“business” value, as well as the reserves for replacement and FFE value which represent the “personal
property”, to arrive at a value for the real estate only.

2019
FFE Business Value
Reserves (Return of) Franchise Fee** $595,088
Total Revenue $10,997,537 Mgmt Fee $209,871
Reserves $439,901 4.0% $804,959
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.28%
Deduction $213,625
Total FFE (income) $653,526
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2020
FFE
Reserves (Return of)
Total Revenue $3,464,499
Reserves $138,580 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626  $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.28%
Deduction $213,625
Total FFE (income) $352,205
2021
FFE
Reserves (Return of)
Total Revenue $9,912,770
Reserves $396,511 4.0%
In Place FFE (Return on)
HVS Cost - Midscale Range
Softgoods $4,885  $6,766
Add for full reno $4,741  $6,199
$9,626 $12,965
$11,320 avg
Rooms 239
FFE Value - new $2,705,480
Less 30% depreciation $1,893,836
Cap Rate 11.29%
Deduction $213,814
Total FFE (income) $610,325
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Franchise Fee  $706,979
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Shown in the tables above, are the allocations for the income attributed to the FFE and
Business/goodwill components which must be deducted to arrive at a value attributable to the real
estate.

For the FFE, there are two components: the first is a reserves expense which is for replacing FFE items
as needed over time. In theory, a sufficient amount of money is available to replace furniture and
equipment at the end of its useful life. This is common at 4% of revenue. The deduction of a reserves
for replacement from the stabilized income & expenses is a way to account for the return of personal
property.

The second is the value of the FFE in place, or return on personal property. This is based on the cost of
capital associated with obtaining the personal property. According to the 2020 HVS Cost estimating
Guide, Midscale hotels like the subject would carry costs for FFE (softgoods & hardgoods) of between
$9,626 - $12,965 per room. The avg of this range is $11,320.

Midscale

Guestroom Softgoods

Add for full renovation $4 886 10 G767 Per Gueslroom

54 742 o $6 199 Per Guesitroom

Guestroom Softgoods £1.212 la $1.075 Per Guestroom
Add for full renovation 57 166 1o $5 306  Per Guestroom
Guestroom Corridors I to  $1.768 Per Guesiroom

We will estimate the total cost for the subject property and apply some level of depreciation (30%) to
arrive at an estimate of overall value of the FFE in place. Further, we apply our loaded capitalization
rate to arrive at an estimated value. Combined with the reserves (return of) value, this total is to be
capitalized to arrive at an overall FFE/Personal Property value.

Hotels are undisputedly a combination of business and real estate. The business value (going concern)
must also be accounted for and extracted from the real estate. Isolating the business value of a hotel is
essentially based on the fact that competent management is hired to operate the hotel. This, along with
the hotel’s flag, or, brand, has value which makes up a portion of its business value. To account for the
business value, it is common to deduct these from Ebitda. Or, it is also common to capitalize these out
using the loaded cap rate to arrive at an overall business value, as done in the Rushmore approach. By
using this approach, we are assuming the cost of these fees equal value. When in fact, a hotel owner
isn’t in the business of not realizing a return on investment. Therefore, the true value is likely above and
beyond what these fees represent.

Capitalization Rate

As you will see, for our purposes, the real estate taxes have been removed and will be loaded into the
capitalization rate. According to Realty Rates, cap rates for lodging properties were 9.5% in Q2 2021.
This is a weighted survey which includes band of investment, DCR, and a sales survey. This is typically
derived from data leading up to 2020 and 2021. CBRE reported forecast cap rates for hotels between
8.5% - 9% pre-pandemic, with forecasted cap rates for hotel properties to increase to around 9.5% in
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2020/2021 time frame. Additionally, HVS reported a March 2020 implied cap rate for lodging REITS of

10.5%.

Realty Rates: 9.5 %
CBRE: 9.5%
HVS — Implied Lodging REIT: 10.5%

Based on a review of capitalization rate information, as well as our knowledge of the market, we have

utilized a base capitalization rate of 9.5%-10.0% for our analysis.

% Change
2021 (19-20) 2020 2019
Revenue
Total Revenue $8,896,039 -70% $3,081,927  $10,369,009
Other Income $1,016,731 $382,572 $628,528
Total Income $9,912,770 $3,464,499  $10,997,537
Expenses
Department Expenses/Cost of Sale $199,748 $169,336 $591,119
Operating Expenses
Labor & Wages $3,427,105 $2,533,832 $4,039,362
Variable Expenses $2,839,910 $3,123,311 $3,436,779
Insurance 598,297 $107,345 $119,366
Total Expenses $6,365,312 $5,933,824 $8,186,626
Less Franchise Fee -$706,979 -$238,910 -$595,088
Total Net Expenses S$5,658,333 $5,694,914 $7,591,538
*Excl property taxes
NOI $4,254,437 e 165.5% -$2,230,415 $3,405,999
Base Cap Rate 10.00% 9.50% 9.50%
Eff Tax Rate (load) 1.29% 1.78% 1.78%
Loaded Cap Rate 11.29% 11.28% 11.28%
Going Concern Value $37,683,233 -$19,773,183  $30,195,027
Total Business Component $916,344 $335,037 $804,959
Business Value $8,116,422 2,970,186 7,136,161
Total FFE Component $610,325 $352,205 $653,526
FFE Value $5,405,889 $3,122,382 $5,793,672
RE Value ONLY $24,160,922 -$25,865,751 $17,265,193
% of total 64.1% n/a 57.2%
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As you can see in the subject’s financials, some of the years analyzed due not indicate a true and reliable
indicator of its market value. Certainly in 2020 where income dropped by 70% and expenses exceeded
revenue. This results in producing a negative value attributed to the property. This demonstrates the
severity of the impact covid-19 has had on hotels and this property in particular. Though we may not be
able to rely on 2020 as a representation of market value entirely, it does demonstrate that there was a
severe impairment in value.

2021 income and expense information appear to show relatively positive performance, which in large
part is due to labor costs remaining down (increasing NOI). This is likely due to a shortage and simply
not having a full staff. At some point, staffing will be restored, and this cost will be higher like in pre-
covid years.

As referenced previously, the Rushmore Approach for valuing hotel properties attributes value to the
real estate, FFE/personal property, and business value. The Rushmore Approach typically results in the
real estate only value being around 60% of the total going concern value. As you can see, the subject’s
income in 2019 and 2021 derives a value of $17,200,000 - $24,100,000 (rounded) for the RE only which
equates to about 57-64% of the total going concern value. This is in line where Rushmore attributes the
RE value component to the going concern (60%). Again, 2021 is arguably inflated due to lower-than-
normal operating expenses.

Summary of Values

Covid-19 Est Impact Value: $15,100,000 - $20,600,000
Income Approach to Value: $20,000,000 (RE only)

This summary of values includes both parcels — 88 and 40 Spring Street.

| would like to discuss these concerns with you to hopefully rectify the current assessment. Thank
you for your consideration. Please feel free to call me at 617-798-2840, extension 2206 or by
email at tkratt@dmainc.com if you have any questions or concerns. | look forward to discussing
with you soon.

Sincerely,
AN

Todd Kratt
Senior Property Tax Manager
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PROPERTY TAX
CERTIFICATE OF AUTHORITY

Date: 3A°A53\'

TO WHOM IT MAY CONCERN:

This certifies that DuCharme, McMillen & Associates, Inc. and/or its designees is hereby authorized to
represent the undersigned in all matters of property tax assessments before any governmental assessing
officials or any other authority having jurisdiction regarding the assessment levied on the following
described property for current or past years of assessment:

All Real Property

Portland, ME

ignature)

Towrc e (). Fhsg

(Typed Signature)

CFo

(Corporate Title)

Lafayette Portland LLC & Lafayette
Portland West LLC
(Company)
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AH Lm AHLA FRONT DESK FEEDBACK

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,000 members from September 14-16, 2020. Survey topics
included the hotel’s financial outlook and staffing levels at the six-
month point into the COVID pandemic.

TOPLINE: 67% of hotels won’t make it another 6 months given current and projected travel
demand without further federal assistance. 74% will be forced to lay off more workers.

Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program), more
than one-third of hotels will be forced to close within the next three months. Nearly one-third of hotels would
be facing bankruptcy or be forced to sell by the end of 2020. 42% would close due to lack of revenue.

How much longer do you anticipate being able to keep your hotel open absent W|thu':u'|t fu rt:: Gr gov‘ernmental :ss'fta"c:{" & secor::_',F;Pf .'oanl)l \nlr‘hat do lVOU
any further government assistance? (at current projected occupancy and revenue levels) anticipate happening to your business by year end? Select all that apply.

1-3 Months 4-6 Months 7-9 Months 9+ Months Further Layoffs Bankruptcy/Forced Hotel Sale Hotel Closure

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Nearly 70% of hotels are operating with less than half of Pre-COVID staffing levels.

Six months into the COVID pandemic, hotels are still struggling to keep their doors open and unable to rehire
all their staff due to the historic drop in travel demand. In fact, two out of three hotels (68%) say they have less
than half of their pre-COVID staff back on the job, and 56 percent have been able to retain no more than 40
percent of their employees who were working pre-COVID.

What percentage of pre-COVID staff (as of March 1) Is less than half of your pre-COVID staff (as of March 1st)
do you have currently working? working full time currently?
o 29%
68%
19%
14%
I ] -32%
0-20% 21-40% 41-60% 61-80% 80% or more Yes No

BOTTOM LINE: Without action by Congress, 74% of hotels will be forced to lay off more staff.
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AH Lm AHLA FRONT DESK FEEDBACK

AMERICAN HOTEL & LODGING ASSCCIATION

SURVEY OF HOTELS ON FINANCIAL CRISIS

The American Hotel & Lodging Association conducted a survey of
more than 1,200 members from November 10-13, 2020. Survey topics
included the hotel's financial outlook and staffing levels at the eight-
month point into the COVID pandemic. The margin of error is +3%.

TOPLINE: 71% of hotels won’t make it another 6 months without further federal assistance
given current and projected travel demand. 77% will be forced to lay off more workers.
Without further government assistance (i.e. second PPP loan, expansion of Main Street Lending Program),
nearly half (47%) of respondents indicated they would be forced to close hotels. More than one-third of hotels
will be facing bankruptcy or be forced to sell by the end of 2020.

How much longer do you anticipate being able to keep your Without further governmental assistance, what do you anticipate
hotel open absent any further government assistance? happening to your business by year end? Select all that apply.
(at current projected occupancy and revenue levels) 729 TT%
37%
34%
47%
29% 42%
329% 34% 329 26%
ll ..‘I 1™ lL
Further Layoffs Business Personal Hotel Closure  Forced Hotel
Bankruptcy Bankruptcy Sale
1-3 months 3-6 months More than 6 months mSep mNov

BOTTOM LINE: Without action by Congress, half of U.S. hotels could close with massive layoffs.

TOPLINE: Two-thirds of hotels have been unable to obtain additional debt relief.

Hotels are still struggling to keep their doors open and are unable to rehire all their staff, let alone make
mortgage payments, due to the historic drop in travel demand. In fact, 82% say they have been unable to
obtain additional debt relief from their lenders beyond the end of this year. More than half of respondents
(59%) said they are in danger of foreclosure on their hotel(s).

Are you in danger of losing your property

Has your lender been willing to extend any forbearance, deferral, L
to foreclosure due to the pandemic?

or other relief BEYOND the end of the year?

82% X
. I .41 %
No
Yes No

18%

Yes

BOTTOM LINE: Without action by Congress, 77% of hotels will be forced to lay off more staff.
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ANALYSIS: HOTEL BUSINESS TRAVEL REVENUE
BY STATE

AH Lm

AMERICAN HOTEL & LODGING ASSOCIATION

Kalibri Labs — August 2021

The pandemic has been devastating to the hospitality industry, wiping out a decade’s worth of revenue and job
growth. A new report from AHLA and Kalibri Labs projects that the hotel industry will finish 2021 down
more than $59 billion in business travel revenue from 2019, after losing nearly $49 billion in business
travel revenue in 2020. Business travel includes corporate, group, government, and other commercial
categories. Business and group travel are the industry’s largest source of revenue and are not expected to reach
pre-pandemic levels until 2024.

