Village of
Elm Grove

BOARD OF REVIEW AGENDA
JULY 21, 2025 * 6:00 PM * Park View Room

(must be in session a minimum of 2 hours)

[ERN

. Call to Order

N

. Roll Call

w

. Pledge of Allegiance
4. Approval of Minutes

A. Review and approval of the May 27, 2025 Board of Review
minutes

Documents:

BOR 052725 DRAFT MINUTES.pdf

5. Confirmation of appropriate Board of Review, Open Book, and Open
Meeting notices in compliance with State Law.

A. Confirmation of the appropriate Board of Review, Open Book, and
Open Meeting notices for the July 21, 2025 Board of Review
meeting.

Documents:

AFFIDAVIT OF POSTING 2025 Board Of Review And Open Book Notices.pdf

6. Verbal confirmation of filing and summary of Assessment Roll by
Assessors Office

7. Receipt of the assessment roll by the Clerk from the Assessor

8. Receive the Assessment Roll and sworn statements from the Clerk



9. Review the Assessment Roll and Perform Statutory Duties:
A. Examine the Roll

B. Correct description or calculation errors
C. Add omitted properties

D. Eliminate double assessed properties

10. Discussion and action to certify all corrections of error under Wis.
Stats 70.43

11. Discussion and action to verify with the Assessor the Open Book
changes have been included in assessment roll

12. Allow taxpayers to examine the assessment data
13. During the first two hours, consideration of:

A. Waivers of the required 48-hour notice of intent to file an objection
when there is good cause.

B. Requests for waiver of the BOR hearing allowing the property
owner an appeal directly to the circuit court (Roll call vote)

C. Requests to testify by telephone or submit a sworn written
statement

1. Discussion and possible action to consider the Request to
Testify by Phone of Milo Pinkerton regarding ElIm Grove ALF
LLC, 800 Wall St, EGV 1105-997.

D. Subpoena requests.

E. Act on any other legally allowed or required Board of Review
matters.

14. Review Notices of Intent to File Objection

A. Notice of intent filed by Nicholas Boerke as agent for Caroline
Heights Apartments LLC, 13105 Watertown Plank Rd, EGV 1105-
998-005

Documents:



Notice Of Intent To File Objection - EGV 1105-998-005, 13105 Watertown Plank
Rd.pdf

B. Notice of intent filed by Jason Sikorski as agent for EIm Grove
ALF LLC, 800 Wall St, EGV 1105-997

Documents:

Notice Of Intent To File Objection - EGV 1105-997, 800 Wall St.pdf

15. Proceed to hear OBJECTIONS, if any, and if proper notice/waivers
given unless scheduled for another date (Roll call vote)

A. Open the Board of Review Hearing for 13105 Watertown Plank
Road, EGV 1105-998-005

1. Discussion and possible action of Caroline Heights
Apartments LLC, Agent Nicholas Boerke, Objection to the Real
Property Assessment regarding 13105 Watertown Plank Road,
EGV 1105-998-005

2. Board of Review deliberations and roll call vote on Objection
for 13105 Watertown Plank Road, EGV 1105-998-005

3. Discussion and possible action to close the Board of Review
Hearing for 13105 Watertown Plank Road, EGV 1105-998-005

B. Open the Board of Review Hearing for 800 Wall St, EGV 1105-997

1. Discussion and possible action of EIm Grove ALF LLC, Agent
Jason Sikorski, Objection to the Real Property Assessment
regarding 800 Wall St, EGV 1105-997

2. Board of Review deliberations and roll call vote on Objection
for 800 Wall St, EGV 1105-997

3. Discussion and possible action to close the Board of Review
Hearing for 800 Wall St, EGV 1105-997

16. Provide Notice of Board of Review Determination form to objectors
who are present and/or direct clerk to provide notices via certified
mail.

17. Discussion and possible action on scheduling additional Board of
Review date(s) if necessary for additional hearings and/or to allow for



determination notices to be sent

18. Adjourn (to future date if necessary)

Any person who has a qualifying disability as defined by the Americans with Disabilities Act who
requires that the meeting or materials for the meeting has to be in an accessible location or format
must contact the Village Clerk at 262-782-6700 or 13600 Juneau Boulevard by 3:00 PM Friday prior to the
meeting so that any necessary arrangements can be made to accommodate your request.

NOTICE: It is possible that members of, and possibly a quorum of, other governmental bodies of the
Village may be in attendance at the above stated meeting to gather information. No action will be
taken by any governmental body at the above stated meeting other than the governmental body
specifically referred to in the above notice.


https://elmgrovewi.org/c65b320e-b6aa-48f9-917a-7f56ece01635

VILLAGE OF ELM GROVE

13600 Juneau Boulevard
Elm Grove, WI 53122

BOARD OF REVIEW MEETING MINUTES
TUESDAY, MAY 27, 2025 * 6:55 P.M. * COURT ROOM

1. Roll Call

President Koleski called the meeting to order at 7:09 pm.

Present:6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile, Trustee Hillmann,
Trustee Olson.

Absent: 1 — Trustee Sayas
2. Confirmation of appropriate Board of Review and Open Meeting Notices

The notice dated March 3, 2025 was posted on the Village’s website, the Village Hall outdoor notice
board and the Library notice board.

3. Select Chairperson and Vice Chairperson for Board of Review

MOTION BY TRUSTEE STUCKERT, SECOND BY TRUSTEE
SCHINDLER, TO NOMINATE PRESIDENT KOLESKI AS
CHAIRPERSON. THE MOTION CARRIED BY THE
FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile,
Trustee Hillmann, Trustee Olson.

MOTION BY TRUSTEE CASTILE, SECOND BY TRUSTEE
STUCKERT, TO NOMINATE TRUSTEE SCHINDLER AS VICE-
CHAIRPERSON. THE MOTION CARRIED BY THE
FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile,
Trustee Hillmann, Trustee Olson.

4. Approval of Minutes
MOTION BY TRUSTEE SCHINDLER, SECOND BY TRUSTEE
CASTILE, TO APPROVE THE BOARD OF REVIEW MINUTES
FROM SEPTEMBER 11, 2024. THE MOTION CARRIED BY THE
FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile,
Trustee Hillmann, Trustee Olson.



5. Verify that a member has met the mandatory training requirements
Trustee Hillmann has completed the training requirements.

6. Verify that the Village has an ordinance for the confidentiality of income and
expense information provided to the Assessor under sec. 70.47(7)(af), Wis. Stats.
The Village has ordinance 7.23(4).

7. Review new laws
Attorney de la Mora explained there are no new laws at this time.

8. Adoption of policy regarding the procedure for sworn telephone testimony and
sworn written testimony

a. Adoption of policy regarding the procedure for Sworn Telephone or Sworn
Written Testimony Requests

MOTION BY TRUSTEE STUCKERT, SECOND BY TRUSTEE
HILLMANN, TO APPROVE THE POLICY REGARDING THE
PROCEDURE FOR SWORN TELEPHONE TESTIMONY AND
SWORN WRITTEN TESTMONY. THE MOTION CARRIED BY THE
FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile,
Trustee Hillmann, Trustee Olson.

9. Adoption of policy regarding the procedure of waiver of Board of Review Hearing
Requests

a. Board of Review Policy on Procedure for Waiver of Board of Review
Hearing Requests

MOTION BY TRUSTEE CASTILE, SECOND BY TRUSTEE
HILLMANN, TO APPROVE THE ADOPTION OF POLICY
REGARDING THE PROCEDURE OF WAIVER OF BOARD OF
REVIEW HEARING REQUESTS. THE MOTION CARRIED BY
THE FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile,
Trustee Hillmann, Trustee Olson.



