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To submit written public comment on an agenda item, email ajames@portlandmaine.gov. Submissions must be 
received by 12:00 pm the day before the Board of Assessment Review meeting to guarantee their inclusion in 
the agenda packet. All submissions must include the commenter's name and legal address. To help ensure your 
comment is submitted for the correct item, please include the name of the agenda item (see below). 
 
REMOTE ACCESS INFORMATION: 

The Board of Assessment Review will conduct this meeting in-person in Room 24 at Portland City Hall. If you 
are not able to attend in person, a recording will be available in the Agenda Center following the meeting. 
 

1. Appeal of Assessment of 4 Greenwood Street, CBL 084 V003001, owners Kevin and 
Elizabeth Samson 

 

     
  a. 4 Greenwood Street Application for Appeal to Board of Assessment Review 

Attached 

 

  b. Assessor's Response re 4 Greenwood Street Attached 
 

2. New Bussiness (if necessary)  
     
3. Adjournment  
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BOARD OF ASSESSMENT REVIEW 
APPLICATION FOR APPEAL OF 

ASSESSOR'S DECISION ON
ABATEMENT OF MUNICIPAL PROPERTY TAXES

(36 M.R.S.A. Section 843)  
This application must be filed with your municipal Board of Assessment Review.  A separate application 
should be filed for each separately assessed parcel of real estate claimed to be overvalued. 

1. Name:_____________________________________________________________________

2. Mailing address: _____________________________________________________________

3. Physical address (if different than mailing address): _________________________________

4. Phone: _____________________________Email: __________________________________

5. Tax year for abatement: ...............................................................................  _______________ 

6. Assessed value of real estate: ..................................................................... $ ______________ 

7. Reduction of real estate value requested: .................................................... $ ______________ 

8. Assessed value of personal property: .......................................................... $ ______________ 

9. Reduction of personal property value requested: ........................................ $ ______________ 

10. Reasons for requesting abatement (please be specific about the reason(s) you believe the

assessment is illegal, erroneous, or that the property is overvalued for tax purposes, and 

include supporting documentation such as comparable sales/deed reference. Please see the 

instructions on the following page.): ______________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________  

__________________________________________________________________________ 

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. 

 _____________________________________________________________  __________________ 

  Signature of applicant Date 
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Kevin and Liz Samson

4 Greenwood Street Peaks Island Maine 04108

978 288-9847

keseas@verizon.net

2026

$698,700

$100,000

$1,049,000

$400,000

The abutting properties have been assessed at far less than our property.  The attached documents show how all the abutting properties have larger properties, newer construction, similar or better ocean views.  The assessed land values of the abutting properties is generally in the neighborhood of $500,000 while our property is assessed at nearly $700,000.  Our property barely extends past the footprint of the house .  The City of Portland owns the land between our house and the ocean.  There is also a sewer pumping station and a portable generator on the land owned by the city that is directly in front of the house. The abutting properties homes are generally assessed at around $550,000-$595,000 while our building has been assessed at $1,049,000.  The building assessment for our property is grossly over-valued.  The abutters homes are architecturally designed and constructed by professional craftsmen.  our home was renovated by a DIY homeowner and is of far less quality than the abutters. Prior assessments of our property have been in the area of $700,000 total.

26 Nov 2025

Kevin Samson - signature on file - see the two previous forms that have submitted



INSTRUCTIONS 

Submit this application to the Portland Board of Assessment Review within 60 days of the date of the 
Assessor's decision.  Check with your municipal assessor to find out the exact date of that decision.  
An abatement request is not a guarantee of reduced tax.  By law, a taxpayer must prove that the actual 
value of their property is lower than the municipal assessment.  Proof may include, for example, 
documentation of recent sales of similar property or a significant error on the taxpayer’s property record 
card.   

If you do not pay your tax bill due to an abatement request, you will be charged interest on any past 
due tax, even if the abatement is granted and your tax bill is lowered.  If you pay the full amount of your 
tax when due and an abatement is later granted, the municipality will refund the amount of tax you 
overpaid.  For more information about the abatement and appeals process, see Bulletin No. 10 – 
Abatement and Appeals Procedures, available here: https://www.maine.gov/revenue/sites/
maine.gov.revenue/files/inline-files/bull10.pdf

Line 1. Name.  Enter the name of the property owner. 

Line 2. Mailing address.  Enter the address where the municipality should send all correspondence 
regarding this abatement request. 

Line 3. Physical address.  Enter the location of the property if this address is different than the mailing 
address above.  If you know the map and lot for this property, enter that as well as the address. 

Line 4. Phone and email.  Enter the best contact information for the municipality to get in touch with 
you. 

Line 5. Tax year for abatement.  Enter the year or years you are requesting an abatement of taxes.  
In most cases, an assessor can only abate taxes for the current tax year. 

