










































































































































































































































1401 33RD STREET SOUTH                COBORNS INCORPORATED 
01-1390-01327-010                                    JAMES SHAW, REP BY J.W. CHATAM & ASSOC.  

Page 1 of 1 

 
Mr. Shaw is protesting the overall value on the above referenced parcel by his representative, 
Blake Newell of J.W. Chatam & Associates.  
 
The parcel consists of a grocery store combined with a convenience store, accompanying fuel 
stations, a freestanding carwash, and a freestanding off sale liquor store. The grocery store was 
built in 1984, the carwash in 2008, and the liquor store was constructed in 2013. The parcel 
received value increases in previous years, but was unchanged for the 2017 assessment. The value 
proposed by Mr. Newell for the parcel is $6,210,900. This comes to an overall value of $52.29 per 
square foot of building space.  
 
The value of the subject property was reviewed along with sales of comparable properties. Since 
few of the local sales were grocery stores, and because of the multi-purpose use of the property, 
sales of multi-use retail properties considered similar were included. The search was also 
broadened to include surrounding areas to get an indication of the larger market. As indicated in 
the table, the local sales range from $77.27 up to $107.68/sf, and the surrounding areas range from 
$67.99 up to $108.86/sf. This puts the overall value of the subject property, at $80.83/sf, toward 
the lower middle range of the sales that have occurred. Widening the search further to sales that 
have occurred in Minnesota shows an even higher range for similar type properties.    
 

Comparable Sales 

Bldg Name  Sale Date 
Sale Price 
Contract 

Sale Price 
Adjusted 

Prop 
Type  Occupancy  Yr. Built  Bldg SF 

Total Sale 
$ / GBA 
(SF)  Location 

4101 13 AVE S (MULTI) 14-Aug-14 $9,716,460 $9,843,860 Retail Grocery 1977 127,393 $77.27 Fargo 

3730 36 ST S/FLEET 
FARM (Multi) 

26-Feb-16 $24,069,300 $24,173,000 Retail Retail/Convenience/     
Car Wash 

1994 288,216 $83.87 Fargo 

4427 13 AVE S 30-May-13 $7,330,200 $7,425,400 Retail Retail 1991 95,096 $78.08 Fargo 

1201 42 ST S (Multiple 
Bldgs) 

1126 43 ST S 

1-Jul-13 $5,130,000 $5,168,900 Retail Retail 1994 48,004 $107.68 Fargo 

          
Mean 1989 328,795 $86.73 

          
Median 1993 381,508 $89.88 

          
Max 1991 328,795 $90.83 

          
Min 1992 328,795 $94.76 

1190 W Turnpike Ave 6/26/2013 $4,023,568 $4,023,568 Retail Grocery 1988 59,180 $67.99 Bismarck 

20 26 ST E 1/1/2015 $3,588,600 $4,700,000 Retail Grocery 1981 43,175 $108.86 Williston 

10855 Univ Ave 12/22/2016 $16,750,000 $16,750,000 Retail Grocery 1965 95,685 $175.05 Blaine 

1400 Babcock Blvd E 3/29/2016 $10,000,000 $10,000,000 Retail Grocery/Convenience 2001 76,420 $130.86 Delano 

10100 6 Ave N 4/3/2015 $19,500,000 $19,500,000 Retail Grocery/Liquor 1989 121,287 $160.78 Plymouth 

20180 Dodd Rd 4/29/2015 $12,090,000 $12,090,000 Retail Grocery/Car Wash 1999 116,417 $103.85 Lakeville 

 SUBJECT Land Value  Bldg Value   Total Value      Yr Built  Bldg SF $/SF  Location 
1401 33 St S (Multiple 

Bldgs) 
$1,693,000 $7,907,000 $9,600,000 Retail Grocery/Convenience/    

Car Wash/Liquor 
1984 118,773 $80.83 Fargo 

 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Parcel #: 01-1390-01327-010 – Retain the current value at $9,600,000. 



DECLARATION OF REPRESENTATIVE ' . . . 

32 Holdings LLC c/o Coborn's Inc As Taxpayer 1921 Coborn Blv 
Properly Owner(s) as stated on the Valuation Notice Property Owner's 12.Address 

St Cloud1 MN 56301- ,./'/ - (j _ /3;.:;.!.1_ 
- F ........... 

City, .State, and Zip Code s· e of Property Owner(s) Date 

5/lJ'IJ[5 F S/j/ftJ CFO 
Print or T_ype your Na:me Title (if applicabk) 

The above property owner(s) hereby appoints J. W. Chatam & Associates 

to represent the property owner in appeal matters before the county appraiser or appraiser designee, State or Local 

Board of Review, Division of Property Valuation, Small Claims, State Board of Tax Appeals or any other jurisdiction 

where allowed, pursuant to the its rules and regulations, for the following parcel(s) or personal property accounts 

located in Cass County North Dakota for the tax year 2017 

J. W. Chatam & Associates Jerry Chatam or Associate 
FrrmNa:me Indtvidual Reptesentativfl'.sName and Title 

7301 W 129th St, Suite 150 Overland Park KS 66213 
Representative's Mailing Address City, State, and Zip Gode 

913 239-0990 Jchatam@Jwchatam.com 
Representative's Telephone Number and Email Address 

01~ the Annamrlate Desi?Wiltion Below 
BAttomey ~ember of the Taxpayer's Immediate Family 

Certifled Public Accountant :utl1orized Employee of the Taxpayer 
D Certified General Appraiser 00thet (explain) 
[jlTax Representative or Agent 

Send notices and all other written communioation in proceedings involving· the .property to (check one box below) 
a(JThe appointed representative Dthe prl>J)¢y owner 

-
List all real estate parcel identification numbers and personal property account numbers under appeal. Attaclt additional pages as 
needed. 
02-5005-00010-000 IS9-ND-1S 
Cash Wise Foods 3045 & Little Dukes Gas/Wash 



Cash Wise Foods 3045 & Little Dukes 
Gas/Wash 

Parcel ID (s): 

02-5005-00010-000 

755 33rd Ave E 

West Fargo, ND 

Cass County North Dakota 

TaxYear: 2017 

Site Address 

755 33rd Ave E 

J. W. Chatam Associates Inc. 

7301 W 129th Street, Suite 150 

Overland Park, Kansas 66213 

Parcel Type 

Main Parcel 

Class 

Tuesday, April 11, 2017 



SUMMARY OF SALIENT FACTS 

Property Name: 

Property Address: 

City, State: 

County/Jurisdiction: 

Parcel ID (s): 
02-5005-00010-000 

Cash Wise Foods 3045 & Little Dukes Gas/Wash 

755 33rd Ave E 

West Fargo, ND 

Cass County North Dakota 

Site Address Year Built Gross Area 
755 33rd Ave E 2015 66,885 

TOTAL CURRENT COUNTY VALUE: 

Current 
County Value 
$8,076,200 

$8,076,200 

TS9-ND-15<:i 

$/Unit 
$120.75 

$120.75 

Property Description The subject is a grocery store built in 2015 with a gross area of 66,885 sqft 
which includes a 2,160 sqft C-Wash. 

4/11/2017 
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COMPARABLE PROPERTIES CURRENTLY FOR LEASE 

PROPERTY NAME AND ADDRESS CITY STATE SQFT ASKING RENT YB TERMS 

FORMER RAINBOW FOODS INVER GROVE HEIGHTS MN 56,202 $ 6.00 2000 NNN 

9015 BRODERICK BLVD 

FORMER ALCO LONG PRAIRIE MN 22,361 $ 4.50 1997 NNN 

890 COMMERCE RD 

RETAIL PINE CITY MN 26,901 $ 8.00 1989 NNN 

100-170 EVERGREEN SQ SW 

FORMER ALCO SPRING VALLEY MN 22,260 $ 5.00 1995 NNN 

725 N BROADWAY ST 

RETAIL KIMBERLY WI 54,906 $ 6.00 1991 NNN 

850 MAES AVE 

FORMER GROCERY STORE JEFFERSON WI 30,622 $ 9.00 1992 NNN 

1525 RYAN RD 

RETAIL HARTFORD WI 38,000 $ 7.00 MODIFIED NET 

1201 BELL AVE 

FORMER GROCERY STORE OCONOMOWOC WI 39,809 $ 6.84 1994 NNN 

630 E WISCONSIN AVE 

FORMER MC SPORTS WISCONSIN RAPIDS WI 23,820 $ 7.00 1999 NNN 

22115 8TH ST 

FORMER COPPS STEVENS POINT WI 50,526 $ 5.75 NNN 

5657 US HWY 10 



COMPARABLE PROPERTIES CURRENTLY FOR LEASE 

PROPERTY NAME AND ADDRESS CITY STATE SQFT ASKING RENT YB TERMS 

FORMER PICK N SAVE GREENFIELD WI 90,443 $ 4.50 1967 NNN 

4200 S 76TH ST 

FORMER DAHL'S ANKENY IA 43,509 $ 6.00 2005 NNN 

1802 N ANKENY BLVD 

FORMER GROCERY STORE MANDAN ND 32,173 $ 7.00 NNN 

504 W MAIN ST 

FORMER K-MART MARSHALL MN 94,688 $ 3.50 1989 NNN 
1001 MN-23 

YANKTON MALL YANKTON SD 181,746 $ 6.00 1969 NNN 
2101 BROADWAY ST The asking rent is for small retail space. The big 

box portion is negotiable. 

FORMER ALCO MILLER SD 25,614 $ 7.40 2008 NNN 

218 15TH STE 



COMPARABLE PROPERTIES CURRENTLY FOR SALE 

PROPERTY NAME AND ADDRESS STATE YB SQFT ASKING PRICE PRICE PER SQFT 

FORMER ALCO MN 25,614 $1,950,000 $76.13 

173 BARCLAY AVE W 

PINE RIVER, MN 

FORMER CUBS FOODS MN 1999 60,208 $3,500,000 $58.13 

1320 S HIGHWAY 15 S 

HUTCHINSON, MN 

FORMER RAINBOW FOODS MN 2000 56,202 $2,810,000 $SO.OD 

9015 BRODERICK BLVD 

INVER GROVE HEIGHTS, MN 

FORMER GROCERY STORE MN 1981 28,324 $1,249,000 $44.10 

205 lSTST S 

BUFFALO, MN 

FORMER ALCO MN 1995 22,260 $667,800 $30.00 

725 N BROADWAY ST 

SPRING VALLEY, MN 
-

FORMER ALCO MN 22,361 $626,000 $28.00 

890 COMMERCE RD 

LONG PRAIRIE, MN 

FORMER OFFICE MAX MN 2000 23,600 $575,000 $24.36 

1354 HWY 15 S 

HUTCHINSON, MN 

FORMER ECONO FOODS MN 1981 25,900 $600,000 $23.17 

1044TH AVE 

NEW PRAGUE, MN 



COMPARABLE PROPERTIES CURRENTLY FOR SALE 

PROPERTY NAME AND ADDRESS STATE YB SQFT ASKING PRICE PRICE PER SQFT 

FORMER ECONO FOODS MN 1981 25,900 $600,000 $23.17 

1044TH AVE 

NEW PRAGUE, MN 

TARGET MN 1998 89,908 $2,000,000 $22.24 

170118TH AVE 

AUSTIN, MN 

TARGET MN 1998 89,490 $1,800,000 $20.11 

1914 S BROADWAY ST 

NEW ULM, MN 



PROPERTY NAME AND ADDRESS 

FORMER SPORTS AUTHORITY 

1750 W HWY36 

ROSEVILLE, MN 

FORMER K-MART 
50 SIGNAL HILLS CTR 

WEST SAINT PAUL, MN 

YEAR BUILT 

1977 

1955/2006 

COMPARABLE PROPERTIES THAT HAVE SOLD 

SQFT 

80,065 

103,455 

SALE DATE 

1/19/2013 

8/2/2016 

SALE PRICE 

$ 5,300,000 

$ 3,360,000 

SALE PRICE PER SQFT 

$66.20 

$32.48 



Income Analysis TS9-ND-156 

Income 

Rents 

Description Area/Units 

Grocery Store 64,918 

64,918 

Expenses 
Expenses Per Sqaure Foot: 

Rate 

$8.00 

TaxYear 2017 

Total 

$519,344 

$519,344 

Potential Gross Income: 

10.0% Vacancy and Collection Loss: 

Miscellaneous Income: 

Effictive Gross Income: 

Description Area Rate Expense Total 

64,918 $0.80 $51,934 
Expense Totals 

Value Capitalization 

Base Capitalization Rate: 

Effective Tax Rate: 

Total Capitalization Rate: 

Additional Adjustments 
Car Wash - 2,160sqf x $300/sqft = 648,000 

8.0000% 

0.0000% 

8.0000% 

Expenses: 

Net Operating Income: 

Indicated Value: 

Total Additional Adjustments: 

Total: 

$648,000 

$648,000 

Final Value: 

Final Value Rounded: 

$519,344 

$51,934 

$0 

$467,410 

$51,934 

$415,476 

$5,193,450 

$648,000 

$5,841,450 

$5,841,500 



Addendum A 

COMPARABLE PROPERTIES FOR LEASE 



Property Summary Report 

9015 Broderick Blvd - Former Rainbow Foods - Arbor Pointe Commons 
Inver Grove Heights, MN 55076 - Eagan Ret Submarket 

AMENIJ_IE_S ___ ·---------------------
Pylon Sign, Signage 

LEASING 
Available Spaces: 56,202 SF Available In 1 Space 

Availability: 100% Available; 100% Vacant 

Leasing Company: Mid-America Real Estate-Minnesota 

Contacts: Mark Robinson (952) 563-6664, Douglas Sailor (952) 563-6666 

AVAILABLE SPACES 

Floor 

E 1st 

Suite Use 

9015 Retail 

Type 

Relet 

SF Avail Fir Contig Bldg Contig 

56,202 56,202 56,202 

Mid-America Real Es/ate-Minnesota - IV/ark Robinson (952) 563-6664. Douglas Sailor (952) 563-6666 

BUILDING 

Type: Retail 

Subtype: Supermarket 

Center Type: Neighborhood Ce ... 

Tenancy: Single 

Year Built: 2000 

GLA: 56,202 SF 

Floors: 1 

Typical Floor: 56,202 SF 

Docks: 2 ext 

Construction: Masonry 

LAND 

Land Area: 5.77 AC 

Zoning: Commercial 

Parcel 20-11861-01-010 

EXPENSES PER SF 

Taxes: $2.28 (2016) 

Rent Occupancy 

Jt Withheld Vacant 

~.o0/ cp 
pe'<" Ma'("'~ 

Term 

Negotiable 

SALE _____ _ ·------------------
For Sale: $2,810,000 ($50.00/SF) -Active 

Sale Company: Mid-America Real Estate-Minnesota 

Contacts: Mark Robinson (952) 563-6664 

Last Sale: Portfolio of 2 Retail Properties in Inver Grove Heights, MN Sold on Dec 15, 2014 for $3,800,000 ($58.32/SF) 

Your logo 
' 'Here 

Copyrighted report licensed to costar Group, Inc. - 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

1/6/2017 

.:~ Costar Page 54 



Property Summary ReP-ort 

9015 Broderick Blvd - Former Rainbow Foods - Arbor Pointe Commons 
Inver Grove Heights, MN 55076 - Eagan Ret Submarket 

TRAFFIC & FRONTAGE------~----------------
Traffic Volume: 50,381 on Courthouse Blvd & Concord Blvd E (2015) 

49,527 on Courthouse Blvd E (2012) 

Frontage: 188' on Broderick Blvd 

222' on Courthouse Blvd 

TRAN~JS)RTA_T_IO_N _________ _ 
Parking: 280 free Surface Spaces are available; Ratio of 3.88/1,000 SF 

Airport: 19 minute drive to Minneapolis-Saint Paul International Airport 

Walk Score®: Car-Dependent (32) 

Transit Score ®: Some Transit (36) 

PROPERTY CONTACTS 

t 
***t(9( 

Made with TrafficMelriK® Products 

-----·--------~---
True Owner: Tower Investments, Inc 

Prior True Owner: DRA Advisors, LLC 

MARKET CO~DITIONS 

Vacancy Rates 

Current Building 

Submarket 2-4 Star 

Market Overall 

Submarket Leasing Activity 

12 Mo. Leased SF 

Months On Market 

Your Logo 
Here 

Current 

100% 

6.3% 

3.4% 

Current 

76,405 

33.1 

YOY 

··l~ 0.0% 

• 1 s·} 

t 0.6% 

YOY 

t 15.5% 

~ ')).rt'.:· 

Recorded Owner: Arbor Pointe Commons LLC 

Property Manager: Mid-America Real Estate-Minnesota 

NNN A~klng Rents Per SF 

Submarket 2-4 Star 

Market Overall 

Submarket Sales Activity 

12 Mo. Sales Volume (Mil.) 

12 Mo. Price Per SF 

Current 

$11.13 

$13.45 

Current 

$21.4 

$100 

YOY 

'f 29.0% 

"""~ 0.0% 

t 
t 

YOY 

33.2% 

66.6% 

Copyrighted report licensed to CoStar Group, Inc. - 639166. 
1/6/2017 t:~ Costar Page 55 SAMPLE DATA. DO NOT DISTRIBUTE. 



Retail Space for lease, Former Alco, Long Prairie, MN I Commercia1Search 

Former Alco 

890 Commerce Rd, Long Prairie, MN 56347 

$4.50 SF/Year 

Retail for Lease 

Property 

Page 1 of 4 

https://www.commercialsearch.com/listings/890-Commerce-Rd _Long-Prairie_ MN _5634 7 _... 1/6/2017 



Retail Space for lease, Former Alco, Long Prairie, MN I Commercia1Search Page 2 of 4 

Notes 

Located in Todd County, Long Prairie is roughly 50 miles away from Saint Cloud and about 

120 miles from Minneapolis. Long Prairie is home of some 3,500 people. The property is 

situated nicely near the main route through the town, Highway 71. The location provides 

quick and and easy access to the property. This building is conveniently positioned on the 

south side of the town near the other main retail in the area. More national brands tend to 

be located on this side of town rather than the downtown location north of the property. 

Available Spaces 

On 

By default, _only the_spaces that r:!:!~chyo~~-?_e.~rc~_c:_~iteria __ ~_re_~_~o~r,:i. ______ .............. . 

AVAILABLE SF 

22,361 

LEASE RATE/ SF 

$4.50 

LEASE RATE TYPE 

NNN 

AVAILABILITY 

Now 

LEASE TYPE 

Direct 

SUITE NUMBER 

Bldg 

SUITE STATUS 

Active 

https://www.conu11ercialsearch.com/listings/890-Commerce-Rd_Long-Prairie_MN_56347 _... 1/6/2017 



Retail Space for lease, Former Alco, Long Prairie, MN I CommercialSearch 

Details 

PROPERTY TYPE 

Retail 

YEAR BUILT 

1997 

BUILDING SIZE 

22,361 

CONSTRUCTION STATUS 

Existing 

Listing Representatives 

Chad Sturm 
CS Upland Real Estate Group, Inc 

\. 

JL.-.A. ~ Blake Martin 
. .a,,, Associate 

<i•·Ol+M" Upland Real Estate Group, Inc 

\. 

Josh Huempfner 
JH Upland Real Estate Group, Inc 

\. 

PROPERTY SUBTYPE 

Freestanding 

LOT SIZE (ACRES) 

1.729 

PARKING SPACES 

90 

COUNTY 

Todd 

I F:i ~ompany 

Page 3 of 4 

https ://www.commercialsearch.com/listings/8 90-Commerce-Rd _Long-Prairie_ MN_ 5 63 4 7 _... 1/6/2017 



PROPERTY INFORMATION 

ADDRESS 890 Commerce Drive 

CITY, STATE Long Prairie, MN 56347 

BUILDING SIZE 22,361 SF 

YEAR BUILT 1997 

LOT SIZE 1.73 Acres 

SALE PRICE $639,000 

ASKING RENT $5.50 PSF 

TAXES(2014) $17,354 

PARKING Approx. 90 spaces 

SIGNAGE Building & Pylon 

MARl<ET Central Minnesota 

COUNTY Todd 

DEMOGRAPHICS . 

3-MILE 5-MILE 7-MILE 

POPULATION 4,197 5,162 6,365 

MEDIAN HH INCOME $41,743 $42,882 $43,875 

AVERAGE HH INCOME $53,395 $54,650 $55,753 

MEDIAN AGE 

I 
I 

' I 
~·-
' I 
I 

~ H t 
I 
I 

I 
t\3 

,., (~H-.· 

36.8 37.7 38.5 

~- ··:~ .. . , ... »~f,:h 
I 
I 

' ' ' ' I 
I 
I 
I 
I 
I 

' ' ' I 
I 

-·@--·,-' ----· 
I : 
: 

~\ 1., 

j..;.-' ··~·.,J£w3nvUlt · Cd,lnt~ -. 

~- I 
I Ouii, i£'.; l 

.. : ·· ({!• 111.0 I 

Ot~kl1 flurtfutn : 

~ I 1! 

fltn1h11r5 

j: \ ( ;~y=--4l' : _ 
a1t-4~--'·. ··f~sle j: Jf 

: • :'.-1 < ,,u . · - ~ l A~,nR,1 .. ,.. ·• Upwl~ 
ij : ,.,'°J • l 

. ~-------· .,, --·-··-· > ____ ).,,@rf' ';~'f!i;: --·-·+--L_ __ '"' i -------·· 

AREA TENANTS 

Coborn's 

Family Dollar 

O'Reilly Auto Parts 

CentraCare Health 

~ 'iUiilii-l'ii\t~ 
HWY 71 10,400 vpd 

. COMMENTS -

Located in Todd County, Long Prairie is roughly 50 

miles away from Saint Cloud and about 120 miles 

from Minneapolis. Long Prairie is home of some 

3,500 people. The property Is situated nicely near 

the main route through the town, Highway 71. The 

location provides quick and easy access to the 

property. This building is conveniently positioned on 

the south side of the town near the other main 

retail in the area. More national brands tend to be 

located on this side of town rather than the 

downtown location north of the property. 