10. Consider/act on scheduling additional Board of Review date(s)

MOTION BY TRUSTEE HILLMANN, SECOND BY TRUSTEE
OLSON, TO SCHEDULE THE BOARD OF REVIEW DATE FOR
MONDAY, JULY 21, 2025 AT 6:00PM. THE MOTION CARRIED
BY THE FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler, Trustee Castile,
Trustee Hillmann, Trustee Olson

11. Adjournment

MOTION BY TRUSTEE SCHINDLER, SECOND BY TRUSTEE
HILLMANN, TO ADJOURN THE BOARD OF REVIEW
MEETING AT 7:19PM. THE MOTION CARRIED BY THE
FOLLOWING VOTE:

Aye: 6 — President Koleski, Trustee Stuckert, Trustee Schindler,
Trustee Castile, Trustee Hillmann, Trustee Olson.



AFFIDAVIT OF POSTING
VILLAGE OF ELM GROVE

STATE OF WISCONSIN )
WAUKESHA COUNTY )
VILLAGE OF ELM GROVE )

[, Crystal Turner, duly sworn on oath, certify that | am the appointed Village Clerk of the Village
of ElIm Grove and that | have personally posted or caused to be posted the following notice:

2025 BOARD OF REVIEW MEETING NOTICE AND OPEN BOOK NOTICE

On the Village Hall — Posting board — front door 13600 Juneau Blvd, Library Bulletin Board, Post
Office Bulletin Board and Village of EIm Grove website: elmgrovewi.org.

On this 5th day of June, 2025.

(FJ yg’fa/ e%/sz

Crystal Turner Village Clerk

S:\CLERK\Notices and Posting\AFFIDAVIT OF POSTING 2025 Board of Review and Open Book Notices.docx



From: nboerke@gmail.com

To: Crystal L. Turner; clerk@elmgrovewi.org; deputyclerk@elmgrovewi.org; boardofreview@elmgrovewi.org; Rachel
Drescher

Cc: Jeff Thornton; Andrea Pasqualetto

Subject: Notice of Intent to File Objection with Board of Review - 13105 Watertown Plank Road, EIm Grove, WI

Date: Friday, July 18, 2025 11:19:14 AM

Attachments: Caroline Heights - Notice of intent to file objection (7.18.25).pdf
Caroline Heights - pa-105f Signed.pdf

Importance: High

Village Clerk and Clerk of the Board of Review,

| am hereby providing notice of our intent to file an objection to the 2025 proposed real
estate assessment of the property located at 13105 Watertown Plank Road in the Village of
Elm Grove, WI (Tax Key EGV 1105998005). Attached is the Village’s notice form as well
as the agent authorization form previously provided to the assessor.

We do not have any requests for removal of any members of the Board and expect that the
hearing on the matter could take at least 60 minutes.

Please confirm receipt and | will also provide oral notice via phone at 262-782-6700.
Nick
Nicholas J. Boerke

NJB Law & Consulting LLC
414-721-1377


mailto:nboerke@gmail.com
mailto:cturner@elmgrovewi.org
mailto:clerk@elmgrovewi.org
mailto:deputyclerk@elmgrovewi.org
mailto:boardofreview@elmgrovewi.org
mailto:rdrescher@elmgrovewi.org
mailto:rdrescher@elmgrovewi.org
mailto:assessor@elmgrovewi.org
mailto:apasqualetto@mandelgroup.com

VILLAGE OF ELM GROVE
Notice of Intent to File Objection with Board of Review

I, Nicholas Boerke as the property owner or as agent for

Caroline Heights Apartments LLC

with an address of 330 E. Kilbourn Ave., #600S

hereby give notice of intent to file an objection on the assessment for the following property:
13105 Watertown Plank Road

for the 2025 Assessment Year in the Village of EIm Grove.
THIS NOTICE OF INTENT IS BEING FILED: (please mark one)

X At least 48 hours before the Board’s scheduled meeting
During the first two hours of the Board’s scheduled meeting (please complete section A)
Up to the end of the fifth day of the session or up to the end of the final day of the session if
the session is less than five days (please complete section B)

FILING OF THIS FORM DOES NOT RELIEVE THE OBJECTOR OF THE REQUIREMENT OF TIMELY
FILING A FULLY COMPLETED WRITTEN OBJECTION ON THE PROPER FORM WITH THE CLERK OF
THE BOARD OF REVIEW.

Section A: The Board of Review may grant a waiver of the 48 hour notice of an intent to file a written or oral
objection if a property owner who does not meet the notice requirement appears before the Board during the
first two hours of the meeting, shows good cause for failure to meet the 48 hour notice requirement and files
a written objection and the Village Assessor waives the 48 hour notice. My good cause is as follows:

N/A

Section B: The Board of Review may waive all notice requirements and hear the objection even if property
owner fails to provide written or oral notice of an intent to object 48 hours before the scheduled meeting, and
fails to request a waiver of the notice requirement during the first two hours of the meeting, if the property
owner appears before the Board at any time up to the end of the fifth day of the session or up to the end of
the final day of the session if the session is less than five days, and files a written objection and provides
evidence of extraordinary circumstances and the Village Assessor waives the 48 hour notice. Proof of my
extraordinary circumstances are as follows:

N/A

A WRITTEN OBJECTION ON THE PROPER FORM MUST BE PROPERLY FILED WITH THE CLERK OF
THE BOARD OF REVIEW.

N ok Beoerfe July 18, 2025

(Signature of Property Owner or Agent) (Date)

(Received by Village) (Date)










Agent Authorization
for Property Assessment Appeals

if an agent is representing the property owner or municipality, the property owner or municipality must provide prior written authorization
for the agent to represent the company or municipality when contacting the reviewing authority.

Section 1: Property Owner and Property Information

Company/property owner name

Caroline Heights Apartments LLC c/o Mandel Group

Taxationdistrict ] Town Village [:l City | County

(Check one)
Enter municipality —

Elm Grove Waukesha

Mailing address

330 E. Kilbourn Ave., #600S

Street address of property

13105 Watertc_)wn Plank Road

City State Zip B City State Zip
Milwaukee wi 53202 Eim Grove wi 53122
Parcel number Phone S Email o “Fax
EGV 1105998005 (414) 270 - 2603 apasqualetto@mandelgroup.com ( ) -
Section 2: Authorized Agent Information
Name / title Company name
Nicholas J. Boerke NJB Law & Consulting LLC
| Mailing address T Phone B B Fax =
10936 N. Port Washington Road, #177 (414) 721 - 1377 () =
“City o State Zip Email
Mequon wi 53092 nboerke@gmail.com

Section 3: Agent Authorization

|:] Manufacturing property assessment appeals (BOA)

D Wisconsin Department of Revenue 70.85 appeals

Agent Authorized for: (check all that apply} Enter Tax Years of Authorization

{mm-dd-yyyy)

Send notices and other written communications to: (check one or both) Authorized Agent

Municipal Board of Review 2025
other Municipal Objection 2025 )
Authorizationexpires: 12 - 31 - 2026 {unless rescinded in writing prior to expiration)

Property Owner

Section 4: Agreement/Acceptance

lunderstand, agree and accept:

Authorization form

+ The assessor's office may divulge any information it may have on file concerning this property
+ My agent has the authority and my permission to accept a subpoena concerning this property on my behalf

+ A photocopy and/or faxed copy of this completed form has the same authority as a signed original

« I will provide all information | have that will assist in the discussion and resolution of any assessment appeal of this property

+ Signing this document does not relieve me of personal responsibility for timely reporting changes to my property and paying taxes, or
penalties for failure to do so, as provided under Wisconsin tax law

+ If signed by a corporate officer, partner, or fiduciary on behalf of the owner, | certify that | have the power to execute this Agent

Section 5: Owner Grants Authorization

Owner name (please print)
Ll fhr /{‘o
Owner yownery 5‘ Er.-
Sign Here '{‘,I. ; "/ — ,&EﬁuﬁL@:ﬁCZ S :‘P&?‘ [ ey
= Caroline Heights Apartments LLC c/o Mandel Group Inc. 07Ji 09 - 2025

PA-105 (R. 11-23)

Wisconsin Department of Revenue






From: noreply@civicplus.com

To: Crystal L. Turner
Subject: Online Form Submittal: Contact Village Clerk
Date: Friday, July 18, 2025 11:24:34 AM

If you are having problems viewing this HTML email, click to view a Text version.
Contact Village Clerk

Please complete the online form below to submit your question, comment or suggestion.
Your Contact Information

First and Last Name:*
Email Address:*

Phone Number:*

Questions or Comments

Subject:

Comment:

* indicates required fields.