Line 6. Assessed value of real estate.  Enter the value of real estate (land and buildings) as reported 
on your property tax bill. 

Line 7. Reduction of real estate value requested.  Enter the amount that you want subtracted from 
the value on line 6.  For example, if your property is valued at $200,000 and you think the correct value 
is $175,000, enter $25,000 on this line.  If you are awarded a reduction of value, that amount will be 
multiplied by the municipal tax rate to determine your tax abatement. 

Line 8. Assessed value of personal property.  Enter the value of personal property (any property not 
assessed as real estate) as reported on your property tax bill.  If you are not requesting abatement of 
your personal property assessment, leave this line blank.   

Line 9. Reduction of personal property value requested.  Most abatement requests involve real 
estate.  If you are requesting a reduction in the value of your personal property, however, enter the 
amount of value reduction you are requesting. 

Line 10. Reasons for requesting abatement.  Summarize your request for an abatement of taxes.  To 
receive an abatement, a taxpayer must prove that their property is overvalued or that there is some 
other illegality or error in their assessment.  Include the reasons why you think your property should be 
valued at a lower amount and attach any associated proof to this application. 
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Assessor’s Office 
Elisa A. Marr, CMA-2 
City Assessor 
 

 

 
 

 
 

 

DATE:  December 10, 2025      
 
TO:  City of Portland Board of Assessment Review 
 
FROM:  Elisa Marr, City Assessor 
 
RE:  FY26 Abatement Appeal – December 17, 2025 

Elizabeth & Kevin Samson, 4 Greenwood Street  
Parcel ID 084  V003001 

 
 
This memorandum, accompanied by the attached exhibits, is submitted for the Board of 
Assessment Review’s consideration of the above-referenced abatement appeal filed by 
Elizabeth and Kevin Samson (“Appellant”), regarding the property located at 4 Greenwood 
Street (the “Property”), a hearing for which is scheduled for December 17, 2025. 
 
For the reasons set forth in this memorandum and its attachments, the City Assessor 
respectfully requests that the Board of Assessment Review: 
 

A. Conclude that the property is assessed at its fair market value and at a relatively 
uniform rate with comparable properties; 
 

B. Rule that the Appellant 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; 
and 

 
C. Deny the Appellant’s application. 

 
This submission is organized into the following sections: 
 

1. Timeline 
2. Exhibits / List of Attachments 
3. City Assessor’s Response 
4. Legal References 
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TIMELINE 
 
11/8/2024 The Appellant purchased the Property for $1,850,000; Book 41112, Page 45. 
 
4/1/2025 Assessed value for the April 1, 2025 assessment date (FY26) was as follows: 
  $  698,700  Land; 8,259 sq. ft. lot 
  $1,012,300  Building; single family dwelling with 2,372 sq. ft. living area 
  $1,711,000  Total Assessed Value     See Exhibit 8. 
 
6/4/2025 Appellant had an informal appeal with Tyler Technologies (Tyler).  Appellant 

provided an opinion that the value should be $1,100,000 and near the value of 
20 Oak Ave. and 13 Oak Ave. claiming that they are similar homes and have also 
been remodeled and they are on larger lots.  20 Oak Ave. is assessed at 
$1,166,600 and 13 Oak Ave. is assessed at $1,112,700. 

 
Tyler reviewed the data submitted and changed the fireplace to 1 stack with 2 
openings.  Tyler noted in the Hearing Notes that the assessed “value is in line” 
indicating that the Tyler representative believed that no value adjustment was 
warranted. 

 
8/25/25 Appellant emailed the City Assessor and thanked her for speaking with him and 

his wife.  Mr. Samson reiterated his assessment concerns in a follow-up email.  
See Exhibit 3. 

 
9/9/2025 Appellant emailed the City Assessor to request a status update of his assessment 

questions of 8/25/2025.  The City Assessor responded that the Appellant’s 
concerns would likely be addressed the following week due to a heavy workload.   
 
That afternoon, however, the City Assessor responded to the Appellant via email 
to inform him that “I have reviewed your concerns with my team and have 
decided to place a 10% discount on your land value due to the location of the 
sewer transfer/lift station in the front of your property. Your revised assessed 
value is $1,641,100.  I will issue a letter of abatement in the coming days.” See 
Exhibit 4. 
 
Assessed value following abatement issued: 

  $  628,800  Land; 8,259 sq. ft. lot 
  $1,012,300  Building; single family dwelling with 2,372 sq. ft. living area 
  $1,641,100  Abated Assessed Value 
 
9/10/2025 A letter of abatement was mailed to the Appellant informing them that the 

assessed value had been reduced by $69,900 and that the Treasury Division had 
been notified to abate the property taxes in the amount of $837.40. See Exhibit 
5. 
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9/22/2025 The Appellant filed a formal appeal application with the Assessor’s Office. See 

Exhibit 6. 
 