·612-3326600 · '.. ~ · ... ·· ·- ·· .,.'.!.: ·, :'·c --. .. . - - -·- - ..•. fQRMER)\LCOl.loN(ff'RAIRIE"MN 1·PAGE2 
• • 1 ,, • ' ,, ' 
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Retail Space for lease, Evergreen Square, Pine City, MN I CommercialSearch 

Evergreen Square 

100-170 Evergreen Sq SW, Pine City, MN 55063 

$8.00 SF/Year 

Retail for Lease 

Property 

Notes 

Area tenants include Wal-Mart, Dollar Tree, KFC. Conveniently located across from 

Page 1 of 4 

'~ ~ 

Wal mart Supercenter and in close proximity to 1-35. Main retail hub off the interstate. East 
access and good visibility. 

Available Spaces 

https://www.commercialsearch.com/listings/100-l 70-Evergreen-Sa-SW Pine-Citv MN 55... 1 /6/?.017 



Retail Space for lease, Evergreen Square, Pine City, MN/ CommercialSearch 

On 

AVAILABLE SF 

26,901 

LEASE RATE/ SF 

$8.00 

LEASE RATE TYPE 

Net 

AVAILABILITY 

Now 

LEASE TYPE 

Direct 

SUITE NUMBER 

104 

SUITE STATUS 

Active 

AVAILABLE SF 

6,566 

LEASE RATE/ SF 

$8.00 

LEASE RATE TYPE 

Net 

AVAILABILITY 

Now 

LEASE TYPE 

Direct 

SUITE NUMBER 

Page 2 of 4 

https ://www.commercialsearch.com/listings/I 00-170-Evergreen-Sq-S W _Pine-City_ MN 5 5... 1/6/2017 



Retail Space for lease, Evergreen Square, Pine City, MN I Comm.ercialSearch 

162 

SUITE STATUS 

Active 

Details 

PROPERTY TYPE 

Retail 

LOT SIZE (ACRES) 

0.001 

PARKING SPACES 

358 

COUNTY 

Pine 

Neighborhood 

Nearby Transit 

0 
No Nearby Transit 

Walk Score 

YEAR BUILT 

1989 

BUILDING SIZE 

63,841 

CONSTRUCTION STATUS 

Existing 

Page 3 of 4 

https://www.commercialsearch.com/listings/l 00-170-Evergreen-Sq-SW _ Pine-City MN 55... 1/6/2017 



26 901 sf 
' 

Available 2,500 - 6,566 sf 
Available 

""1.-.. 
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Retail Space for lease, Forner Alco, Spring Valley, MN I CommercialSearch 

Forner Alco 

725 N Broadway St, Spring Valley, MN 55975 

$5.00 SF/Year 

Retail for Lease 

Property 

Notes 

Page 1 of 4 

® 

Located in Fillmore County, Spring Valley is just 30 miles away from Rochester and roughly 

100 miles from Minneapolis. Spring Valley is home to some 3,000 people. The property is 

https://www.conunercialsearch.com/listings/725-N-Broadwav-St Sori112:-Vallev MN 5597... 1/6/2017 



Retail Space for lease, Forner Alco, Spring Valley, MN I CommercialSearch Page 2 of 4 

situated nicely off busy Highway 63. The location provides quick and easy access to the 
property. This ALCO building is conveniently positioned in downtown Spring Valley, along 
with the majority of retail in the city. 

Available Spaces 

. On 

AVAILABLE SF 

22,260 

LEASE RATE/ SF 

$5.00 

LEASE RATE TYPE 

NNN 

AVAILABILITY 

Now 

LEASE TYPE 

Direct 

SUITE NUMBER 

Bldg 

SUITE STATUS 

Active 

Details 

https://www.commercialsearch.com/listings/725-N-Broadway-St Spring-Valley MN 5597... 1/6/2017 



Retail Space for lease, Forner Alco, Spring Valley, MN I CommercialSearch 

PROPERTY TYPE 

Retail 

YEAR BUILT 

1995 

BUILDING SIZE 

22,260 

CONSTRUCTION STATUS 

Existing 

Listing Representatives 

Chad Sturm 
CS Upland Real Estate Group, Inc 

\. 

'l--"' ~ Blake Martin 
.a.1 ~ Associate 

tUY!W•iHP Upland Real Estate Group, Inc 

\.... . .•. ,, .... ,, •..•...... ,.. 

Josh Huempfner 
JH Upland Real Estate Group, Inc 

\. 

Originally added 2 years ago 

Last change made 9 days ago 

Last refreshed 9 days ago 

PROPERTY SUBTYPE 

Freestanding 

LOT SIZE (ACRES) 

1.61 

PARKING SPACES 

70 

COUNTY 

Fillmore 

: I E.*-3 ~ompany 

Page 3 of 4 
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By searching on LoopNet 1 you agree to the LoopNet Terms and Conditions . 

• 
Andrew Esler - (920) 560-3544 

Retail Property For Lease 

Kimberly Plaza - Retail Anchor Spot Available 

850 Maes Avenue, Kimberly, WI 54136 
-~ ----,-.Y'-•- ,,=, • "" 

vu > •• .,. , ,·-~, --~- ···~···-·----

Total Space 541 906 SF 
Available: 

Rental Rate: $6 - $10 /SF/Year 

Min. Divisible: 81000 SF 

Property Type: Retail 

Property Sub-type: Anchor 

Additional Sub- Strip Center 
types: 

Neighborhood 

Center 

Power Center 

Building Size: 70 1000 SF 

Year Built: 1991 

Lot Size: 6.58 AC 

Listing ID 19706438 

Last Updated 17 days ago 

Find Out More ... 

1 Space Available Display Rental Rate as Entered v 



Space 1 Space Available: 54,906 SF 

Rental Rate: $6 - $10 /SF/Year 

Space Type: Anchor 

Additional Space Free Standing Bldg 

Types: 

Min. Divisible: 8,000 SF 

Lease Type: NNN 

Date Available: Jan 2017 

Lease Term: 36 Months 

Highlights 

• Liquor Depot - 8,000 SF ($12 PSF NNN) 
• Pick N Save Main Store - 46,000 SF ($8 PSF NNN) 

Description 
High end retail location currently being operated as a Pick N Save Grocery Store with separate 
liquor store "liquor depot". The grocery store is 46,906 square feet, and the liquor depot is 8,000 
square feet. Neighboring tenants include Shopko, Little Ceasars Pizza, and Family Video. 

On the corner of Washington Street (HWY N) and Maes Avenue in Kimberly Wisconsin. This 
location is approximately 2 miles from Interstate 41. 

Map of 850 Maes Avenue, Kimberly, WI 54136 (Outagamie County) 

By searching on LoopNet, you agree to the L,oopNet Terms and Conditions. 

i 
.. ; 

.. '"-""i 

t 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Epic Real Estate Group, LLC Todd Willkomm - (920) 563-3400 

Retail Property For Lease 

Frank's County Market 

1525 Ryan Road, Jefferson, WI 53549 

4 Spaces Available 

Space1525 Space Available: 

Rental Rate: 

Space Type: 

Space 1515 Space Available: 

Rental Rate: 

Space Type: 

Max. Contiguous: 

Total Space 35,031 SF 
Available: 

Rental Rate: $9 - $10 /SF/Year 

Min. Divisible: 1,433 SF 

Max. Contiguous: 30,622 SF 

Property Type: Retail 

Property Sub-type: Strip Center 

Gross Leasable Area: 35,031 SF 

Listing ID 

Last Updated 

Find Out More ... 

17832377 

29 days ago 

Display Rental Rate as Entered v 

30,622 SF 

$9 /SF/Year 

Strip Center 

1,518 SF 

$10 /SF/Year 

Strip Center 

4,409 SF 



.,.,, -~· -~~···---·-,-~,._ .... ~,· "J 

Space 1513 Space Available: 

Rental Rate: 

Space Type: 

1,433 SF 
I 

I 
l 
I 
I tvlax. Contiguous: 

$10 /SF/Year 

Strip Center 

4,409 SF 
_j 

.,,. , __ , ___ ... -.,.,,,._,,_ .,,,,,,_,, ~---, -- , ..... -.~----=-~-----·~u·---·"--~"' ·----~~-~------· "~r 

Space 1511 Space Available: 

Rental Rate: 

Space Type: 

tvlax. Contiguous: 

1,458 SF 

$10 /SF/Year 

Strip Center 

4,409 SF 

I 

----------------------..i 

Description 

Grocery strip center located in the heart of Jefferson County. This is a purpose-built grocery center 
erected in 1992 with new roof and parking lot in 2010. Current tenants are Snap Fitness and 
Golden Wok. Space is directly across Business Highway 26 from Walmart Supercenter and is close 
to local retail including McDonalds, Little Caesars, Subway, Cousins Subs and Rodeway Inn. This 
building is enhanced by very good street side visibility and traffic flow on Business 26. 

Located on the south side of Jefferson on Business Highway 26. 

Map of 1525 Ryan Road, Jefferson, WI 53549 (Jefferson County) 

By searching on LoopNet, you agree to the LoogNet Tenns and Condition~. 

Created 9/14/2012 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

11111
.._ CUSHMAN & 

II a WAKEFIELD 

Retail Property For Lease 

Hartford Plaza 

Kevin Riordan - (414) 203-3022 

Nathan Powers - (414) 203-3035 

1201-1275 Bell Ave, Hartford, WI 53027 

Find Out More ... 

Total Space 60,280 SF 
Available: 

Rental Rate: $7 - $12 /SF/Year 

Min. Divisible: 1,200 SF 

Max. Contiguous: 38,000 SF 

Property Type: Retail 

Property Sub-type: Strip Center 

Gross Leasable Area: 62,960 SF 

Lot Size: 

Listing ID 

Last Updated 

17.79 AC 

17934585 

31 days ago 

6 Spaces Available Display Rental Rate as Entered v 



Space 1 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

Space 2 Space Available: 

Rental Rote: 

Space Type: 

Lease Type: 

Date Available: 

Space 3 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

38,000 SF 

$7 /SF/Year 

Strip Center 

Modified Net 

Dec 2012 

8,000 SF 

$8 /SF/Year 

Strip Center 

Modified Net 

Dec 2012 

2,680 SF 

$12 /SF/Year 

Strip Center 

Modified Net 

Dec 2012 

7,200 SF 

$8 /SF/Year 

Strip Center 

Modified Net 

Dec 2012 



Space 5 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

Space 6 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

Description 

3,200 SF 

$12 /SF/Year 

Strip Center 

Modified Net 

Dec 2012 

1,200 SF 

$12 /SF/Year 

Strip Center 

Modified Net 

Dec 2012 

Other tenants include: Radio Shack and Cost Cutters, Ample Parking 

Traffic Count on Hwy 60:20,700 AADT, Located Near Area Retailers including Walgreens, 
McDonalds and Aurora Hospital, Easy Access to Frontage Road 

Map of 1201-1275 Bell Ave, Hartford, WI 53027 (Washington County) 

By searching on LoopNet, you agree to the LoopNet Terms and Cond~tions. 

Created12/3/2012 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Oconomowoc Realty Mike Herro - (262) 567-3617 

Retail Property For Lease 

Oconomowoc Retail Space 

630 E. Wisconsin Avenue, Oconomowoc, WI 53066 

Find Out More ... 

1 Space Available 

: Space 1 

Highlights 

• Open floor plan 
• Excellent, high traffic location 

Space Available: 

Rental Rate: 

Space Type: 

Min. Divisible: 

Lease Type: 

Total Space 39,809 SF 
Available: 

Rental Rate: $0.57 /SF/Month 

Min. Divisible: 19,900SF 

Property Type: Retail 

Property Sub-type: Street Retail 

Building Size: 39,809 SF 

Traffic Count: 14,600 

Zoning Description: Mixed commercial 

Listing ID 19096262 

Last Updated 9 days ago 

Display Rental Rate as Entered v 

39,809 SF 

$22,500 /Month 

Street Retail 

19,900 SF 

NNN 

Open floor plan and features 2 dock doors and 1 overhead 
door. Desirable, high traffic location. 

• Great visibility to passing vehicles 
• Near downtown Oconomowoc 
• Large parking lot 
• Ready for your ideas! 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Mike Spranger - (775) 422-0800 

Retail Property For Lease 

MC Sports 

2211 S 8th St, Wisconsin Rapids, WI 54494 

Rental Rate: $7 /SF/Year 

Property Type: Retail 

Property Sub-type: Free Standing Bldg 

Building Size: 31,104 SF 

Year Built: 1999 

Lot Size: 171,191 SF 

APN/Parcel ID: 34-12196 

Listing ID 20261855 

Last Updated 1 day ago 

Find Out More ... 

1 Space Available Display Rental Rate as Entered v 

Space1 

Description 

Space Available: 23,820 SF 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

Lease Term: 

$7 /SF/Year 

Free Standing Bldg 

NNN 

Jun 2017 

60 Months 

No. Parking Spaces: 50 

Pct. Procurement 

Fee: 
3.00% 

Excellent Retail Site has recent significant improvements. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Peter Glaser- (414) 273-0880 

E . 
Retail Property For Lease 

Former Copps 

5657 US Highway 10, Stevens Point, WI 54482 ,-----

1 Space Available 

Description 

Former Copps 

5657 Highway 10 

Space Available: 

Rental Rate: 

Space Type: 

Sublease: 

Date Available: 

Total Space 

Available: 

Rental Rate: 

50,526 SF 

$5.75 /SF/Year 

Property Type: Retail 

Property Sub-type: Free Standing Bldg 

Building Size: 50,526 SF 

Listing ID 20079657 

Last Updated 27 days ago 

Find Out More ... 

Display Rental Rate as Entered v 

50,526 SF 

$5.75 /SF/Year 

Free Standing Bldg 

Yes. Sublease expires Aug 2018 

Dec 2016 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

B 
Peter Glaser - (474) 273-0880 

. -
Retail Property For Lease 

Former Pick 'N Save 

4200 S 76th Street, Greenfield, WI 53220 

1 Space Available 

Space1 

Description 

Former Pick 'N Save 

Space Available: 

Rental Rate: 

Space Type: 

Sublease: 

Date Available: 

Exposure and access to three major cross-town 
corridors (South 76th Street, Cold Spring Road 
and Forest Home Avenue) 

Total Space 

Available: 

Rental Rate: 

90A43 SF 

$4.50 /SF/Year 

Property Type: Retail 

Property Sub-type: Neighborhood 

Center 

Gross Leasable Area: 90A43 SF 

Listing ID 

Last Updated 

Find Out More ... 

20079697 

27 days ago 

Display Rental Rate as Entered v 

90,443 SF 

$4.50 /SF/Year 

Neighborhood Center 

Yes. Sublease expires Dec 2018 

Dec 2016 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Denny Elwell Company Blake Brown - (515) 964-1587 

Retail Property For Lease 

1802 N Ankeny Blvd. 

1802 N Ankeny Blvd., Ankeny, IA 50023 

Find Out tvlore ... 

1 Space Available 

Space100 

Description 

Space Available: 

Rental Rate: 

Space Type: 

Additional Space 

Types: 

tvlin. Divisible: 

Lease Type: 

'rF Y•=•,,q,~,,-,,••< 

Total Space 43,509 SF 
Available: 

Rental Rate: $6 - $8 /SF/Year 

tvlin. Divisible: 26,000 SF 

Property Type: Retail 

Property Sub-type: Free Standing Bldg 

Building Size: 66,000 SF 

Lot Size: 8AC 

Listing ID 18785744 

Last Updated 17 days ago 

Display Rental Rate as Entered v 

43,509 SF 

$6 - $8 /SF/Year 

Free Standing Bldg 

Neighborhood Center 

Office Building 

26,000 SF 

NNN 

Recenty re-developed into a multi-tenant center. 20' ceilings. Co-tenancy includes upscale The 
Fletcher Restaurant and Bar and Gino's Distribution. 

Coveted location on a corner at lit intersection. Business district with roof tops to the east and 
west. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Daniel Companies 

Retail Property For Lease 

PRIME RETAIL PROPERTY 

Kyle Holwagner - (101) 223-8488 Ext: 303 

Bill Daniel - (107) 223-8488 Ext: 302 

Regina Crothers - (101) 223-8488 Ext: 307 

504 W Main St, Mandan, ND 58554 

1 Space Available 

Building 1 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Description 

Total Space 

Available: 

Rental Rate: 

32,173 SF 

$7 /SF/Year 

Property Type: Retail 

Property Sub-type: Retail (Other) 

Building Size: 32,173 SF 

Listing ID 

Last Updated 

Find Out More ... 

18890056 

13 days ago 

Display Rental Rate as Entered v 

32,173 SF 

$7 /SF/Year 

Retail (Other) 

NNN 

Zoned CB, Loading docks, great signage opportunity & visibility w/ ample parking. 

Buildings for sale: $1,399,000 

504 W Main St - Mandan, ND 



NAI Sioux Falls Ryan Ammann - (605) 444-7131 

Retail Property For Lease 

Former K-Mart Store 

1001 MN-23, Marshall, MN 56258 

1 Space Available 

Space Available: 

Rental Rate: 

Space Type: 

Lease Term: 

Big box retail space 

Highlights 

• Big box retail store for lease 
• Built in 1989 
• Fenced in area on east side of building 
• Two dock-high doors 

Description 

Property Features 
94,688 sq. ft. big box retail building 
Built in 1989 
Lot size is 11.41 acres 
Fenced area on east side of building 
Two dock-high doors 

Total Space 94,688 SF 
Available: 

Rental Rate: $3.50 /SF/Year 

Property Type: Re.tail 

Property Sub-type: Free Standing Bldg 

Building Size: 94,688 SF 

Year Built: 1989 

Lot Size: 11.40 AC 

Listing ID 20016262 

Last Updated 34 days ago 

Find Out More ... 

Display Rental Rate as Entered v 

94,688 SF 

$3 .50 /SF/Year 

Free Standing Bldg 

12 Months 

. ' ·•. _. . .,_ .... ' .. ._, ......... "' ... , 
I 



DP Management, LLC Nathan Greteman - (402) 493-2800 

Retail Property For Lease 

Yankton Mall 

2101 Broadway Street, Yankton, SD 57078 

15 Spaces Available 
r ______________ ,,_ --- -... ,, ... 

I Space 10 
! 

Space100 

Space Available: 

Rental Rate: 

Space Type: 

Additional Space 

Types: 

Lease Type: 

Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Rental Rate: 

Min. Divisible: 

Max. Contiguous: 

Property Type: 

$6 - $12 /SF/Year 

1,367 SF 

26,097 SF 

Retail 

Property Sub-type: Regional 

Center/Mall 

Gross Leasable Area: 181,746 SF 

Listing ID 

Last Updated 

Find Out More ... 

19559993 

20 days ago 

Display Rental Rate as Entered v 

26,097 SF 

Negotiable 

Regional Center/Mall 

Retail Pad 

NNN 

2,278 SF 

________ ! 

$7.50 /SF/Year 

Institutional/Governmental 

NNN 



Space140 

[',,,,,,,,., 

I Space 150 

I 

Space170 

Space Available: 

Ren ta I Rate: 

Space Type: 

Lease Type: 

1,367 SF 

$8 /SF/Year 

Regional Center/Mall 

NNN 

.,,,,,_ ... ,,,.,,,,, 

I 

.. ,. ,. ... ,. ... ,, .... ,, ,,, ,,,,.,.,,, .•. - ... , ,,,,,,,,,,_.,,,,,,,,.,_,,.,,,, .... _,_,,,,,,,,,.,_, .. ,,,,,,-., ... , .. ,,,,.,,,,, ,.,,, ............. ,. .. ,,.,,,,., ,,,,.,,,,,_,,,,_,,,,,--,, 

Space Available: 1,367 SF I 

Rental 

Space 

Lease Ty 

Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

8 /SF/Year 

ional Center/Mall 

N 

3,468 SF 

$10 /SF/Year 

Creative/Loft 

NNN 

~--.. ,, .......... ,,,, .,. .............................. -.......................... ,.,.,_,,,,.. .......... _,, ___ .. _,,,_,,,,,,,..,_ ........................................ , , .. ,,,,_,,,,,,,,,,_ .. ,_.,, .. - l 
! 