View any uploaded files by signing in and then proceeding to the link below:
http://elmgrovewi.org/Admin/FormHistory.aspx?SID=7428

The following form was submitted via your website: Contact Village Clerk
First and Last Name:: Nicholas Boerke

Email Address:: nboerke@gmail.com

Phone Number:: 4147211377

Subject:: Notice of Intent to File Objection with Board of Review - 13105 Watertown Plank Road, Elm
Grove, WI

Comment:: Village Clerk and Clerk of the Board of Review,

I am hereby providing notice of our intent to file an objection to the 2025 proposed assessment of the
property located at 13105 Watertown Plank Road in the Village of Elm Grove (Tax Key EGV 1105998005).
I separately emailed the Village’s notice form as well as the agent authorization form previously provided to

the assessor.

We do not have any requests for removal of any members of the Board and expect that the hearing on the
matter could take at least 60 minutes.

Please confirm receipt and I will also provide oral notice via phone at 262-782-6700.
Nick

Nicholas J. Boerke
NJB Law & Consulting LLC


mailto:noreply@civicplus.com
mailto:cturner@elmgrovewi.org
file:////c/elmgrovewi.org/MyAccount

nboerke@gmail.com
414-721-1377

Additional Information:

Form submitted on: 7/18/2025 11:24:32 AM
Submitted from IP Address: 67.53.17.114
Referrer Page: No Referrer - Direct Link

Form Address: http://elmgrovewi.org/Forms.aspx?FID=75


http://elmgrovewi.org/Forms.aspx?FID=75

VILLAGE OF ELM GROVE
Notice of Intent to File Objection with Board of Review

I, Nicholas Boerke as the property owner or as agent for

Caroline Heights Apartments LLC

with an address of 330 E. Kilbourn Ave., #600S

hereby give notice of intent to file an objection on the assessment for the following property:
13105 Watertown Plank Road

for the 2025 Assessment Year in the Village of EIm Grove.
THIS NOTICE OF INTENT IS BEING FILED: (please mark one)

X At least 48 hours before the Board’s scheduled meeting
During the first two hours of the Board’s scheduled meeting (please complete section A)
Up to the end of the fifth day of the session or up to the end of the final day of the session if
the session is less than five days (please complete section B)

FILING OF THIS FORM DOES NOT RELIEVE THE OBJECTOR OF THE REQUIREMENT OF TIMELY
FILING A FULLY COMPLETED WRITTEN OBJECTION ON THE PROPER FORM WITH THE CLERK OF
THE BOARD OF REVIEW.

Section A: The Board of Review may grant a waiver of the 48 hour notice of an intent to file a written or oral
objection if a property owner who does not meet the notice requirement appears before the Board during the
first two hours of the meeting, shows good cause for failure to meet the 48 hour notice requirement and files
a written objection and the Village Assessor waives the 48 hour notice. My good cause is as follows:

N/A

Section B: The Board of Review may waive all notice requirements and hear the objection even if property
owner fails to provide written or oral notice of an intent to object 48 hours before the scheduled meeting, and
fails to request a waiver of the notice requirement during the first two hours of the meeting, if the property
owner appears before the Board at any time up to the end of the fifth day of the session or up to the end of
the final day of the session if the session is less than five days, and files a written objection and provides
evidence of extraordinary circumstances and the Village Assessor waives the 48 hour notice. Proof of my
extraordinary circumstances are as follows:

N/A

A WRITTEN OBJECTION ON THE PROPER FORM MUST BE PROPERLY FILED WITH THE CLERK OF
THE BOARD OF REVIEW.

N ok Beoerfe July 18, 2025

(Signature of Property Owner or Agent) (Date)

Twnnan 07/18/2025 - 11.19am

(Received by Village) (Date)




Agent Authorization
for Property Assessment Appeals

if an agent is representing the property owner or municipality, the property owner or municipality must provide prior written authorization
for the agent to represent the company or municipality when contacting the reviewing authority.

Section 1: Property Owner and Property Information

Company/property owner name

Caroline Heights Apartments LLC c/o Mandel Group

Taxationdistrict ] Town Village [:l City | County

(Check one)
Enter municipality —

Elm Grove Waukesha

Mailing address

330 E. Kilbourn Ave., #600S

Street address of property

13105 Watertc_)wn Plank Road

City State Zip B City State Zip
Milwaukee wi 53202 Eim Grove wi 53122
Parcel number Phone S Email o “Fax
EGV 1105998005 (414) 270 - 2603 apasqualetto@mandelgroup.com ( ) -
Section 2: Authorized Agent Information
Name / title Company name
Nicholas J. Boerke NJB Law & Consulting LLC
| Mailing address T Phone B B Fax =
10936 N. Port Washington Road, #177 (414) 721 - 1377 () =
“City o State Zip Email
Mequon wi 53092 nboerke@gmail.com

Section 3: Agent Authorization

|:] Manufacturing property assessment appeals (BOA)

D Wisconsin Department of Revenue 70.85 appeals

Agent Authorized for: (check all that apply} Enter Tax Years of Authorization

{mm-dd-yyyy)

Send notices and other written communications to: (check one or both) Authorized Agent

Municipal Board of Review 2025
other Municipal Objection 2025 )
Authorizationexpires: 12 - 31 - 2026 {unless rescinded in writing prior to expiration)

Property Owner

Section 4: Agreement/Acceptance

lunderstand, agree and accept:

Authorization form

+ The assessor's office may divulge any information it may have on file concerning this property
+ My agent has the authority and my permission to accept a subpoena concerning this property on my behalf

+ A photocopy and/or faxed copy of this completed form has the same authority as a signed original

« I will provide all information | have that will assist in the discussion and resolution of any assessment appeal of this property

+ Signing this document does not relieve me of personal responsibility for timely reporting changes to my property and paying taxes, or
penalties for failure to do so, as provided under Wisconsin tax law

+ If signed by a corporate officer, partner, or fiduciary on behalf of the owner, | certify that | have the power to execute this Agent

Section 5: Owner Grants Authorization

Owner name (please print)
Ll fhr /{‘o
Owner yownery 5‘ Er.-
Sign Here '{‘,I. ; "/ — ,&EﬁuﬁL@:ﬁCZ S :‘P&?‘ [ ey
= Caroline Heights Apartments LLC c/o Mandel Group Inc. 07Ji 09 - 2025

PA-105 (R. 11-23)

Wisconsin Department of Revenue



From: Jason Sikorski

To: Jeff Thornton
Cc: Milo Pinkerton; Crystal L. Turner
Subject: RE: Open Book Changes 2025
Date: Friday, July 18, 2025 3:44:28 PM
Attachments: image003.png

image004.png

Objection to Real Property Assessment .Elm Grove 07.18.25 signed.pdf
Adgent authorization Elm Grove .07.18.25 signed.pdf

412 Elm Grove Rent Grid .07.07.25.xIsx

Expense per unit .07.17.25.xIsx

Objection to Real Property Assessment Elm Grove Parcel 1105997.docx

Jeff,

As we discussed earlier today, attached is the Objection to Real Property Assessment,
along with some supporting documents. You mentioned the deadline to file was 4pm today
to attend the Board of Review meeting on Monday at 6pm. Please confirm receipt by
replying all to this email. There may be potential for Milo to attend the BOR by phone, so
we may submit a request to testify by phone given he will be outside the state of Wisconsin
on Monday. Thanks.