10/10/2025 After review, the Assessor’s Office concludes the value is reasonable and 

Appellant did not meet the burden of proof to show that the property was 
overvalued.  Notification letter sent advising no further adjustment to the 
assessed value. See Exhibit 7. 

 
11/5/2025 The Appellant appeals to the Board of Assessment Review for a reduction of 

$500,000 and indicates an assessed value of $1,700,000.  The actual committed 
value for the Property was $1,711,000.  The assessed value on 11/5/2025 was 
$1,641,000 due to the previously granted abatement.  See Exhibit 5. 

 
11/20/2025 Board of Assessment Review hearing scheduled. 
 
11/24/2025  City Assessor mailed Appellant a section 706-A request for additional 

information requesting: 
1.  Any recent appraisals 
2. Copy of the closing statement for the sale of the Property 

  3. Evidence of hazard / property insurance coverage 
  4. Any other information indicating that Property is worth less than the  
                                   purchase price 
  5. Copies of any analysis and market studies 
 
12/5/2025 Appellant responded to 706-A request and provided the information requested. 
 
 

LIST OF ATTACHMENTS 
 

Appellant’s Submissions: 
● Application for Abatement of Property Taxes packet, received by Corporation Council 

on November 5, 2025 on behalf of the Board of Assessment Review.   
 
City Assessor’s Exhibits: 

● Transfer Tax Form 41112-45 dated 11-8-2024 [Exhibit 1] 
● Current Property Record Card for 084  V003001 [Exhibit 2] 
● Appellant email to City Assessor Marr dated 8/25/25 [Exhibit 3] 
● Appellant email to City Assessor Marr dated 9/9/25 and City Assessor Marr’s response 

granting abatement in the amount of $69,900 [Exhibit 4] 
● Letter of Abatement dated 9/10/2025 [Exhibit 5] 
● Formal Appeal to the City Assessor received from Appellant dated 9/15/2025 [Exhibit 

6] 
● Denial letter dated 10/10/25 [Exhibit 7] 
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● Property Record Card for 4 Greenwood Street showing FY26 committed value of 
$1,711,000 [Exhibit 8] 

● Hazard / property insurance dated November 2025 [Exhibit 9] 
● Appraisal dated 10/2/2024 [Exhibit 10] 
● Recent Sales of Similar Properties  [Exhibit 11] 
● City Assessor’s PowerPoint presentation [Exhibit 12] 

 
 

CITY ASSESSOR’S RESPONSE 

Appellant has not met the burden to prove the assessment is “manifestly wrong.” The burden 
of proof is upon the taxpayer to demonstrate through credible evidence that the assessment 
was “manifestly wrong” by proving indisputably that: 

A. The property was substantially overvalued and an injustice resulted from the 
overvaluation; 

B. That there was unjust discrimination in the valuation of the property; or 
C. That the assessment was fraudulent, dishonest, or illegal. 

A taxpayer must provide affirmative evidence of the property’s “just value” (i.e., its market 
value) in the form of an appraisal, actual comparable sales data, or the opinion of a properly 
qualified expert. The City Assessor’s Response is set out in the following numbered 
paragraphs: 

 
1. In the Appellant’s application to the Board of Assessment Review dated October 31, 

2025 and stamped November 5, 2025, the Appellant has referenced incorrect assessed 
values.  The actual FY26 committed value for the Property was $1,711,000. See Exhibit 
8. Appellant has not updated the Property value to reflect the $69,900 abatement 
already granted which reduced the assessed value to the current $1,641,100.  That 
abatement was granted to recognize any negative external influence the pumping 
station may have on the property value. 
 
Appellant offers only the assessed values of surrounding non-sale properties as a 
representation of the “just value” of their property.  While these properties differ from 
the subject property, comparing only assessed values is not a fair or accurate 
comparison of fair market value.  It is normal for properties to increase at differing 
rates in a revaluation, particularly in the recent post COVID market.  The Appellant’s 
opinion of value is based solely on a comparison to neighboring properties that have 
not sold. 
 

2. The replacement cost number for insurance purposes indicates the cost to rebuild the 
improvements on the property in the event of a catastrophic loss and does not take into 
account the value of the land. One of the methodologies used for residential properties 
in the revaluation is the Cost Approach method, utilizing a replacement cost new less 
depreciation formula. The building value is currently assessed at $1,012,300.  The 
hazard/property insurance coverage for the property is $972,000, a difference of 
$40,300 from the assessed building value.  The insurance certificate supports the 

Page 22



5 | Page 
 

Assessor’s valuation of the Property.  See Exhibit 9. 
 