Space 169 Space Available: 3,642 SF ; 

Space 200 

Space 220 

Rent a I Rate: 

Space Type: 

Lease Type: 

Space Available: 

Rental Rate: 

Space Type: 

$10 /SF/Year I 

I 
Creative/Loft 

NNN 

5,000 SF 

$12 /SF/Year 

Regional Center/Mall 
I 

Lease Type: NNN 

Space Available: 

Rental Rate: 

Space Type: 

5,000SF .. , 

$12 /SF/Year I 

Regional Center/Mall I 
Lease Type: 

_ NNN -·---------·---·-J 



Space 270 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Space 130 Space Available: 

Rental Rate: 

Space Type: 

1,800 SF 

$7.50 /SF/Year 

Regional Center/Mall 

NNN 

........... .. ,_ ............. .--...... _ ...................................... ._. .. __ .._. ............................................ -......... 1 

I 

6,000 SF 

$10 /SF/Year 

Creative/Loft I 
___ Le_a_s_e_T_yp_e_: ____ N_N_N ____________ . ___ .J 

Space 300 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Space 70 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Space 80 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

3,890 SF 

$12 /SF/Year 

Regional Center/Mall 

NNN 

4,125 SF 

$8.50 /SF/Year 

Creative/Loft 

NNN 

1,586 SF 

$6.50 /SF/Year 

Regional Center/Mall 

NNN 



'"l 

Space 110 Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

2,310 SF 

$8 /SF/Year 

Regional Center/Mall 

NNN 

r - ·--·"·--------------------·-------- ... ····----·········· .. . . ................... __ ............ ····---·······- _...... . ..... ····----·---·-··--------·--------,.-------- ........ ,, .......... . 

I Space 280 Space Available: 7,168 SF 

l 
i Rental Rate: 

:1L -----------Space Type: 
..... Lease Type: 

$6 /SF/Year 

Regional Center/Mall 

NNN 

Description 
Yankton Mall in the early phases of redevelopment. 3 out lots are available for sale. Two 1 acre lots 
and one 2.3 acre lot. Please reference the flyers for out lot location for the property. 

Located on Highway 81 in Yankton, SD between W 21 Street and W 23 Street. 

Map of 2101 Broadway Street, Yankton, SD 57078 (Turner County) 

Additional Photos 

I 

I 
i 
I 



Property Resources Group Matt Olson - (101) 200-7691 

Retail Property For Lease 

Big Box Retail Store For Lease - Miller 

21815th St E, Miller, SD 57362 

1 Space Available 

Total Space 

Available: 

Rental Rate: 

Property Type: 

25,614 SF 

$7.40 /SF/Year 

Retail 

Property Sub-type: Free Standing Bldg 

Building Size: 25,614 SF 

Listing ID 19365105 

Last Updated 

Find Out More ... 

8 days ago 

Display Rental Rate as Entered v 

r··-··---·········-·-········-... .. . . . ..... 

I Space 1 

- -···- i 

Space Available: 

Rental Rate: 

Space Type: 

Lease Type: 

Date Available: 

Description 

25,614 SF 

$7.40 /SF/Year 

Free Standing Bldg 

Modified Net 

Aug 2015 

This is a great opportunity for a Big Box Retail Store in Miller, SD. This is an excellent space, well 
maintained building with a spacious parking lot. The property is in a highly visible and convenient 
location, located just off Highway 14. 

Located just off Highway 14 in Miller, SD. 

! 



Addendum B 

COMPARABLE PROPERTIES FOR SALE 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Property Resources Group Matt Olson - (701) 200-7691 

Retail Property For Sale 

Big Box Retail Store For Sale - Pine River 

173 Barclay Ave W, Pine River, MN 56474 

Price: $1,950,000 

Building Size: 25,614 SF 

Price/SF: $76.13 

Property Type: Retail 

Property Sub-type: Free Standing Bldg 

Property Use Type: Investment 

Tenancy: Single 

Lot Size: 3.30AC 

Listing ID 19364414 

Last Updated 16 days ago 

Find Out More ... 

Description 

This is a great opportunity for a Big Box Retail Store in Pine River, MN. This is an excellent space, 
well maintained building with a spacious parking lot. The property is in a highly visible and 
convenient location, located along Front Street/Highway 371. 

Located located along Front Street/Highway 371 in Pine River, MN. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Illa- CUSHMAN & 
di·. Ila WAKEFIELD 

Leah Maurer - (952) 893-8825 

Retail Property For Sale 

Cub Foods Building 

1320 S Highway 15 S, Hutchinson, MN 55350 

L _______ ...J 

Find Out More ... 

Description 

Price: $3,500,000 

Gross Leasable Area: 60,208 SF 

Price/SF: $58.13 

Property Type: Retail 

Property Sub-type: Community Center 

Property Use Type: Investment 

No. Stories: 

Tenancy: Single 

Year Built: 1999 

Lot Size: 

APN/Parcel ID: 

275,735 SF 

1211630090050 

Zoning Description: C-4 (Fringe 

Commercial 

Listing ID 

Last Updated 

Distric 

20197878 

today 

County Fair Marketplace is a value-add, ALDI grocery-anchored neighborhood center on a new 10-
year lease. Totaling 60,208 square feet, the center is also leased by Pizza Ranch with an optimal 
retail location in Hutchinson and is shadow anchored by Target and Best Buy. Neighboring tenants 
include Wal mart Supercenter, JCPenney, JoAnn Fabrics, Cash Wise (Coborns) and numerous other 
retailers and restaurants. There is 33,631 square feet of vacant space available, which provides a 
strong value-add component in arguably the most desirable retail asset in the city for new or 
relocating retailers. 



Property Summary Report 

9015 Broderick Blvd - Former Rainbow Foods - Arbor Pointe Commons 
Inver Grove Heights, MN 55076 - Eagan Ret Submarket ***** 

AMENITIES 

Pylon Sign, Signage 

LEASING 

Available Spaces: 56,202 SF Available in 1 Space 

Availability: 100%Available; 100% Vacant 

Leasing Company: Mid-America Real Estate-Minnesota 

Contacts: Mark Robinson (952) 563-6664, Douglas Sailor (952) 563-6666 

AVAILABLE SPACES 

Floor Suite Use 

E 1st 9015 Retail 

Type 

Relet 

SF Avail Fir Contlg Bldg Contig 

56,202 56,202 56,202 

Mid-America Real Estate-Minnesota - Mark Robinson (952) 563-6664, Douglas Sailor (952) 563-6666 

Sale Company: Mid-America Real Estate-Minnesota 

Contacts: Mark Robinson (952) 563-6664 

BUILDING 

Type: Retail 

Subtype: Supermarket 

Center Type: Neighborhood Ce ... 

Tenancy: Single 

Year Built: 2000 

GLA: 56,202 SF 

Floors: 1 

Typical Floor: 56,202 SF 

Docks: 2 ext 

Construction: Masonry 

LAND 

Land Area: 5.77 AC 

Zoning: Commercial 

Parcel 20-11861-01-010 

EXPENSES PER SF 

Taxes: $2.28 (2016) 

Rent Occupancy 

lt Withheld Vacant 

C:,.oo/ cp 
pe'(' M a'i"~ 

Term 

Negotiable 

Last Sale: Portfolio of 2 Retail Properties in Inver Grove Heights, MN Sold on Dec 15, 2014 for $3,800,000 ($58.32/SF) 

'I \: 'I 

Y'?ur~ogo 
-Her.e .. , 

Copyrighted report licensed to Costar Group, Inc. - 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

1/6/2017 

•:) CoStar™ Page 54 



Property Summary Report 

9015 Broderick Blvd - Former Rainbow Foods -Arbor Pointe Commons 
Inver Grove Heights, MN 55076 - Eagan Ret Submarket 

TRAFFIC & FRONTAGE 

Traffic Volume: 50,381 on Courthouse Blvd & Concord Blvd E (2015) 

49,527 on Courthouse Blvd E (2012) 

Frontage: 188' on Broderick Blvd 

222' on Courthouse Blvd 

TRANSPORTATION 

Parking: 280 free Surface Spaces are available; Ratio of 3.88/1,000 SF 

Airport: 19 minute drive to Minneapolis-Saint Paul International Airport 

Walk Score ®: Car-Dependent (32) 

Transit Score ®: Some Transit (36) 

PROPERTY CONTACTS 

t 

Mada with TrafficMetrix® Products 

True Owner: Tower Investments, Inc 
- . - '". - . -

Prior True Owner: DRA Advisors, LLC 

Recorded Owner: Arbor Pointe Commons LLC 

Property Manager: Mid-America Real Estate-Minnesota 

MARKET CONDITIONS 

Vacancy Rates 

Current Building 
--

Submarket 2-4 Star 

Market Overall 

Submarket Leasing Activity 

12 Mo. Leased SF 

Months On Market 

Youri.ogo 
Here 

Current 

100% 

6.3% 

3.4% 

.Current 

76,405 

33.1 

YOY 

~ 0.0% .. 1.9% 

t 0.6% 

YOY 

t 15.5% .. 5.4 mo 

NNN Asklrig Rents Per SF 

Submarket 2-4 Star 

Market Overall 

Submarket Sales Activity 

- -

12 Mo. Sales Volume (Mil.) 

12 Mo. Price Per SF 

Copyrighted report licensed to Costar Group, Inc. - 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

Current 

$11.13 

$13.45 

Current 

$21.4 

$100 

YOY 

'f 29.0% 

~... 0.0% 

t 

' 
YOY 

33.2% 

66.6% 

1/6/2017 

(~ CoStar Page 55 



Cushman & Wakefield - Former Econo Foods, Retail (Other), 205 Washington Ave, Bute ... Page 1 of 3 

By searching on this site, you agree to the LoopNet Terms and Conditions. 0 

Former Econo Foods 
205 Washington Ave, Hutchinson, MN 55350 

William Skip Melin 
(952) 465-3377 

Deborah Carlson 
(763) 450-3370 

Retail Property For Sale 

Price: 

Building Size: 

Price/SF: 

Property Type: 

$1,900,000 

42,071 SF 

$45.16 

Retail 

No. Stories: 

Tenancy: 

Lot Size: 

APN / Parcel ID: 

$1,900,000 
42,071 SF I Retail 

Single 

4.65AC 

23.076.0010 

http://looplink.natl.cushmanwakefield.com/xN et/Looplink/TmplEngine/ListingProfilePage.... 1/6/2017 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Commercial Realty Solutions Cheree Hoese - (763) 682-2400 

Retail Property For Sale 

Buffalo - Downtown Commercial 205 

2051st St S, Buffalo, MN 55313 

Price: 

Gross Leasable Area: 28,324 SF 

Price/SF: $44.10 

Property Type: Retail 

Property Sub-type: Neighborhood 
Center 

Property Use Type: Vacant/Owner-User 

No. Stories: 

Year Built: 1981 

Lot Size: 0.86 AC 

APN/Parcel ID: 103-056-010060 

Parking Ratio: 5.30/1,000 SF 

Listing ID 20216891 

Last Updated 28 days ago 

Find Out Hore ... 

Highlights 

• 2nd Floor has offices and breakroom 
• Former grocery store 
• Fully Sprinkled 
• Hunicipal parking lot 
• Security System 
• Downtown Buffa lo 

Description 
Hunicipal parking lot. 16'-4" to bottom of bar joist. 42'-5" column spacing. Security system. 
Building sprinkled. (2) 150 AHP 3-phase electric. (2) 8'x10' O.H. dock high doors. Upper level has 4 
offices, breakroom & restrooms. Public restrooms on ground floor. 

Located West of Highway 25. Quick and easy access. Hinutes from Highway 55. Close to Wright 
County Courthouse, Public Library, Post Office, shopping and services. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Upland Real Estate Group Blake Martin - (612) 465-8521 

Retail Property For Sale 

Former Alco 

725 N Broadway Street, Spring Valley, MN 55975 

Price: $667,800 

Building Size: 22,260 SF 

Price/SF: $30 

Property Type: Retail 

Property Sub-type: Free Standing Bldg 

Property Use Type: Vacant/Owner-User 

No. Stories: 

Year Built: 1995 

Lot Size: 1.61 SF 

Listing ID 19328071 

Last Updated 49 days ago 

Find Out More ... 

Highlights 

• Excellent Visibility 
• Ample Parking 
• 70 Parking Stalls 
• Convenient Access 

Description 

The property is situated nicely off busy Highway 63. The location provides quick and easy access to 
the property. This ALCO building is conveniently positioned in downtown Spring Valley, along with 
the majority of retail in the city. 

Located in Fillmore County, Spring Valley is just 30 miles away from Rochester and about 100 miles 
from Minneapolis. Spring Valley is home of some 3,000 people. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Upland Real Estate Group Blake Martin - (672) 465-8527 

Retail Property For Sale 

Former ALCO 

890 Commerce Road, Long Prairie, MN 56347 

Description 

Price: $626,000 

Building Size: 22,361 SF 

Price/SF: $28 

Property Type: Retail 

Property Sub-type: Free Standing Bldg 

Property Use Type: Vacant/Owner-User 

Lot Size: 1.73AC 

Listing ID 19548287 

Last Updated 49 days ago 

Find Out More ... 

22,361 SF former ALCO building available for sale. The building is vacant. 

Long Prairie is located roughly 50 miles away from Saint Cloud and home to some 3,500 people. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Colliers International (Minneapolis) Jan Halker - (952) 374-5810 

Retail Property For Sale 

Former Office Max 

1354 Highway 15 S, Hutchinson, MN 55350 

Price: $575,000 

Building Size: 23,600 SF 

Price/SF: $24.36 

Property Type: Retail 

Property Sub-type: Retail (Other) 

Additional Sub- Office Building 

types: 

Strip Center 

Property Use Type: Investment 

No. Stories: 

Tenancy: Single 

Year Built: 2000 

APN/Parcel ID: 10366666 

Listing ID 18928508 

Last Updated 13 days ago 

Find Out More ... 

Description 

Located in the heart of the Hutchinson trade area on Highway trade area on Highway 15 between 
Target and Best Buy this property has 23,600 sf of space, which is divisible to 11,800 sf. Property 
has one loading dock with ample parking and excellent visibility to Highway 15. Pylon signage 
located on Highway 15 with visibility to an average of 11,600 vehicles per day. 

CO FAIR MARKETPLACE 4TH ADD LOT-001 BLOCK-001 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

Retail Property For Sale 

Former Econo Foods 

William Skip Melin - (952) 465-3377 

Deborah Carlson - (763) 450-3370 

104 4th Ave, New Prague, MN 56071 

r--- -~·---~ --- --.,·-~--~---·····'" ~ .-. - ,,, ... ,, .. , , ,,. 

Price: $600,000 
I Building Size: 25,900 SF 

I Price/SF: $23.17 
I Property Type: Retail l 

I 

I 

Photo 
Property Sub-type: Free Standing Bldg 

Property Use Type: Investment 

No. Stories: 
l 

Tenancy: Single I 

I Year Built: 1981 

L Dock-High 1 
Doors/Loading: 

Lot Size: 36,590 SF 

APN/Parcel ID: 24-005002-0 

Listing ID 19084702 

Last Updated 40 days ago 

Find Out More ... 

Description 
Freestanding former supermarket located in western New Prague. Clean, empty space with two 
front entrances and two docks available in the back of the store. Ample parking. 



By searching on LoopNet, you agree to the LoopNet Terms and Conditions. 

C 
Retail Property For Sale 

170118th Ave 

170118th Ave, Austin, MN 55912 

Find Out More ... 

Highlights 

• Good visibility and access off of Highway 218 
• Limited vacant big box options in the market 

Matthew Friday- (672) 336-4209 

David Daly- (672) 336-4319 

Price: $2,000,000 

Building Size: 89,908 SF 

Price/SF: $22.24 

Property Type: Retail 

Property Sub-type: Retail (Other) 

Property Use Type: Investment 

No. Stories: 

Tenancy: Single 

Year Built: 1998 

Lot Size: 409,464 SF 

APN/Parcel ID: 1, 34.639.0010 

Zonihg Description: (Retail) 

Listing ID 19051244 

Last Updated 9 days ago 

• The site is subject to an Operation and Easement Agreement, dated September 18, 1998, 
amended by a First, Second and Third Amendment to OEA (collectiv 

• Other tenants in the area include Shopko, Super Walmart, Runnings, and HyVee 
• Two pylon signs available 
• Built in 1998 

Description 

The Target property sits at the Northwest corner of the intersection of Interstate 90 and Highway 
218, the two largest arteries for the city of Austin. 

BLOCK 001 LOT 001 SUBDIVISIONCD 34639 SUBDIVISION NAME SHEEDYS SUBDIVISION & SHEEDY'S 
2ND 



CBRE, Inc. - 1914 S Broadway Street, Retail (Other), 1914 S Broadway St, New Ulm, MN Page 1 of 2 

----------------B-y-se_a_rc-hi,ng_o_n_th-is_s_ite_._yo_u_a_gr_e_e _to-th_e_L_oo_p_N_et_T_er_m_s_an_d_c_o_nd~it-io--ns_. ------------® 

1914 S Broadway Street 
1914 S Broadway St, New Ulm, MN 56073 

Retail Property For Lease 

Find Out More ... 

1 Space Available 

Space 1 Space Available: 

Rental Rate: 

Space Type: 

Description 

89,490 SF 

Negotiable 

Retail (Other) 

Negotiable 
89,490 SF I Retail 

' ,._~ ~ . ~.-...... --- ~-·-·---- - '" ..... .,_ ... ----

Total Space 89,490 SF Year Built: 1998 
Available: Lot Size: 349,787 SF 
Rental Negotiable APN/ 1.05E+11, Rate: Parcel ID: 1.054e+011, 
Property Retail 1.054E+11 
Type: Listing ID 20038164 
Property Retail 

Last 16 days ago Sub-type: (Other) 
Updated 

Building 89,490 SF 
Size: 

Display Rental Rate as Entered y 

The site is subject to an Operation and Easement Agreement (OEA), dated September 15, 1998. Free-standing 
building located at the main entrance Into town. Good visibility from S Broadway St. 

BROADWAY 1ST ADDITION Lot-001 Block-001 

Commercial property information by LoopNet- -

Map of 1914 S Broadway St, New Ulm, MN 56073 Hide Map 

Presented by 

Request additional information 

Matthew Friday 
(612) 336-4209 
Eric Sheaffer 
(612) 336-4251 
David Daly 
(612) 336-4319 

httn://loonlink.m1tl .chre.com/xNet/T .oonlink/Prn-file/Pmfile ~c;:1w?<11·irl=r'hr07 Rr T Tn=')(\(\1 Q 1 r:. 1 /{"./')(\1 '7 



Addendum C 

COMPARABLE PROPERTIES THAT HAVE SOLD 



Lease Availability Report 

1750 W HWY 36 - Roseville Plaza 
Roseville, MN 55113 - Rosedale Ret Submarket 

SPACES 

Floor 

P 1st 

Suite Use 

OEO Retail 

Type 

Relet 

SF Avail 

Kimco Realty Corporation - Scott Tucker (847) 294-6419 

LEASING COMPANY 

Company: 

Contacts: 

Fir Contlg Bldg Contlg 

47,782 47,782 47,782 

Sold on Jan 19, 2013 for $5,300,000 ($66.20/SF) at 12. 10% Cap 

AMENITIES --Bus Line, Dedicated Turn Lane, Freeway Visibility, Pylon Sign, Signage 

KEY TENANTS 

Planet Fitness 

TRAFFIC & FRONTAGE 

Traffic Volume: 14,950 on Fairview Ave & Grant Rd (2012) 

Youri..ogo 
·• 'Here 

Copyrighted report licensed to Costar Group, Inc. - 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

BUILDING 

Type: 

Subtype: 

Center Type: 

Tenancy: 

Year Built: 

GLA: 

Floors: 

Typical Floor: 

Docks: 

AVAILABILITY 

Min Divisble: 

Max Contig: 

Total Available: 

Asking Rent: 

Retail 

Freestanding 

Neighborhood Ce ... 

Multiple 

1977 

80,065 SF 

1 

80,065 SF 

6 ext 

47,782 SF 

47,782 SF 

47,782 SF 

Withheld 

EXPENSES PER SF 

Rent 

Taxes: $2.61 (2016) 

Opex: $1.75 (2012-Est) 

Occupancy 

Withheld Vacant 

Term 

Negotiable 

32,283 SF 

Made witli Trafficfv1etrix® Products 

1/6/2017 
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Lease Availability Report 

1750 W HWY 36 - Roseville Plaza 
Roseville, MN 55113 - Rosedale Ret Submarket 

TRAFFIC & FRONTAGE 

Frontage: 

91,656 on Hwy 36 W & Fairview Ave N {2015) 

460' on Fairview Ave 

TRANSPORTATION 

Parking: 317 free Surface Spaces are available; Ratio of 2.70/1,000 SF 

Walk Score ®: Somewhat Walkable (56) 

Transit Score®: Good Transit (51) 

YourLogo 
Here 

Copyrighted report licensed to Costar Group, Inc. • 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

***** 

Made with TrafficMelrix® Products 

1/6/2017 
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Lease Availability Report 

50 Signal Hills Ctr - Former Kmart - Signal Hills 
West Saint Paul, MN 55118 -West St Paul Ret Submarket 

SPACES 

Floor Suite Use Type 

Relet 

SF Avail Fir Contig Bldg Contig 

P 1st Space 1 Retail 103,455 103,455 

Upland Real Estate Group, Inc. - Blake Martin (612) 332-6600 

LEASING COMPANY 

Company: 

Contacts: 

AMENITIES 

Upland Real Estate Group, Inc. 