CC: City Clerk

Jason Sikorski
Chief Financial Officer
7901 W. National Ave., Suite C | West Allis, W1 53214

(414) 399-0033 | jsikorski@msphousing.com
=7 MSP Hirma: ()
' SENIOR [_IVING

REAL ESTATE INC.

From: Jeff Thornton <assessor@elmgrovewi.org>
Sent: Friday, July 18, 2025 10:11 AM

To: Jason Sikorski <jsikorski@msphousing.com>
Cc: Milo Pinkerton <milo@msphousing.com>
Subject: Open Book Changes 2025

Caution: This is an external email and may contain suspicious content. Please
exercise caution when clicking links or opening attachments. If you suspect

phishing, contact the Helpdesk at helpdesk@heritageal.com.

Jason,
I've attached two documents.

1. Is the Board of Review change for 2025 — please sign and return - This does not render your
ability to show up at the Board of Review.


mailto:helpdesk@heritageal.com
mailto:jsikorski@msphousing.com
mailto:assessor@elmgrovewi.org
mailto:milo@msphousing.com
mailto:cturner@elmgrovewi.org
mailto:jsikorski@msphousing.com
http://www.msprealestateinc.com/
http://www.heritagesenior.com/
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Objection to Real Property Assessment

To file an appeal on your property assessment, you must provide the Board of Review (BOR) clerk written or oral notice of your intent, under
state law (sec. 70,47(7){a), Wis. Stats.). You must also complete this entire form and submit it to your municipal clerk, To review the best

evidence of property value, see the Wisconsin Department Revenue's Guide for Property Qwners.

Complete all sections:
Section 1: Property Owner / Agent Information * It agent, submit written aut Form PA-105} with this form
Property owner name (on changed assessment notice) Agent name e applicable)
Elm Grove ALF, LLC / Milo Pinkerton Jason Sikorski
| Owner malling address Ageni malling address
| 7301 W. National Ave. Ste C 7901 W. National Ave, Ste C
City State 2ip City i 2 State )
West Allis | Wl 53214 West Allis ) WI 33214
Owner phone Email Owner phone o Email
{612 ) 710- 1643 milof@msphousing.com (414 ) 399- 0033 jsikorski@msphousing.com
Section 2: Assessment Information and Opinion of Value
Property address Legal description or parcel no. {on changed assessment notice)
800 Wall St.
fity z State Zip 1105997
Elm Grove WI 53122
Assessment shown on notice - Total Your opinlon of assassed value - Total
$ 13,461,400 $/0,309, 90/
if this property contalns non-market value class acreage, provide your opinion of the taxable value breakdown:
Statutory Class Acres | $ Per Acre Full Taxable Value

Residential total market value
Commercial total market value

Agricultural classification:  # of tillable acres @ $ acre use value

# of pasture acres @ $§ acre use value

# of specialty acres @ $§ acre use value
Undeveloped classification # of acres @ $ acre @ 50% of market value
Agricultural forest classification # of acres L2 2 $ acre @ 50% of market value
Forest classification # of acres e 4 acre @ market value

Class 7 “Other” total market value market value

Managed forest land acres -4 $§ acre @ 50% of market value
Managed forest land acres @ $§ acre @ market value
Section 3: Reason for Objection and Basis of Estimate
Reascnis) for your objection; (Attach additional sheets If needed) Basis for your opinlon of assessed value: (Attach additional sheets if needed)
Assessed higher than income approach | Income approach to value (5“ athached
(See albackedy
Saction 4: Other Property Information
A, Within the last 10 years, did you acquire the property?. ........c.eorriiiriiri ittt iitt s [ ves No
If Yes, provide acquisition price $ Date - - () Purchase [ JTrade [] Gift [_] inheritance
Tmm-dd-yyyy)
B. Within the last 10 years, did you change this property (ex: remodel, addition)?...........couvvriveenirnrneieenn.. (3 Yes No
if Yes, describe
Date of Cost of
changes_ - - changes $ Does this cost include the value of all labor (including yourown)? [ | Yes  [[] No
— imm-ddyyyyl
C. Within the last five years, was this property listed/offered for sale? ...............ooveveeereeienerneniiasaninss (Oves B no
If Yes, how long was the property listed (providedates) = - to - -
s R = imm-dd-yyyyl Imm-dd-yyyy
Asking price $ List all offers received
D. Within the last five years, was this property appraised? . ..........ovviiiiiiiiiinririiotsisiisiriirsseseasesnses [IYes X No
If Yes, provide: Date - - Value Purpose of appralsal

{mm-dd-yyyy)
If this property had more than one appraisal, provide the requested information for each appraisal.

[ Saction 5: BOR Hearing Information

A. 1f you are requesting that a BOR member{s) be removed from your hearing, provide the name{s):
MNote: This does not apply in first or second class cities.

B. Provide a reasonable estimate of the amount o/f'time you need at the hearing minutes,

Property owner or Agent slgnatury t R Date (mm-dd-yyyy)
4 7-18 -2025

v

PA-115A {R. 10-22) Wisconsin Department of Revenue







Important -- to ensure this form works properly, Save -I -

save it to your computer before completing the form.

Agent Authorization
for Property Assessment Appeals

If an agent is representing the property owner or municipality, the property owner or municipality must provide prior written authorization
for the agent to represent the company or municipality when contacting the reviewing authority.

Section 1: Property Owner and Property Information

Company/property owner name Taxation district D Town & Village |:| City | County
(Check one)
Elm Grove ALF, LLC / Milo Pinkerton Enter municipality — Elm Grove Waukesha
Mailing address Street address of property
7901 W. National Ave., Suite C 800 Wall Street
City State Zip City State Zip
West Allis Wi 53214 EIm Grove Wi 53122
Parcel number Phone Email Fax
1105997 (612) 710 - 1643 milo@msphousing.com ( ) -
Section 2: Authorized Agent Information
Name / title Company name
Jason Sikorski / CFO Heritage Senior Living, LLC
Mailing address Phone Fax
7901 W. National Ave., Suite C (414) 399 - 0033 () -
City State Zip Email
West Allis wi 53214 jsikorski@msphousing.com

Section 3: Agent Authorization

Agent Authorized for: (check all that apply) Enter Tax Years of Authorization
|:| Manufacturing property assessment appeals (BOA)
Wisconsin Department of Revenue 70.85 appeals 2025-2035
Municipal Board of Review 2025-2035

|:| Other

Authorization expires: 08 - 31 - 2035 (unless rescinded in writing prior to expiration)
(mm-dd-yyyy)

Send notices and other written communications to: (check one or both) Authorized Agent |:| Property Owner

Section4: Agreement/Acceptance

lunderstand, agree and accept:

« The assessor’s office may divulge any information it may have on file concerning this property

« My agent has the authority and my permission to accept a subpoena concerning this property on my behalf

| will provide all information | have that will assist in the discussion and resolution of any assessment appeal of this property

- Signing this document does not relieve me of personal responsibility for timely reporting changes to my property and paying taxes, or
penalties for failure to do so, as provided under Wisconsin tax law

« A photocopy and/or faxed copy of this completed form has the same authority as a signed original

- If signed by a corporate officer, partner, or fiduciary on behalf of the owner, | certify that | have the power to execute this Agent
Authorization form

Section 5: Owner Grants Authorization
Owner name (please print)

Milo Pinkerton

S W
Sign Here } /

@mpany or title Date (mm-dd-yyyy)
President 07 -18-25

PA-105 (R. 11-23) Wisconsin Department of Revenue





		SaveAs: 

		Print: 

		Clear: 

		Note: Important -- to ensure this form works properly,
save it to your computer before completing the form.