Hotel Business Travel Revenue By State

STATE Total 2019 Total 2021 $ Difference % Difference
Revenue Projected Revenue vs 2019 vs 2019

NATIONWIDE $89,549,029,613 $30,272,129,226 ($59,276,900,387) -66.2%
ALABAMA $875,467,868 $550,375,809 ($325,092,059) -37.1%
ALASKA $491,384,904 $291,816,636 ($199,568,268) -40.6%
ARIZONA $2,042,000,029 $722,293,958 ($1,319,706,070) -64.6%
ARKANSAS $480,848,768 $278,097,770 ($202,750,999) -42.2%
CALIFORNIA $13,306,103,343 $3,464,672,152 ($9,841,431,191) -74.0%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.8%
CONNECTICUT $566,745,097 $184,609,353 ($382,135,745) -67.4%
DELAWARE $180,325,609 $83,184,160 ($97,141,448) -53.9%
D.C. $1,415,883,808 $137,687,711 ($1,278,196,097) -90.3%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327,450) -60.7%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.6%
HAWAII $1,529,919,133 $346,393,230 ($1,183,525,904) -774%
IDAHO $330,568,694 $200,551,078 ($130,017,616) -39.3%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.2%
INDIANA $1,136,295,292 $492,757,697 ($643,537,595) -56.6%
IOWA $571,225,206 $303,023,062 ($268,202,144) -47.0%
KANSAS $456,946,838 $222,265,793 ($234,681,045) -51.4%
KENTUCKY $774,795,012 $376,743,724 ($398,051,288) -51.4%
LOUISIANA $1,377,451,261 $576,748,059 ($800,703,203) -58.1%
MAINE $383,906,970 $215,508,558 ($168,398,412) -43.9%
MARYLAND $1,256,296,518 $364,408,164 ($891,888,354) -71.0%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.8%
MICHIGAN $1,451,699,080 $583,773,888 ($867,925,192) -59.8%
MINNESOTA $1,156,886,823 $321,036,880 ($835,849,943) -72.2%
MISSISSIPPI $610,669,464 $434,546,417 ($176,123,047) -28.8%
MISSOURI $1,244,842,851 $512,612,601 ($732,230,250) -58.8%
MONTANA $316,677,418 $231,105,037 ($85,572,381) -27.0%
NEBRASKA $348,088,391 $175,838,780 ($172,249,611) -49.5%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.4%
NEW HAMPSHIRE $320,684,224 $129,542,771 ($191,141,453) -59.6%
NEW JERSEY $2,471,612,928 $543,727,064 ($1,927,885,864) -78.0%
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NEW MEXICO
NEW YORK
NORTH CAROLINA
NORTH DAKOTA
OHIO
OKLAHOMA
OREGON
PENNSYLVANIA
RHODE ISLAND
SOUTH CAROLINA
SOUTH DAKOTA
TENNESSEE
TEXAS

UTAH

VERMONT
VIRGINIA
WASHINGTON
WEST VIRGINIA
WISCONSIN
WYOMING

Source: Kalibri Labs

A
kolistzri

$591,108,638
$6,135,487,180
$2,193,233,173
$208,945,115
$1,723,516,474
$646,901,580
$1,125,645,134
$2,142,102,518
$173,317,783
$1,445,412,953
$232,761,093
$ 1,983,045,109
$ 6,817,748,427
$ 747,169,707
$ 261,174,631
$ 2,367,387,343
$ 1,975,387,046
$ 307,791,153
$ 961,271,756
$ 629,851,541

$277,075,574
$1,065,209,607
$854,791,213
$112,023,038
$671,839,421
$339,352,794
$439,503,012
$688,090,574
$65,529,658
$752,626,532
$150,219,583
$752,214,251
$2,705,987,880
$327,026,274
$138,657,469
$864,506,673
$521,823,944
$163,168,341
$350,807,675
$123,226,073
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($314,033,064)
($5,070,277,574)
($1,338,441,959)

($96,922,077)
($1,051,677,053)

($307,548,787)

($686,142,123)
($1,454,011,943)

($107,788,125)

($692,786,421)

($82,541,510)
($1,230,830,858)
($4,111,760,548)

($420,143,433)

($122,517,162)
($1,502,880,670)
($1,453,563,102)

($144,622,812)

($610,464,081)

($506,625,469)

-53.1%
-82.6%
-61.0%
-46.4%
-61.0%
-47.5%
-61.0%
-67.9%
-62.2%
-47.9%
-35.5%
-62.1%
-60.3%
-56.2%
-46.9%
-63.5%
-73.6%
-47.0%
-63.5%
-80.4%



REPORT: HOTELS PROJECTED TO END 2021 DOWN
$59 BILLION IN BUSINESS TRAVEL REVENUE

Click here for a state-by-state breakdown
Click here for a market-by-market breakdown

WASHINGTON (September 15, 2021) - The hotel industry is projected to end 2021 down

more than $59 billion in business travel revenue compared to 2019, according to a new

report released today by the American Hotel & Lodging Association and Kalibri Labs. That
comes after losing nearly $49 billion in business travel revenue in 2020.

Business travel is the hotel industry’s largest source of revenue and has been slow to return
since the onset of the pandemic. Business travel includes corporate, group, government,
and other commercial categories. Business travel revenue is not expected to reach pre-

pandemic levels until 2024.

The new analysis comes on the heels of a recent AHLA survey, which found that most
business travelers are canceling, reducing, and postponing trips amid rising COVID-19

cases.

The lack of business travel and events has major repercussions for employment, and

underscores the need for targeted federal relief, such as the Save Hotel Jobs Act.

Hotels are expected to end 2021 down nearly 500,000 jobs compared to 2019. For every 10
people directly employed on a hotel property, hotels support an additional 26 jobs in the
community, from restaurants and retail to hotel supply companies—meaning an additional
nearly 1.3 million hotel-supported jobs are also aft risk.

“While some industries have started rebounding from the pandemic, this report is a
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https://www.ahla.com/sites/default/files/Business%20Travel%20State%20by%20State%20Data%20One%20Pager%209-13.pdf
https://www.ahla.com/sites/default/files/Business%20Travel%20Market%20Data%20One%20Pager%209-13.pdf
https://www.ahla.com/press-release/67-business-travelers-reduce-trips-amid-rising-covid-19-cases
https://www.congress.gov/bill/117th-congress/house-bill/3093/all-actions
https://www.ahla.com/sites/default/files/2021-07/State%20Job%20Loss%20July2021_0.pdf
https://www.ahla.com/

sobering reminder that hotels and hotel employees are still struggling,” said Chip Rogers,
president and CEO of AHLA. “Business travel is critical to our industry’s viability, especially in
the fall and winter months when leisure travel normally begins to decline. Continued
COVID-19 concerns among travelers will only exacerbate these challenges. That's why it’s
time for Congress to pass the bipartisan Save Hotel Jobs Act to help hotel employees and

small business owners survive this crisis.”

COVID-19 is the worst economic event in the history of the U.S. hotel industry. Many urban
markets, which rely heavily on business from events and group meetings, continue to face a
severe financial crisis, as they have been disproportionately impacted by the pandemic.
The 10 markets projected to end 2021 with the largest declines in hotel business travel

revenue are:

Hotel Business Travel Revenue By Market

Market Total 2019 Total 2021 $ Difference | % Difference

Revenue Projected Revenue vs 2019 |  ws2019
NEW YORK, NY $4,559,516,559 $530,600,844 ($4,028,915,714) -88.4%
WASHINGTON, DC/MD/VA $2,740,582,466 $371,196,231 ($2,369,386,235) -86.5%
SAN FRANCISCO, CA $2,531,094,160 §178,436,358 (§2,352,657,803) -93.0%
ORLANDO, FL $2,796,237,340 $518314,991 ($2,277,922,349) -81.5%
CHICAGO, IL $2,527,891,469 $345,886,720 ($2,182,004,749) -86.3%
LOS ANGELES, CA $2,682,549,152 $752,329,741 (§1,930,219,410) -72.0%
LAS VEGAS, NV $2,326,149,404 §670,456,483 ($1,655,692,922) -71.2%
BOSTON, MA $1,672,365,647 $190,785,287 ($1,481,580,359) -88.6%
SAN DIEGO, CA $1,610,725,508 §394,564,554 ($1,216,160,954) -75.5%
HAWAIIAN ISLANDS, HI $1,530,226,473 $346,489,857 (51,183,736,616) -77.4%

The 10 states projected to end 2021 with the largest declines in hotel business travel revenue

are:



Total Hotel Business Travel Revenue By State

Total 2019 Total 2021 Projected $ Difference
STATE % Difference
Revenue Revenue vs 2019

CALIFORNIA $13,306,103,343 $3.464,672,152 ($9.841,431,191) -74.00%
FLORIDA $8,804,251,492 $3,459,924,043 ($5,344,327 450) -60.70%
NEW YORK $6,135,487,180 $1,065,209,607 ($5,070,277,574) -82.60%
TEXAS $6,817,748,427 $2,705,987,880 ($4,111,760,548) -60.30%
ILLINOIS $3,030,189,558 $599,125,416 ($2,431,064,142) -80.20%
MASSACHUSETTS $2,249,357,586 $341,078,159 ($1,908,279,427) -84.80%
NEVADA $2,789,554,577 $1,020,584,176 ($1,768,970,401) -63.40%
GEORGIA $2,610,590,771 $1,027,824,646 ($1,582,766,124) -60.60%
COLORADO $2,298,501,744 $716,592,849 ($1,581,908,896) -68.80%
VIRGINIA $2,367,387,343 $864,506,673 ($1,502,880,670) -63.50%

Despite being among the hardest hit, hotels are the only segment of the hospitality and

leisure industry yet to receive direct aid. Hotels and their employees have displayed

extraordinary resilience in the face of unprecedented economic challenges, and the

industry needs support from Congress to achieve a full recovery.

Page 174


https://www.ahla.com/sites/default/files/2021-07/State%20Job%20Loss%20July2021_0.pdf
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RESOURCES CAREERS TAKE ACTION CERTIFICATIONS CONTACT
SPONSOR/PARTNER PRIVACY & TERMS OF USE

Copyright AHLA 2022. All Rights Reserved
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https://www.ahla.com/research-industry-resources
https://www.ahla.com/node/601/
https://www.ahla.com/node/715
https://www.ahlei.org/Certifications/AHLEI-Professional-Certification/
https://www.ahla.com/contact-us
https://www.ahla.com/node/1320
https://www.ahla.com/ahlacom-privacy-policy-terms-use
https://www.facebook.com/hotelassociation
https://twitter.com/ahla
https://www.linkedin.com/company/american-hotel-&-lodging-association

RealtyRates com INYESTOR SURYEY - 2nd Quarter 20217

CURRENT & HISTORICAL CAP RATE INDICES
Method-Weighted™ Property Category Indices

Healthcare Weighted*
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CITY OF PORTLAND
Assessor’s Office
Christopher A Hull, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 9, 2022

LAFAYETTE PORTLAND LLC

% DUCHARME, MCMILLEN & ASSOC
205 PORTLAND STREET, STE 200
BOSTON, MA 02114

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 88 SPRING ST, PORTLAND MAINE; CBL 039-E-010-001

Dear Sir/Madam:

Your request/application for abatement of property taxes for FY2022 on the above-desctibed
property was granted on May 9, 2022,

REASON: OVERVALUATION-DOWNTOWN IMPROVEMENT DISTRICT

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 207-874-8480 or write to Portland Board of Assessment Review,
389 Congress Street, Room 211, Portland, ME, 04101.

ORIGINAL VALUATION:  $ 32,201,300 ORIGINAL TAX: $18.354.74
NEW VALUATION: $ 24,662,560 NEW TAX: $ 14,057.63

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.

Sincerely,

SR =

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street « Portland, Maine 04101 - 207-874-8486

assessors@portlandmaine.gov . www.portlandmaine.gov
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AN EXTENSION OF YOUR TAX DEPARTMENT

August 19, 2022

Assessing Officials

City of Portland

389 Congress Street, Room 115
Portland, ME 04101

RE: 414 Riverside Industrial Parkway
Dear Assessing Officials,

We, and the taxpayer, agree to postpone the hearing in this matter originally scheduled for August 25th,
2022, for up to 60 days. Thank you for your attention to this.

(SW?’)QM

Shayna N Jones, (éemor Tax Consultant
DuCharme, McMillen & Associates, Inc.
(Representative)

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.COM

205 Portland Street, Suite 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Real Estate Assessment Analysis
FY2022 Assessment Appeal
Unifirst Corporation
414 Riverside Industrial Parkway

Portland, ME

CBL:
354 B002001

Prepared for:
Christopher A. Huff, Tax Assessor
City of Portland
389 Congress Street
Room 115
Portland, ME 04101

Prepared By:
Todd Kratt
Shayna Jones
DuCharme, McMillen & Associates, Inc.
205 Portland Street, Suite 200
Boston, MA 02114
Tel. (617) 798-2840, ext. 2203 | Fax (617) 671-0406
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DMA AN EXTENSION OF YOUR TAX DEPARTMENT

July 14, 2022

Mr. Christopher A. Huff
Tax Assessor

City of Portland

389 Congress Street
Room 115

Portland, ME 04101

Re: FY2022 Real Estate Assessment
Unifirst Corporation
414 Riverside Industrial Parkway
Portland, ME

Dear Assessor Huff:

DuCharme, McMillen & Associates, Inc. has been retained by Unifirst Corporation to review the assessment on
their facility located at 414 Riverside Industrial Parkway. The enclosed documentation is prepared according
to a consulting assignment, advocating our client’s assertion that the property is over-assessed. As such, this
assignment falls outside the purview of the Uniform Standards of Professional Appraisal Practice and is not an
appraisal. The enclosed is a summary of physical information on the taxable real property, market data from
the vicinity and other relevant information in support of the taxpayer’s request for a revised real property
assessment. The following is presented for your consideration:

The subject is a one-story, 46,500 SF warehouse property situated on 3.7357 acres in Portland, Maine. The
building was originally constructed in 1968. It is a concrete block structure with a flat tar roof. The building
consists of 9,400 SF of office space. The subject is in average condition for its age and has a land to building
ratio of 3.49 to 1. The subject is located about 3 miles from Interstate 95. The property is surrounded
immediately by other industrial properties and is in close proximity to residential areas as well.

The current assessment on the property is $3,847,000 with an equalization ratio of 100%, this results in an
assessed market value of $3,847,000, or $82.73 per SF.

Market Analysis

Income Analysis

We researched active listings in the Portland area (see next page) and found that comparable properties are
currently listed for rent for between $4.95 SF and $7.50 SF. It’s important to note that these are listing prices
and would likely rent for less than asking. The size of these spaces range from 20,000 SF up to 167,154 SF.

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.cOM

205 Portland Street, Suite 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Address Size

290 Presumpscot Street 39,900

203 Read Street 20,000 - 167,154
65 Milliken Street 40,000

165 Pleasant Ave 30,000

Asking Rent

$4.95 PSF (Annual)
$6.50-$7.50 PSF (Annual)
$7.50 PSF (Annual)
$6.50 PSF (Annual)

Please see additional information on the above lease listings enclosed. Given the size, age, and condition of
the subject property, we believe a fair NNN market rent to be $6.50 per SF.