Blake Martin (612) 332-6600 

Sol~ oo:,, 2~016foc$~ 

Bus Line, Pylon Sign, Signage 

TRAFFIC & FRONTAGE 

Traffic Volume: 6,190 on Butler Ave E & Gorman Ave (2012) 

17,088 on S Robert St & Moreland Ave E (2015) 

Frontage: 428' on Livingston Ave (with 3 curb cuts) 

103,455 

Your Logo 
. Here · 

Copyrighted report licensed to Costar Group, Inc. - 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

BUILDING 

Type: 

Subtype: 

Center Type: 

Tenancy: 

Year Built: 

GLA: 

Floors: 

Typical Floor: 

Docks: 

AVAILABILITY 

Min Divisble: 

Max Contig: 

Total Available: 

Asking Rent: 

***** 

Retail 

Freestanding 

Community Center 

Single 

1955; Renov 2006 

103,455 SF 

1 

103,455 SF 

2 ext 

103,455 SF 

103,455 SF 

103,455 SF 

Withheld 

EXPENSES PER SF 

Rent 

Taxes: $1.78 (2016) 

Opex: $3.14 (2010) 

Occupancy 

Withheld 30 Days 

Term 

Negotiable 

Made wilh TrnfficMetrix® Products 

1/612017 

•:~ CoStar'" Page 35 



Lease Availability Report 

50 Signal Hills Ctr - Former Kmart - Signal Hills 
West Saint Paul, MN 55118 - West St Paul Ret Submarket 

TRANSPORTATION 

Parking: 700 free Surface Spaces are available; Ratio of 6.76/1,000 SF 

Walk Score®: Somewhat Walkable (67) 

Transit Score@: Some Transit (39) 

Copyrighted report licensed to Costar Group, Inc. • 639166. 
SAMPLE DATA. DO NOT DISTRIBUTE. 

***** 

1/6/2017 

•:) CoStar· Page 36 





 

 

An Appraisal Report Of AN APPRAISAL OF: 

EXISTING INDUSTRIAL PROPERTY 
TOTALING 741,705 SF OF GBA 
3301 1ST AVE N 
FARGO, CASS COUNTY, NORTH DAKOTA 58102  
 
FOR 
 
MR. ZACH ANDREUCCI 
SENIOR TAX ANALYST 
CNH INDUSTRIAL 
700 STATE STREET 
RACINE, WI 53404 
 
Retrospective Date of Valuation “As Is”:  

                                                                          January 1, 2017 
 

Date of Report: June 2, 2017 
 
BY 
 
BBG, INC.  
200 WEST MONROE STREET, SUITE 610 
CHICAGO, IL 60606 
 
 

FOR QUESTIONS OR MORE INFORMATION ABOUT THIS REPORT
PLEASE CONTACT YOUR BBG CLIENT MANAGER 
BRETT M. SUSZEK, MAI, AI-GRS AT 872-221-7056

BSUSZEK@BBGRES.COM



 

 

 
June 2, 2017 

 

Mr. Zach Andreucci  
Senior Tax Analyst 
CNH Industrial 
700 State Street 
Racine, WI 53404 
 
 

Re: BBG File No. 0117004955 
An Existing Industrial Property  
3301 1st Ave N 
Fargo, Cass County, North Dakota 58102 

 

Dear Mr. Andreucci: 

As requested, we have completed a real estate appraisal and submit our Appraisal Report on the above 
referenced property. The purpose of this appraisal was to form an opinion of the Retrospective Market Value 
of the Fee Simple Estate in the subject property “As Is”, as of January 1, 2017 subject to the general 
underlying assumptions and limiting conditions. The analysis and the conclusions and opinions of value are 
not based on a requested minimum valuation, a specific valuation or the approval of a loan. All references to 
market value are considered a retrospective market value.  

This appraisal report was completed in accordance with the Uniform Standard of Professional Appraisal 
Practice adopted by The Appraisal Foundation, and in accordance with the Code of Professional Ethics and 
Standards of Professional Practice of the Appraisal Institute. The letter of engagement appears in the Exhibits 
section of this report. 

The subject consists of four separate tax parcels. The first (“Main Parcel”) contains two building structures 
that are situated on 49.49 AC of land. The first building on the Main Parcel is an existing, single-tenant 
industrial manufacturing building that was first built in 1974 (“Main Plant”). There have been several additions 
throughout the years (2007, 2008, 2013, 2015), with the entire structure totaling 658,923 SF, which includes 
51,024 SF of two-story office space. The Shipping Building is in the southwestern portion of the Main Parcel. 
This building is a pitched roof, 19,182 SF industrial building used mostly to ship final product. Both buildings 
on this parcel total 678,105 SF, 7.7% of which is office space, and are of Class S construction. The clear 
ceiling height throughout the Main Plant is 24’, while it ranges from 19’6”-23’6” for the Shipping Building.  

The parcel located to the east of the Main Parcel contains the Engineering and Testing Center building (“ETC 
Parcel”). The ETC Parcel is a separate industrial warehouse building. The building was originally built in 
1970, with an addition in 1972. The total building size is 63,600 SF, of which there is 11,856 SF of two-story 
office space located on the south end of the structure. The structure rests on 8.92 AC and has a land to 



June 2, 2017 
Page 2 
 

 

building ratio of 6.11:1. The average ceiling height in the warehouse section is 24’. This building is of Class S 
construction.  

 
The last two parcels both consist of vacant land. The land west (“West Parcel”) of the Main Parcel consists 
of 11.63 AC and the land to the north of the Main Parcel (“North Parcel”) is 5.15 AC.  The West Parcel is 
entirely vacant and abuts to 1st Ave N and 36th St N. The North Parcel is mostly vacant with part of truck 
storage from the Main Plant, although it could be separately split and developed from the Main Parcel. This 
parcel has frontage on 7th Ave N on abuts to the Main Parcel to the south.  
 
The subject is single tenant-owner occupied industrial manufacturing/warehousing facility used by the current 
owner, Case Corporation. Case Corporation, a whole fully owned subsidiary of CNH Industrial, originally built 
all the improvements situated on these parcels. Our premise of value is for the Fee Simple interest in the 
subject, and excludes personal property. This assumes that the subject would be available for occupancy by 
a second generation tenant or owner/user.  

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the Main Parcel, "As 
Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$14,600,000 

 

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the ETC Parcel "As 
Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$2,850,000 

 

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the West Parcel, "As 
Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$860,000 

 

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the North Parcel, "As 
Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$430,000 

 

Extraordinary Assumptions 

 We assume the subject was in similar condition on the retrospective valuation date to that which was 

observed during the inspection. 

If any of these assumptions turn out to be incorrect, our value opinion may be impacted. 

Hypothetical Condition 

None 
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Our firm appreciates the opportunity to have performed this appraisal assignment on your behalf. If we may 

be of further service, please contact us. 

 
 
Respectfully submitted, 

BBG, Inc. 
    

 
Brett M. Suszek, MAI, AI-GRS     
Director 
Certified General Appraiser 
Temporary North Dakota License #TP-217021   
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SUBJECT AT A GLANCE 

 

 

Subject Photos 
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SUMMARY OF SALIENT FACTS 

Subject: Existing Industrial Property Totaling Four Parcels 
Main Parcel Totaling 678,105 SF of GBA 
ETC Parcel Totaling 63,600 SF of GBA 
West Parcel Totaling 11.63 AC 

North Parcel Totaling 5.15 AC 
   3301 1st Ave N 
   Fargo, ND 58102 

Purpose of the Appraisal: Form an opinion of the “As Is” Retrospective Market Value of 
the subject property  

Interest Valued: Fee Simple estate 

Intended Use of the Report: Ad valorem tax appeal 

Intended User of the Report: The property owner, the taxing jurisdiction, and Marvin F. 
Poer 

Effective Date of Value 

“As Is”: January 1, 2017 

Date of Report: June 2, 2017 

Summary of Subject Property 
Land Sizes: Main Parcel Totaling 49.49 Acres (2,155,663 SF)  
 ETC Parcel Totaling 8.92 Acres (388,642 SF) 
 West Parcel Totaling 11.63 Acres (506,407 SF) 
 North Parcel Totaling 5.15 Acres (224,258 SF) 
 
Zoning: L1, Limited Industrial  

Flood Plain: Zone X500, Panel No. 38017C0589G, dated January 16, 
2015 

Improvements: Main Parcel - 678,105 SF   
 ETC Parcel - 63,600 SF 

Land to Building Ratio: Total Property - 4.42:1  
 Main Parcel - 3.18:1 
 ETC Parcel - 6.11:1 
 
Years of Construction: Main Parcel - 1974 (Additions- 2007, 2008, 2013, 2015) 
 ETC Parcel - 1970 (Addition 1972) 

Condition: Average 

Construction Class: “S”  

Parking: Open, Asphalt. Sufficient for industrial use (both improved 
parcels) 

Highest and Best Use: 

As Vacant: Hold for future development 

As Improved: Continued use as an industrial/distribution building; sale or 
lease to second generation owner/user  



SUMMARY OF SALIENT FACTS 
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Main Parcel $14,600,000

ETC Parcel $2,850,000

West Parcel $860,000

North Parcel $430,000

Summary of Values - "As Is"

 

Estimated Exposure Period: 12 – 24 months 
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ASSUMPTIONS AND LIMITING CONDITIONS 

This appraisal report has been made with the following general assumptions: 

1. Any legal description or plats reported herein are assumed to be accurate. Any sketches, surveys, 

plats, photographs, drawings or other exhibits are included only to assist the intended user to better 

understand and visualize the subject property, the environs, and the competitive data. We have made 

no survey of the property and assume no responsibility in connection with such matters. 

2. The appraiser has not conducted any engineering or architectural surveys in connection with this 

appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is either based 

on measurements taken by the appraiser or the appraiser’s staff or was obtained or taken from 

referenced sources and is considered reliable. No responsibility is assumed for the costs of 

preparation or for arranging geotechnical engineering, architectural, or other types of studies, 

surveys, or inspections that require the expertise of a qualified professional. 

3. No responsibility is assumed for matters legal in nature. Title is assumed to be good and marketable 

and in Fee Simple unless otherwise stated in the report. The property is considered to be free and 

clear of existing liens, easements, restrictions, and encumbrances, except as stated. 

4. Unless otherwise stated herein, it is assumed there are no encroachments or violations of any zoning 

or other regulations affecting the subject property and the utilization of the land and improvements is 

within the boundaries or property lines of the property described and that there are no trespasses or 

encroachments. 

5. BBG, Inc. assumes there are no private deed restrictions affecting the property which would limit the 

use of the subject property in any way. 

6. It is assumed the subject property is not adversely affected by the potential of floods; unless 

otherwise stated herein. 

7. It is assumed all water and sewer facilities (existing and proposed) are or will be in good working 

order and are or will be of sufficient size to adequately serve any proposed buildings. 

8. Unless otherwise stated within the report, the depiction of the physical condition of the improvements 

described herein is based on visual inspection. No liability is assumed for the soundness of structural 

members since no engineering tests were conducted. No liability is assumed for the condition of 

mechanical equipment, plumbing, or electrical components, as complete tests were not made. No 

responsibility is assumed for hidden, unapparent or masked property conditions or characteristics that 

were not clearly apparent during our inspection. 

9. If building improvements are present on the site, no significant evidence of termite damage or 

infestation was observed during our physical inspection, unless so stated in the report. No termite 

inspection report was available, unless so stated in the report. No responsibility is assumed for 

hidden damages or infestation. 

10. Any proposed or incomplete improvements included in this report are assumed to be satisfactorily 

completed in a workmanlike manner or will be thus completed within a reasonable length of time 

according to plans and specifications submitted. 



ASSUMPTIONS AND LIMITING CONDITIONS 
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11. No responsibility is assumed for hidden defects or for conformity to specific governmental 

requirements, such as fire, building, safety, earthquake, or occupancy codes, except where specific 

professional or governmental inspections have been completed and reported in the appraisal report. 

12. Responsible ownership and competent property management are assumed.  

13. The appraisers assume no responsibility for any changes in economic or physical conditions which 

occur following the effective date of value within this report that would influence or potentially affect 

the analyses, opinions, or conclusions in the report. Any subsequent changes are beyond the scope 

of the report. 

14. The value estimates reported herein apply to the entire property. Any proration or division of the total 

into fractional interests will invalidate the value estimates, unless such proration or division of 

interests is set forth in the report. 

15. Any division of the land and improvement values estimated herein is applicable only under the 

program of utilization shown. These separate valuations are invalidated by any other application. 

16. Unless otherwise stated in the report, only the real property is considered, so no consideration is 

given to the value of personal property or equipment located on the premises or the costs of moving 

or relocating such personal property or equipment. 

17. Unless otherwise stated, it is assumed that there are no subsurface oil, gas or other mineral deposits 

or subsurface rights of value involved in this appraisal, whether they are gas, liquid, or solid. Nor are 

the rights associated with extraction or exploration of such elements considered; unless otherwise 

stated. Unless otherwise stated it is also assumed that there are no air or development rights of value 

that may be transferred. 

18. Any projections of income and expenses, including the reversion at time of resale, are not predictions 

of the future. Rather, they are our best estimate of current market thinking of what future trends will 

be. No warranty or representation is made that these projections will materialize. The real estate 

market is constantly fluctuating and changing. It is not the task of an appraiser to estimate the 

conditions of a future real estate market, but rather to reflect what the investment community 

envisions for the future in terms of expectations of growth in rental rates, expenses, and supply and 

demand.  The forecasts, projections, or operating estimates contained herein are based on current 

market conditions, anticipated short-term supply and demand factors, and a continued stable 

economy. These forecasts are, therefore, subject to changes with future conditions. 

19. Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are 

no subsoil defects present, which would impair development of the land to its maximum permitted use 

or would render it more or less valuable. No responsibility is assumed for such conditions or for 

engineering which may be required to discover them. 

20. BBG, Inc. representatives are not experts in determining the presence or absence of hazardous 

substances, defined as all hazardous or toxic materials, wastes, pollutants or contaminants 

(including, but not limited to, asbestos, PCB, UFFI, or other raw materials or chemicals) used in 

construction or otherwise present on the property. We assume no responsibility for the studies or 

analyses which would be required to determine the presence or absence of such substances or for 

loss as a result of the presence of such substances. Appraisers are not qualified to detect such 

substances. The client is urged to retain an expert in this field. 
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21. We are not experts in determining the habitat for protected or endangered species, including, but not 

limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present on 

the property. We assume no responsibility for the studies or analyses which would be required to 

determine the presence or absence of such species or for loss as a result of the presence of such 

species.  The appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value 

opinions based upon any subsequent endangered species impact studies, research, and 

investigation that may be provided.  

22. No environmental impact studies were either requested or made in conjunction with this analysis. The 

appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value opinions based 

upon any subsequent environmental impact studies, research, and investigation that may be 

provided.  

23. The appraisal is based on the premise that there is full compliance with all applicable federal, state, 

and local environmental regulations and laws unless otherwise stated in the report; further, that all 

applicable zoning, building, and use regulations and restrictions of all types have been complied with 

unless otherwise stated in the report; further, it is assumed that all required licenses, consents, 

permits, or other legislative or administrative authority, local, state, federal and/or private entity or 

organization have been or can be obtained or renewed for any use considered in the value estimate. 

24. Neither all nor any part of the contents of this report or copy thereof, shall be conveyed to the public 

through advertising, public relations, news, sales, or any other media, without the prior written 

consent and approval of the appraisers. This limitation pertains to any valuation conclusions, the 

identity of the analyst or the firm and any reference to the professional organization of which the 

appraiser is affiliated or to the designations thereof. 

25. Although the appraiser has made, insofar As Is practical, every effort to verify as factual and true all 

information and data set forth in this report, no responsibility is assumed for the accuracy of any 

information furnished the appraiser either by the client or others. If for any reason, future 

investigations should prove any data to be in substantial variance with that presented in this report, 

the appraiser reserves the right to alter or change any or all analyses, opinions, or conclusions and/or 

estimates of value. 

26. If this report has been prepared in a so-called “public non-disclosure” state, real estate sales prices 

and other data, such as rents, prices, and financing, are not a matter of public record. If this is such a 

“non-disclosure” state, although extensive effort has been expended to verify pertinent data with 

buyers, sellers, brokers, lenders, lessors, lessees, and other sources considered reliable, it has not 

always been possible to independently verify all significant facts. In these instances, the appraiser 

may have relied on verification obtained and reported by appraisers outside of our office. Also, as 

necessary, assumptions and adjustments have been made based on comparisons and analyses 

using data in the report and on interviews with market participants.  The information furnished by 

others is believed to be reliable, but no warranty is given for its accuracy. 

27. The American Disabilities Act (ADA) became effective January 26, 1992. The appraiser has not made 

a specific compliance survey or analysis of the property to determine whether or not it is in conformity 

with the various detailed requirements of ADA. It is possible that a compliance survey of the property 

and a detailed analysis of the requirements of the ADA would reveal that the property is not in 

compliance with one or more of the requirements of the act.  If so, this fact could have a negative 

impact upon the value of the property. Since the appraiser has no direct evidence relating to this 



ASSUMPTIONS AND LIMITING CONDITIONS 

0117004955 PAGE 7  

issue, possible noncompliance with the requirements of ADA was not considered in estimating the 

value of the property. 

28. This appraisal report has been prepared for the exclusive benefit of the client. It may not be used or 

relied upon by any other party. Any other party who is not the identified client within this report who 

uses or relies upon any information in this report does so at their own risk. 

29. The dollar amount of any value opinion herein rendered is based upon the purchasing power and 

price of the United States Dollar as of the effective date of value.  This appraisal is based on market 

conditions existing as of the date of this appraisal. 

30. The right is reserved by the appraiser to make adjustments to the analyses, opinions, and 

conclusions set forth in this report as may be required by consideration of additional or more reliable 

data that may become available. No change of this report shall be made by anyone other than the 

appraiser or appraisers. The appraiser(s) shall have no responsibility for any unauthorized change(s) 

to the report. 

31. If the client instructions to the appraiser were to inspect only the exterior of the improvements in the 

appraisal process, the physical attributes of the property were observed from the street(s) as of the 

inspection date of the appraisal. Physical characteristics of the property were obtained from tax 

assessment records, available plans, if any, descriptive information, and interviewing the client and 

other knowledgeable persons. It is assumed the interior of the subject property is consistent with the 

exterior conditions as observed and that other information relied upon is accurate. 

32. The submission of this report constitutes completion of the services authorized. It is submitted on the 

condition the client will provide reasonable notice and customary compensation, including expert 

witness fees, relating to any subsequent required attendance at conferences, depositions, and judicial 

or administrative proceedings. In the event the appraiser is subpoenaed for either an appearance or a 

request to produce documents, a best effort will be made to notify the client immediately. The client 

has the sole responsibility for obtaining a protective order, providing legal instruction not to appear 

with the appraisal report and related work files and will answer all questions pertaining to the 

assignment, the preparation of the report, and the reasoning used to formulate the estimate of value. 

Unless paid in whole or in part by the party issuing the subpoena or by another party of interest in the 

matter, the client is responsible for all unpaid fees resulting from the appearance or production of 

documents regardless of who orders the work. 

33. Use of this appraisal report constitutes acknowledgement and acceptance of the general assumptions 

and limiting conditions, special assumptions (if any), extraordinary assumptions (if any), and 

hypothetical conditions (if any) on which this estimate of market value is based. 

34. If provided, the estimated insurable value is included at the request of the client and has not been 

performed by a qualified insurance agent or risk management underwriter. This cost estimate should 

not be solely relied upon for insurable value purposes. The appraisers are not familiar with the 

definition of insurable value from the insurance provider, the local governmental underwriting 

regulations, or the types of insurance coverage available. These factors can impact cost estimates 

and are beyond the scope of the intended use of this appraisal. The appraisers are not cost experts in 

cost estimating for insurance purposes. 
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CERTIFICATION 

We certify that, to the best of our knowledge and belief: 

‐ The statements of fact contained in this report are true and correct. 

‐ The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 
limiting conditions and are our personal, impartial, and unbiased professional analyses, opinions, and 
conclusions. 

‐ We have no present or prospective interest in the property that is the subject of this report and no 
personal interest with respect to the parties involved. 

‐ We have no bias with respect to the property that is the subject of this report or to the parties involved 
with this assignment. 

‐ Our engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

‐ Our compensation for completing this assignment is not contingent upon the development or reporting of 
a predetermined value or direction in value that favors the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to 
the intended use of this appraisal. 

‐ Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice. 

‐ Brett M. Suszek, MAI, AI-GRS made a personal inspection of the interior and exterior of the properties 
that is the subject of this report.  

‐ Michael Norris provided significant real property appraisal assistance to the persons signing this 
certification. 

‐ The appraisers signing this report have not performed services, as an appraiser, regarding the property 
that is the subject of this report within the three-year period immediately preceding acceptance of this 
assignment. 

‐ The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Uniform Standards of Professional Practice, the Code of 
Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute and 
the minimum appraisal standards cited in Section 323.4 of Title XI of FIRREA. 

‐ The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives. 

‐ As of the date of this report, Brett M. Suszek has completed the requirements of the continuing education 
program of the Appraisal Institute for designated members. Brett M. Suszek is temporarily licensed as 
Certified General Real Estate Appraiser in the State of North Dakota. 

    

Brett M. Suszek, MAI, AI-GRS     
Director 
Certified General Appraiser     
Temporary North Dakota License #TP-217021       
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INTRODUCTION 

Property Appraised 
Existing Industrial Property Totaling Four Parcels 

Main Parcel Totaling 678,105 SF GBA 

ETC Parcel Totaling 63,600 SF GBA 

West Parcel Totaling 11.63 AC 

North Parcel Totaling 5.15 AC 

Fargo, Cass County, North Dakota 58102 

Property Identification 
The owner has three industrial buildings located on four parcels of land. We included two of the buildings 

(Main Plant and Shipping Building) together as they both share a parcel. The other existing building is an 

industrial facility known as the ETC Building. The total site size is 75.18 AC or 3,274,970 SF for a land-to-

building ratio of 4.42:1. The land-to-building ratios are 3.18:1 for the Main Parcel and 6.11:1 for the ETC 

Parcel.  