		StAdd: 800 Wall Street

		TVC: 2

		countyDropDown1: [67]

		Muni: Elm Grove

		city2: Elm Grove

		State2: WI

		Zip2: 53122

		parcelno: 1105997

		MailAdd: 7901 W. National Ave., Suite C
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		state: WI
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		city3: West Allis

		state3: WI

		zip3: 53214

		Nametitle: Jason Sikorski / CFO
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		email2: jsikorski@msphousing.com

		Fax1: 

		Fax2: 

		Fax3: 

		Fax4: 

		Fax5: 

		Fax6: 

		manpropassesapp: Off

		widor70: 

		85: Wisconsin Department of Revenue 70.85 appeals



		MailAdd2: 7901 W. National Ave., Suite C

		entertxyrauthor1: 

		entertxyrauthor3: 2025-2035

		other2: 
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		PrepDate4: 07

		PrepDate5: 18

		PrepDate6: 25

		phone3: 414
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		compropownname: Elm Grove ALF, LLC / Milo Pinkerton






412 Rent Grid



						Heritage - Elm Grove - Apartment Rent Grid

						I. CBRF Refridgerator & Sink - No Stove - 42 Units

						Unit Type		#		SF		Rent/Month		Total/Month

						Studio		3		300 - 320		$1,050		$3,150

						Studio		6		412 - 464		$1,100		$6,600

						Studio		1		528		$1,150		$1,150

						1-Bedroom		16		534 - 573		$1,400		$22,400

						1-Bedroom		5		563 - 608		$1,450		$7,250

						1-Bedroom		8		679 - 719		$1,500		$12,000

						2-Bedroom		3		966 - 1052		$1,600		$4,800

						Total		42						$57,350



						II. Memory Care -No Kitchens - 36 Units

						Unit Type		#		SF		Rent/Month		Total/Month

						Studio		13		298 - 300		$900		$11,700

						Studio		18		300 - 393		$950		$17,100

						Studio		4		401 - 406		$1,000		$4,000

						1-Bedroom		1		687		$1,300		$1,300

						Total		36						$34,100



						III. RCAC - Refridgerator & Sink - No Stove - 20 Units

						Unit Type		#		SF		Rent/Month		Total/Month

						Studio		1		258		$1,300		$1,300

						1-Bedroom		12		523 - 615		$1,500		$18,000

						1-Bedroom		4		679 - 711		$1,600		$6,400

						2-Bedroom		3		928 - 1052		$1,900		$5,700

						Total		20						$31,400



						Total Monthly		98						$122,850

						Total Annual		98						$1,474,200



						II. Valuation

						Annual Rent @ 5% Vacancy								$1,400,490

						CapEx Reserves @ $300/Unit								$29,400

						Operating Expenses/Unit - $5,400/Year								$529,200

						Net Operating Income								$841,890

						Tax Rate								1.165840%

						Cap Rate								7.0%

						Effective Rate (Tax Rate + Cap Rate)								8.165840%

						Value at Effective Rate:								$10,309,901				$105,203		Value Per Unit

						2024 Assessed Valuation								$13,673,100						Assessed Value		Value per unit

						Difference								$3,363,199				2024		$13,673,100		$139,521

						Difference								24.6%				2023 - 2022		$12,261,800		$125,120

																		2021 - 2018		$11,777,100		$120,174
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MSP comparable

		Property Comparison(Activity)

		Period = Jan 2024-Dec 2024

		Book = Accrual,Budget ; Tree = trend_lsup-milo

						300		500		560		562		564		580

						    Homestead Village		Courtyard		Silver Creek		Center Point		New Berlin Sr		West Allis Sr

				Total Units Available		48		63		65		75		34		122

				Year built		2002		1996		2000		2015		2000		2009

				Sq footage of units (not total building)		37,659		46,018		54,239		70,317		34,668		108,850