After deducting market vacancy % for an industrial property as well as typical market expenses, this results in a
net operating income (NOI) of $249,810. RealtyRates.com™ weighted market survey indicates that industrial
cap rates for 2021 are 8.32%. Additionally, based on a search for market extracted cap rates in the subject’s
market area, Costar indicates a range of cap rates of 7.1% - 8.9% for the office, retail, and industrial properties

below:

D
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Page 3

Property Name - Address Type Yr Built Size Vacancy Sale Date Price Price/SF Cap Rate
175 Running Hill Rd == Medical .
South Portland, ME& * % ¥k 1983 61,691 SF - 6/5/2020 $9,950,000 $161/SF 8.0%

885-899 Brighton Avew Freestanding

Portand. ME 04102 1960 11,980 SF - 117/2020  $1.450,000  $121/SF  8.9%

230 Riverside Indus... = \Warehouse
Portand, ME 04103 | % & A 1974 34,904 SF - 5/24/2021  $2,075,000 $59/SF 7.1%
29 Sanford Dr = |ndustrial Y
Gorham, ME 04038 | % 4 1991 21,360 SF - 10/1/2019  $1,750,000 $82/SF 8.2%
381 Payne Rd = Medical o
Scaborough, MES +* 4 2006 3,244 SF - 513/2019  $490,000 $151/SF  8.5%

94 Auburn St &

Office 1967 22,522 SF - 2/1/2019  $2,225,000 $99/SF 7.7%

Portland, ME 04103 * R

Based on a review of the RealtyRates.com cap rate survey and the market extracted cap rates, we believe a fair
cap rate for the subject, given its size, location, and risk, would be 8.0%.

NOI: $249,810

Cap Rate: 8.00%

Implied Value: $3,122,620

Income Approach Value - Rounded: $3,125,000

See detailed income approach enclosed.

Comparable Sales

We reviewed sales and listings of comparable industrial properties in the subject’s market area. The
comparables we have identified range in size from 29,120 SF up to 82,522 SF. The unadjusted sale prices per
SF range from a low of $25 up to a high of $88.

Comparable Sales

Property Sale $ Size Sale $ / SF Date
1 65-66 Milliken Street, Portland $1,600,000 65,000 $25 3/16/2017
2 230 Riverside Industrial Pky, Portland $2,075,000 34,904 $59 5/24/2021
3 238-242 Riverside Street, Portland $5,400,000 61,266 $88 2/17/2021
4 102 Hutchins Drive, Portland $5,900,000 82,522 $71 1/3/2020
5 511 Riverside Industrial Pky, Portland $1,100,000 29,120 $38 9/30/2016

Included in our analysis is a comparable sales grid in which we have adjusted for location, size, condition,
ceiling heights, and land to building ratios. Our adjusted sale prices per SF range from $23.53 to $88.60. The
mean sale price is $56.89 SF and the median sale price is $59.29 SF. Three of these sales, 230 Riverside
Industrial Parkway, 511 Riverside Industrial Parkway, and 65-66 Milliken Street, are very near to the subject
and sold for adjusted sale prices of $59.29 SF, $38.71 SF and $23.53 SF, respectively. We realize that the first
comp, 65-66 Milliken Street, appears to be somewhat of an outlier. Therefore, if we exclude that comp from
our analysis, the mean sale price becomes $65.23 SF and the median sale price becomes $66.80 SF.
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Based on the sale prices of the comparables, we believe a reasonable estimate of market value for the subject
property would be $66.67 per SF, or $3,100,000. Please see enclosed, the comparison grid with adjustments
detailed, as well as additional information related to the sale comps detailed in the table above.

Covid-19

The full impact of the covid-19 global pandemic on the different real estate segments has not been realized
yet, but indications are that the overall commercial real estate market will be negatively impacted. Many
companies and businesses were shut down and under stay-at-home order in Maine from March until June
2020. After the stay-at-home order was lifted, many companies and their employees have remained working
remotely. Impact on specific commercial property segments is varied, some property types will be more
impacted than others. Overall, this will have a negative impact on capitalization rates driving the cap rates up.

The graph the on the next page indicates that most types of property are in a decline.

How coronavirus hit commercial real estate
Estimated value declines by property niche since Feb. 21

Sanior hausing -49%
Salled nursing -38%
Ladging -36%
Gaming -35%
Sudenthousing -30%
Malls -29%
Manufciured hames -28%
Sirip cenier -24%
Ciffice -23%

Spariment -23%
Life scence -19%

Single-family rentals -19%
Medical offica -18%
Salfstorage -16%
Cell lower -13%
Drafa canter -11%

SOURCE: GREEN STREET ADVISORS

Given the valuation date of 4/1/2021, which is still during the pandemic, we feel that economic obsolescence
has to be considered with the value of the property.

Summary of Values

Market Values
Comparable Sales Approach: $3,100,000
Income Approach: $3,125,000

Based on the above approaches to value, we believe the fair market value of the subject property to be
$3,100,000.
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| would like to work with you to rectify this situation concerning the assessment on this property. Please feel
free to call me at 617-798-2840, ext. 2203 or email me at sjones@dmainc.com if you have any questions or
concerns.

Sincerely,
Todd Kratt Shayna N. Jones
Sr. Tax Manager, Property Tax Senior Tax Consultant, Property Tax

Page 189



PROPERTY TAX
CERTIFICATE OF AUTHORITY

Date: March 19, 2021

TO WHOM IT MAY CONCERN:

This certifies that DuCharme, McMillen & Associates, Inc. and/or its designees is hereby authorized to
represent the undersigned in all matters of real estate tax assessments before any governmental assessing
officials or any other authority having jurisdiction regarding the assessment levied on the following
described property for current or past years of assessment:

Unifirst Corporation

All real property located in:

Portland, Maine

or. _Glaclyw S Jarber

@gnatlﬁe) v

Jaclyn S Garber

(Typed Signature)

Head Of Tax

(Corporate Title)

UniFirst Corporation

(Company)
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Unifirst Corporation

414 Riverside Industrial Pkwy, Portland

Factors Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5
Property
Location 414 Riverside Ind Pkwy 65-66 Milliken Street 230 Riverside Industrial Pky 238-242 Riverside Street 102 Hutchins Drive 511 Riverside Industrial Pky
Portland Portland Portland Portland Portland Portland
Sale Price $4,734,700 $1,600,000 $2,075,000 $5,400,000 $5,900,000 $1,100,000
Building Size (+ SF) 46,500 65,000 34,904 61,266 82,522 29,120
Sale Price/n $102 $24.62 $59.45 $88.14 $71.50 $37.77
Site Size (+ acres) 3.73 12.50 2.67 5.79 5.39 2.63
Sale Date Apr-21 Mar-17 May-21 Feb-21 Jan-20 Sep-16
Time 50 -1 2 16 55
0.25% /month 12% 0% 1% 4% 14%
Adjusted Sale Price $1,799,600 $2,069,294 $5,428,350 $6,133,050 $1,252,533
Adjusted Sale Price/o $27.69 $59.29 $88.60 $74.32 $43.01
Similar Similar Similar Superior Similar
Location
0% 0% 0% -10% 0%
Larger Similar Larger Larger Smaller
Building Size
5% 0% 5% 10% -5%
Similar Similar Similar Similar Similar
Building Quality / Condition
0% 0% 0% 0% 0%
17 30' 19' 16' 23' 24'
Heights
-10% 0% 0% -5% -5%
3.73 8.38 3.33 4.12 2.85 3.93
Site Size (LB Ratio)
-10% 0% -5% 5% 0%
Net Adjustment -15% 0% 0% 0% -10%
Adjusted Sale Price $1,529,660 $2,069,294 $5,428,350 $6,133,050 $1,127,280
Adjusted Sale Price/0 $23.53 $59.29 $88.60 $74.32 $38.71

Excluding Comp 1

Mean Sale Price/o: $56.89
Median Sale Price/o: $59.29

Mean Sale Price/o: $65.23
Median Sale Price/o: $66.80
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65-66 Milliken St

The DuraStone Bldg
Portland, ME 04103

Class C Warehouse Building of 65,000 SF Sold on 3/16/2017 for
$1,600,000 - Research Complete

buyer

66 Milliken Street, LLC
66 Milliken St
Portland, ME 04101
(207) 240-5339

seller

Maine Milliken, LLC

vital data
Escrow/Contract: - Sale Price:  $1,600,000
Sale Date:  3/16/2017 Status:  Full Value
Days on Market: 269 days Building SF: 65,000 SF
Exchange: No Price/SF:  $24.62
Conditions: - Pct Office:  6.2%
Land Area SF: 544,500 Pro Forma Cap Rate: -
Acres: 125 Actual Cap Rate: -
$/SF Land Gross:  $2.94 Down Pmnt: -
Year Built, Age: 1980 Age: 37 Pct Down: -
Parking Spaces: - Doc No: -
Parking Ratio:  0/1000 SF Trans Tax: -
FAR 0.12 Corner:  No
Lot Dimensions: - Zoning: IM
Frontage: - No Tenants: 3
Tenancy: Multi Percent Improved: -
Comp ID: 3884926 Submarket: SW Cumberland County
Map Page: -
Parcel No:  PTLD-000334-000000-A014001
Property Type: Industrial

income expense data

Listing Broker

Expenses - Taxes $187,608
- Operating Expenses
Total Expenses $187,608

The Boulos Company

1 Canal Plz
Portland, ME 04101
(207) 772-1333

Drew Sigfridson, Catie Seavey

Buyer Broker

financing

prior sale

Date/Doc No:
Sale Price:
ComplD:

4/13/2016

3566015

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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230 Riverside Industrial Pky

Portland, ME 04103

Class C Warehouse Building of 34,904 SF Sold on 5/24/2021 for
$2,075,000 - Research Complete

buyer

R.C. Moore Inc
8 Gin Rd

Scarborough, ME 04074

(207) 883-5184

seller

Pratt-Abbott Cleaners
55 Bradley Dr
Westbrook, ME 04092
(207) 854-5056

vital data
Escrow/Contract: - Sale Price:  $2,075,000
Sale Date:  5/24/2021 Status: Confirmed
Days on Market: - Building SF: 34,904 SF
Exchange: No Price/SF:  $59.45
Conditions: - Pct Office:  21.4%
Land Area SF: 116,392 Pro Forma Cap Rate: -
Acres: 2.67 Actual Cap Rate: 7.10%
$/SF Land Gross:  $17.83 Down Pmnt:  $2,075,000
Year Built, Age: 1974 Age: 47 Pct Down:  100.0%
Parking Spaces: 40 Doc No: 000000037264
Parking Ratio:  1.15/1000 SF Trans Tax: -
FAR 0.30 Corner:  No
Lot Dimensions: - Zoning: Industrial
Frontage: - Percent Improved: 78.3%
Tenancy: Single Submarket: SW Cumberland County
Comp ID: 5573011 Map Page: -
Parcel No:  PTLD-000330A-B000002-000001
Property Type: Industrial

income expense data

Listing Broker

No Listing Broker on Deal

Buyer Broker

No Buyer Broker on Deal

financing

prior sale

Date/Doc No:
Sale Price:
ComplD:

1/20/2015
$1,250,000
3210910

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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238-242 Riverside St
Portland, ME 04103

Class B Warehouse Building of 61,266 SF Sold on 2/17/2021 for
$5,400,000 - Research Complete

buyer

Johnstone Supply

299 Boot Rd
Downingtown, PA 19335
(610) 873-6100

seller

Davison, James S

29 Blueberry Dr

South Portland, ME 04106
(207) 650-2404

vital data
Escrow/Contract: - Sale Price:  $5,400,000
Sale Date:  2/17/2021 Status:  Full Value
Days on Market: - Building SF: 61,266 SF
Exchange: No Price/SF:  $88.14
Conditions: - Pro Forma Cap Rate: -
Land Area SF: 252,212 Actual Cap Rate: -
Acres: 5.79 Down Pmnt:  $1,080,000
$/SF Land Gross:  $21.41 Pct Down:  20.0%
Year Built, Age: 1971 Age: 50 Doc No: 000000012193
Parking Spaces: 40 Trans Tax: -
Parking Ratio:  0.65/1000 SF Corner:  No
FAR 0.24 Zoning: B-4
Lot Dimensions: - No Tenants: 2
Frontage: - Percent Improved: 82.2%
Tenancy: Multi Submarket: SW Cumberland County
Comp ID: 5437274 Map Page: -
Parcel No:  PTLD-000316-B000002-000001
Property Type: Industrial

income expense data

Listing Broker

Buyer Broker

financing

prior sale

Date/Doc No:
Sale Price:
ComplD:

6/11/2009
$2,800,000
1732496

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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102 Hutchins Dr
Portland, ME 04102

Class B Light Distribution Building of 82,522 SF Sold on
1/3/2020 for $5,900,000 - Research Complete

buyer

MaineHealth

110 Free St
Portland, ME 04101
(207) 661-7001

seller

JB Brown & Sons
36 Danforth St
Portland, ME 04101
(207) 774-5908

vital data

Escrow/Contract:
Sale Date:

Days on Market:
Exchange:
Conditions:

Land Area SF:
Acres:

$/SF Land Gross:
Year Built, Age:
Parking Spaces:
Parking Ratio:
FAR

Lot Dimensions:
Frontage:
Tenancy:

Comp ID:

income expense data

Expenses

financing

1/3/2020

Yes

1031 Exchange, Exercise of ...
234,601

5.39

$25.15

1975 Age: 45

100

1.21/1000 SF

0.35

Single
5179381

- Taxes $101,783
- Operating Expenses
Total Expenses $101,783

Sale Price:
Status:

Building SF:
Price/SF:

Pro Forma Cap Rate:
Actual Cap Rate:
Down Pmnt:

Pct Down:

Doc No:

Trans Tax:
Corner:

Zoning:

Percent Improved:
Submarket:

Map Page:

Parcel No:
Property Type:

Listing Broker

$5,900,000
Confirmed
82,522 SF
$71.50

36315-113

No

IM

87.6%

SW Cumberland County
PTLD-000240-000000-A002001
Flex

No Listing Broker on Deal

Buyer Broker

No Buyer Broker on Deal

prior sale

Date/Doc No:
Sale Price:
ComplD:

5/11/2016
$4,000,000
3593404

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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511 Riverside Industrial Pky
Portland, ME 04103

Class C Distribution Building of 29,120 SF Sold on 9/30/2016 -
Research Complete

buyer

511 Riverside LLC

c/o Portland Maine Assessor's Office
511 Riverside Industrial Pky
Portland, ME 04103

seller

Wes Inc
495 S High St
Columbus, OH 43215

vital data

Escrow/Contract: -
Sale Date:  9/30/2016
Days on Market: 107 days
Exchange: No

Conditions: -
Land Area SF: 114,563
Acres:  2.63

$/SF Land Gross: -
Year Built, Age: 1972 Age: 44
Parking Spaces: 20
Parking Ratio:  0.68/1000 SF
FAR 0.25
Lot Dimensions: -
Frontage: -
Tenancy: Multi
Comp ID: 3728437

Sale Price: -
Status: -

Building SF: 29,120 SF

Price/SF: -

Pro Forma Cap Rate:  15.00%

Actual Cap Rate: -
Down Pmnt: -

Pct Down: -

Doc No: -

Trans Tax: -

Corner:  No

Zoning: |

No Tenants: 1

Percent Improved: -

Submarket: SW Cumberland County

Map Page: -
Parcel No:

Property Type: Industrial

income expense data

Listing Broker

Expenses - Taxes $26,829
- Operating Expenses

Total Expenses $26,829

NAI The Dunham Group
10 Dana St

Portland, ME 04101
(207) 773-7100

Gregory Hastings

Buyer Broker

financing

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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3/18/2021

Type / ID:
Status:
Property Type:

Sub Type / Use:

Asking Price:

Asking Price Per SF:

Asking Price Per Acre:

Lease Type:
Size:

Days on Market:
Tax ID/APN

Zoning

Building Name
Gross Building Area
Total Land Size
LEED Certified
Highway Access
Rail Access
Airports

Tenancy

Total Number of Buildings

Number of Stories
Office Space SF
Property Condition
Year Built

Roof Type
Construction/Siding
Parking Type
Column Spacing
Passenger Elevators
Freight Elevators
Sprinklers

Amps

Volts

X-Phase

Heat Type

Heat Source

https://www.newenglandcommercialproperty.com/jsp/reports/report_comp@rg&%inf@.-"sp?compareReportType=true&| D=80_4780422&ID=80_4680941...

Compare Listings

Industrial Facility, Suite: Entire
Building

290 Presumpscot St
Portland, ME, 04103

Listing ID: 30672624

Listing ID: 30672624

Active, For Lease

Industrial

Flex Space, Free-Standing,

Manufacturing, Light Industrial,

Office Showroom,
Warehouse/Distribution, Other

$4.95 PSF (Annual)
$4.95 PSF (Annual)
N/A

NNN

39,900 SF

100

05170_423 A030

IL

N/A

N/A

3.60 Acres

No

1-95 and I-295

No

Portland International Jetport

Single Tenant

4,366 SF

Excellent

1984

Gambrel

Metal Siding, Steel Frame
Surface

41

Wet
800

N/A

Propane

Central

203 Read Street, Suite: 1
203 Read St

Portland, ME, 04103
Listing ID: 30538791
Listing ID: 30538791
Active, For Lease

Industrial

Manufacturing,
Warehouse/Distribution

$6.50 - 7.50 PSF (Annual)
$6.50 - 7.50 PSF (Annual)
N/A

NNN

20,000 - 167,154 SF

469

Map 148, Block A, Lot 1

INDUSTRIAL (IM)

N/A
N/A
N/A
No

N/A
No

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

N/A

0

N/A
N/A
N/A
N/A
N/A

N/A

Existing Industrial Space and New
Build-to-Suit, Suite: Build-To-Suit

65 Milliken St

Portland, ME, 04103
Listing ID: 30263906
Listing ID: 30263906
Active, For Lease
Industrial

Flex Space, Free-Standing,
Industrial-Business Park,
Manufacturing, Light Industrial,
Warehouse/Distribution
$7.50 PSF (Annual)

$7.50 PSF (Annual)

N/A

NNN

40,000 SF

1072

Map 333, K-25, Map 334, A-13

IM (INDUSTRIAL MODERATE
IMPACT)

N/A

N/A

12.47 Acres

No

Exit 48 of I-95
No

Portland Jetport

Multiple Tenants

N/A
Good
N/A
Flat
N/A

Surface

N/A
600
480
N/A
N/A

N/A

165 Pleasant Avenue, Suite: 1
165 Pleasant Ave

South Portland, ME, 04106
Listing ID: 30675862

Listing ID: 30675862

Active, For Lease

Industrial

Manufacturing,
Warehouse/Distribution

$6.50 PSF (Annual)
$6.50 PSF (Annual)
N/A

NNN

30,000 SF

86

040*0000*082A

NON-RESIDENTIAL INDUSTRIAL

165 Pleasant Ave
74,400 SF

N/A

No

N/A

No

N/A

Multiple Tenants

N/A

N/A

N/A

1985

N/A

Steel Frame

Surface

N/A
N/A
Wet
N/A
N/A
N/A
N/A

N/A

12



3/18/2021
Air Conditioning
Part of Planned Development?
In Flood Plain?
Water Service

Sewer Type

Engineered System
No

No

N/A

N/A

N/A

No

No

N/A

N/A

Compare Listings
N/A
No
No
Municipal

Municipal

N/A

No

No

N/A

N/A

© Copyright 2001-2020 Catylist. All Rights Reserved. The information presented herein is provided as is, without warranty of any kind. Neither the administrators of this site nor Catylist
assume any liability for errors or omissions.

https://www.newengIandcommercialproperty.com/jsp/reports/report_comp.grg&%in@ésp?compareReportType=true&ID=80_4780422&ID=80_4680941 e
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RealtyRates com INYESTOR SURYEY - 2nd Quarter 20217

CURRENT & HISTORICAL CAP RATE INDICES
Method-Weighted™ Property Category Indices

Healthcare Weighted*
Senior MHRBVY Self Special [Composite
Apts Golf Housing Industrial Lodging Park Office Retail PRestaurant Storage  Purpose Indices
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"1zt Cluarter 2021 Data Copyright 2021 RealtyRates. com ™
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Unifirst Corporation Tax Dept.

1. Name of Applicant:
2. Address of Applicant; 209 Portland Street, Suite 200, Boston, MA 02114
3. Telephone number: 617-798-2840 x2203
4. Name and address of attorney, if any:
5. Location of property:___4 14 Riverside Ind Pkwy
Chart, Block, Lot Number: 354 B002001 Account Number, 24061
6. Assessed value of real estate: $3’847'000
(2 Assessed value of personal property:$ 287’870
8. Assessment year for which abatement is requested: RO (P Date of Assessor’s decision May 1 6’ 2022
9. Owner’s opinion of current value for property in question:
Land 3 Personal Property $ 287,870
Building $
TOTAL: $ 3’1 00,000 TOTAL $287'87O
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
;a):rp;lagzzz}] fuch as value of comparable property. If further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis.

11. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

iyl @ﬂ\mnﬂ ;/cﬂw?

Date igneture of Applicant ©
This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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CITY OF PORTLAND
Assessor's Office

DATE: October 14, 2022

TO: City of Portland Board of Assessment Review

FROM: Gynt Grube, Assistant Assessor & John Valente, Tyler Technologies

RE: FY22 Appeal; Unifirst Corporation, 414 Riverside Industrial Pkwy, Parcel ID 354-B-002-001

TIMELINE
4/1/2021 FY22 Assessed Value:
LAND (162,727 SF) $ 651,800
BUILDING (46,500 SF Manufacturing) $3,195,200
TOTAL ASSESSED VALUE $3,847,000

8/4/2021 Appellant has an informal appeal with Tyler Technologies. As a result of this hearing, Tyler
Technologies reduces the assessed value from $4,734,700 to $3,847,000.

3/8/22 Appellant files a formal appeal application with the Assessor’s Office.

7/15/2022 After review, the Assessor’s Office concludes the value is reasonable and the appellant did not
meet the burden to show the property was overvalued. Notification letter sent advising no adjustment to the

assessed value.

5/16/2022 Appellant files application for abatement to the Board of Assessment Review.

Appellant’s Opinion of Market Value:

LAND Not Provided
BUILDING Not Provided
TOTAL $3,100,000

Reduction: S 747,000

10/21/2022 Board of Assessment Review hearing scheduled

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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ATTACHMENTS

Appellant Submissions:
e Application for Abatement of Property Taxes, submitted 3/8/2022 [EXHIBIT 1]

e Abatement application packet submission to the Board of Assessment Review, submitted
5/16/2022 [EXHIBIT 2]

Assessor’s Exhibits:

FY22 Property record card for 354-B-002-001 [EXHIBIT 3]

Notice of action letter denying FY22 abatement request [EXHIBIT 4]
e Aerial photo of the parcel [EXHIBIT 5]

ASSESSOR’S RESPONSE

e The appellant has not met the burden to prove the assessment is “manifestly wrong”.

e The assessor’s income approach valuation of $3,847,000 was developed using market data
including sales, income and expense data reported by Portland property owners, as well as
national, regional, and sub-market data from reliable sources such as CoStar, an industry-
leading source of real estate information. The assessor’s income approach is compared to the
appellant’s below:

ASSESSOR APPELLANT

Potential Gross Income $443,788 $302,250
Vacancy % 6.10% 5.00%
Effective Gross Income $416,711 $287,138
Expense % 19.22% 13.00%
Net Operating Income $336,608 $249,810
Capitalization Rate 8.75% 8.00%
Value $3,847,000 $3,125,000

e The appellant’s valuation report uses a net operating income (NOI) of $5.37 per square foot for
the subject property while the assessor’s income approach uses $7.24. Income and expense
data from the 2021 revaluation shows that Portland warehouse/industrial properties with net
leasable areas between 20,000 and 60,000 square feet averaged net operating incomes of
$7.02 per square foot with a median of $7.04. These figures exceed the appellant’s NOI by 31%:
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PROPERTY TYPE NOI/SF

Portland Industrial/Warehouses S2.84
20,000 <> 60,000 sf $3.21
Property locations & details withheld $5.65
for confidentiality purposes $6.51
$7.58
$7.60
$8.23
$14.51

AVERAGE: $7.02
MEDIAN: $7.04
ASSESSOR: $7.24
APPELLANT: $5.37

e The appellant is using annual rent per square foot of $6.50 with a vacancy rate of 5% and expense
rate of 13% to arrive at their net operating income (NOI) of $249,810. Using the appellant’s vacancy
and expense rates, the assessor’s NOI of $336,608 would indicate annual rent of $8.76 per square
foot. This rent per square foot is supported by listings of similar properties:

ADDRESS SF ASKING RENT
54 Milliken St 34,204 $9.50
90 Blueberry Rd 50,000 $8.50
125 Industrial Way 63,820 $8.75
AVERAGE: $8.92
MEDIAN: $8.75
ASSESSOR: $8.76
APPELLANT: $6.50

e For the 2021 revaluation, the assessor conducted extensive time-trending analysis. This analysis
suggested market appreciation of 1% per month from July 2018 to March 2021. The sales of
properties similar to the subject within the City of Portland during this time frame show that time-
adjusted sale prices (TASP) during that time averaged approximately $90 per square foot. This price
per square foot supports the assessor’s assessed value of $82.73 per square foot:

ADDRESS NLA SALE DATE SALE PRICE TASP (1%/MTH) TASP/SF
76 WARREN AVE 21,400 3/29/2019 $1,775,000 $2,201,000 $102.85
400 RIVERSIDE ST 31,657 8/31/2018 $2,167,500 $2,839,425 $89.69
405 RIVERSIDE ST 52,717 10/20/2019 $4,100,000 $4,797,000 $91.00
182 READ ST 77,909 3/30/2021 $6,000,000 $6,000,000 §77.01

AVERAGE: $90.14
MEDIAN: $90.34
ASSESSOR: $82.73
APPELLANT: $66.80

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

For the reasons set forth in this memorandum and its attachments, the Assessor requests that
the Board of Assessment Review conclude that 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, 9 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, 9 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, 9 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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APPLICATION FOR ABATEMENT OF PROPERTY TAXES
UNDER TITLE 36 SECTION 841 MRSA

Unifirst Corporation Tax Dept.

cfo DuCharme, McMillen & Associates, Inc. 205 Portland St, Suite 200, Boston, MA 02114

Name(s) of Applicant(s)

Address of Applicani(s)

617-798-2840, ext. 2203

Daytime Telephone #

Property Identification (Chart, Block, Lot and/or Tax 1D #) 354 B002001
414 Riverside Ind Pkw

Tax Year for which Abatement is Requested FY2022
3,847,000
747,000
N/A

Assessed Value of Real Estate

Abatement Requested in Real Estate Value

Assessed Value of Personal Property (it applicable)

N/A

Abatement Requested in Personal Property Value (if applicable)

Reason(s) for requesting abatement (please be specific, stating grounds for belief that property is

Please see enclosed analysis.

overvalued for tax purposes)

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine
In accordance with provisions of Title 36 Section 841 MRSA, I hereby make written application

for abatement of property taxes as noted above. The above statements are correct to the best of my

knowledge and belief.

3)0/aa

Date

Signature
THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

DuCharme, McMillen & Associates - on behalf of Unifirst Corporation Tax Dept.