The improved properties are considered Class S construction. The weighted average year built for the 

Main Parcel is 1983 considering the various additions. The weighted average year built for the ETC 

Parcel is 1970. The table below describes the building size, age, percentage of office, clear ceiling height 

and land parcel information for each of the items being appraised. 

Building Name / 
Address

City Building Size Year Built/Additions % Office
Clear 

Height
Site Size 
(Acres)

Main Plant Fargo 503,992 1974 7.5% 24' 49.49
NE Addition Fargo 45,409 2007 0.0% 24'
NW Addition Fargo 53,880 2008 0.0% 24'
West Addition Fargo 27,135 2013 0.0% 24'
SE Additon Fargo 15,435 2015 0.0% 24'
Paint Room Fargo 13,072 2015 0.0% 24'
Shipping Building Fargo 19,182 1986 6.1% 19'6"- 23'6"
ETC Building Fargo 59,600 1970 18.6% 24'
ETC Addition Fargo 4,000 1972 0.0% 24' 8.92
West Parcel Fargo NA NA NA NA 11.63
North Parcel Fargo NA NA NA NA 5.15
Total / Average 741,705 1982 8.6% 24' 75.18
Data Compiled by BBG, Inc

3301 1st Ave N - SUMMARY

 

Legal Description 
The subject is legally identified as four separate parcels. Per data provided by the Cass County 

Treasurer, the four parcels are identified as follows: 
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Main Parcel - 01-1044-00043-000 
Lot: 0 Block: 0 GREAT NORTHERN 4TH PT OF SD GREAT NORTHERN 4TH ADDN LYING S OF 7TH 

AVE N LESS TRACTS A,B,C,D,& E **4-1-08 COMB FRM 01-1044-00041-000 & 01-1044-00070-000 

ETC Parcel - 01-2720-00141-000 
Lot: 5 Block: 2 SCHULTZ & LINDSAYS 1ST W 52.5' LOT 5 BLK 2 AND ALL LOTS 6 7 & 8 & ALL LOTS 

39 THRU 4 4 TEIGENS 2ND 

West Parcel - 01-1044-00091-000 
Lot: 0 Block: 0 GREAT NORTHERN 4TH TRACT C DESC AS FOLL: COMM AT SE COR OF GREAT 

NORTHERN 4TH, THN N 00DG00'14"" ASSM BRG, ALG E LN FO SD GREAT NORTH ERN 4TH, SD E 

LN BEING E LN OF SW1/4 OF SEC 2-139- 49, FOR A DIST OF 220.15' TO A PT OF INTERS W/NLY 

R/W LN OF 1ST AVE N, THN N 83DG59'39"" W ALG NLY R /W LN OF 1ST AVE N FOR A DIST OF 

87.71' THN S 56DG 26'57"" W ALG NLY R/W LN OF 1ST AVE N FOR A DIST O F 155.02' THN N 

83DG57'19"" W ALG NLY R/W LN OF 1S T AVE N FOR A DIST OF 1531.94' TO TRUE PT OF BEG, 

North Parcel - 01-1044-00055-000 
Lot: 0 Block: 0 GREAT NORTHERN 4TH TRACT D COMM AT THE SE CORN OF SD GREAT 

NORTHERN 4TH, THEN N 00DE G00'14"" E ASSMD BEAR ALG THE E LN OF SD GN 4TH, S D E LN 

THE E LN OF SW 1/4 OF SEC 2-139-49 FOR 220. 15' THEN N 83DEG59'39"" W FOR A DIST OF 37.71' 

TO A PT OF INTER W/ THE W R/W LN OF CASS CO DR #10 TH EN N 00DEG00'14"" E ALG SD W 

R/W LN OF SD CASS CO DR #10 FOR 1179.53' THEN N 99DEG20 MIN14"" W FOR 4 57.69' THEN N 

OODEG00'14"" E PARAL TO E LN OF SD G N 4TH ADDN FOR A DIST OF 491.14' TO A PT OF INTER 

Scope of Appraisal/Extent of the Data Collection Process 
The value opinions are reported herein in an Appraisal Report that follows generally accepted appraisal 

procedures as set forth in the Uniform Standards of Professional Appraisal Practice (USPAP). This 

appraisal utilized all three accepted approaches to value: (1) Sales Comparison Approach, (2) Income 

Capitalization Approach, and (3) Cost Approach. 

For the Main Parcel, the Sales Comparison Approach and Cost Approach are applied. The Income 

Capitalization Approach was not applied due to the difficulty in estimating a reasonable market rental rate 

for the property; its large size and manufacturing use make such a projection difficult as these sort of 

properties typically do not lease.  

For the ETC Parcel, the Sales Comparison and Income Capitalization Approaches are applied. The Cost 

Approach was considered, but not applied, due to the difficulty in estimating depreciation. Further, market 

participants typically do not consider this approach in their analysis.  

Only the Sales Comparison Approach was developed for the vacant land parcels (West Parcel and North 

Parcel). The Income Approach is not applicable as there are no income-generating improvements; and 

the Cost Approach is not applicable as there are no vertical improvements on either site.  
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The procedures and methodologies employed in these approaches are outlined in the Appraisal Process 

section of this report. Following is a summary of steps completed by the appraisers in this assignment. 

1. Brett M. Suszek, MAI, AI-GRS inspected the subject property and market area arriving at the value 

conclusion stated herein.  

2. Gathered data on regional, city, and neighborhood characteristics. 

3. Data regarding the subject property, improved sale and rent comparables in the general market area 

were gathered and analyzed. 

4. Analyzed the site characteristics, building improvements, surrounding land uses and supply and 

demand to establish the highest and best use. 

5. Analyzed the data to arrive at a conclusion of a probable value via the Sales Comparison and Cost 

Approaches (Main Parcel); and the Sales Comparison and Income Capitalization Approaches (ETC 

Parcel). The Sales Comparison Approach was developed for the vacant land parcels.  

6. Reconciled the results of this analysis into Retrospective Market Value opinions for each separate 

parcel. 

7. Prepared an Appraisal Report. 

Please note that our appraisal and opinion of market value represents real property only, no 

personal or intangible property is included. 

Competency 
The appraisers involved in this assignment have, collectively, considerable experience in appraising this 

property type. 

The appraisers are actively engaged in appraisal work in the geographical area of the subject property. 

The company maintains a database on this area for similar properties. We believe we have adequate 

knowledge of the property type and location to meet the competency requirements of USPAP. 

Intended Use and User of the Appraisal 
The purpose of this appraisal was to conclude the Market Value of the Fee Simple estate in the subject, 

“As Is” as of January 1, 2017. The intended use of this appraisal is for ad valorem tax appeal. The 

intended users are the property owner, the taxing jurisdiction, and Marvin F. Poer. 

Definition of Market Value 
The following definition of market value is used by agencies that regulate federally insured financial 

institutions in the United States:  

The most probable price which a property should bring in a competitive and open market under all 

conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 

assuming the price is not affected by undue stimulus. Implicit in this definition are the consummation 

of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 
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 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their best 
interests; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 

 The price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale. [1] 

Property Rights Appraised 
The subject’s “As Is” (as of a retrospective valuation date; see Extraordinary Assumptions) Fee Simple 

interest is appraised.  

History of the Subject Property 
According to Cass County records, title to the subject is currently vested in the name of Case Equipment 

Corporation.  

We are unaware of any sales involving the subject within the three-year period immediately preceding the 

effective date of appraisal. The subject is not currently listed for sale, and was not as of the retrospective 

valuation date. Further, there are no other outstanding offers or options for the sale of the property, to the 

best of our knowledge. Please note, however, that this information is included only to satisfy the 

requirements of USPAP. It is not intended as a guarantee to the chain of title and a title search should be 

performed by a title company should a definitive abstract be desired.  

  

                                                      

[1] (Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 
237, Page 77472) 
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FARGO METROPOLITAN ANALYSIS 

Introduction 
The subject is located in the city of Fargo, Cass County, North Dakota, which is part of the Fargo – 

Minnesota Metropolitan Statistical Area.  

  
Regional Map (Subject denoted by blue pin) 

Recent Performance 
Fargo is the exception to the rule in struggling North Dakota. The state’s weakened oil fortunes have had 

little effect on its largest metro area, in large part due to Fargo’s distance from the oil patch. The contrast 

between Fargo and the rest of the state has only grown in recent months, as the pace of job additions 

and in-migration has accelerated. The only real limiting factor on growth continues to be an extraordinarily 

tight labor market. The jobless rate, at 2.5%, has been below its prerecession level for almost two years. 

In fact, the unemployment rate has not been this low since the mid-1990s. 

Labor force  
The historically tight labor market in Fargo means that job growth will be largely determined by the rate at 

which new workers arrive in the metro area. Fortunately, labor force growth has been quite strong over 

the past 18 months, even with a nascent recovery taking hold in the state’s western oil patch. More North 

Dakotans are continuing to head eastward in search of more work and affordable living conditions. 

Prices in parts of the oil patch and elsewhere in North Dakota remain relatively high following the oil 

boom, and where they have fallen considerably, prospects for growth in employment or wages are poor. 
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Fargo offers a more vibrant job market and a still-affordable cost of living and higher quality of life. These 

advantages will push more folks from the state’s more rural locales into the metro area. However, the 

pace at which new residents stream into Fargo will slow in the months and years ahead. The oil patch is 

on the mend, and rig counts and drilling are already materially higher than a year ago. As more jobs come 

back on line in the western part of the state, Fargo will have a tougher time competing for an already-

scarce workforce. 

Private Services 
The real trump card that Fargo can play against the rest of the state is its dynamic private service industry 

and a much more diverse industrial structure. A highly educated workforce, low costs, and stronger 

transportation connections to regional population centers have historically allowed Fargo to attract and 

grow a more diverse and dynamic set of value-added services than other North Dakota metro areas. A 

core group of large employers, led by Microsoft, U.S. Bank, and a slew of healthcare companies, also 

give Fargo a leg up. This comparison with the rest of the state has grown even starker as North Dakota 

has become more dependent on energy and agriculture. 

These advantages will persist throughout the forecast. Wage rates, for example, which fell well below the 

statewide average during the oil boom, are beginning to catch up. While the smaller gap owes in part to 

the loss of so many well-paying energy jobs outside of metro areas, it also reflects an increase in mid- 

and high-wage employment. This is due at least in part to more qualified labor becoming available as 

administrative and back-office energy positions were eliminated. 

University 
Though relatively immune to the direct effects of ups and downs in oil prices, the state’s struggle for 

revenues will impact North Dakota State University. The state university system’s operating budget will be 

able to survive cuts better than most thanks to record enrollment over the past half-decade. However, a 

decline in state capital spending will limit a key source of construction hiring should homebuilding falter 

from its current plateau. 

Conclusion 
The outlook for Fargo remains cautiously optimistic. The only real speed limit in the forecast is the degree 

to which the metro area can attract new workers. Still, FAR is situated in a way that will enable it to 

outperform the rest of the state no matter what happens in commodity markets. 

Moody’s Economy.com Metropolitan Summary 
The following data from Economy.com summarizes key economic statistics for the Fargo metro area in a 

report which was published in February 2017.  
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INDUSTRIAL MARKET OVERVIEW 

Introduction 
The subject is not located within a major market that is tracked by traditional real estate reporting services 

such as REIS or Costar. In order to analyze the market, we surveyed all industrial properties within a ten-

mile radius via Costar Property Analytics. A map of the surrounding 10-mile radius from the subject is 

presented below, followed by a snapshot of relevant performance metrics. 
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As shown above, there are 394 existing industrial buildings compromising over 8.7M SF of industrial 

space located within a 10-mile radius of the subject property. The current vacancy rate is 7.7%, which is 

70 basis points higher than the 5-year average. This current rate is down from the peak number in recent 

years of 11.1%, which was posted in Q2 2016.  

Current rent rates are $6.93/SF on a triple net basis. Absorption has been particularly strong in the past 

year, with 302,158 SF of space being taken out of the market. New supply with 12-month construction 
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starts and buildings under construction, are both below their 5-year averages, while sales price per SF 

are up when comparing to the same benchmark.  

Conclusion 
The local market has experienced a steady stream of supply in the last five years, but seems to be 

trending at a manageable pace. Rents and vacancy rates have been trending upward the past 5 years, 

but have seen a decrease over the last twelve months. In looking at the last twelve months with 

absorption up, vacancy lower, and supply lower, the Fargo industrial market appears stable and should 

be stable going forward.     
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PRIMARY MARKET ANALYSIS 

Introduction 
A market area is defined as being, “a group of complementary land uses. Social, economic, 

governmental, and environmental forces influence property values in the vicinity of a subject property, 

which, in turn, directly affect the value of the subject property itself. Therefore, the boundaries of the area 

of influence must be delineated to conduct a thorough analysis. The area of influence is the area within 

which the forces affect all surrounding properties in the same way they affect the property being 

appraised. Although physical boundaries may be drawn, the significant boundaries are those that fix the 

limits of influences on property values. By coincidence, these limits may be physically observable. 

The purpose of a market area analysis is to provide a bridge between the study of general influences on 

all property values and the analysis of a particular subject. Market area boundaries are identified by 

determining the area in which the four forces that affect value (social, economic, governmental and 

environmental) operate in the same way they affect the subject property. 

   
Primary Market Map (subject indicated by blue pin) 

General Description:  The subject neighborhood is generally described as being the 

area as outlined above which is bound by railroad tracks to the 

north; I-94 to the south; the Red River to the east; and I-29 to the 

west.  

Access: Primary access to the area is provided by I-29 and I-94. Further, 

the subject neighborhood is easily accessed via Main Avenue, 
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U.S. Highway 81, 10, and 52. Overall, the highway infrastructure 

serving the subject is considered good. The BNSF railroad is 

connecting to the property via a rail spur that lies between the 

Main and West Parcels.  

Land Use Patterns: The neighborhood is primarily industrial with some commercial to 

the south near Main Avenue. The subject is in the northwestern 

portion of the neighborhood in an area developed with similar 

industrial developments. Industrial developments continue to the 

east, west, and north of the subject. Single-family residential use 

is most common in the northeast and south area of the 

neighborhood.    

Life Stages and Trends:  The market area is considered to be in a stability stage of its life 

cycle. Population is expected to increase along with the number 

of households through 2022 in the subject’s 1-mile radius, 

although the increase is modest and will not cause a significant 

impact. The populations and households are anticipated to 

increase through 2022 in the 3- and 5-mile radius. Regarding the 

industrial nature of the neighborhood, this sector appears to be 

stable, with declining vacancies and rent levels. Currently, there 

are four buildings totaling 67,025 that have been proposed to be 

built within a 10-mile radius of the subject.  

There were three buildings totaling 169,600 SF of industrial 

space under construction currently within a 10-mile radius of the 

subject. The biggest building under construction currently is a 

96,900 SF facility being built at 3454 4th Ave S. The next largest 

building is a 56,700 SF facility being built at 750-820 12 Ave NE. 

These two buildings are expected in June and September 2017 

respectively. 

The largest notable delivery in the last few years was at 3500 

Maini Ave. This facility is 125,925 SF in size and was built in 

November 2015. The property is currently 100% leased up, with 

its main tenant of record being XPO Logistics. Other than this 

building, no other single property built in the last three years has 

been over 100,000 SF. 

Transportation and Access 
The neighborhood is in the city of Fargo about two miles west of the downtown area, with good access to 

I-29 and I-94, in addition to local access. Main Avenue (just south of subject) and 25th Street South are 

primary commercial corridors serving the neighborhood. The subject is connected with the BNSF railroad 

through a rail spur that lies between the Main and West Parcels.  
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The subject is located roughly two miles west of downtown Fargo, and has primary access to the 

downtown area by way of Main Avenue. 

The BNSF line runs mainly in an east-west direction just south of the subject. However, there is a rail spur 

that connects to the subject on the west side of the Main Parcel and on the east side of the West Parcel.  

Economic/Demographic Data  
The following data highlights the neighborhood demographics for 2017 for 1, 3, and 5-mile radius from the 

subject, as provided by Claritas Inc.  
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1 Mile Radius 3 Mile Radius 5 Mile Radius
Description Totals Totals Totals

Population
        2022 Projection 3,727 85,323 189,649

        2017 Estimate 3,505 80,476 178,773
        2010 Census 3,234 74,472 157,953
        2000 Census 4,140 71,232 136,355
2017 Est. Median Age 32.80 31.70 32.20
2017 Est. Average Age 36.00 36.00 36.00
Households
        2022 Projection 1,671 39,711 82,399
        2017 Estimate 1,555 37,086 76,977
        2010 Census 1,398 33,595 66,878
        2000 Census 1,860 31,171 56,178

2017 Est. Average Household Size 2.12 2.03 2.21
2017 Est. Households by Household Income
        Income Less than $15,000 18.8% 14.7% 11.5%
        Income $15,000 - $24,999 16.2% 12.2% 9.9%
        Income $25,000 - $34,999 16.1% 13.1% 11.6%
        Income $35,000 - $49,999 18.5% 15.9% 14.7%
        Income $50,000 - $74,999 13.8% 18.6% 18.0%
        Income $75,000 - $99,999 7.9% 10.5% 12.3%
        Income $100,000 - $124,999 3.7% 5.6% 7.7%

        Income $125,000 - $149,999 1.7% 3.2% 4.8%
        Income $150,000 - $199,999 2.1% 2.9% 4.5%
        Income $200,000 - $249,999 0.7% 1.2% 2.0%
        Income $250,000 - $499,999 0.5% 1.3% 2.1%
        Income $500,000 and more 0.1% 0.7% 1.0%
2017 Est. Average Household Income $46,732 $61,833 $74,830
2017 Est. Median Household Income $34,330 $44,394 $53,216
2017 Est. Tenure of Occupied Housing Units

        Owner Occupied 45.80% 41.53% 51.17%
        Renter Occupied 54.20% 58.47% 48.83%
2017 Est. Median All Owner-Occupied Housing Value $85,927 $168,185 $191,510
Source: 2017 Claritas, Inc.

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA

 

CONCLUSION 
The subject market area is located in a good area with good access characteristics. Primary access to the 

area is provided by I-29 and I-94, along with a local access road called Main Avenue. These roadways 

afford good access to the neighborhood and good access to regional transportation. Population is 

expected to increase along with the number of households through 2022 in the subject’s 1-, 3- and 5-mile 

radius, although the increase is modest and will not cause a significant impact. Overall stability is 

anticipated for the subject neighborhood.  
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SITE ANALYSIS 

 
GIS Map (subject parcels outlined in teal) 

The following chart summaries the characteristics of the subject site.  

Parcel Name Property Index Number Site Size (Acres) Land-to-Building Ratio
Main Parcel 01-1044-00043-000 49.49 3.18:1
ETC Parcel 01-2720-00141-000 8.92 6.11:1
West Parcel 01-1044-00091-000 11.63 --
North Parcel 01-1044-00055-000 5.15 --

3301 1st Ave N - Land Description

 
Location 
The subject property is located just northeast of the intersection between 1st Avenue North and 36th Street 

North. The subject has frontage along those two streets, along with lying just south of 7th Avenue North. 

The property’s general location is depicted in the following map. 

West Parcel 

North Parcel 

ETC 

Parcel

Main Parcel 

Shipping Building  

Main Plant 
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Aerial Photo 

Assessor’s Parcel Numbers 
The property is located within Cass County. The tax parcels are 01-1044-00043-000 (Main Parcel), 01-

2720-00141-000 (ETC Parcel), 01-1044-00091-000 (West Parcel), and '01-1044-00055-000 (North 

Parcel). 

Site Size/Shape/Dimensions 
According to the information provided to our office and public records, the sites contain a total of 75.18-

acres (3,274,970 SF) and the individual parcels are slightly irregular but conducive for industrial 

development.  

Access/Visibility 
Access and visibility to the subject sites are considered to be adequate for industrial development. The 

number and quality of curb cuts for the subject properties is considered adequate. 

Topography/Drainage 
The topography of the site is characterized as generally level. Drainage of the site appears adequate. The 

site is mostly level at street grade.  

 

Subject 
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Flood Plain 
According to FEMA’s flood plain mapping system, the subject is located in Zone X500. The subject is 

located within panel 38017C0589G, dated January 16, 2015. The subject’s flood map is presented below.  

 
Flood Map 

Soil/Subsoil Conditions 
A geotechnical analysis describing the soil and subsoil conditions at the subject site was not furnished to 

BBG, Inc. No soil conditions were observed by the appraisers that were construed as detrimental. The 

appraisers assume there are no hidden or unapparent soil conditions that would render the site less 

valuable.   

Utilities/Services 
All public utilities and services are currently available to the site. They are sufficient to support any new 

development. In addition, traffic capacity appears adequate. 

Manmade Improvements 
The subject site is improved with three buildings totaling 741,705 SF of GBA. These improvements will be 

discussed in detail within the Improvement Analysis section of this report. 

Subject 
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Hazards/Nuisances 
No apparent hazards or nuisances, such as smoke and hazardous materials, were noted on or near the 

subject site. Upon further investigation we have no knowledge of the existence of additional hazardous 

materials on or in the property. The appraisers, however, are not qualified to detect such substances. The 

presence of substances such as asbestos, urea-formaldehyde foam insulation, radon, and other 

potentially hazardous materials may affect the value of the property. The value conclusion stated herein is 

predicated on the assumption that there is no additional material on or in the property that would cause a 

loss in value. No responsibility is assumed for such conditions or for any expertise or engineering 

knowledge required to discover them. 