3. Appellant has provided an Appraisal dated 10/2/2024 prepared for Saco & Biddeford 
Savings Institution. See Exhibit 10. The Opinion of Value in the appraisal is $1,875,000; 
$25,000 higher than the sale price, $164,000 higher than the original assessed value 
of $1,711,000, and $233,900 higher than the current assessed value of $1,641,100.  The 
Appellant’s appraisal supports the Assessor’s valuation. 
 
The Appellant’s appraisal uses the following comparable sale properties which also 
appear in the City Assessor’s comparable sales list below: 
 

● 150 Island Avenue 
● 158 Island Avenue 
● 176 Seashore Avenue 
● 690 Seashore Avenue 

 
Appellant has suggested to the City Assessor that the appraisal artificially increased the 
value of the property to meet the sale price as it was an appraisal for mortgage 
purposes. If that is true, then that would undermine the veracity and truthfulness of 
the appraisal. All Maine licensed appraisers are bound by the Uniform Standards of 
Professional Appraisal Practice (USPAP) which sets the rules for ethical and 
professional standards.  On page 42 of the Appellant’s appraisal is the Appraiser 
Independence Certification in which the appraiser certifies that he has “followed the 
independence safeguards in compliance with Appraisal Independence … .” There is no 
evidence that the appraisal was artificially increased. 
 

4. Recent sales of similar properties on Peaks Island used in the development of the 2025 
revaluation and all selling over $1,000,000 include: 

 

 
 

5. There are three recognized approaches that assessors use to value properties,  which 
include the Cost Approach, the Sales Approach, and the Income and Expense Approach.  
In the 2025 revaluation for this type of property the Sales Approach was used, 
supported by the Cost Approach.  The Income and Expense Approach does not apply in 
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this case as that is typically applied for income producing or commercial properties. 
 

● The Sales Comparison Approach (SCA) in International Association of Assessing 
Officers (IAAO) appraisal is a core method comparing a subject property to 
recently sold, similar properties (comparables) in the same market, making 
adjustments for differences (location, size, features) to find the most probable 
value, relying on principles like substitution and contribution, and involves 
steps like data collection, analysis, and reconciliation to arrive at an accurate 
market value for mass appraisal or individual property valuation.  
 

● The Cost Approach is viewed by the IAAO (International Association of Assessing 
Officers) as a core valuation method, estimating property value by calculating 
the current cost to build a new equivalent structure, subtracting all forms of 
depreciation (physical, functional, external), and then adding the value of the 
land. 
 

● The IAAO (International Association of Assessing Officers) Income Approach 
defines property value by converting its expected future income into a present 
worth, treating it as an investment by analyzing potential gross income, 
subtracting vacancy/expenses to get Net Operating Income (NOI), then dividing 
NOI by a market-derived capitalization rate (Cap Rate) to find value, a core 
method for income-producing properties like apartments or offices. 
 

Appellant offers only assessed values of properties surrounding the subject and no sales  
 comparisons.  The comparable properties offered by the Appellant have, in some cases,  
 building obstructions that are discounted with a negative influence factor based on how  
 many building lots are between the subject lot and the ocean.   
 

6. The assessed 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 
properties in the district. Appellant 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:  
 

A. The Appellant’s appraisal supports the assessed value; 
B. The sale price supports the assessed value;   
C. The assessed building value is in line with the casualty insurance 

replacement cost of the building; and 
D. The comparable sales list submitted by the City Assessor supports the 

assessed value.  
 

7. For the reasons set forth in this memorandum and its attachments, the City Assessor 
respectfully requests that the Board of Assessment Review (a) conclude that the 
property is assessed at its fair market value and at a relatively uniform rate with 
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comparable properties, (b) rule that the Appellant 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, and (c) deny the Appellant’s application. 
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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.” Weekley v. Town of Scarborough, 676 A.2d 932, 934 
(Me. 1996); see also Terfloth v. Town of Scarborough, 2014 ME 57, ¶ 11, 90 A.3d 1131 (“fair 
market value”). 

 
● Assessments must be supported by two findings: 1) the property must be assessed at 

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

 
● The City Assessor’s assessment of the Property is presumed to be valid. Petrin v. Town 

of Scarborough, 2016 ME 136, ¶ 14, 147 A.3d 842, 849. The Appellant 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.; see also City of Waterville v. 
Waterville Homes, 655 A.2d 365 (Me. 1995); Yusem v. Raymond, 2001 ME 61, 769 A.2d 865; 
Weekley v. Town of Scarborough, 676 A.2d 932 (Me. 1996); Southwest Harbor v. Harwood, 
763 A.2d 115 (Me. 2000); Northeast Empire Limited Partnership #2 v. Ashland, 2003 ME 28, 
818 A.2d 1021 ; 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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