1. Name of Applicant:
2. Address of Applicant; 209 Portland Street, Suite 200, Boston, MA 02114
3. Telephone number: 617-798-2840 x2203
4. Name and address of attorney, if any:
5. Location of property:___4 14 Riverside Ind Pkwy
Chart, Block, Lot Number: 354 B002001 Account Number, 24061
6. Assessed value of real estate: $3’847'000
(2 Assessed value of personal property:$ 287’870
8. Assessment year for which abatement is requested: RO (P Date of Assessor’s decision May 1 6’ 2022
9. Owner’s opinion of current value for property in question:
Land 3 Personal Property $ 287,870
Building $
TOTAL: $ 3’1 00,000 TOTAL $287'87O
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
;a):rp;lagzzz}] fuch as value of comparable property. If further space is needed, please attach additional pages to

Property's market value less than assessment. See enclosed analysis.

11. Estimated time for your presentation at the hearing: 30 minutes

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

iyl @ﬂ\mnﬂ ;/cﬂw?

Date igneture of Applicant ©
This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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Real Estate Assessment Analysis
FY2022 Assessment Appeal
Unifirst Corporation
414 Riverside Industrial Parkway

Portland, ME

CBL:
354 B002001

Prepared for:
Christopher A. Huff, Tax Assessor
City of Portland
389 Congress Street
Room 115
Portland, ME 04101

Prepared By:
Todd Kratt
Shayna Jones
DuCharme, McMillen & Associates, Inc.
205 Portland Street, Suite 200
Boston, MA 02114
Tel. (617) 798-2840, ext. 2203 | Fax (617) 671-0406
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DMA AN EXTENSION OF YOUR TAX DEPARTMENT

July 14, 2022

Mr. Christopher A. Huff
Tax Assessor

City of Portland

389 Congress Street
Room 115

Portland, ME 04101

Re: FY2022 Real Estate Assessment
Unifirst Corporation
414 Riverside Industrial Parkway
Portland, ME

Dear Assessor Huff:

DuCharme, McMillen & Associates, Inc. has been retained by Unifirst Corporation to review the assessment on
their facility located at 414 Riverside Industrial Parkway. The enclosed documentation is prepared according
to a consulting assignment, advocating our client’s assertion that the property is over-assessed. As such, this
assignment falls outside the purview of the Uniform Standards of Professional Appraisal Practice and is not an
appraisal. The enclosed is a summary of physical information on the taxable real property, market data from
the vicinity and other relevant information in support of the taxpayer’s request for a revised real property
assessment. The following is presented for your consideration:

The subject is a one-story, 46,500 SF warehouse property situated on 3.7357 acres in Portland, Maine. The
building was originally constructed in 1968. It is a concrete block structure with a flat tar roof. The building
consists of 9,400 SF of office space. The subject is in average condition for its age and has a land to building
ratio of 3.49 to 1. The subject is located about 3 miles from Interstate 95. The property is surrounded
immediately by other industrial properties and is in close proximity to residential areas as well.

The current assessment on the property is $3,847,000 with an equalization ratio of 100%, this results in an
assessed market value of $3,847,000, or $82.73 per SF.

Market Analysis

Income Analysis

We researched active listings in the Portland area (see next page) and found that comparable properties are
currently listed for rent for between $4.95 SF and $7.50 SF. It’s important to note that these are listing prices
and would likely rent for less than asking. The size of these spaces range from 20,000 SF up to 167,154 SF.

DMA - DUCHARME, MCMILLEN & ASSOCIATES, INC. | DMAINC.cOM

205 Portland Street, Suite 200 | Boston, MA 02114 | 617-798-2840 | Fax: 617-671-0406
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Address Size

290 Presumpscot Street 39,900

203 Read Street 20,000 - 167,154
65 Milliken Street 40,000

165 Pleasant Ave 30,000

Asking Rent

$4.95 PSF (Annual)
$6.50-$7.50 PSF (Annual)
$7.50 PSF (Annual)
$6.50 PSF (Annual)

Please see additional information on the above lease listings enclosed. Given the size, age, and condition of
the subject property, we believe a fair NNN market rent to be $6.50 per SF.

After deducting market vacancy % for an industrial property as well as typical market expenses, this results in a
net operating income (NOI) of $249,810. RealtyRates.com™ weighted market survey indicates that industrial
cap rates for 2021 are 8.32%. Additionally, based on a search for market extracted cap rates in the subject’s
market area, Costar indicates a range of cap rates of 7.1% - 8.9% for the office, retail, and industrial properties

below:

D
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Property Name - Address Type Yr Built Size Vacancy Sale Date Price Price/SF Cap Rate
175 Running Hill Rd == Medical .
South Portland, ME& * % ¥k 1983 61,691 SF - 6/5/2020 $9,950,000 $161/SF 8.0%

885-899 Brighton Avew Freestanding

Portand. ME 04102 1960 11,980 SF - 117/2020  $1.450,000  $121/SF  8.9%

230 Riverside Indus... = \Warehouse
Portand, ME 04103 | % & A 1974 34,904 SF - 5/24/2021  $2,075,000 $59/SF 7.1%
29 Sanford Dr = |ndustrial Y
Gorham, ME 04038 | % 4 1991 21,360 SF - 10/1/2019  $1,750,000 $82/SF 8.2%
381 Payne Rd = Medical o
Scaborough, MES +* 4 2006 3,244 SF - 513/2019  $490,000 $151/SF  8.5%

94 Auburn St &

Office 1967 22,522 SF - 2/1/2019  $2,225,000 $99/SF 7.7%

Portland, ME 04103 * R

Based on a review of the RealtyRates.com cap rate survey and the market extracted cap rates, we believe a fair
cap rate for the subject, given its size, location, and risk, would be 8.0%.

NOI: $249,810

Cap Rate: 8.00%

Implied Value: $3,122,620

Income Approach Value - Rounded: $3,125,000

See detailed income approach enclosed.

Comparable Sales

We reviewed sales and listings of comparable industrial properties in the subject’s market area. The
comparables we have identified range in size from 29,120 SF up to 82,522 SF. The unadjusted sale prices per
SF range from a low of $25 up to a high of $88.

Comparable Sales

Property Sale $ Size Sale $ / SF Date
1 65-66 Milliken Street, Portland $1,600,000 65,000 $25 3/16/2017
2 230 Riverside Industrial Pky, Portland $2,075,000 34,904 $59 5/24/2021
3 238-242 Riverside Street, Portland $5,400,000 61,266 $88 2/17/2021
4 102 Hutchins Drive, Portland $5,900,000 82,522 $71 1/3/2020
5 511 Riverside Industrial Pky, Portland $1,100,000 29,120 $38 9/30/2016

Included in our analysis is a comparable sales grid in which we have adjusted for location, size, condition,
ceiling heights, and land to building ratios. Our adjusted sale prices per SF range from $23.53 to $88.60. The
mean sale price is $56.89 SF and the median sale price is $59.29 SF. Three of these sales, 230 Riverside
Industrial Parkway, 511 Riverside Industrial Parkway, and 65-66 Milliken Street, are very near to the subject
and sold for adjusted sale prices of $59.29 SF, $38.71 SF and $23.53 SF, respectively. We realize that the first
comp, 65-66 Milliken Street, appears to be somewhat of an outlier. Therefore, if we exclude that comp from
our analysis, the mean sale price becomes $65.23 SF and the median sale price becomes $66.80 SF.
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Based on the sale prices of the comparables, we believe a reasonable estimate of market value for the subject
property would be $66.67 per SF, or $3,100,000. Please see enclosed, the comparison grid with adjustments
detailed, as well as additional information related to the sale comps detailed in the table above.

Covid-19

The full impact of the covid-19 global pandemic on the different real estate segments has not been realized
yet, but indications are that the overall commercial real estate market will be negatively impacted. Many
companies and businesses were shut down and under stay-at-home order in Maine from March until June
2020. After the stay-at-home order was lifted, many companies and their employees have remained working
remotely. Impact on specific commercial property segments is varied, some property types will be more
impacted than others. Overall, this will have a negative impact on capitalization rates driving the cap rates up.

The graph the on the next page indicates that most types of property are in a decline.

How coronavirus hit commercial real estate
Estimated value declines by property niche since Feb. 21

Sanior hausing -49%
Salled nursing -38%
Ladging -36%
Gaming -35%
Sudenthousing -30%
Malls -29%
Manufciured hames -28%
Sirip cenier -24%
Ciffice -23%

Spariment -23%
Life scence -19%

Single-family rentals -19%
Medical offica -18%
Salfstorage -16%
Cell lower -13%
Drafa canter -11%

SOURCE: GREEN STREET ADVISORS

Given the valuation date of 4/1/2021, which is still during the pandemic, we feel that economic obsolescence
has to be considered with the value of the property.

Summary of Values

Market Values
Comparable Sales Approach: $3,100,000
Income Approach: $3,125,000

Based on the above approaches to value, we believe the fair market value of the subject property to be
$3,100,000.
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| would like to work with you to rectify this situation concerning the assessment on this property. Please feel
free to call me at 617-798-2840, ext. 2203 or email me at sjones@dmainc.com if you have any questions or
concerns.

Sincerely,
Todd Kratt Shayna N. Jones
Sr. Tax Manager, Property Tax Senior Tax Consultant, Property Tax
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PROPERTY TAX
CERTIFICATE OF AUTHORITY

Date: March 19, 2021

TO WHOM IT MAY CONCERN:

This certifies that DuCharme, McMillen & Associates, Inc. and/or its designees is hereby authorized to
represent the undersigned in all matters of real estate tax assessments before any governmental assessing
officials or any other authority having jurisdiction regarding the assessment levied on the following
described property for current or past years of assessment:

Unifirst Corporation

All real property located in:

Portland, Maine

or. _Glaclyw S Jarber

@gnatlﬁe) v

Jaclyn S Garber

(Typed Signature)

Head Of Tax

(Corporate Title)

UniFirst Corporation

(Company)
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Unifirst Corporation

414 Riverside Industrial Pkwy, Portland

Factors Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5
Property
Location 414 Riverside Ind Pkwy 65-66 Milliken Street 230 Riverside Industrial Pky 238-242 Riverside Street 102 Hutchins Drive 511 Riverside Industrial Pky
Portland Portland Portland Portland Portland Portland
Sale Price $4,734,700 $1,600,000 $2,075,000 $5,400,000 $5,900,000 $1,100,000
Building Size (+ SF) 46,500 65,000 34,904 61,266 82,522 29,120
Sale Price/n $102 $24.62 $59.45 $88.14 $71.50 $37.77
Site Size (+ acres) 3.73 12.50 2.67 5.79 5.39 2.63
Sale Date Apr-21 Mar-17 May-21 Feb-21 Jan-20 Sep-16
Time 50 -1 2 16 55
0.25% /month 12% 0% 1% 4% 14%
Adjusted Sale Price $1,799,600 $2,069,294 $5,428,350 $6,133,050 $1,252,533
Adjusted Sale Price/o $27.69 $59.29 $88.60 $74.32 $43.01
Similar Similar Similar Superior Similar
Location
0% 0% 0% -10% 0%
Larger Similar Larger Larger Smaller
Building Size
5% 0% 5% 10% -5%
Similar Similar Similar Similar Similar
Building Quality / Condition
0% 0% 0% 0% 0%
17 30' 19' 16' 23' 24'
Heights
-10% 0% 0% -5% -5%
3.73 8.38 3.33 4.12 2.85 3.93
Site Size (LB Ratio)
-10% 0% -5% 5% 0%
Net Adjustment -15% 0% 0% 0% -10%
Adjusted Sale Price $1,529,660 $2,069,294 $5,428,350 $6,133,050 $1,127,280
Adjusted Sale Price/0 $23.53 $59.29 $88.60 $74.32 $38.71

Excluding Comp 1

Mean Sale Price/o: $56.89
Median Sale Price/o: $59.29

Mean Sale Price/o: $65.23
Median Sale Price/o: $66.80
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65-66 Milliken St

The DuraStone Bldg
Portland, ME 04103

Class C Warehouse Building of 65,000 SF Sold on 3/16/2017 for
$1,600,000 - Research Complete

buyer

66 Milliken Street, LLC
66 Milliken St
Portland, ME 04101
(207) 240-5339

seller

Maine Milliken, LLC

vital data
Escrow/Contract: - Sale Price:  $1,600,000
Sale Date:  3/16/2017 Status:  Full Value
Days on Market: 269 days Building SF: 65,000 SF
Exchange: No Price/SF:  $24.62
Conditions: - Pct Office:  6.2%
Land Area SF: 544,500 Pro Forma Cap Rate: -
Acres: 125 Actual Cap Rate: -
$/SF Land Gross:  $2.94 Down Pmnt: -
Year Built, Age: 1980 Age: 37 Pct Down: -
Parking Spaces: - Doc No: -
Parking Ratio:  0/1000 SF Trans Tax: -
FAR 0.12 Corner:  No
Lot Dimensions: - Zoning: IM
Frontage: - No Tenants: 3
Tenancy: Multi Percent Improved: -
Comp ID: 3884926 Submarket: SW Cumberland County
Map Page: -
Parcel No:  PTLD-000334-000000-A014001
Property Type: Industrial

income expense data

Listing Broker

Expenses - Taxes $187,608
- Operating Expenses
Total Expenses $187,608

The Boulos Company

1 Canal Plz
Portland, ME 04101
(207) 772-1333

Drew Sigfridson, Catie Seavey

Buyer Broker

financing

prior sale

Date/Doc No:
Sale Price:
ComplD:

4/13/2016

3566015

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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230 Riverside Industrial Pky