Legal-Government Factors 

Development Restrictions/Easements 
Based upon a review of the documents provided to this office, the subject property does not appear to be 

detrimentally impacted by easements or deed restrictions. 

Zoning  
The subject property is located within Fargo, North Dakota and is presently located in the L1, Limited 

Industrial district. According to the ordinance, “The purpose of this district is primarily intended to 

accommodate manufacturing, wholesale, warehousing and distribution related uses.” The main 

construction requirements under this zoning classification are presented within the following table: 

Minimum Lot Area Not Restricted
Minimum Lot Width: Not Restricted
Minimum Lot Depth: Not Restricted
Minimum Lot Coverage: Not Restricted
Minimum Front Yard: 20 feet
Minimum Rear Yard: 20 feet
Minimum Side Yard: 10 feet (Interior) 20 feet (Street)
Maximum Floor Area Ratio Not Restricted
Maximum Height: Not Restricted
Maximum Lot Coverage: 85% of Lot

Parking
One (1) space per 300 SF of Office SF and 
one (1) space per 2,500 SF of Manufacturing 
SF

Zoning: Area, Height, and Bulk Regulations

L1, Limited Industrial
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The zoning map is presented below.  

  
Parcels (outlined in teal) 

 
 

According to our understanding of the permissible uses within the district, and the corresponding building 

requirements, the subject represents a legal, conforming use.  

Conclusion  
The subject site is of sufficient size, topography and access to compete with alternative industrial 

development in the surrounding area.  Public services are adequate and major linkages are adequate. 

The sites are physically suited for industrial improvements.  The access and visibility are considered 

adequate.  The zoning is adequate for development. Overall the site is considered adequate for its 

current use. 

Subject 
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IMPROVEMENT ANALYSIS 

  

 



IMPROVEMENT ANALYSIS 

0117004955 PAGE 31  

 

 

Subject Photos 
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The following tables summarize the individual building characteristics: 

Building Name / 
Address

City Building Size Year Built/Additions % Office
Clear 

Height
Site Size 
(Acres)

Main Plant Fargo 503,992 1974 7.5% 24' 49.49
NE Addition Fargo 45,409 2007 0.0% 24'
NW Addition Fargo 53,880 2008 0.0% 24'
West Addition Fargo 27,135 2013 0.0% 24'
SE Additon Fargo 15,435 2015 0.0% 24'
Paint Room Fargo 13,072 2015 0.0% 24'
Shipping Building Fargo 19,182 1986 6.1% 19'6"- 23'6"
ETC Building Fargo 59,600 1970 18.6% 24'
ETC Addition Fargo 4,000 1972 0.0% 24' 8.92
West Parcel Fargo NA NA NA NA 11.63
North Parcel Fargo NA NA NA NA 5.15
Total / Average 741,705 1983 8.6% 24' 75.18
Data Compiled by BBG, Inc

3301 1st Ave N - SUMMARY

 

The subject has three building improvements over four parcels of land. These three improvements are 

existing industrial buildings encompassing a total of 741,705 SF of gross building area (GBA), and 

currently being used by a single tenant. The buildings were mainly built in the early 1970s and are of 

Class S construction. The subject has an average clear ceiling height of 24’, and its finished office 

percentage is 8.6%. The site size is 75.18 AC or 3,274,970 SF for a total land-to-building ratio of 4.42:1. 

Below we will describe the parcels in greater detail. 

The subject consists of four separate tax parcels. The first (“Main Parcel”) contains two building structures 

that are situated on 49.49 AC of land. The first building on the Main Parcel is an existing, single-tenant 

industrial manufacturing building that was first built in 1974. There have been several additions 

throughout the years (2007, 2008, 2013, 2015), with the entire structure totaling 658,923 SF, which 

includes 51,024 SF of two-story office space. The Shipping Building is in the southwestern portion of the 

Main Parcel. This building is a pitched roof, 19,182 SF industrial building used mostly to ship final 

product. Both buildings on this parcel total 678,105 SF, 7.7% of which is office space, and is of Class S 

construction. The clear ceiling height throughout the Main Plant is 24’, while it ranges from 19’6”-23’6” for 

the Shipping Building.  

The parcel located to the east of the Main Parcel contains the Engineering and Testing Center (“ETC 

Parcel”). The ETC Parcel is a separate industrial warehouse. The building was originally built in 1970, 

with an addition in 1972. The total building size is 63,600 SF, of which there is 11,856 SF of two-story 

office space located on the south end of the structure. The structure rests on 8.92 AC and has a land to 

building ratio of 6.11:1. The average ceiling height in the warehouse section is 24’. This building is of 

Class S construction. This building has certain specialized equipment to perform testing of various items 

assembled and manufactured at the property, but the equipment required for such testing is considered 

personal property and not considered in this appraisal. Considering the real property only, the ETC Parcel 

building is primarily a warehouse building.  
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The last two parcels both consist of vacant land. The land west (“West Parcel”) of the Main Parcel 

consists of 11.63 AC and the land to the north of the Main Parcel (“North Parcel”) is 5.15 AC.  The West 

Parcel is entirely vacant and abuts to 1st Ave N and 36th St N. The North Parcel is mostly vacant with 

part of truck storage from the Main Plant, although it could be separately split and developed from the 

Main Parcel. This parcel has frontage on 7th Ave N on abuts to the Main Parcel to the south.  

The subject is single tenant-owner occupied industrial manufacturing/warehousing facility used by the 

current owner, Case Corporation. Case Corporation, a whole fully owned subsidiary of CNH Industrial, 

originally built all the improvements situated on these parcels. Our premise of value is for the Fee Simple 

interest in the subject, and excludes personal property. This assumes that the subject would be available 

for occupancy by a second generation tenant or owner/user.  

Construction Components 

The construction components and interior finish of the subject is summarized as follows: 

Foundation:  The foundation consists of reinforced concrete with 

perimeter footings.  The concrete flooring is 4” thick 

throughout according to the property representative which 

is typical for a light industrial use, although at the lower 

end.  

Exterior Walls:  The exterior wall structures for the manufacturing facilities 

consists of corrugated steel siding. The office sections of 

the buildings consist of decorative masonry brick.  The 

exterior is in average condition.  

Roof Cover:  The buildings feature flat, rubber membrane (EDPM) roofs 

throughout. Roofs of this type generally have a life around 

20 years.   

Floor Coverings:  Office floors are commercial carpeting and vinyl tiling, 

while the warehouse area is a mixture of epoxy-coated 

and  exposed concrete floors.  

Lighting:  Fluorescent and incandescent lighting in the office areas; 

fluorescent hanging fixtures in the warehouse.   

HVAC:  The HVAC systems are assumed to be in average 

operating condition and adequate for high-intensity 

warehouse use. We were given more detailed descriptions 

of HVAC systems for the subject, and we retain them in 

the work file. 
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Electrical:  The electrical system was reported and is assumed to be 

in good working order and adequate for typical warehouse 

use. 

Plumbing:  The plumbing system was reported and is assumed to be 

in good working order and adequate for typical warehouse 

use. 

Restrooms:  Adequate men’s and women’s bathrooms throughout all 

buildings on site.   

Clear Height: The clear height in the warehouse areas is 24' on average, 

only differing slightly in the shipping building based on its 

slanted roof.  

Rail Service: The subject is located on a rail spur. The BNSF line runs 

east-west to the south of the subject and the Main Parcel 

features rail access, while the ETC Parcel does not.   

Fire Protection:  The improvements are fire sprinklered. The primary 

system is a wet system. It is assumed the improvements 

have adequate fire alarm systems, fire exits, fire 

extinguishers, fire escapes and/or other fire protection 

measures to meet local Fire Marshal requirements. 

Other:  Bay spacing in the Main Plant is 60’ east-west and 50’ 

north-south. According to our count during the inspection, 

there are 14 dock-high doors and numerous drive-in doors.  

Condition Summary:  The subject is in average condition according to its age. 

The office areas are in average condition although some 

finishes appear dated or of low cost. The 

manufacturing/warehouse space is generally uniform in its 

layout although segmented to suit the various production 

needs of the tenant and would require retrofitting for a new 

user; however, overall the improvements would provide 

utility to a wide range of industrial users.  
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Site Coverage 
Based on the entire site size of 3,274,970 SF, the indicated land-to-building ratio is 4.42:1.  

Parcel Name Property Index Number Site Size (Acres) Land-to-Building Ratio
Main Parcel 01-1044-00043-000 49.49 3.18:1
ETC Parcel 01-2720-00141-000 8.92 6.11:1
West Parcel 01-1044-00091-000 11.63 --
North Parcel 01-1044-00055-000 5.15 --

3301 1st Ave N - Land Description

 

Parking and Drives 
The subject features adequate surface parking which appears to be well suited for the improved property. 

Based upon our count of the spaces, the subject offers 543 car spaces which equates to a parking ratio of 

approximately  1,366  SF per parking space. The number of parking spaces is assumed to be legally 

conforming for the existing uses, and is commensurate with other facilities in the neighborhood. We 

further note that each of the improved parcels contains its own parking areas, and parking would be 

sufficient for each use if operated separately. 

Landscaping 
Landscaping is considered to be in average condition and well maintained. 

Functional Utility 
The overall layout of the property is considered functional in utility and provides adequate accessibility for 

various industrial uses. 

ADA Compliance 
All areas of the property appear to have handicap accessibility.  The client/reader’s attention is directed to 

the specific limiting conditions regarding ADA compliance. 

Economic Age and Life  
BBG, Inc. estimate of the subject improvements effective age and remaining economic life is depicted in 

the following chart: 

Building Name / Address Year Built
Actual Age 

(Years)
Effective Age 

(Years)
MVS Expected 

Life (Years)
Remaining 

Economic Life

Accrued Physical 
Incurable 

Depreciation
Main Plant and Shipping Buildings 1983 34 20 45 25 44.4%
ETC Building 1970 47 20 45 25 44.4%
Data Compiled by BBG, Inc

ECONOMIC AGE AND LIFE

 

Conclusion  
The improvements are in average overall condition. The subject property is a distribution properties that 

were originally delivered in the early 1970’s (Main and ETC) and 1986 (Shipping Building), with additions 
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put on the Main Plant from 2007 through 2015. Based on our inspection the subject contains no 

significant items of deferred maintenance, and this is also accurate as of our retrospective valuation date.  
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HIGHEST AND BEST USE ANALYSIS 

Analysis of Site as Vacant 

Legally Permissible 
Except for a legally nonconforming property, the first step in determining what is legally permissible is to 

analyze private restrictions, zoning, building codes, historic district controls, and environmental 

regulations. 

The subject is located within the city of Fargo. These zoning classifications are detailed below: 

Minimum Lot Area Not Restricted
Minimum Lot Width: Not Restricted
Minimum Lot Depth: Not Restricted
Minimum Lot Coverage: Not Restricted
Minimum Front Yard: 20 feet
Minimum Rear Yard: 20 feet
Minimum Side Yard: 10 feet (Interior) 20 feet (Street)
Maximum Floor Area Ratio Not Restricted
Maximum Height: Not Restricted
Maximum Lot Coverage: 85% of Lot

Parking
One (1) space per 300 SF of Office SF and 
one (1) space per 2,500 SF of Manufacturing 
SF

Zoning: Area, Height, and Bulk Regulations

L1, Limited Industrial

 

No unusual or atypical restrictions to zoning or legal use of the site were noted. The district appears to be 

generally permissive regarding typical light industrial development. 

Physically Possible 
The physical characteristics of a site can affect the uses. These characteristics include: (1) size; 

(2) shape; (3) terrain or topography; (4) soil condition; (5) utilities; (6) access characteristics; and 

(7) surrounding land uses. Each of these site characteristics was described and discussed in the Site 

Analysis section of this report. 

A number of industrial uses are physically possible on the subject sites. The 75.18-acre site is generally 

level at street grade. Soil and subsoil conditions appear adequate for development as evidenced by area 

development. Surrounding land uses include industrial uses. From a development standpoint, the location 

and visibility of the site are adequate. Given the large total site size, development for a single use would 

be productive and possible but multiple smaller uses would be more likely.  

Financially Feasible 
In determining which uses are legally permissible and physically possible, an appraiser eliminates some 

uses from consideration. Then the uses that meet the first two criteria are analyzed further. If the uses are 

income-producing, the analysis will study which are likely to produce an income, or return equal to or 
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greater than the amount needed to satisfy operating expenses, financial obligations, and capital 

amortization. All uses that are expected to produce a positive return are regarded as financially feasible. 

Given our analysis of the current rental rates and vacancy levels, we conclude that current speculative 

development is not financially feasible. This is because current construction costs outweigh prospective 

income streams after accounting for risk. Therefore, the most financially feasible use is to hold for future 

industrial development, or build-to-suit for a specific user. Again, development of multiple industrial uses 

would be more likely given the large total site size.   

Maximally Productive 
Among financially feasible uses, the use that provides the highest rate of return or value (given a constant 

rate of return) is the highest and best use. Given the legally permissible and physically possible 

discussions set forth above, holding the site for future industrial development is to be the only financially 

feasible use at this time. Therefore, it is our opinion that the maximally productive use of the site is to hold 

for future industrial development of multiple industrial uses, or build-to-suit for a specific user or users.   

Analysis as Improved 

Legally Permissible 
The subject improvements contain a total area of 741,705 SF GBA. Based upon the land area of 75.18 

acres, a land-to-building ratio of 4.42:1 is indicated. Sufficient parking is available on site to accommodate 

industrial use.  The construction density and available parking exhibited by the improvements are 

compatible with similar competitive properties in the market, and the land-to-building ratio is reasonable 

considering the subject’s large size. Legally, the vacant parcels could be split from the Main Parcel and 

ETC Parcels and separately sold/developed. Also, the ETC Parcel could be operated separately from the 

Main Parcel.  

Physically Possible 
The subject was originally constructed in 1974 with various additions through 2015. The subject is in 

average condition considering its age and could accommodate a new manufacturing/warehouse user. 

The subject improvements represent a physically possible use of the site as improved.  

It is physically possible to operate the ETC Parcel as a completely separate economic unit from the Main 

Parcel. The ETC Parcel features its own access and parking, and the building could be separately 

operated from the Main Parcel.  

The Shipping Building would likely sell along with the Main Plant. The rail access is to the west of this 

building, making splitting of this property difficult. It does not feature separate access from the Main Plant.  

We note that development of the vacant sites (West and North Parcels) is physically possible, separate 

from the Main Parcel and ETC Parcel. 

Financially Feasible 
The improvements contribute a financial return to the site that is far greater than that which would be 

generated if the land were vacant. Since the return to the land and improvements is greater than the 
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expenses associated with maintaining them, utilization of the improvements through their economic life is 

suggested. The ETC Parcel is most productive as its own economic unit. The Shipping Building is 

productive as an out building for the Main Plant (both included together as the Main Parcel).  

The West and North Parcels could be separately split off and developed, and their highest value is 

realized in doing so.  

Maximally Productive 
The subject as improved provides a positive return to the site. Therefore, the existing improvements 

represent the highest and best use of the property as improved. The user would likely be an industrial 

owner/user that is regional in scope; and the timing is current.  

All four parcels are valued independently as each is maximally productive as a separate economic unit. 

Given the fee simple premise sought, we analyze the subject’s improved parcels (Main Parcel and ETC 

Parcel) as if vacant and available for occupancy by a new user; thus, only owner/user sales are analyzed.  
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REAL ESTATE TAX ANALYSIS 

Introduction 
The assessment in Fargo, Cass County, North Dakota, involves two separate functions. First, the 

assessment function and the budget function.  The assessment functions are performed by the City of 

Fargo. After these functions are completed, the county auditor calculates the appropriate mill rate and 

that rate is applied to each taxable property to determine the property tax. Our subject property is in the 

Fargo School District #1, and the mill rate for the most current tax bill was 297.51. 

The assessor is responsible for discovering, listing and valuing all taxable property.  All real property is 

subject to taxation, unless expressly exempted by law.  All property is valued per its value on February 

1st of each year.  All real property is valued at True and Full Value.  For residential and commercial 

property, this equals market value.  For agricultural value, it equals its productivity value as defined by 

North Dakota statute. 

The assessor must notify property owners when a True and Full Value increases 10% or more and by 

$3,000 or more.  In April of each year, the assessor's assessments are reviewed by the city or township 

boards of equalization.  Within the first ten (10) days of June, the county reviews the assessments of 

cities and townships.  During August of each year, the State Board of Equalization reviews the 

assessments as finalized by various counties. 

The assessor, by the fair and accurate valuation of property, ensures that everyone shares equitably in 

the total burden of property taxation. This calculation is based on the 2016 mill levies less the 10.00 mills 

levied in 2016 for County Social Services.  The mill levy for County Social Services will be discontinued 

for 2017 as the state takes over funding for most social service expenses.  The 12% state credit that has 

been available for 2013 through 2016 taxes will be discontinued at the end of the 2016 tax year. The City 

of Fargo does charge taxes each year on drains. They also have special assessments that the owner of 

the subject must pay off in due time, and we note the remaining balances for the parcels in the table 

below: 

Parcel 2016 Pay 2017

Main Parcel - 01-1044-00043-000 $64,656

ETC Building - 01-2720-00141-000 $43,416

West Parcel - 01-1044-00091-000 $18,492

North Parcel - 01-1044-00055-000 $15,216

Remaining Balances on Special Assessments

 

Payments for the 2016 pay 2017 taxes are for the first installment due March 1, 2017, with the second 

payment due October 17, 2017. The taxpayer can pay by February 15, 2017, and receive an additional 

5% discount off the consolidated property tax amount. Our subject received this discount on all parcels.  

The following summarizes the local assessor’s estimate of the subject’s market value, assessed value, 

and taxes for each parcel: 
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Parcel 2016 Pay 2017

01-1044-00043-000 $32,860,600

Total Market Value $32,860,600

Assessment Ratio 50.0%

Total Assessed Value $16,430,300

Net Taxable Value (10%) $1,643,030

Consolidated Mill Levy 297.51

Convert Mill Rate 0.29751

Taxes after Mill Rate $488,818

Less State Paid Tax Relief (12%) ($58,658)

Less Early Payment (5%) ($17,121)

Plus Special Assessments $7,783

Plus Drain Assessments $8,968

Effective Tax Rate 1.31%

Total Tax Liability $429,790

Total Tax Liability Per SF (Building) $0.63

Real Estate Taxes - Main Parcel

 

Parcel 2016 Pay 2017

01-2720-00141-000 $3,199,100

Total Market Value $3,199,100

Assessment Ratio 50.0%

Total Assessed Value $1,599,550

Net Taxable Value (10%) $159,955

Consolidated Mill Levy 297.51

Convert Mill Rate 0.29751

Taxes after Mill Rate $47,588

Less State Paid Tax Relief (12%) ($5,711)

Less Early Payment (5%) ($2,094)

Plus Special Assessments $5,061

Plus Drain Assessments $919

Effective Tax Rate 1.43%

Total Tax Liability $45,763

Total Tax Liability Per SF (Building) $0.72

Real Estate Taxes - ETC Parcel
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Parcel 2016 Pay 2017

01-1044-00091-000 $632,000

Total Market Value $632,000

Assessment Ratio 50.0%

Total Assessed Value $316,000

Net Taxable Value (10%) $31,600

Consolidated Mill Levy 297.51

Convert Mill Rate 0.29751

Taxes after Mill Rate $9,401.32

Less State Paid Tax Relief (12%) ($1,128)

Less Early Payment (5%) ($414)

Plus Special Assessments $2,300

Plus Drain Assessments $538

Effective Tax Rate 1.69%

Total Tax Liability $10,697

Total Tax Liability Per SF (Land) $0.02

Real Estate Taxes - West Parcel

 

Parcel 2016 Pay 2017

01-1044-00055-000 $314,000

Total Market Value $314,000

Assessment Ratio 50.0%

Total Assessed Value $157,000

Net Taxable Value (10%) $15,700

Consolidated Mill Levy 297.51

Convert Mill Rate 0.29751

Taxes after Mill Rate $4,671

Less State Paid Tax Relief (12%) ($561)

Less Early Payment (5%) ($206)

Plus Special Assessments $4,121

Plus Drain Assessments $249

Effective Tax Rate 2.64%

Total Tax Liability $8,274

Total Tax Liability Per SF (Land) $0.04

Real Estate Taxes - North Parcel

 

Conclusion 
Based on our conclusion of “As Is” market value as of January 1, 2017, the subject’s  improved parcels 

(Main Parcel and ETC Parcel) appear to be over-assessed, while the land parcels (West and North 

Parcels) are not over-assessed. The subject’s tax account is paid in full and no delinquencies exist 

according to county records. The subject does have a $141,779 balance remaining regarding special 

assessments. 
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APPRAISAL PROCESS 

Overview 
The three traditional approaches to valuing improved properties are, 

1. Sales Comparison Approach - a comparison of the property appraised with reasonably similar, 

recently conveyed properties for which the price, terms and conditions of sale are known. 

2. Income Approach - the processing of a projected net income into a valuation estimate via one or 

more capitalization techniques. 

3. Cost Approach - an estimate of the replacement cost of all structural improvements as if new, 

less loss in value attributable to depreciation from all causes plus the value of the land as if 

vacant. 

The Sales Comparison Approach is founded upon the principle of substitution that holds that the cost to 

acquire an equally desirable substitute property without undue delay ordinarily sets the upper limit of 

value. At any given time, prices paid for comparable properties are construed by many to reflect the value 

of the property appraised. The validity of a value indication derived by this approach is heavily dependent 

upon the availability of data on recent sales of properties similar in location, size, and utility to the 

appraised property. 