		4999		TOTAL NET REVENUE		-557,461		-724,369		-753,305		-1,423,142		-422,484		-1,680,201				(A)









		5000		EXPENSES



		5100		      Salaries & Benefits

		5112		        Salaries - Administration		16,519		37,896		51,372		42,078		16,241		49,053

		5113		        Salaries - Administration - OT		151		1,473		15		9		631		561

		5120		        Salaries - Bonus		1,259		438		3,700		2,600		363		3,575

		5150		        Salaries - Maintenance		27,189		27,222		37,216		46,922		11,979		50,507

		5151		        Salaries - Maintenance - OT		593		2,482		1,495		3,912		2,054		3,044

		5152		        Salaries - Community Relations		0		0		0		0		0		0

		5185		        401(k) Employer's Match		1,254		1,823		1,013		186		687		821

		5187		        Employee Insurances		6,106		4,567		3,937		1,301		90		14,596

		5188		        Salaries & Wages - Vacation Accrual		-2,214		-2,782		-353		-785		0		-199

		5190		        Payroll Taxes		3,736		5,748		8,269		8,237		2,607		9,153

		5198		      Total Salaries & Benefits		54,593		78,867		106,665		104,462		34,651		131,110





		5200		      Administrative Overhead

		5212		        Garage/Parking Rent Expense		0		0		0		0		0		0

		5213		        Association Dues		334		0		0		0		0		0

		5215		        Bad Debts		-686		21,053		8,375		12,577		-1,037		15,640

		5216		        Bank Fees		1,031		792		732		807		867		732

		5218		        Management Fees		29,817		35,181		37,727		70,530		21,175		83,238

		5220		        Computer Supplies & Equipment		764		1,296		0		49		1,050		0

		5222		        Copier		1,693		0		0		177		266		2,424

		5223		        Credit Check		120		270		270		510		45		405

		5225		        Dues & Subscriptions		233		72		43		50		128		96

		5230		        Employee- Medical Services		0		0		0		91		0		0

		5231		        Evictions and Collections		78		0		0		0		0		0

		5235		        Employee Recognition		139		18		18		202		18		43

		5236		        Employee Recruiting		58		0		2,361		0		0		2,535

		5240		        Hotel & Airlines		1,252		0		0		0		0		0

		5245		        Car, Parking & Gas Expense		0		0		0		0		0		0

		5246		        Licenses and Fees		258		117		271		433		168		457

		5250		        Meals & Entertainment		342		26		37		39		19		65

		5251		        Mileage Reimbursement		1,596		350		1,712		478		250		1,364

		5255		        Office Equipment Leases		0		0		0		0		0		0

		5256		        Office Supplies		1,015		849		1,513		971		309		1,842

		5257		        Sales tax Expense		13		-30		0		-40		-10		0

		5260		        Payroll Services		1,147		1,744		2,321		2,375		783		2,663

		5261		        Postage		301		303		314		426		277		435

		5265		        Software Contracts		6,120		7,193		13,085		7,389		5,261		8,668

		5267		        Software/Network/Telecom Services		575		749		575		575		1,030		575

		5270		        Training/Education/Conferences		298		377		388		459		185		743

		5275		        Uniforms		0		0		226		0		0		0

		5280		        Other Administration		49		10		40		20		0		92

		5298		      Total Administrative Overhead		46,546		70,368		70,009		98,119		30,785		122,016





		5300		      Utilities

		5315		        Cable		20,825		1,611		0		1,303		1,603		290

		5316		        Cell Phone Service		116		0		500		733		173		367

		5320		        Electricity		10,010		17,290		22,345		22,532		13,250		33,189

		5321		        Utilities Reimbursement		0		57		14		0		-14		0

		5325		        Gas		9,992		14,053		14,415		9,759		6,449		27,824

		5330		        Telephone / Internet Service		850		6,028		6,260		7,846		6,775		8,729

		5350		        Vacant Unit Utilities		317		1,209		898		890		174		3,092

		5360		        Water & Sewer		7,500		32,477		29,590		32,436		9,738		33,006

		5398		      Total Utilities Expenses		49,609		72,725		74,022		75,501		38,149		106,497





		5500		      Marketing and Advertising

		5510		        Advertising		2,574		8,031		5,007		11,999		4,491		9,286

		5512		        Website		0		0		0		287		0		0

		5515		        Brochures		7		0		0		0		0		87

		5525		        Guest Suite Expenses		0		0		266		0		0		152

		5550		        Model Unit Decorating		0		54		0		0		0		0

		5560		        Printing		0		0		0		0		0		0

		5561		        Promotions		1,337		724		1,529		1,257		280		703

		5566		        Resident Referrals		0		0		0		0		0		250

		5575		        Signage		0		0		0		0		0		0

		5598		      Total Marketing and Advertising		3,918		8,810		6,802		13,542		4,772		10,478





		5600		      Contracted Services

		5610		        Answering Services		134		1,185		1,155		1,280		1,062		782

		5612		        Outside Agency Compliance Fees		835		3,985		1,920		0		1,755		5,098

		5615		        Cleaning/Janitorial		6,820		7,783		8,428		11,280		5,715		14,553

		5620		        Elevator Expenses		2,465		2,190		3,464		5,433		2,247		4,039

		5625		        Fire Protection		3,301		3,918		5,604		2,366		1,771		3,295

		5630		        Inspections		0		0		0		0		0		0

		5635		        Landscaping & Grounds		3,912		5,893		6,108		14,384		6,201		5,168

		5660		        Pest Control		621		732		1,112		780		624		28,590

		5665		        Refuse/ Removal		4,477		6,502		8,954		6,001		3,828		14,270

		5675		        Security		0		0		0		0		0		172

		5676		        Snow & Ice Removal		5,595		5,714		4,529		10,690		5,150		6,314

		5695		        Other Contracted Services		0		0		0		0		0		0

		5698		      Total Contract Services		28,160		37,902		41,275		52,215		28,353		82,281





		5700		      Repairs and Maintenance

		5710		        Appliance		14,601		11,480		15,152		17,122		7,813		11,542

		5715		        Bulbs & Ballasts		1,323		574		426		1,067		1,170		2,687

		5725		        Decorating		0		68		0		0		0		0

		5726		        Common Area Improvement		12		1,397		905		0		254		1,135

		5730		        Electrical		46		745		934		818		2,547		330

		5731		        Elevator		1,571		340		116		13,445		819		809

		5732		        Equipment Repairs		0		0		238		0		0		231

		5733		        Exterior Building Repairs		1,518		578		997		460		99		0

		5735		        Garage Maintenance & Repairs		1,860		1,427		879		3,391		786		4,025

		5740		        HVAC Repairs		4,938		4,326		5,877		9,139		7,227		26,903

		5745		        Interior Building Repairs		151		8,525		2,292		525		455		1,796

		5746		        Keys & Locks		427		998		0		172		477		828

		5750		        Janitorial/Cleaning  supplies		214		435		2,350		1,305		210		705

		5755		        Landscaping & grounds		703		49		158		433		68		154

		5760		        Maintenance Supplies		2,324		3,638		5,373		2,758		988		6,829

		5762		        Maintenance Equipment		96		25		0		25		25		1,142

		5765		        Office Equipment Repairs & Maintenance		0		0		0		0		0		0

		5770		        Painting		242		14,141		390		1,225		0		643

		5771		        Parking lot maintenance repairs		139		0		0		0		1,580		0

		5772		        Plumbing		1,911		1,564		3,021		5,013		1,323		2,453

		5773		        Pool & Patio		0		0		0		8,626		0		0

		5775		        Roof Repairs		400		0		0		1,949		0		0

		5777		        Signs		0		0		0		0		0		0

		5780		        Turnover Cleaning Expense		95		492		386		1,985		810		2,849

		5781		        Turnover - Other Expense		613		1,008		253		6,306		65		1,273

		5782		        Turnover - Painting Expense		2,317		8,830		2,027		7,197		1,600		36

		5784		        Turnover - Cleaning		806		2,315		588		3,260		0		0

		5785		        Turnover - Flooring		16,285		18,514		34,091		14,939		10,026		27,369

		5790		        Vehicle Repair & Maintenance		568		0		0		0		0		152

		5795		        Other Repairs and Maintenance		500		0		59		3,257		1,124		2,186

		5798		      Total Repairs and Maintenance Repairs		53,661		81,469		76,512		104,415		39,466		96,076





		5800		      Insurances and Taxes

		5815		        Insurance		15,186		22,303		23,670		25,804		17,861		55,642

		5865		        Real Estate Taxes		44,792		101,543		58,583		110,572		24,101		261,053

		5867		        TIF Revenue		0		0		0		0		0		0

		5895		        Workers' Compensation Insurance		1,281		588		668		1,575		624		2,640

		5898		      Total Insurance & Taxes		61,259		124,434		82,922		137,952		42,586		319,336





		5900		      Professional Fees

		5910		        Accounting Fees		2,200		1,520		7,170		1,520		9,260		10,130

		5911		        Agency Fees		0		2,835		1,950		0		1,530		3,660

		5945		        Legal Fees		1,055		361		1,052		0		297		1,886

		5950		        Closing Costs		0		0		0		0		0		0

		5965		        Outside Consultant		0		0		0		0		0		1,500

		5998		      Total Professional Fees		3,255		4,716		10,172		1,520		11,087		17,176





		5999		    TOTAL EXPENSES		301,000		479,290		468,377		587,725		229,850		884,971



		6999		TOTAL OPERATING INCOME/(LOSSES)		-256,461		-245,079		-284,928		-835,417		-192,635		-795,230



				Expenses less Real Estate Taxes		256,208		377,748		409,794		477,153		205,749		623,918				(B)



				Expenses w/o Real Estate Taxes per unit		5,338		5,996		6,305		6,362		6,051		5,114

				Expense ratio 		-46%		-52%		-54%		-34%		-49%		-37%				= (B) / (A)
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412 Elm Grove

		HSL 12 LLC (412)