Portland, ME 04103

Class C Warehouse Building of 34,904 SF Sold on 5/24/2021 for
$2,075,000 - Research Complete

buyer

R.C. Moore Inc
8 Gin Rd

Scarborough, ME 04074

(207) 883-5184

seller

Pratt-Abbott Cleaners
55 Bradley Dr
Westbrook, ME 04092
(207) 854-5056

vital data
Escrow/Contract: - Sale Price:  $2,075,000
Sale Date:  5/24/2021 Status: Confirmed
Days on Market: - Building SF: 34,904 SF
Exchange: No Price/SF:  $59.45
Conditions: - Pct Office:  21.4%
Land Area SF: 116,392 Pro Forma Cap Rate: -
Acres: 2.67 Actual Cap Rate: 7.10%
$/SF Land Gross:  $17.83 Down Pmnt:  $2,075,000
Year Built, Age: 1974 Age: 47 Pct Down:  100.0%
Parking Spaces: 40 Doc No: 000000037264
Parking Ratio:  1.15/1000 SF Trans Tax: -
FAR 0.30 Corner:  No
Lot Dimensions: - Zoning: Industrial
Frontage: - Percent Improved: 78.3%
Tenancy: Single Submarket: SW Cumberland County
Comp ID: 5573011 Map Page: -
Parcel No:  PTLD-000330A-B000002-000001
Property Type: Industrial

income expense data

Listing Broker

No Listing Broker on Deal

Buyer Broker

No Buyer Broker on Deal

financing

prior sale

Date/Doc No:
Sale Price:
ComplD:

1/20/2015
$1,250,000
3210910

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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238-242 Riverside St
Portland, ME 04103

Class B Warehouse Building of 61,266 SF Sold on 2/17/2021 for
$5,400,000 - Research Complete

buyer

Johnstone Supply

299 Boot Rd
Downingtown, PA 19335
(610) 873-6100

seller

Davison, James S

29 Blueberry Dr

South Portland, ME 04106
(207) 650-2404

vital data
Escrow/Contract: - Sale Price:  $5,400,000
Sale Date:  2/17/2021 Status:  Full Value
Days on Market: - Building SF: 61,266 SF
Exchange: No Price/SF:  $88.14
Conditions: - Pro Forma Cap Rate: -
Land Area SF: 252,212 Actual Cap Rate: -
Acres: 5.79 Down Pmnt:  $1,080,000
$/SF Land Gross:  $21.41 Pct Down:  20.0%
Year Built, Age: 1971 Age: 50 Doc No: 000000012193
Parking Spaces: 40 Trans Tax: -
Parking Ratio:  0.65/1000 SF Corner:  No
FAR 0.24 Zoning: B-4
Lot Dimensions: - No Tenants: 2
Frontage: - Percent Improved: 82.2%
Tenancy: Multi Submarket: SW Cumberland County
Comp ID: 5437274 Map Page: -
Parcel No:  PTLD-000316-B000002-000001
Property Type: Industrial

income expense data

Listing Broker

Buyer Broker

financing

prior sale

Date/Doc No:
Sale Price:
ComplD:

6/11/2009
$2,800,000
1732496

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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102 Hutchins Dr
Portland, ME 04102

Class B Light Distribution Building of 82,522 SF Sold on
1/3/2020 for $5,900,000 - Research Complete

buyer

MaineHealth

110 Free St
Portland, ME 04101
(207) 661-7001

seller

JB Brown & Sons
36 Danforth St
Portland, ME 04101
(207) 774-5908

vital data

Escrow/Contract:
Sale Date:

Days on Market:
Exchange:
Conditions:

Land Area SF:
Acres:

$/SF Land Gross:
Year Built, Age:
Parking Spaces:
Parking Ratio:
FAR

Lot Dimensions:
Frontage:
Tenancy:

Comp ID:

income expense data

Expenses

financing

1/3/2020

Yes

1031 Exchange, Exercise of ...
234,601

5.39

$25.15

1975 Age: 45

100

1.21/1000 SF

0.35

Single
5179381

- Taxes $101,783
- Operating Expenses
Total Expenses $101,783

Sale Price:
Status:

Building SF:
Price/SF:

Pro Forma Cap Rate:
Actual Cap Rate:
Down Pmnt:

Pct Down:

Doc No:

Trans Tax:
Corner:

Zoning:

Percent Improved:
Submarket:

Map Page:

Parcel No:
Property Type:

Listing Broker

$5,900,000
Confirmed
82,522 SF
$71.50

36315-113

No

IM

87.6%

SW Cumberland County
PTLD-000240-000000-A002001
Flex

No Listing Broker on Deal

Buyer Broker

No Buyer Broker on Deal

prior sale

Date/Doc No:
Sale Price:
ComplD:

5/11/2016
$4,000,000
3593404

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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511 Riverside Industrial Pky
Portland, ME 04103

Class C Distribution Building of 29,120 SF Sold on 9/30/2016 -
Research Complete

buyer

511 Riverside LLC

c/o Portland Maine Assessor's Office
511 Riverside Industrial Pky
Portland, ME 04103

seller

Wes Inc
495 S High St
Columbus, OH 43215

vital data

Escrow/Contract: -
Sale Date:  9/30/2016
Days on Market: 107 days
Exchange: No

Conditions: -
Land Area SF: 114,563
Acres:  2.63

$/SF Land Gross: -
Year Built, Age: 1972 Age: 44
Parking Spaces: 20
Parking Ratio:  0.68/1000 SF
FAR 0.25
Lot Dimensions: -
Frontage: -
Tenancy: Multi
Comp ID: 3728437

Sale Price: -
Status: -

Building SF: 29,120 SF

Price/SF: -

Pro Forma Cap Rate:  15.00%

Actual Cap Rate: -
Down Pmnt: -

Pct Down: -

Doc No: -

Trans Tax: -

Corner:  No

Zoning: |

No Tenants: 1

Percent Improved: -

Submarket: SW Cumberland County

Map Page: -
Parcel No:

Property Type: Industrial

income expense data

Listing Broker

Expenses - Taxes $26,829
- Operating Expenses

Total Expenses $26,829

NAI The Dunham Group
10 Dana St

Portland, ME 04101
(207) 773-7100

Gregory Hastings

Buyer Broker

financing

Copyrighted report licensed to Ducharme Mcmillen & Associates - 1047771.
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3/18/2021

Type / ID:
Status:
Property Type:

Sub Type / Use:

Asking Price:

Asking Price Per SF:

Asking Price Per Acre:

Lease Type:
Size:

Days on Market:
Tax ID/APN

Zoning

Building Name
Gross Building Area
Total Land Size
LEED Certified
Highway Access
Rail Access
Airports

Tenancy

Total Number of Buildings

Number of Stories
Office Space SF
Property Condition
Year Built

Roof Type
Construction/Siding
Parking Type
Column Spacing
Passenger Elevators
Freight Elevators
Sprinklers

Amps

Volts

X-Phase

Heat Type

Heat Source

https://www.newenglandcommercialproperty.com/jsp/reports/report_comp@rg&%irﬁésp?compareReportType=true&| D=80_4780422&ID=80_4680941...

Compare Listings

Industrial Facility, Suite: Entire
Building

290 Presumpscot St
Portland, ME, 04103

Listing ID: 30672624

Listing ID: 30672624

Active, For Lease

Industrial

Flex Space, Free-Standing,

Manufacturing, Light Industrial,

Office Showroom,
Warehouse/Distribution, Other

$4.95 PSF (Annual)
$4.95 PSF (Annual)
N/A

NNN

39,900 SF

100

05170_423 A030

IL

N/A

N/A

3.60 Acres

No

1-95 and I-295

No

Portland International Jetport

Single Tenant

4,366 SF

Excellent

1984

Gambrel

Metal Siding, Steel Frame
Surface

41

Wet
800

N/A

Propane

Central

203 Read Street, Suite: 1
203 Read St

Portland, ME, 04103
Listing ID: 30538791
Listing ID: 30538791
Active, For Lease

Industrial

Manufacturing,
Warehouse/Distribution

$6.50 - 7.50 PSF (Annual)
$6.50 - 7.50 PSF (Annual)
N/A

NNN

20,000 - 167,154 SF

469

Map 148, Block A, Lot 1

INDUSTRIAL (IM)

N/A
N/A
N/A
No

N/A
No

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

N/A

0

N/A
N/A
N/A
N/A
N/A

N/A

Existing Industrial Space and New
Build-to-Suit, Suite: Build-To-Suit

65 Milliken St

Portland, ME, 04103
Listing ID: 30263906
Listing ID: 30263906
Active, For Lease
Industrial

Flex Space, Free-Standing,
Industrial-Business Park,
Manufacturing, Light Industrial,
Warehouse/Distribution
$7.50 PSF (Annual)

$7.50 PSF (Annual)

N/A

NNN

40,000 SF

1072

Map 333, K-25, Map 334, A-13

IM (INDUSTRIAL MODERATE
IMPACT)

N/A

N/A

12.47 Acres

No

Exit 48 of I-95
No

Portland Jetport

Multiple Tenants

N/A
Good
N/A
Flat
N/A

Surface

N/A
600
480
N/A
N/A

N/A

165 Pleasant Avenue, Suite: 1
165 Pleasant Ave

South Portland, ME, 04106
Listing ID: 30675862

Listing ID: 30675862

Active, For Lease

Industrial

Manufacturing,
Warehouse/Distribution

$6.50 PSF (Annual)
$6.50 PSF (Annual)
N/A

NNN

30,000 SF

86

040*0000*082A

NON-RESIDENTIAL INDUSTRIAL

165 Pleasant Ave
74,400 SF

N/A

No

N/A

No

N/A

Multiple Tenants

N/A

N/A

N/A

1985

N/A

Steel Frame

Surface

N/A
N/A
Wet
N/A
N/A
N/A
N/A

N/A

12



3/18/2021
Air Conditioning
Part of Planned Development?
In Flood Plain?
Water Service

Sewer Type

Engineered System
No

No

N/A

N/A

N/A

No

No

N/A

N/A

Compare Listings
N/A
No
No
Municipal

Municipal

N/A

No

No

N/A

N/A

© Copyright 2001-2020 Catylist. All Rights Reserved. The information presented herein is provided as is, without warranty of any kind. Neither the administrators of this site nor Catylist
assume any liability for errors or omissions.

https://www.newengIandcommercialproperty.com/jsp/reports/report_comp.grg&%irﬁ,isp?compareReportType=true&ID=80_4780422&ID=80_4680941 e
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RealtyRates com INYESTOR SURYEY - 2nd Quarter 20217

CURRENT & HISTORICAL CAP RATE INDICES
Method-Weighted™ Property Category Indices

Healthcare Weighted*
Senior MHRBVY Self Special [Composite
Apts Golf Housing Industrial Lodging Park Office Retail PRestaurant Storage  Purpose Indices
EP BP BP BP BP BP BP BP BP BP BP BP

YTear Rate Chg Bate Chg HRate | Chg Bate Chg Rate Chg | Bate Chg | RBate Chg BRate Chg BRate Chg Rate Chg Hate Chg| Rate Chg
2021 TAT T 103 -4 803 ST o832 o 817 -2 868 & 825 9 HE0 2 1086 5 891 o 1nm nff &77 2

1=t Qer | TET 14 10z 5 R02 ] 8132 12 237 I Rt] 9 85 1] %0 11 1088 LT . 1m T evyv 10
2020 TED -43 108 48 810 48 8232 40 340 47 8EY 46 B16 33 883 35 W08 -39 89 43 WA 29 8vs -4

dthdr | 743 B 10.5% & vaz 3 8.z0 a0 a4 12 549 ALt 4| &40 i) 10.75 12 &80 0 1094 4 BET 11
2013 Az B0 1B 4T 8&E 44 8y2] 47 98 -BE 903 43 854 BO) 893 45 1200 -3F 4400 46 1Mo -4R) 915 48
2018 a4z 26 1202 300 am 14| 913 23 1053 25 4588 300 04 0 238 200 1A7 15 988 29 1E4 40f 964 22
2017 216 4 172 B BT B 888 12 Inzs 5 A6 ) 294 22 418 2| 142 15 457 40 125 4 94z £
2016 a1 -2 178 B 542 12| 9.08 15 .22 a a.15 B A1 6 927 2 1n&F -0 9ET # 1A nff 948 |
2015 015 -3 1e3 -14 gm0 -3 833 -0 Mwzz] 200 8493 13 400 £ 415 B L 1= T R R vy i 12| 940, -2
2014 224 -5 1183 -3) B 1) 9.03 -4 43 Ay aIr &) 08 22 926 LY -6 ATe 200 124 4 282 -7
2013 239 LI LR AN £ Y- 1] G A.07 -2 10ED I e 4 a8 -13 al -4 18E 9 83% -M N0 1 953 -2
202 225 215 1zav B 285 .35 409 40 W0EF 24 408 -3 947 3 als BT E 013 -43 104 4 %0 A
201 260 -9 1zao0 22 4 40 9449 SomEe 24 948 3 44 So) A 26 N0 -4 1069 BT | N =N | = ) R =1
2010 039 4 1222 5 862 15 9.0 1z 105 il - Rt 6 954 25 1ad 1z 1072 ) 10 o) 1000 13
2004 085 g 1217 16| 947 0] 943 0 1093 R R 1 938 23] 2.4 200 1Tz 15 1050 aF) 10 gl 98T 4
20og T -4 12m 290 837 A6 83 -0 foh BEl A2 &) a8 -6 a8 B L [ LT == J | 1A ] 200 Mz B (- -1
ooy 281 45 Wy¥z -2 8% -85 462 25 049 28 437 -2 425 47 a0 -z 188 E1 943 38 129 M| 475 28
2008 926 12 142 47 1012 15 477 & 0T7 27 963 ) ATz 26 832 a0 124 12 0 27 153 g 003 26
2005 a4 14 148 a0 1003 -6 942 300 060) 21 A2 13 348 E A0z & 108 5 1004 13 44 30 axv z
004 900 -19 1066 28 013 37 ATz 139 WF 98 903 -43 440 -4 586 -3 M -6 991 13 4] -30ff AFEs -1A
200 a.19 21038 32 106e B4 953 33 1E3 1 .41 A1) 344 1 905 -3 e 8 w04 B3 12o04) 106 994 12
00z 92 -40 1070 1% 842 -39 4200 -B1 112 26| 962 B0 943 235 423 -BZ 108 -3 &7 120 083 AT 282 -4
200 A61 B4 1082 133 0 a0 8.1 16 1087 9% .22 -8R 4y 35 485 B2 11 47 1069 13 1278 ot (R | e |
2000 847 4.19 2.4 965 9.89 10.90 1013 10.38 1064 10.56 12.44 10.M