The Income Capitalization Approach is based on the principle of anticipation that recognizes the present 

value of the future income benefits to be derived from ownership in a particular property. The Income 

Approach is most applicable to properties that are bought and sold for investment purposes, and is 

considered very reliable when adequate income and expense data are available. Since income producing 

real estate is most often purchased by investors, this approach is valid and is generally considered the 

most applicable when the property being appraised was designed for, or is easily capable of producing a 

rental income. 

The Cost Approach is based on the premise that the value of a property can be indicated by the current 

cost to construct a reproduction or replacement for the improvements minus the amount of depreciation 

evident in the structures from all causes plus the value of the land and entrepreneurial profit. This 

approach to value is particularly useful for appraising new or nearly new improvements. 

The Appraisal Process is concluded by a review and re-examination of each of the approaches to value 

that were employed. Consideration is given to the type and reliability of data used, the applicability of 

each approach to the type of property being appraised and the value being sought. 

Subject Specific  
For the Main Parcel, the Sales Comparison Approach and Cost Approach are applied. The Income 

Capitalization Approach was not applied due to the difficulty in estimating a reasonable market rental rate 

for the property; its large size and manufacturing use make such a projection difficult as these sort of 

properties typically do not lease.  
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For the ETC Parcel, the Sales Comparison and Income Capitalization Approaches are applied. The Cost 

Approach was considered, but not applied, due to the difficulty in estimating depreciation. Further, market 

participants typically do not consider this approach in their analysis.  

Only the Sales Comparison Approach was developed for the vacant land parcels (West Parcel and North 

Parcel). The Income Approach is not applicable as there are no income-generating improvements; and 

the Cost Approach is not applicable as there are no vertical improvements on either site.  
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SALES COMPARISON APPROACH – MAIN PARCEL 

Introduction 
The Sales Comparison Approach is premised upon the Principle of Substitution - a valuation principle that 

states that a prudent purchaser would pay no more for real property than the cost of acquiring an equally 

desirable substitute on the open market. This approach to value is very dependent on the availability of 

good data.  

The market was researched for sales comparable to the subject property. The search was defined by 

properties considered to be similar to the subject in regard to type of construction and potential use, but 

also similar with regard to location. Within this analysis, sales of industrial/manufacturing buildings were 

utilized to estimate the value of the subject. 

The subject will be analyzed “As Is.” The following analysis is for the Main Parcel, and the Main Parcel 

includes both the Main Plant and Shipping Building. The ETC Parcel is analyzed later an abbreviated 

analysis following the selection of a new comparable data set that is appropriate for that property given its 

smaller size.  

Given the subject’s larger size, we sought sales comparables of larger industrial buildings only. We 

limited our search to owner/user sales only given the fee simple premise of value sought for this 

appraisal; investment sales were rejected as these are often a reflection of the credit-worthiness of the 

specific tenant and buyers are typically concerned with cash flow as opposed to real estate only.  

Given the above, we note that our workfile contains several investment sales that were researched for 

this assignment, but ultimately excluded from consideration. Given the lack of transaction activity for 

similar sales of larger industrial buildings purchased by owner/users, we expanded our search 

geographically. We focused on older buildings (over 25 years of age) given the subject’s age and 

competitive class.   

Analysis of Comparable Sales – Main Parcel 
The sales below represent sales of similar industrial property types. The following table provides a 

summary description of the sales considered to be most comparable to the subject. 

Sale
No. Address - City DOS

GBA
(SF) YOC / Ren.

Ceiling
Height % Office

Land:Bldg
Ratio

Sales
Price
PSF

1 3800 W Wisconsin Avenue, Appleton, WI Aug-16 311,394 1963/1989 24 4.1% 4.01:1 $18.95
2 4407 Railroad Avenue, East Chicago, IN Sep-15 548,469 1970 35 0.5% 2.47:1 $21.88
3 660 Mayhew Lake Road NE, Saint Cloud, MN May-15 238,290 1971 17 7.8% 4.20:1 $5.77
4 11700 W Capitol Drive, Wauwatosa, WI Apr-15 394,840 1946/2002 20 17.4% 2.43:1 $13.30
5 5990 W Touhy Avenue, Niles, IL Oct-14 300,791 1960/1993 26 n/a 1.50:1 $30.00
6 259 30th Street, Greeley, CO Apr-14 321,390 1984 30 17.6% 3.48:1 $13.69
7 2635 Federal Signal Drive, University Park, IL Mar-14 319,683 1989 32 2.1% 2.82:1 $26.28

$30.00

$5.77

$18.55
Subject 3301 1st Ave N 678,105 1974 24 7.7% 3.18:1

Comparable Improved Sales Summary - Main Parcel

Maximum

Minimum

Mean
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Improved Sales Map 

Analysis of Improved Data 
The sales that were identified and analyzed reflect prices paid for similar industrial properties throughout 

the regional markets from March 2014 to August 2016. 

Sales Price Per Square Foot Method 
As indicated in the preceding table, the unadjusted sales prices per square foot of gross building area 

(GBA) range from $5.77/SF to $30.00/SF, averaging $18.55/SF. We have considered the following 

characteristics of each comparable sale in our analysis of the subject property. The elements of 

comparison considered and a brief explanation of each is as follows: 

Adjustment Summary 
No transactional adjustments are required for the sales data. All are Fee Simple sales to owner/users in 

order to remain consistent with the Fee Simple premise of value sought in our appraisal. No expenditures 

were required upon sale, and no conditions of sale adjustments are required. Market conditions 

adjustments are applied considering improving market conditions; those that sold prior to the valuation 

date are adjusted upward and those that transacted after are adjusted downward. These adjustments 

approximate 3.0% per year difference with the subject’s retrospective valuation date.  

The remaining adjustments applicable to the physical characteristics of each are described for each 

comparable below.  
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Location 
One of the more definitive influences on real estate value is location.  Each parcel of land is unique and 

the supply of land is finite.  Adjustments must be made when there are discrepancies in location.  This is 

not simply analysis of how far the subject is from a comparable, as two similar buildings or parcels of land 

may be located some great distance apart while still located in very similar markets with similar linkages, 

demographics and influences; while on the other hand two properties may be located within one mile of 

each other but in very different market areas.  

For support for our location adjustments, we surveyed the relevant locational characteristics of the subject 

as they relate to the comparable set. These include the surrounding market rental rate for industrial 

properties; industrial submarket vacancy; surrounding area demographics; and linkages, specifically, rail 

access. The results of this survey as well as our rating and concluded location adjustment for each 

comparable are presented in the following table.    

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Comp 6 Comp 7

Submarket Rent/SF $6.66 $3.94 $4.96 $4.57 $4.47 $7.04 $9.73 $4.01
Submarket Vacancy 7.7% 1.9% 4.7% 6.4% 9.3% 4.6% 0.7% 5.0%
*HH Income $44,394 $50,848 $32,416 $40,874 $56,522 $78,877 $42,536 $69,795

Households:
*3-mile radius 37,086 20,791 22,110 15,341 35,508 68,552 25,131 5,332
*Median HH Value $168,185 $154,821 $70,416 $149,639 $172,780 $322,450 $156,123 $165,025

Rail? Yes Yes Yes Yes Yes Yes Yes No

Overall Inferior Inferior Inferior Inferior Superior Similar Inferior
Adjustment 10.0% 15.0% 10.0% 5.0% -15.0% 0.0% 5.0%

Comparable Sales Location Analysis

*Source: CoStar, MPSI Estimate  

Building Size 
The building size adjustment takes into consideration the difference in sizes among the subject and 

comparables.  

All of the sales are smaller and are appropriately adjusted downward.  

Construction Class & Quality 
Construction quality refers to the type of materials comprising the subject and comparables.   

Sales 4 and 5 feature masonry construction which is superior as compared to the subject’s steel 

construction, and downward adjustments are applied.  

Condition 
Condition has a strong influence on the value of improvements as all improvements suffer from incurable 

physical deprecation.  Adjustments must be made when a comparable varies significantly from the 

subject in condition.  We refer the reader to the improvements section of this report for additional details. 

Sales 1 through 5 are inferior and adjusted upward, while sales 6 and 7 are superior and adjusted 

downward. Our adjustments are based on 0.75% per year difference in terms of original year of 

construction.   
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Land to Building Ratio 
Land to building ratio reflects the amount of undeveloped land a site contains.  This is an important 

feature for industrial properties as added undeveloped land can has the potential to expand the 

improvements.   

Sales 1 and 3 feature higher LTBs and are adjusted downward, while sales 2 and 4 feature lower LTBs 

and are adjusted upward. We note that, while sale 5 features a lower LTB, it is located in an area of far 

higher land values and the low LTB is not a detrimental factor; therefore, no adjustment is applied.    

Clear Ceiling Height 
The clear ceiling height in an industrial property determines the range of industrial operations possible at 

a property.  

Sales 2, 5, 6, and 7 feature higher clear ceiling heights and are adjusted downward, while sales 3 and 4 

have lower clear ceiling heights and are adjusted upward. Our adjustments approximate 0.50% per one 

foot difference in clear ceiling height.   

Office Percentage 
All else being equal, the higher the office percentage, the higher the price per SF. Sales 1, 2, and 7 are 

adjusted upward for their lower office percentages, while sales 4 and 6 are adjusted downward for their 

superior office percentages.  

Occupancy 
The occupancy of a property can have an impact on the sale price as it is one of the key factors in 

determining the financial risk of a property. All comparables were purchased as being ready for 

occupancy by a new user, and no adjustments are required.  

Adjustment Summary 
Our adjustments follow the typical criteria for similar industrial properties. The following adjustment grid 

summarizes the aforementioned adjustments applied to the sales. 
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Comparable Sale Number Subject Data 1 2 3 4 5 6 7

Type of Transaction Sale Sale Sale Sale Sale Sale Sale Sale

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Date of Sale Aug-16 Sep-15 May-15 Apr-15 Oct-14 Apr-14 Mar-14

Location Fargo, ND Inferior Inferior Inferior Inferior Superior Similar Inferior

Building Size (SF) 678,105 311,394 548,469 238,290 394,840 300,791 321,390 319,683

Year Built 1974 1963/1989 1970 1971 1946/2002 1960/1993 1984 1989

Quality Class S Class C/S Class C/S Class C/S Class C Class C Class S Class C

Condition Average Inferior Inferior Inferior Inferior Inferior Superior Superior

Land to Building Ratio 3.18:1 4.01:1 2.47:1 4.20:1 2.43:1 1.50:1 3.48:1 2.82:1

Clear Height 24 24 35 17 20 26 30 32

Office Percentage 7.7% 4.1% 3.0% 7.8% 17.4% n/a 17.6% 2.1%

Sales Price $5,900,000 $12,000,000 $1,375,000 $5,250,000 $9,025,000 $4,400,000 $8,400,000

UnAdjusted Price Per Square Foot $18.95 $21.88 $5.77 $13.30 $30.00 $13.69 $26.28

Transactional Adjustments

Price / SF $18.95 $21.88 $5.77 $13.30 $30.00 $13.69 $26.28

Property Rights Conveyed Fee Simple 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Adjusted Price $18.95 $21.88 $5.77 $13.30 $30.00 $13.69 $26.28

Financing Terms Conventional 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Adjusted Price $18.95 $21.88 $5.77 $13.30 $30.00 $13.69 $26.28

Conditions of Sale None 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Adjusted Price $18.95 $21.88 $5.77 $13.30 $30.00 $13.69 $26.28

Expenditures Imm. After Sale 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Adjusted Price $18.95 $21.88 $5.77 $13.30 $30.00 $13.69 $26.28

Market Conditions 1/1/2017 1.0% 4.0% 5.0% 5.0% 7.0% 8.0% 8.0%

Adjusted $/SF - With Transactional Adjustments $19.14 $22.75 $6.06 $13.96 $32.10 $14.79 $28.38

Physical Adjustments

Location Fargo, ND 10.0% 15.0% 10.0% 5.0% -15.0% 0.0% 5.0%

Building Size (SF) 678,105 -8.0% -3.0% -10.0% -5.0% -8.0% -8.0% -8.0%

Age/Condition 1974 8.0% 3.0% 2.0% 21.0% 11.0% -8.0% -11.0%

Quality Class S 0.0% 0.0% 0.0% -5.0% -5.0% 0.0% 0.0%

Land to Building Ratio 3.18:1 -3.0% 3.0% -3.0% 3.0% 0.0% 0.0% 0.0%

Clear Height 24 0.0% -6.0% 4.0% 2.0% -1.0% -3.0% -4.0%

Office Percentage 7.7% 1.0% 2.0% 0.0% -3.0% 0.0% -3.0% 3.0%

Total Physical Adjustments 8.0% 14.0% -7.0% 8.0% -28.0% -32.0% -15.0%

Value Indication Per Square Foot $20.67 $25.94 $5.63 $15.08 $23.12 $10.05 $24.12

Value Ranges
Before 

Adjustment
After Adjustment

Minimum Price $5.77 $5.63

Maximum Price $30.00 $25.94

Mean Price $18.55 $17.80

Median Price $18.95 $20.67

Standard Deviation $8.33 $7.73

Comparable Sales Adjustment Grid - Main Parcel
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After adjustments our comparables ranged from $5.63/SF to $25.94/SF with a mean of $17.80/SF and a 

median of $20.67/SF. Sale 3 is a clear outlier and is excluded from our final value consideration. 

Removing this comparable, the standard deviation is reduced from $7.73/SF to $6.09/SF.  

Sale 6 required the least amount of adjustment overall, although this comparable appears to be an outlier 

at the lower end, and is therefore given minimal weight. Sale 1 is the next most relevant comparable and 

is given greatest weight. It required the least amount of gross adjustment overall after comparable 6, and 

is the most recent sale. Comparables 2 and 7 are the next most relevant and given secondary weight. 

The median of the overall data set of $20.67/SF is given tertiary weight. As such, a unit value of 

$21.00/SF “As Is” appears reasonable. This value indication is supported by the mean and median of the 

sales and analysis presented herein.  

678,105 SF   x $21.00 = $14,240,205
Rounded: $14,240,000

Sales Comparison Approach - As Is - Main Parcel
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COST APPROACH – MAIN PARCEL 

Introduction 
The Cost Approach considers the depreciated cost of replacing or constructing the property in today’s 

market. Depreciation refers to a market-derived estimate and must consider the physical and economic 

life of the property or component being depreciated. The subject property is divided for valuation 

purposes in this approach into land and improvements. Land value is estimated by sales comparison, and 

the improvements are valued by determining their depreciated replacement cost, which are then summed 

to derive a total property value estimate. 

This approach to value is based upon the replacement cost concept, i.e., Principle of Substitution. The 

concept, from a buyer’s standpoint, proposes that a property’s value is no more than the cost of 

producing a substitute with equal utility. The Cost Approach, in applying this concept, assumes that time 

is not an important element in the buyer’s decision, that the buyer is able and willing to produce the 

substitute, and that land is available for this purpose. A major limitation of this approach, in addition to the 

limitations implied by these assumptions, is the difficulty of determining the amount of depreciation, 

especially in older properties.  

Market value reflects the premise that the subject property were offered on the market as of the effective 

valuation date, vacant and available for use.  Ultimately, certain buildouts may not achieve their cost in 

value if the property were offered on the market, meaning that the original cost to build out certain areas 

may greatly exceed what price they would achieve if sold. This is applicable within our analysis and 

measured in the Cost Approach as external obsolescence.  

Our research indicates that properties similar to the subject do not achieve prices in line with the cost to 

construct, even after considering physical deterioration. This reflects buyers’ anticipation of high costs to 

retrofit the improvements to suit their specific needs. Highly specific buildouts are common for 

manufacturing properties, and while they are expensive for the given user, a secondary user (or a given 

buyer of the subject) would require their own specific buildouts, and therefore do not place a high enough 

value on the existing buildouts to justify their costs. This is considered external obsolescence and must 

be deducted from costs in order to reflect market value.   

The first step of the Cost Approach involves estimating the value of the land as if it were vacant and ready 

to be put to its highest and best use. The following pages address value of the vacant site.  

Site Valuation 
Land value is based on the sale of relatively comparable properties within proximity to the subject or 

within a market area judged to be similar. During our research, a number of land sales were confirmed 

and analyzed. The most applicable sales available were utilized, and only those most similar to the 

subject were considered in the final analysis. The information we were able to obtain is indicative of the 

market as of the retrospective valuation date. The following map and chart summarize the sales used in our 

analysis of the subject’s land component, while complete details are presented in the Exhibits section of this 

report. 
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Sale Date of Size SP/SF
No. Location Sale (SF) ($)
1 5401 N 12th Avenue, Fargo, ND Dec-15 608,098 2.35
2 5002-5052 N 19th Avenue, Fargo, ND Oct-15 295,040 1.74
3 23204 County Road 75, Saint Cloud, MN Apr-15 5,793,480 0.48
4 County Road 70 @ Dodd Boulevard, Lakeville, MN Dec-14 2,025,104 2.29
5 4800 N 19th Avenue, Fargo, ND Mar-17 302,306 1.16

Subject Main Parcel, Fargo, ND

Summary of Comparable Land Sales - Main Parcel

 

 

Comparable Land Sales Map 

Summary of Sale Comparables 
Based on overall market conditions within the subject area, positive adjustments are required for all of the 

comparables, approximating 3.0% per year difference from the sale date to the retrospective date of 

value.  

Sale 3 features an inferior location and is adjusted upward. Sale 4 features a superior location, and is 

adjusted downward.  

Sales 1, 2, and 5 are smaller than the subject, and adjusted downward. Sale 3 is larger and adjusted 

upward.   

The appropriate adjustments are presented within the following adjustment grid. 
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Comparable Sale Number Subject Data 1 2 3 4 5

Type of Transaction Sale Sale Sale Sale Sale
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Date of Sale Dec-15 Oct-15 Apr-15 Dec-14 Mar-17
Location Fargo, ND Similar Similar Inferior Superior Similar
Land Size SF 2,155,663 608,098 295,040 5,793,480 2,025,104 302,306
Topography Level Level Level Level Level Level
Zoning L1 Similar Similar Similar Similar Similar
Flood zone X X X X X X
Utilities All Available All Available All Available All Available All Available All Available
Sales Price $1,429,029 $512,520 $2,768,571 $4,634,700 $350,000
UnAdjusted Price Per Square Foot $2.35 $1.74 $0.48 $2.29 $1.16
Transactional Adjustments
Price / SF $2.35 $1.74 $0.48 $2.29 $1.16
Property Rights Conveyed Fee Simple 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $2.35 $1.74 $0.48 $2.29 $1.16
Financing Terms Conventional 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $2.35 $1.74 $0.48 $2.29 $1.16
Conditions of Sale None 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $2.35 $1.74 $0.48 $2.29 $1.16
Existing Improvements 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $2.35 $1.74 $0.48 $2.29 $1.16
Market Conditions 1/1/2017 3.0% 4.0% 5.0% 6.0% -1.0%
Adjusted $/SF - With Transactional Adjustments $2.42 $1.81 $0.50 $2.43 $1.15
Physical Adjustments
Location Fargo, ND 0.0% 0.0% 10.0% -10.0% 0.0%
Land Size (SF) 2,155,663 -20.0% -25.0% 10.0% 0.0% -25.0%
Topography Level 0.0% 0.0% 0.0% 0.0% 0.0%
Zoning L1 0.0% 0.0% 0.0% 0.0% 0.0%
Flood zone X 0.0% 0.0% 0.0% 0.0% 0.0%
Utilities All Available 0.0% 0.0% 0.0% 0.0% 0.0%
Total Physical Adjustments -20.0% -25.0% 20.0% -10.0% -25.0%
Value Indication Per Square Foot $1.94 $1.35 $0.60 $2.18 $0.86

Value Ranges
Before 

Adjustment
After 

Adjustment

Minimum Price $0.48 $0.60
Maximum Price $2.35 $2.18
Mean Price $1.60 $1.39
Median Price $1.74 $1.35
Standard Deviation $0.79 $0.68

Comparable Sales Adjustment Grid - Main Parcel

 

Sale 4 required the least amount of adjustment, but its location is superior. Sales 1 and 3 are the next 

most relevant, and their average is $1.27/SF. This is supported by the central tendency of the data.  

Given the dispersion of the data, and lack of large industrial site sales in the subject’s immediate area, we 

rely on discussions with active market participants as well. Dan Hicks of Property Resources Group has 

actively marketed and sold many industrial sites in Fargo and surrounding areas. He estimated that the 

subject’s Main Parcel site would command a price of $1.25/SF if sold. This is within the range of the 

adjusted data set and considered reasonable.  

Based upon the adjusted sales presented above, a unit value of $1.25/SF was concluded for the subject 

site. Utilizing this per unit value, the total value of the subject property is calculated within the following 

table. 

2,155,663 SF   x $1.25 = $2,694,579

Land Sales Comparison Approach - 
Main Parcel

Rounded: $2,690,000  
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Replacement Cost New 
There are numerous methods for estimating replacement cost new. In this instance, we have utilized the 

cost figures provided by the Marshall Valuation Service.  

The concluded base costs and MVS references are presented in the following table. We note that the 

Main Plant is concluded to be a light manufacturing building (Section 14, Page 14) due to its steel 

construction and 4” floors, among other factors that would classify it as a light manufacturing building as 

opposed to a heavy manufacturing building.  