		12 Month Actual to Budget

		Period = Jan 2024-Dec 2024

		Book = Accrual,Budget ; Tree = trend_lsup-milo



						2024

						Actual

		Units vailable				98												83.496

		Year built				2014												85.2%

		Sq footage of units (not total building)				49,271



		4999		TOTAL NET REVENUE		7,012,172





		5000		EXPENSES



		5100		      Salaries & Benefits

		5110		        Salaries - Life Enrichment		103,434

		5111		        Salaries - Life Enrichment - OT		3,846

		5112		        Salaries - Administration		126,482

		5120		        Salaries - Bonus		45,205

		5128		        Salaries - Concierge		35,614

		5129		        Salaries - Concierge -  OT		576

		5132		        Salaries - Culinary		361,497

		5134		        Salaries - Culinary - OT		15,350

		5143		        Salaries - Housekeeping		141,773

		5144		        Salaries - Housekeeping - OT		391

		5150		        Salaries - Maintenance		60,741

		5151		        Salaries - Maintenance - OT		6,020

		5152		        Salaries - Community Relations		77,668

		5153		        Salaries - Community Relations - Bonus		17,200

		5154		        Salaries - Community Relations - OT		79

		5161		        Salaries - HSL Pool		73,845

		5165		        Salaries - RA - AL		630,852

		5166		        Salaries - RA - EC		606,613

		5167		        Salaries - RA - MC		454,369

		5168		        Salaries - RA - OT		308,184

		5169		        Salaries - RA - Training		30,305

		5170		        Salaries - RA - PTO		74,181

		5171		        Salaries - DON/Wellness Director		217,467

		5172		        Salaries - DON/Wellness Director - OT		20,826

		5183		        Outside Services and Staffing - Other		2,218

		5185		        401(k) Employer's Match		32,705

		5187		        Employee Insurances		190,887

		5188		        Salaries & Wages - Vacation Accrual		1,376

		5190		        Payroll Taxes		288,076

		5198		      Total Salaries & Benefits		3,927,778





		5200		      Administrative Overhead

		5215		        Bad Debts		1,480

		5216		        Bank Fees		421

		5218		        Management Fees		347,166

		5219		        Bookkeeping Fees		25,608

		5220		        Computer Supplies & Equipment		4,744

		5222		        Copier		9,070

		5225		        Dues & Subscriptions		2,681

		5230		        Employee- Medical Services		741

		5235		        Employee Recognition		6,249

		5236		        Employee Recruiting		4,866

		5240		        Hotel & Airlines		63

		5245		        Car, Parking & Gas Expense		20

		5246		        Licenses and Fees		2,926

		5250		        Meals & Entertainment		1,966

		5251		        Mileage Reimbursement		1,520

		5256		        Office Supplies		6,499

		5260		        Payroll Services		89,400

		5261		        Postage		1,800

		5265		        Software Contracts		74,708

		5267		        Software/Network/Telecom Services		6,191

		5270		        Training/Education/Conferences		4,465

		5275		        Uniforms		3,043

		5280		        Other Administration		2,006

		5298		      Total Administrative Overhead		597,633





		5300		      Utilities

		5315		        Cable		2,690

		5316		        Cell Phone Service		4,242

		5320		        Electricity		71,224

		5325		        Gas		13,720

		5330		        Telephone / Internet Service		15,829

		5360		        Water & Sewer		38,654

		5398		      Total Utilities Expenses		146,361





		5400		      Elderly & Congregate Services

		5411		        Nursing Supplies		21,384

		5412		        Incontinent Supplies		45,938

		5415		        Dietary Supplies		26,642

		5416		        Drugs and Pharmaceuticals		2,779

		5417		        Lab Services		-188

		5418		        Dietary Chemicals		11,914

		5419		        Routine Nursing Equipment		8,125

		5420		        Equipment Services		2,603

		5421		        Food		285,519

		5423		        Food Rebates		-7,004

		5424		        Uniform Rental - Culinary		3,973

		5425		        Food - Corp		447

		5429		        Bed Linens and Towels		1,886

		5430		        Housekeeping Supplies		19,120

		5441		        Housekeeping Chemicals		4,468

		5445		        Laundry and Linen		9,362

		5460		        Activity Entertainment		8,450

		5461		        Activity Supplies		8,134

		5462		        Activity Food/Events		4,003

		5463		        Activity Van Transportation		50

		5470		        Hub's Hoe Down		6,420

		5495		        Other Services		995

		5498		      Total Elderly & Congregate Services		465,020





		5500		      Marketing and Advertising

		5510		        Advertising		6,977

		5512		        Website		23,547

		5513		        PR Company		2,219

		5515		        Brochures		1,891

		5516		        Broker/Locator Fees		219,853

		5519		        CRM Software		16,667

		5520		        Donations		82

		5550		        Model Unit Decorating		5

		5560		        Printing		0

		5561		        Promotions		460

		5598		      Total Marketing and Advertising		271,700





		5600		      Contracted Services

		5610		        Answering Services		3,052

		5620		        Elevator Expenses		12,484

		5625		        Fire Protection		4,917

		5635		        Landscaping & Grounds		7,441

		5660		        Pest Control		3,950

		5665		        Refuse/ Removal		23,041

		5676		        Snow & Ice Removal		8,688

		5698		      Total Contract Services		63,572





		5700		      Repairs and Maintenance

		5710		        Appliance		21,734

		5715		        Bulbs & Ballasts		5,378

		5725		        Decorating		895

		5726		        Common Area Improvement		1,748

		5730		        Electrical		19,782

		5731		        Elevator		0

		5732		        Equipment Repairs		324

		5733		        Exterior Building Repairs		0

		5740		        HVAC Repairs		20,133

		5745		        Interior Building Repairs		5,365

		5746		        Keys & Locks		2,323

		5755		        Landscaping & grounds		3,830

		5760		        Maintenance Supplies		8,503

		5762		        Maintenance Equipment		1,985

		5770		        Painting		0

		5771		        Parking lot maintenance repairs		0

		5772		        Plumbing		22,189

		5773		        Pool & Patio		548

		5775		        Roof Repairs		900

		5780		        Turnover Cleaning Expense		750

		5781		        Turnover - Other Expense		0

		5782		        Turnover - Painting Expense		0

		5785		        Turnover - Flooring		94,266

		5790		        Vehicle Repair & Maintenance		4,309

		5795		        Other Repairs and Maintenance		967

		5798		      Total Repairs and Maintenance Repairs		215,927





		5800		      Insurances and Taxes

		5815		        Insurance		62,534

		5865		        Real Estate Taxes		159,347

		5867		        TIF Revenue		-87,156

		5895		        Workers' Compensation Insurance		48,100

		5898		      Total Insurance & Taxes		182,824





		5900		      Professional Fees

		5910		        Accounting Fees		2,349

		5945		        Legal Fees		10,000

		5965		        Outside Consultant		119

		5998		      Total Professional Fees		12,468





		5999		    TOTAL EXPENSES		5,883,284



		6999		TOTAL OPERATING INCOME/(LOSSES)		1,128,887
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Objection to Real Property Assessment – Parcel:  1105997

Section 3: Reasons for Objection:

A typical approach to valuation has 3 ways to determine value:

1) Cost

2) Sales

3) Income

This property is an assisted living and memory care building with many small studio units, some with no kitchens, and rents that include a very high level of personal care from caregivers, nurses, food service, activities, etc., so rents are mostly for providing non-real estate services.  In order to “strip out” the care and food, we chose an income approach to value, assuming a “no care” apartment building – one manager, one maintenance person, no food - a regular apartment building.  Our company operates various types of buildings throughout Wisconsin.

The amended assessed value of $13.46 million is $3.15 million, or 31% higher than our calculated value of $10.31 million utilizing the income approach to value.

We did not utilize the sales approach to value since comparable sales of senior living properties include value related to the income for various care, services and food charged to assisted living and memory care residents.  It is simply too difficult to decouple the value of these various services from the rental income charged for the units and the per square foot rate valuation assumed for comparable sales.

Also, we did not utilize the cost approach to value since our property is 11 years old.  In other words, the value of our building would not be comparable to the cost of a newly constructed building of similar size, layout, etc.

Section 3: Basis of opinion of assessed value:

Our income approach to value is based on the rental income of similar sized studios, 1-bedroom and 2-bedroom apartments that we see in our other market rate / senior apartments within nearby municipalities such as New Berlin, Glendale and West Allis.  While our income approximates what the assessor used in his income model, we have a larger discrepancy on the expense or cost to run the property.

The assessor used a 25% expense ratio, or $3,606/unit cost to estimate expenses, but we utilized a 36% expense ratio, or $5,400/unit cost to estimate expenses in our valuation.  When comparing these expense ratios and cost/unit estimates to nearby market rate / senior apartments, you will see our estimate falls within the expense ratio range of 34% to 54% and $5,114/unit to $6,362/unit cost.