" ‘weighted by methodology: Band-of-Investment, OCH Technique, Sales Survey

* Further weighted by prope rty category

"1zt Cluarter 2021 Data Copyright 2021 RealtyRates. com ™
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COMMERCIAL PROPERTY RECORD CARD

2023

CITY OF PORTLAND

Situs : 414 RIVERSIDE IND PKWY

PARCEL ID: 354 B002001

Class: 32

Card: 1 of 1 Printed: October 13, 2022

CURRENT OWNER GENERAL INFORMATION
UNIFIRST CORPORATION TAX Living Units 1
DEPT Neighborhood 303
68 JONSPIN RD Alternate ID 24061
WILMINGTON MA 01887 Vol / Pg 7491/162
7491/162 District 1
Zoning INDUSTRIAL MODERATE
Class
Property Notes
354-B-2
RIVERSIDE IND PRKWY
412-442 354 B002001 04/14/2019
162726 SF
Land Information Assessment Information
Type Size Influence Factors Influence % Value Assessed Appraised Cost Income Market
Primary SF 162,726 Location 651,750 Land 651,800 651,800 651,800 651,800 0
Building 3,195,200 3,195,200 3,399,100 3,195,200 0
Total 3,847,000 3,847,000 4,050,900 3,847,000 0

Total Acres: 3.7357

Value Flag INCOME APPROACH

Gross Building:

Manual Override Reason
Base Date of Value 01-APR-21
Effective Date of Value 01-APR-21

Spot: Location:
Entrance Information Permit Information
Date ID Entry Code Source Date Issued Number Price Purpose % Complete
03/15/90 JS Entry & Sign Other
Sales/Ownership History
Transfer Date Price Type Validity Deed Reference Deed Type Grantee

10/15/86

7491/162

UNIFIRST CORPORATION TAX

Inspection Witnessed By
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COMMERCIAL PROPERTY RECORD CARD

2023

CITY OF PORTLAND

Situs : 414 RIVERSIDE IND PKWY Parcel Id: 354 B002001 Class: 32 Card: 1 of 1 Printed: October 13, 2022
Building Information Building Other Features
Year Built/Eff Year 1968 / Line Type +/- Meas1 Meas2 # Stops Ident Units Line Type +/- Meas1 Meas2 # Stops Ident Units
Building # |1V| cturing P 1 Overhead Dr-Wood/Mt| 12 12 8
Structure Type  Manutacturing Proce | |4 o o head Dr-Wood/Mtl 12 14 1
Identical Units 1
Total Units 1 1 Overhead Dr-Wood/Mtl 8 10 1
Grade C+ 1 Dock Levelers 1
# Covered Parking 1 Overhead Dr-Wood/Mtl 10 12 2
# Uncovered Parking 1 Overhead Dr-Wood/Mtl 10 10 2
UNIFIRST CORP
DBA 1 Truck & Train Wells 172 40 1
Interior/Exterior Information
Line Level From-To Int Fin Area Perim Use Type Wall Height Ext Walls Construction Partitions Heating Cooling Plumbing Physical Functional
1 01 01 100 29,050 570 Small Manufacturir 17  Concrete Bl Fire Resistant Normal Unit Heaters None Normal 4 3
2 01 01 100 9,400 184 Multi-Use Office 17  Concrete Bl Fire Resistant Normal Hot Air None Normal 4 3
3 01 01 100 8,050 166 Warehouse/ Lt Mf¢ 17  Concrete Bl Fire Resistant Normal Unit Heaters None Normal 4 3
Interior/Exterior Valuation Detail Outbuilding Data
Line Area Use Type % Good % Complete Use Value/RCNLD Line Type YrBlt Meas1 Meas2 Qty Area Grade Phy Fun Value
1 29,050 Small Manufacturing 94 1,783,130 1 Asph Pav 1968 1 45,000 C 3 3 127,930
2 9,400 Multi-Use Office 94 1,070,380 2 Metal Shed 2000 11 35 1 385 C 3 3 1,910
3 8,050 Warehouse/ Lt Mfg 94 415,780
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tyler CcoOMMERCIAL PROPERTY RECORD CARD

clt division

2023

CITY OF PORTLAND

Situs : 414 RIVERSIDE IND PKWY Parcel Id: 354 B002001 Class: 32 Card: 1 of 1 Printed: October 13, 2022
100 10 G Description Area
A 044 SMALL MANUFACTURING 42500
B O MULTI-USE OFFICE 4000
C 045 WAREHOUSE/ LT MFG B0B0Y
a0 B 40 D OD1 QVERHEAD DR-WOOQD/MTL 1447
E OD1 OVERHEAD DR-WOODMTL 1684
F OD1 QVERHEAD DR-WOOQD/MTL 807
G LODs DOCKLEVELERS 0|
100 H ©OD1 OVERHEAD DR-WOQOD/MTL 1204
550 | ©D1 OVERHEAD DR-WOOD/MTL 100
J LD4 TRUCK & TRAIN WELLS 53807
K P41  PAVING ASPHALT PARKIMNG 450004
L RS2 METAL UTILITY SHED 385%
170 A 170
250

Addtional Property Photos

354 BO02001 04/14/2019

354 BO02001 04/14/2019
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COMMERCIAL PROPERTY RECORD CARD 2023

CITY OF PORTLAND

Situs : 414 RIVERSIDE IND PKWY Parcel Id: 354 B002001 Class: 32 Card: 1 of 1 Printed: October 13, 2022
Income Detail (Includes all Buildings on Parcel)

Use Mod Inc Model Units Net Area Income Econ Potential Vac Vac Additional Effective Expense Expense Expense Other Total Net

Grp Type Mod Description Rate Adjust Gross Model Adj Income Gross Model % Adj % Adj Expenses Expenses Operating
Income Income Income

07 S 001 Ltmfg/Warehouse/Stora 0 29,050 15.00 65 283,238 5 0 269,076 15 40,361 40,361 228,715

22 S 003 Multi Use Office 0 9,400 16.00 65 97,760 10 0 87,984 35 30,794 30,794 57,190

23 S 001 Warehouse 0 8,050 12.00 65 62,790 5 0 59,651 15 8,948 8,948 50,703

Apartment Detail - Building 1 of 1 Building Cost Detail - Building 1 of 1
Line Use Type Per Bldg Beds Baths Units Rent Income

Total Gross Building Area 46,500

Replace, Cost New Less Depr 3,269,290

Percent Complete 100

Number of Identical Units 1
Economic Condition Factor

Final Building Value 3,269,290

Value per SF 70.31

Notes - Building 1 of 1

46500

Income Summary (Includes all Building on Parcel)

Total Net Income 336,608
Capitalization Rate 0.087500
Sub total 3,846,950

Residual Land Value
Final Income Value 3,846,950
Total Gross Rent Area 46,500
Total Gross Building Area 46,500
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i

CITY OF PORTLAND
Assessor’s Office
Christopher A Hulf, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

MAY 16,2022

UNIFIRST CORPORATION

% DUCHARME MCMILLEN ASSOC INC
205 PORTLAND ST, STE 200

BOSTON, MA 02114

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 414 RIVERSIDE IND PKWY, PORTLAND MAINE; CBL 354-B-302-001
Dear Sir/Madam:

We have reviewed your submitted Application for Abatement of Property Taxes for the
above referenced parcel(s) for FY2022. This letter is to notify you that the abatement is

denied on the basis of’

This property was reviewed and adjusied by Tyler during the informal review process, The
adjustinent seems to reflect that the property is fairly assessed.

You have the right to appeal this decision within 60 days of receipt of this notice to:
Board of Assessment Review
389 Congress Street, Room 211
Portland, Maine 04101
Telephone number 207-874-8480.

If you require additional property tax information, please contact the City Assessor's office
at telephone number: 207-874-8486.

Sincerely,

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street » Portland, Maine 04101 - 207-874-8486
assessors@portiandmaiR@dod2 ivww.portlandmaine.gov
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WAL 1070 APPLICATION FOR ABATEMENT OF PROPERTY TAXES

i =
?//'/ rty (if applicable)
| Property Value (if applicable)

UNDER TITLE 36 SECTION 841 MRSA

\%@W Vg W:Y O ﬁwaa ;T@W

Name(s) of Applicant(s)
g ", £

Address of Applicant(s) — E (’7{%@@ Ve ST

Daytime Telephone # 53\, C} m? _7 7 53 é} ygw? g

Property Identification (Chart, Block, Lot and/or Tax 1D #)

o éRequested Aéﬁ ;Zd i - ;.)N O ;2« ‘;y

. ) 254700
ate Value / 5 {7/ -

nt (please be specific, stating grounds for belief that property is
avervalued for tax purposes) |~ é’i‘ﬁw?m @Tions L) 9”:5&., | L 1N E [g\;“}’"ﬁ‘:‘% foe
}“’ie‘i&u& Nafw@é’é?ﬁf UQEQW% C;fNCg;’ Cmﬁsfém (R aok /}M EH%(’?P
QM?&ST W Ty TM@&‘&:’ [nSane HRen V;%L.UE JH@U&W@%“@”
“ites [ReEad [T

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine
In accordance with provisions of Title 36 Section 841 MRSA, I hereby make written application
for abatement of property taxes as noted above. The above statements are correct to the best of my

knowigdge a?d belief.

ok O SEiSS ek O

Date Slgnature of Apg;l,lénnt

THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

May 16, 2022

O’TOOLE PATRICK J IR
57 PARK ST
PORTLAND, ME 04101

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 37 PARK ST, PORTLAND MAINE; CBL 044-A-026-001
Dear Sit/Madam:

We have reviewed your submitted Application for Abatement of Property Taxes for the above
referenced parcel(s). It is our opinion that no adjustment to the assessed value is warranted at this
time.

Please note that under Maine law the burden of proof rests upon the taxpayer to provide evidence
or documentation that the property is valued in excess of its just value. Just value as ruled by
Maine case law is synonymous with fair market value. Title 36 M.R.S.A. § 848A states: “In any
proceedings relating to a protested assessment, it is sufficient defense of the assessment that it is
accurate within reasonable limits of practicality, except when a proven deviation of 10% or more
from the relevant assessment ratio of the municipality or primary assessing area exists.”

You have the right to appeal this decision within 60 days of receipt of this notice to:
Board of Assessment Review
389 Congress Street, Room 211
Portland, Maine 04101
Telephone number 207-874-8480.
If you require additional property tax information, please contact the City Assessor's office at
telephone number: 207-874-8486.

Sincerely,

My

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

assessors@portlandmairfesgewse/ww.portlandmaine.gov




PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

1, Name of Applicant: l ATRIC | j C ‘r{ cocE :]'(2-
3. Address of Applicant: 5fl pﬂ Rl ST'
3. Telephone number:; ;2 07 7 7 ? (‘LS 7Q

4. Name and address of attorney, if any:
5. Location of property: 5 7 Pﬂ’ QKST_,
Chart, Block, Lot Numbero L{t{“fq 'O;Zé"‘ oo/ Account Number Ic;l I 3 Q\
6. Assessed value of real estate: g SL/ J /]@O
7. Assessed value of personal property:$ . e

2 c10 lzo/z;
8. Assessment year for which abatement is requested: 9\ Date of Assessor's decision K)t: clp “lZofzz

9. Owner's opinion of current value for property in question:
Land s 326800 Personal Property $
Building $§ 27X 200
TOTAL: §F TeY 200 TOTAL $
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
g;;ﬁﬁiﬁiijmh as value of comparable property. If further space is needed, please attach additional pages to

/nreeiea O E D012 pine HasHao Oy Muvimac UppaTing Sinse

Forctnseolno 193 8.ExTENS 1V JrvesTMENT s FLoMBNG W R 1hs, I NSveariende

Doy Be KeguRen T2 To GRuve Buitbine UPTo CirysVAWATIoN, 528, XS
EXTER o R OF TooS @Ry Bu Lo 106 [ colposed Masty OF U copeSaMe HSRURY + © REE

Story Mesonry Bowewe bcRossS AT ) STRA Tisnltaes [8 Assesrt 0Ny $L3,508,

11. Estimated time for your presentation at the hearing: / o~ / S M / NU' TES

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

Vrslee Crode 400,00

Date Signature of Applicﬁt

This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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CITY OF PORTLAND
Assessor's Office

DATE: October 14, 2022

TO: City of Portland Board of Assessment Review

FROM: Gynt Grube, Assistant Assessor & John Valente, Tyler Technologies

RE: FY22 Abatement Appeal; Patrick J. O'Toole Jr., 57 Park St, Parcel ID 044-A-026-001

TIMELINE
4/1/2021 FY22 Assessed Value:
LAND (8,738 SF) $326,500
BUILDING (4,470 SF 2-Family Dwelling) $528,200
TOTAL ASSESSED VALUE $829,700

3/10/2022 Appellant files a formal appeal application with the Assessor’s Office.

5/16/2022 After review, the Assessor’s Office concludes the value is reasonable and the appellant did not
meet the burden to show the property was overvalued. Notification letter sent advising no adjustment to the

assessed value.

7/18/2022 Appellant files application for abatement to the Board of Assessment Review.

Appellant’s Opinion of Market Value:

LAND $326,500
BUILDING $378,200
TOTAL $704,700

Reduction: $125,000

10/21/2022 Board of Assessment Review hearing scheduled

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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ATTACHMENTS

Appellant Submissions:

Application for Abatement of Property Taxes, submitted 3/10/2022 [EXHIBIT 1]

Abatement application packet submission to the Board of Assessment Review, submitted
7/18/2022 [EXHIBIT 2]

Assessor’s Exhibits:

FY22 Property record card for 044-A-026-001 [EXHIBIT 3]
Notice of action letter denying FY22 abatement request [EXHIBIT 4]
Aerial photo of the parcel [EXHIBIT 5]

ASSESSOR’S RESPONSE

The appellant has not met the burden to prove the assessment is “manifestly wrong”.

The appellant compares the subject property to 1 Stratton Place, stating in the abatement
application that 1 Stratton Place “is assest (sic) at only $468,900.” 1 Stratton Place is a single-
family residence with 2,122 square feet of living area while the subject property is a two-family
residence with 4,470 of living area. The $468,900 value referred to by the appellant represents
only the assessed building value of the comparable, not the total assessed value. The total
assessed value for 1 Stratton Place is $733,300. This represents a value of $222 per square foot
of living area compared to the subject property’s assessment of $118 per square foot of living
area.

The appellant has provided only a comparison of assessed values which does not constitute
evidence of market value.

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

For the reasons set forth in this memorandum and its attachments, the Assessor requests that
the Board of Assessment Review conclude that 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.

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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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, 9 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, 9 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, 9 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

389 Congress Street ¢ Portland, Maine 04101 ¢ 207-874-8486

assessors@portlandmaine.gov « www.portlandmaine.gov
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WAL 1070 APPLICATION FOR ABATEMENT OF PROPERTY TAXES

i =
?//'/ rty (if applicable)
| Property Value (if applicable)

UNDER TITLE 36 SECTION 841 MRSA

\%@W Vg W:Y O ﬁwaa ;T@W

Name(s) of Applicant(s)
g ", £

Address of Applicant(s) — E (’7{%@@ Ve ST

Daytime Telephone # 53\, C} m? _7 7 53 é} ygw? g

Property Identification (Chart, Block, Lot and/or Tax 1D #)

o éRequested Aéﬁ ;Zd i - ;.)N O ;2« ‘;y

. ) 254700
ate Value / 5 {7/ -

nt (please be specific, stating grounds for belief that property is
avervalued for tax purposes) |~ é’i‘ﬁw?m @Tions L) 9”:5&., | L 1N E [g\;“}’"ﬁ‘:‘% foe
}“’ie‘i&u& Nafw@é’é?ﬁf UQEQW% C;fNCg;’ Cmﬁsfém (R aok /}M EH%(’?P
QM?&ST W Ty TM@&‘&:’ [nSane HRen V;%L.UE JH@U&W@%“@”
“ites [ReEad [T

Please attach a separate sheet as needed.

To the Tax Assessor, City of Portland, Maine
In accordance with provisions of Title 36 Section 841 MRSA, I hereby make written application
for abatement of property taxes as noted above. The above statements are correct to the best of my

knowigdge a?d belief.

ok O SEiSS ek O

Date Slgnature of Apg;l,lénnt

THIS APPLICATION MUST BE SIGNED.

SEPARATE APPLICATION SHOULD BE FILED FOR EACH SEPARATELY ASSESSED
PARCEL OF REAL ESTATE CLAIMED TO BE OVERVALUED.
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PORTLAND BOARD OF ASSESSMENT REVIEW
APPLICATION FOR ABATEMENT OF PROPERTY TAXES
(36 M.R.S.A. Section 843)

Note: Application must first be made to the Assessor.

1, Name of Applicant: l ATRIC | j C ‘r{ cocE :]'(2-
3. Address of Applicant: 5fl pﬂ Rl ST'
3. Telephone number:; ;2 07 7 7 ? (‘LS 7Q

4. Name and address of attorney, if any:
5. Location of property: 5 7 Pﬂ’ QKST_,
Chart, Block, Lot Numbero L{t{“fq 'O;Zé"‘ oo/ Account Number Ic;l I 3 Q\
6. Assessed value of real estate: g SL/ J /]@O
7. Assessed value of personal property:$ . e

2 c10 lzo/z;
8. Assessment year for which abatement is requested: 9\ Date of Assessor's decision K)t: clp “lZofzz

9. Owner's opinion of current value for property in question:
Land s 326800 Personal Property $
Building $§ 27X 200
TOTAL: §F TeY 200 TOTAL $
10. Reasons for requesting abatement. Please be specific, stating grounds for belief that property is overvalued for tax
g;;ﬁﬁiﬁiijmh as value of comparable property. If further space is needed, please attach additional pages to

/nreeiea O E D012 pine HasHao Oy Muvimac UppaTing Sinse

Forctnseolno 193 8.ExTENS 1V JrvesTMENT s FLoMBNG W R 1hs, I NSveariende

Doy Be KeguRen T2 To GRuve Buitbine UPTo CirysVAWATIoN, 528, XS
EXTER o R OF TooS @Ry Bu Lo 106 [ colposed Masty OF U copeSaMe HSRURY + © REE

Story Mesonry Bowewe bcRossS AT ) STRA Tisnltaes [8 Assesrt 0Ny $L3,508,

11. Estimated time for your presentation at the hearing: / o~ / S M / NU' TES

To the Board of Assessment Review, Portland, Maine:
APPLICATION FOR ABATEMENT AND CERTIFICATE OF COMPLIANCE WITH 36 M.R.S.A. § 843(4)
Pursuant to 36 M.R.S.A. § 843(4), the applicant hereby certifies that he or she has paid, by the due date, either the amount

of taxes not in dispute for the current tax year or an amount equal to the amount of taxes paid in the previous tax year-
whichever is greater. The statements contained in this application are correct to the best of my knowledge and belief.

Vrslee Crode 400,00

Date Signature of Applicﬁt

This application must be signed.

Separate application forms should be filed for each separately assessed parcel of real estate claimed to be overvalued.
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terr RESIDENTIAL PROPERTY RE

CORD CARD 2023

CITY OF PORTLAND

Situs : 57 PARK ST Parcel ID: 044 A026001 Class: TWO FAMILY Card: 1 of 1 Printed: October 13, 2022
CURRENT OWNER GENERAL INFORMATION
O'TOOLE PATRICK J JR Living Units 2
57 PARK ST Neighborhood 102
PORTLAND ME 04101 Alternate ID 12132

Vol / Pg

District 12

Zoning RESIDENTIAL

Class RI

Property Notes

44-A-26
PARK ST 53-57
DANFORTH ST 104-112

044 A026001 05/19/20189

8739 SF
Land Information
Type Size Influence Factors Influence % Value
Primary SF 8,739 326,450

Total Acres: .2006

Assessment Information

Assessed Appraised

Land 326,500 326,500
Building 528,200 528,200
Total 854,700 854,700

Cost Income Market
326,500 0 0
528,200 0 0
854,700 0 0

Manual Override Reason

Value Flag COST APPROACH

Base Date of Value APRIL 1, 2021

Effective Date of Value APRIL 1, 2021

Spot: Location: Gross Building:
Entrance Information : a
Permit Information

Date ID Entry Code Source Price Purpose % Complete

01/24/90  CG Entry & Sign Owner Date Issued Number P o Lomp
Sales/Ownership History

Transfer Date Price Type Validity Deed Reference Deed Type Grantee

11/13/10 Land & Building O'TOOLE PATRICK J JR

10/29/93 Land & Building 11053/18

07/13/92 10366/175 O'TOOLE COLEMAN P KW VET &
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i tyler

RESIDENTIAL PROPERTY RECORD CARD

2023

CITY OF PORTLAND

Situs : 57 PARK ST

Parcel Id: 044 A026001

Class: TWO FAMILY

Card: 1 of 1

Printed: October 13, 2022

Style Old Style
Story height 2
Attic None
Exterior Walls Mas&Fr
Masonry Trim X
Color Neutral

Basement Full
FBLA Size x
Rec Rm Size x

Heating & Cooling

Heat Type Basic
Fuel Type Gas
System Type Steam

Bedrooms 7

Family Rooms 2
Kitchens

Total Rooms 12
Kitchen Type

Kitchen Remod No

Int vs Ext Same
Cathedral Ceiling x

Grade B-
Condition Fair
CDU FAIR
Cost & Design 0
% Complete

Base Price
Plumbing
Basement

Heating
Attic
Other Features

Subtotal

Ground Floor Area
Total Living Area

Dwelling Information

Year Built 1813
Eff Year Built
Year Remodeled
Amenities

In-law Apt No

Basement

# Car Bsmt Gar
FBLA Type
Rec Rm Type

Fireplaces

Stacks 2
Openings 2
Pre-Fab

Room Detail

Full Baths 2
Half Baths
Extra Fixtures 2

Bath Type
Bath Remod No

Adjustments

Unfinished Area
Unheated Area

Grade & Depreciation

Market Adj
Functional
Economic
% Good Ovr

Dwelling Computations

764,376
15,750
0

0

0
28,350

808,480

2,235
4,470

% Good 63

% Good Override
Functional
Economic

% Complete
C&D Factor

Adj Factor
Additions

1.025
5,600

Dwelling Value 527,810

11/15/2002

Building Notes

10 Gode Description Area
A Main Building 2235
B 31 WD WOOD DECKS 12
c 12 EFP EMNCL FRAME POR... 32
O RC1 CARPORT 1762

pé% S44001

k14
B 8
14
2
33
29
43
[Fca
Outbuilding Data
Type Size 1 Size 2 Area Qty YrBIt Grade Condition Value
Carport 11x 16 176 1 1900 D P 380
Condominium / Mobile Home Information

Complex Name

Condo Model

Unit Number

Unit Level Unit Location

Unit Parking Unit View

Model (MH) Model Make (MH)

Comparable Sales Summary
Parcel ID Sale Date Sale Price TLA Style Yr Built Grade
116 D028001 30-DEC-20 523,000 4,138 5 1918 C+
131 K001001 08-MAY-20 550,698 4,048 5 1878 C+
081 A019001 23-0CT-20 415,773 3,804 6 1923 B-
057 E002001 17-JUL-20 565,245
24-SEP-20 321,641 2,618 6 1826 C+



CITY OF PORTLAND
Assessor’s Office
Christopher A Huff, CMA, Assessor
Brentley C. Martin, CMA-4, Assistant Assessor

May 16, 2022

O’TOOLE PATRICK J IR
57 PARK ST
PORTLAND, ME 04101

NOTICE OF ACTION ON ABATEMENT/SUPPLEMENT OF REAL ESTATE TAX
LOCATION: 37 PARK ST, PORTLAND MAINE; CBL 044-A-026-001
Dear Sit/Madam:

We have reviewed your submitted Application for Abatement of Property Taxes for the above
referenced parcel(s). It is our opinion that no adjustment to the assessed value is warranted at this
time.

Please note that under Maine law the burden of proof rests upon the taxpayer to provide evidence
or documentation that the property is valued in excess of its just value. Just value as ruled by
Maine case law is synonymous with fair market value. Title 36 M.R.S.A. § 848A states: “In any
proceedings relating to a protested assessment, it is sufficient defense of the assessment that it is
accurate within reasonable limits of practicality, except when a proven deviation of 10% or more
from the relevant assessment ratio of the municipality or primary assessing area exists.”

You have the right to appeal this decision within 60 days of receipt of this notice to:
Board of Assessment Review
389 Congress Street, Room 211
Portland, Maine 04101
Telephone number 207-874-8480.
If you require additional property tax information, please contact the City Assessor's office at
telephone number: 207-874-8486.

Sincerely,

My

Brentley C Martin, CMA-4
Assistant Tax Assessor

BCM/bs

389 Congress Street - Portland, Maine 04101 - 207-874-8486

assessors@portlandmairfesgewse/ww.portlandmaine.gov




57 Park St
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	1. Approve the September 30, 2022 Board of Assessment Review Meeting Minutes
	a. Draft minutes attached.
	Board of Assessment Review Minutes 9.30.2022


	2. Appeal from Carol Pike, 453 St. John Street
	a. Appeal attached. Carol Pike requested a postponeme
	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
	BAR Report- 453 St John St
	Pike, Carol for 453 St. John Response to Tyler Tech received 10.20.2022 for 10.21.2022 Hearing reduced2


	3. Appeal for 49 Dartmouth LLC from Attorney Sally Daggett
	a. Attorney Daggett has requested a continuance of th
	49 Dartmouth LLC Request to continue to December 9, 2022 from Atty Daggett rec. 10.4.2022


	4.  Appeal on behalf of Lafayette Portland LLC and Lafayette Portland West LLC, Holiday Inn by the Bay and Fireside Suites
	a. Appeal filed by Todd Kratt, DuCharme, McMillen & A
	Lafayette Hotels - Hearing Extension Statement 8-19-22
	Holiday Inn - 88 Spring - BOAR Abatement Application Signed
	Holiday Inn - 40 Spring - BOAR Abatement Application Signed
	Holiday Inn By the Bay - Portland - 2021 Appeal Report(revised)
	Fireside Inn - BOAR Abatement Application Signed
	Fireside - Portland - 2021 Appeal Report (revised)
	Lafayette Portland LLC  88 and 40 Spring St. Assessor's Letter 039-E-010-001 dated 5.9.2022
	Lafayette Portland West LLC  81 Riverside St. Assessor's Letter 266-A-002-001 dated 5.9.2022
	BAR Report- 40 Spring St
	BAR Report- 81 Riverside St
	BAR Report 88- Spring St


	5. Appeal on behalf of Unifirst Corporation, 414 Riverside Industrial Parkway
	a. Appeal filed by Shayna Jones, DuCharme, McMillan &
	Unifirst Corp - Hearing Extension Statement 8-19-22
	Unifirst - FY2022 Appeal Report 
	Unifirst Corporation - 414 Riverside Industrial Parkway BOAR Abatement Application received 7.15.2022
	BAR Report- 414 Riverside St


	6. Appeal from Patrick O'Toole, 57 Park Street
	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
	BAR Report- 57 Park St


	7. Next Meeting: to be decided.
	8. Adjournment