Finally, the assessor used a 6.5% base cap rate in his valuation, but we used a 7.0% base cap rate in our valuation.  The assessor chose to use the lower cap rate in the typical 6.5% to 7.0% range he shared with us, while we used the higher cap rate given the building is not new but 11 years old.










2. Is the link for the filing to appear at the Board of Review? https://www.google.com/url?
client=internal-element-

115a.pdf&sa=U&ved=2ahUKEwil55uF2MaOAxUbmYkEHcpOLfkQFnoECAKQAQ&usg=A0vVawl
kdBIQUALtEXypExyL2xcX&fexp=72986053,72986052

Thank you,
Jeff Thornton
\ Village of Assessor
Elm Grove Village Of Elm Grove

262-780-6647 assessor@elmgrovewi.org
13600 Juneau Blvd. EIm Grove, WI 53122

This electronic transmission, including any files attached thereto, may contain confidential information that is legally
privileged, confidential, and exempt from disclosure. The information is intended only for the use of the individual or entity
named above. If the reader of this message to the intended recipient, you are hereby notified that any disclosure,
dissemination, copying, distribution, or the taking of any action in reliance on the contents of this confidential information is
strictly prohibited. If you have received this communication in error, please destroy it and immediately notify Jeff Thornton at

assessor@elmgrovewi.org * EIm Grove Elected Officials and Members of Village Committees, Boards and Commissions: In
order to comply with the Open Meetings Act requirements, please limit any reply to only the sender of this electronic

communication.
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Objection to Real Property Assessment

To file an appeal on your property assessment, you must provide the Board of Review (BOR) clerk written or oral notice of your intent, under
state law (sec. 70,47(7){a), Wis. Stats.). You must also complete this entire form and submit it to your municipal clerk, To review the best

evidence of property value, see the Wisconsin Department Revenue's Guide for Property Qwners.

Complete all sections:
Section 1: Property Owner / Agent Information * It agent, submit written aut Form PA-105} with this form
Property owner name (on changed assessment notice) Agent name e applicable)
Elm Grove ALF, LLC / Milo Pinkerton Jason Sikorski
| Owner malling address Ageni malling address
| 7301 W. National Ave. Ste C 7901 W. National Ave, Ste C
City State 2ip City i 2 State )
West Allis | Wl 53214 West Allis ) WI 33214
Owner phone Email Owner phone o Email
{612 ) 710- 1643 milof@msphousing.com (414 ) 399- 0033 jsikorski@msphousing.com
Section 2: Assessment Information and Opinion of Value
Property address Legal description or parcel no. {on changed assessment notice)
800 Wall St.
fity z State Zip 1105997
Elm Grove WI 53122
Assessment shown on notice - Total Your opinlon of assassed value - Total
$ 13,461,400 $/0,309, 90/
if this property contalns non-market value class acreage, provide your opinion of the taxable value breakdown:
Statutory Class Acres | $ Per Acre Full Taxable Value

Residential total market value
Commercial total market value

Agricultural classification:  # of tillable acres @ $ acre use value

# of pasture acres @ $§ acre use value

# of specialty acres @ $§ acre use value
Undeveloped classification # of acres @ $ acre @ 50% of market value
Agricultural forest classification # of acres L2 2 $ acre @ 50% of market value
Forest classification # of acres e 4 acre @ market value

Class 7 “Other” total market value market value

Managed forest land acres -4 $§ acre @ 50% of market value
Managed forest land acres @ $§ acre @ market value
Section 3: Reason for Objection and Basis of Estimate
Reascnis) for your objection; (Attach additional sheets If needed) Basis for your opinlon of assessed value: (Attach additional sheets if needed)
Assessed higher than income approach | Income approach to value (5“ athached
(See albackedy
Saction 4: Other Property Information
A, Within the last 10 years, did you acquire the property?. ........c.eorriiiriiri ittt iitt s [ ves No
If Yes, provide acquisition price $ Date - - () Purchase [ JTrade [] Gift [_] inheritance
Tmm-dd-yyyy)
B. Within the last 10 years, did you change this property (ex: remodel, addition)?...........couvvriveenirnrneieenn.. (3 Yes No
if Yes, describe
Date of Cost of
changes_ - - changes $ Does this cost include the value of all labor (including yourown)? [ | Yes  [[] No
— imm-ddyyyyl
C. Within the last five years, was this property listed/offered for sale? ...............ooveveeereeienerneniiasaninss (Oves B no
If Yes, how long was the property listed (providedates) = - to - -
s R = imm-dd-yyyyl Imm-dd-yyyy
Asking price $ List all offers received
D. Within the last five years, was this property appraised? . ..........ovviiiiiiiiiinririiotsisiisiriirsseseasesnses [IYes X No
If Yes, provide: Date - - Value Purpose of appralsal

{mm-dd-yyyy)
If this property had more than one appraisal, provide the requested information for each appraisal.

[ Saction 5: BOR Hearing Information

A. 1f you are requesting that a BOR member{s) be removed from your hearing, provide the name{s):
MNote: This does not apply in first or second class cities.

B. Provide a reasonable estimate of the amount o/f'time you need at the hearing minutes,

Property owner or Agent slgnatury t R Date (mm-dd-yyyy)
4 7-18 -2025

v

PA-115A {R. 10-22) Wisconsin Department of Revenue




Important -- to ensure this form works properly, Save -I -

save it to your computer before completing the form.

Agent Authorization
for Property Assessment Appeals

If an agent is representing the property owner or municipality, the property owner or municipality must provide prior written authorization
for the agent to represent the company or municipality when contacting the reviewing authority.

Section 1: Property Owner and Property Information

Company/property owner name Taxation district D Town & Village |:| City | County
(Check one)
Elm Grove ALF, LLC / Milo Pinkerton Enter municipality — Elm Grove Waukesha
Mailing address Street address of property
7901 W. National Ave., Suite C 800 Wall Street
City State Zip City State Zip
West Allis Wi 53214 Elm Grove Wi 53122
Parcel number Phone Email Fax
1105997 (612) 710 - 1643 milo@msphousing.com ( ) -
Section 2: Authorized Agent Information
Name / title Company name
Jason Sikorski / CFO Heritage Senior Living, LLC
Mailing address Phone Fax
7901 W. National Ave., Suite C (414) 399 - 0033 () -
City State Zip Email
West Allis WiI 53214 jsikorski@msphousing.com

Section 3: Agent Authorization

Agent Authorized for: (check all that apply) Enter Tax Years of Authorization
|:| Manufacturing property assessment appeals (BOA)
Wisconsin Department of Revenue 70.85 appeals 2025-2035
Municipal Board of Review 2025-2035

|:| Other

Authorization expires: 08- 31 -2035 (unless rescinded in writing prior to expiration)
(mm-dd-yyyy)

Send notices and other written communications to: (check one or both) Authorized Agent |:| Property Owner

Section4: Agreement/Acceptance

lunderstand, agree and accept:

« The assessor’s office may divulge any information it may have on file concerning this property

« My agent has the authority and my permission to accept a subpoena concerning this property on my behalf

| will provide all information | have that will assist in the discussion and resolution of any assessment appeal of this property

- Signing this document does not relieve me of personal responsibility for timely reporting changes to my property and paying taxes, or
penalties for failure to do so, as provided under Wisconsin tax law

« A photocopy and/or faxed copy of this completed form has the same authority as a signed original

- If signed by a corporate officer, partner, or fiduciary on behalf of the owner, | certify that | have the power to execute this Agent
Authorization form

Section 5: Owner Grants Authorization

Owner name (please print)

Milo Pinkerton

S W
Sign Here } /

@mpany or title Date (mm-dd-yyyy)
President 07- 18 -25

PA-105 (R. 11-23) Wisconsin Department of Revenue
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