Item Main Plant Shipping Building
MVS Sec / Page 14/14 14/26
Quality/Building Class Average Cost/S Average Cost/S
Building Component Light Manufacturing Building Storage Warehouse
Building Size 658,923 19,182
Unadjusted Base Cost $44.05 $37.02
Plus: Sprinklers $1.59 $2.72
Base Cost w/ Sprinklers $45.64 $39.74
Times: Height per Story Multiplier 1.281 1.133
Times: Floor Area Multiplier 0.847 0.938
Current Multiplier 0.990 0.990
Local Multiplier 1.030 1.030
Comparative Cost Multiplier 0.985 0.985
Adjusted Base Cost $49.75 $42.41
Direct Costs $32,780,775 $813,447

Unit Cost Calculations

 

Direct Costs 
The subtotal direct costs for development are concluded to be $33,594,222 based on the above. Other 

direct costs include the site work, paving, landscaping, lighting and signage which were estimated at 

$0.50/SF for 2,034,315 SF, or three times the total building area, resulting in sitework costs of 

$1,017,158. This is appropriate considering the grading involved and parking areas.  

Indirect Costs 
In the construction of the improvements, indirect construction costs are also incurred. These costs include 

construction fees, professional fees, interest carry on the land, real estate taxes, loan fees, and marketing 

expenses. The Marshall Valuation costs include the direct building cost and the indirect cost related to 

professional fees and interest carry on the improvements only. Indirect costs for real estate taxes, loan 

fees, surveys, and marketing expenses are not included in these estimates. Based upon our experience 

with numerous other similar properties and their actual construction costs, indirect costs were estimated 

at $3,461,138, or 10.0% of direct costs.  

Entrepreneurial Profit 
Entrepreneurial profit is the profit or inducement for a developer to undertake the acquisition, planning, 

development and sale of an industrial property similar to the subject property. Entrepreneurial profit can 

be extracted from the market by comparing the actual sales price of a new building with the actual cost of 

a recently completed building. However, these data were unavailable on specific buildings. It is difficult to 
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accurately measure the amount of profit required to influence a developer to undertake this kind of 

development since actual profits realized and profit anticipated are almost entirely different. 

An allowance of 10.0% of total construction costs was calculated based on our experience with similar 

properties. Further, considering current market conditions and the conclusion of highest and best use as 

vacant of holding for future development, a modest entrepreneurial incentive is warranted.   

Accrued Depreciation Estimate 
Depreciation occurs from several possible causes and can include: a loss in value due to 1) physical 

curable and physical incurable deterioration, 2) functional obsolescence, curable and incurable, and 3) 

external obsolescence. 

Physical Deterioration 
Physical deterioration, incurable, is defined as that loss from cost new, which is impossible to offset or 

which would involve expenditure substantially in excess of the value increase caused by the expenditure. 

Physical curable depreciation (deferred maintenance) was not present due to observed condition of the 

improvements upon at inspection, which was indicated to be similar to the condition of the improvements 

as of the retrospective valuation date. Based on the preceding analysis presented in the Improvement 

Analysis section, physical depreciation is estimated at 44.4% of replacement cost new or $18,613,231.  

Functional Obsolescence 
In addition to physical deterioration, functional obsolescence must be subtracted from the Replacement 

Cost New when it exists. Functional obsolescence is defined as that loss from cost new due to causes 

within the property bounds, except the physical deterioration. Based upon the inspection of the 

improvements, no functional obsolescence was identified. The subject property is functional for its use. 

External Obsolescence 
External obsolescence must also be subtracted from the Replacement Cost New when it exists. External 

obsolescence is defined as the loss in value due to the causes external to the property. As demonstrated 

within the Sales Comparison Approach and as evidenced by the value indications from the comparables, 

external obsolescence is present at the subject. This is a result of the cost of constructing such a facility 

exceeding the resulting value of the improvements to a given user. Typically assumed with such a facility 

is that the improvements are highly specific to the user, and a new user would anticipate significant costs 

in retrofitting the existing improvements to meet their needs, even for recently redeveloped properties. 

Therefore, the cost to develop a pharmaceutical facility is greater than the return to value, and this 

exceeds any previously estimated form of depreciation, resulting in external obsolescence.  

In order to estimate external obsolescence, we utilize the market extraction method. The comparable 

sales are surveyed based on their sale prices after adjustments, excluding the adjustment for 

age/condition. Land value is deducted based on the land value per SF previously concluded, resulting in 

a building value. The replacement costs of buildings associated with each comparable are then estimated 

based on the total RCN per SF for the subject ($61.76/SF). The difference between the building cost and 

estimated building value is considered total depreciation. Then, the implied physical deterioration is 

estimated based on 1.3% per year which is similar to the subject analysis (44.4% depreciation and 34 
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year actual age, given the weighted average year built of 1983). The difference between total 

depreciation and physical deterioration can be attributable to external obsolescence. This analysis is 

presented in the table on the following page. 
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The most relevant comparables are those that required the least amount of adjustment and are similar in 

age as compared to the subject. Sales 5 and 6 are near the subject in terms of weighted age, and their 

average external obsolescence indication is 33.1%. However, sale 6 has a relatively low price per SF as 

indicated in the Sales Comparison Approach, and its result is not exclusively reliable; therefore, sale 5 is 

given greater weight. Sales 1 and 7 are the next most relevant with indications of 25.1% and 26.5%, 

respectively. With weight placed on the most relevant comparables, external obsolescence is estimated at 

25.0%. Based on a replacement cost new of $41,879,770, external obsolescence is estimated at 

$10,469,942.  

With all the applicable forms of depreciation totaled, the cost schedule can be constructed as follows.  

 

Building Name Main Building
Shipping 
Building

Total

Building Size 658,923 19,182 678,105
Adjusted Base Building Cost $/SF $49.75 $42.41 $49.54
Direct Costs $32,780,775 $813,447 $33,594,222

Landscaping, Parking/Walks & Misc. Site Improvements $1,017,158
Total Direct Costs $34,611,380

Indirect Costs (10% of Total Direct Costs) $3,461,138

Total Construction Costs $38,072,518
Entrepreneurial Profit (10%) $3,807,252
Total Replacement cost $41,879,770
Less: Accrued Depreciation
  Physical, Curable $0
  Physical, Incurable (%) 44.4%
  Physical, Incurable (Amount) ($18,613,231)
  External Obsolescence (%) 25.0%
  External Obsolescence (Amount) ($10,469,942)
Total Accrued Depreciation ($29,083,173)
Depreciated Value of Improvements $12,796,596
Plus: Land Value $2,690,000
Value indication by Cost Approach $15,486,596
Rounded: $15,500,000

Data Compiled by BBG

Cost Approach Schedule - Main Parcel
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SALES COMPARISON APPROACH – ETC PARCEL 

Introduction 
Similar to the Sales Comparison Approach for the Main Parcel, new comparables were selected for 

analysis of the ETC Parcel considering its smaller size. What follows is an abbreviated analysis with 

summaries of the adjustments applied to the sales. These sales below represent sales of similar industrial 

property types. The following table provides a summary description of the sales considered to be most 

comparable to the subject. 

Sale
No. Address - City DOS

GBA
(SF) YOC / Ren.

Ceiling
Height % Office

Land:Bldg
Ratio

Sales
Price
PSF

1 1325 Field Avenue S, Rush City, MN Mar-17 68,000 1982 20 7.4% 5.16:1 $27.94
2 525 Progress Road, Waite Park, MN Feb-17 42,000 1986 20 n/a 4.15:1 $35.71
3 1620 1st Avenue N, Fargo, ND Nov-15 59,804 1912/1950 15 n/a 1.91:1 $15.89
4 1425 43rd Street N, Fargo, ND Jun-15 36,290 1980 18 20.0% 5.76:1 $55.11

$55.11

$15.89

$33.66

Subject 3301 1st Ave N 63,600 1970 24 18.6% 6.11:1

Comparable Improved Sales Summary - ETC Parcel

Maximum

Minimum

Mean

 

 

Improved Sales Map 

Analysis of Improved Data 
The sales that were identified and analyzed reflect prices paid for similar industrial properties throughout 

the subject’s market from June 2015 to March 2017. 
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Sales Price Per Square Foot Method 
As indicated in the preceding table, the unadjusted sales prices per square foot of gross building area 

(GBA) range from $15.89/SF to $55.11/SF, averaging $33.66/SF. We have considered the following 

characteristics of each comparable sale in our analysis of the subject property. The elements of 

comparison considered and a brief explanation of each is as follows: 

Adjustment Summary 
No transactional adjustments are required for the sales data. All are Fee Simple sales to owner/users in 

order to remain consistent with the Fee Simple premise of value sought in our appraisal. No expenditures 

were required upon sale, and no conditions of sale adjustments are required. Market conditions 

adjustments are applied considering improving market conditions; those that sold prior to the valuation 

date are adjusted upward and those that transacted after are adjusted downward. These adjustments 

approximate 3.0% per year difference with the subject’s retrospective valuation date.  

The remaining adjustments applicable to the physical characteristics of each are described for each 

comparable below.  

Location 
Sales 1 and 2 have inferior locations, and positive adjustments are applied. The remaining sales have 

similar locations, and no adjustments are applied.   

Building Size 
Sales 2 and 4 are smaller and adjusted downward.  

Condition 
Sale 3 is in inferior condition, while the remaining sales are superior, and appropriate adjustments are 

applied. Our adjustments are based on 0.75% per year difference in terms of original year of construction. 

Construction Class & Quality 
Sale 3 features inferior construction quality that appears to exhibit functional obsolescence given its 

highly segmented design. A positive adjustment is applied.  

Land to Building Ratio 
Sales 2 and 3 feature lower LTBs and are adjusted upward.     

Clear Ceiling Height 
All of the comparables feature lower clear ceiling heights and appropriate positive adjustments are 

applied.    

Office Percentage 
Sale 1 is adjusted upward for its lower office percentage.   
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Adjustment Summary 
Our adjustments follow the typical criteria for similar industrial properties. The following adjustment grid 

summarizes the aforementioned adjustments applied to the sales. 

Comparable Sale Number Subject Data 1 2 3 4

Type of Transaction Sale Sale Sale Sale Sale
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Date of Sale Mar-17 Feb-17 Nov-15 Jun-15
Building Size (SF) 63,600 68,000 42,000 59,804 36,290
Year Built 1970 1982 1986 1912/1950 1980
Quality Class S Similar Similar Similar Similar
Condition Average Average Average Average Average
Land to Building Ratio 6.11:1 5.16:1 4.15:1 1.91:1 5.76:1
Clear Height 24 20 20 15 18
Percent Office Space 18.6% 7.4% n/a n/a 20.0%
Sales Price $1,900,000 $1,500,000 $950,000 $2,000,000
UnAdjusted Building Price Per Square Foot $27.94 $35.71 $15.89 $55.11
Transactional Adjustments
Price / SF $27.94 $35.71 $15.89 $55.11
Property Rights Conveyed Fee Simple 0.0% 0.0% 0.0% 0.0%
Adjusted Price $27.94 $35.71 $15.89 $55.11
Financing Terms Conventional 0.0% 0.0% 0.0% 0.0%
Adjusted Price $27.94 $35.71 $15.89 $55.11
Conditions of Sale None 0.0% 0.0% 0.0% 0.0%
Adjusted Price $27.94 $35.71 $15.89 $55.11
Expenditures Imm. After Sale 0.0% 0.0% 0.0% 0.0%
Adjusted Price $27.94 $35.71 $15.89 $55.11
Market Conditions 1/1/2017 -1.0% 0.0% 3.0% 5.0%
Adjusted $/SF - With Transactional Adjustments $27.66 $35.71 $16.36 $57.87
Physical Adjustments
Location 25.0% 20.0% 0.0% 0.0%
Building Size (SF) 63,600 0.0% -3.0% 0.0% -5.0%
Age/Condition 1970 -9.0% -12.0% 44.0% -8.0%
Quality Class S 0.0% 0.0% 25.0% 0.0%
Land to Building Ratio 6.11:1 0.0% 3.0% 10.0% 0.0%
Clear Height 24 2.0% 2.0% 5.0% 3.0%
Office Percentage 5.0% 0.0% 0.0% 0.0%
Total Physical Adjustments 23.0% 10.0% 84.0% -10.0%
Value Indication Per Square Foot $34.02 $39.29 $30.11 $52.08

Value Ranges
Before 

Adjustment
After Adjustment

Minimum Price $15.89 $30.11
Maximum Price $55.11 $52.08
Mean Price $33.66 $38.87
Median Price $31.83 $36.65
Standard Deviation $16.46 $9.57

Comparable Sales Adjustment Grid - ETC Parcel
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After adjustments our comparables ranged from $30.11/SF to $52.08/SF with a mean of $38.87/SF and a 

median of $36.65/SF. Sale 3 is given no weight; it required the most adjustment and appears to be an 

outlier at the lower end. Removing this comparable, the standard deviation is reduced from $9.57/SF to 

$9.29/SF.  

Additional support for a value conclusion is derived from interviews with active market participants. Dan 

Hicks of Property Resources Group indicated that, if the ETC Parcel were individually marketed for a new 

user, it would command a price between $35.00 to $45.00/SF, which we consider in our reconciliation.  

In reconciling the adjusted sale data, sale 4 is given greatest weight. It is located nearest the subject and 

required the least amount of adjustment. With secondary weight on the central tendency of the data 

(excluding sale 3), a unit value of $45.00/SF “As Is” appears reasonable for the ETC Parcel. This value 

indication is supported by the mean and median of the sales and analysis presented herein, as well as 

the market participant interviews.   

63,600 SF   x $45.00 = $2,862,000
Rounded: $2,850,000

Sales Comparison Approach - ETC Parcel
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INCOME CAPITALIZATION APPROACH – ETC PARCEL 

Introduction 
The Income Capitalization Approach is a procedure in appraisal analysis whereby anticipated future 

economic benefits to be derived from a property are converted into a present value estimate through a 

capitalization process. This approach is based on the principle of anticipation and value is created by 

investor's expectations of benefits to be derived in the future. The process of estimating anticipated 

economic benefits from a particular property therefore requires estimates of potential income and 

expenses as well as debt costs (if applicable), and the selection of the most appropriate capitalization 

method. 

The most commonly utilized method of processing net income into value is direct capitalization where an 

overall rate is extracted directly from market sales in which the net income is known or can be closely 

estimated, and the Discounted Cash Flow Analysis, whereby anticipated future income streams and a 

reversionary value are discounted to a net present value estimate. The Direct Capitalization has been 

utilized within our analysis of the market value of the subject property. 

The Discounted Cash Flow is considered, but not applied, in our analysis. This is due to the relatively 

short nature of the leases in place at the subject and the relatively stable income projection for the 

subject. Further, given the size and class of the subject, market participants typically do not employ a 

similar analysis as a DCF is considered an over-refinement.  

The Income Approach is applied for the ETC Parcel only. The Income Capitalization Approach was not 

applied for the Main Parcel due to the difficulty in estimating a reasonable market rental rate for the 

property; its large size and manufacturing use make such a projection difficult as these sort of properties 

typically do not lease. 

Market Rental Analysis 
The first step in the Income Capitalization Approach is to estimate economic or market rent for the subject 

property. Economic rent or the preference term, market rent, is defined as “the rental income that a 

property would most probably command in the open market; indicated by the current rents that are either 

paid or asked for comparable space as of the date of the appraisal.”  

We searched the market for offerings and actual lease transactions for similar industrial properties in the 

subject’s vicinity. We focused on recent data for the most current insight into the market. Next, we 

selected rents that transacted in similarly-aged properties and similar sizes as the subject. The best 

available comparables are presented in the following table. A map is presented on the following page, 

while detailed write ups are presented in the exhibits.   
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 Bldg Tenant %
Name/ Size Size Fin. Ceil. Rent Type 

No. Location (SF) (SF) YOC Office Hght. PSF Lease
1 1302 40th Street N, Fargo, ND 20,850 20,850 1978 9.4% 20 $5.64 NNN
2 909 25th Street, Fargo, ND 20,240 20,240 1972 n/a 20 $6.00 NNN
3 65 28th Street S, Fargo, ND 119,884 90,000 1950 n/a 24 $4.75 NNN
4 2521 3rd Avenue, West Fargo, ND 102,000 54,000 2015 0.0% 24 $6.79 MG

Subject 3301 1st Ave N 63,600 1970 18.6% 24

Summary of Rent Comparables - ETC Parcel

 

 

Comparable Rentals Map 

The rent comparables were adjusted in a manner similar to the process presented within the Sales 

Comparison Approach. The adjustments are summarized in the following table.  

 Rent Type Mkt/ Adj Age/ Office Net Final Adj

Rent  / SF Lease Cond SP/SF Location Cond. Size Quality % Hght. Adj. Rent/SF

1 $5.64 $0.00 0% $5.64 0% 0% -10% 0% 3% 3% -4% $5.41

2 $6.00 $0.00 0% $6.00 0% 0% -10% 0% 0% 3% -7% $5.58

3 $4.75 $0.00 0% $4.75 0% 5% 3% 0% 0% 0% 8% $5.13

4 $6.79 ($0.85) 0% $5.94 0% -20% 0% 0% 5% 0% -15% $5.05

Minimum $4.75 $4.75 $5.05

Maximum $6.79 $6.79 $5.58

Mean $5.80 $5.80  $5.29

Median $5.82 $5.82 $5.27

Rent Adjustment Grid - ETC Parcel
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After adjustment, the comparables range from $5.05/SF to $5.58/SF with an average of $5.29/SF. The 

most applicable rents are comparables 1, 2, and 3. These are triple net leases. The average of these 

three rents is $5.37/SF.  

We support our market rent projection with interviews with active market participants. Jim Buus of 

Goldmark estimated that a reasonable market rent range for the subject is $5.25 to $5.50/SF. Brad Sturn 

of Property Resources Group estimated an appropriate market rent of $5.00/SF. These opinions are 

given weight in our reconciliation. 

Based on the most applicable comparables and discussions with market participants, a market rental rate 

for the ETC Parcel, as if available on the retrospective valuation date is concluded to be $5.25/SF on a 

triple net basis.  

Expense Reimbursements 
The predominant lease structure in the market is triple net wherein tenants reimburse for real estate 

taxes, property insurance, and CAM. Therefore, in our analysis, we project reimbursements based on the 

projected operating expenses. Notably, real estate taxes are excluded and handled via loading the 

concluded overall capitalization rate by the appropriate tax factor, net of vacancy and collection loss. 

Reimbursements are scheduled at $57,240 before vacancy/collection loss. 

Vacancy and Collection Loss 
Within the Industrial Market Overview section, total vacancy for Fargo industrial properties was 7.7%. 

Overall, the market appears to be relatively stable, and vacancy has been declining slightly year-over-

year although its decline has been slowing. Based on this data, we project vacancy at 8.0% within our 

analysis. Additionally, we project collection loss at 1.0%.    

Operating Expenses 
This section of the report analyzes the cost of operation for the subject property. Typically, operating 

expense can be classified as real estate taxes, insurance, common area maintenance, management, and 

structural reserves. To support our projections, we rely on our experience with similar properties.  

A discussion of each of the expense categories is as follows: 

1. Real Estate Taxes: Real estate taxes are excluded from our analysis. Taxes are handled by loading 

the applicable tax rate to the concluded OAR.  

2. Insurance: The subject will be insured against casualty loss with additional coverage for property 

liability. Typically, insurance expense for similar properties ranges from $0.05 to $0.30/SF and 

therefore our estimate of $0.15/SF appears reasonable given the subject’s size. 

3. CAM: This expense includes trash removal, landscaping and general property maintenance. Typical 

CAM expense for similar properties range from $0.25/SF to $2.50/SF. Based on similar properties 

and the subject’s size and operating class, we project CAM at $0.75/SF. We note that this excludes 

tenant utilities as these are generally paid directly by the tenant.   
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4. Management: Management fees are typically paid to firm who collects rents and maintains the 

subject. They are typically based upon a percentage of EGI.  In this case, we have applied 3.0% for 

the subject. 

5. Structural Reserves: This account accrues funds for the eventual repair and replacement of building 

components that are not the responsibility of the tenant. Such charges typically include capital 

expenditures for parking lots, roof replacement, and other miscellaneous expenditures necessary to 

maintain the integrity of the structural shell. We have estimated structural reserves at $0.10/SF in our 

analysis considering the subject’s age and class.  

Based upon the preceding discussion, the reconstructed operating statement is presented below. 

Potential Rental Income
SF PSF Total

Gross Potential Rental Income
  Market Rent 63,600 $5.25 333,900$     
  Reimbursements 63,600 $0.90 57,240$       
Gross Potential Income 391,140       
Less: Vacancy & Collection Loss @ 9.0% (35,203)       
Effective Gross Income 355,937       
Operating Expenses

PSF Total
  Real Estate Taxes Excluded Excluded
  Insurance 0.15 9,540        
  Common Area Maintenance 0.75 47,700      
  Management Fee @ 3.0% 0.17 10,678      
  Structural/Reserves 0.10 6,360        
Total Expenses (1.17)        (74,278)       
Net Operating Income 281,659$     

Reconstructed Operating Statement - ETC Parcel

 

Direct Capitalization 
As stated earlier, this method involves capitalizing the Stabilized Net Operating Income (NOI) by an 

appropriate capitalization rate (Ro) in order to estimate the stabilized value of the project. Overall 

Capitalization Rate (Ro) utilized in Direct Capitalization were derived from the comparables utilized in the 

Sales Comparison Approach along with surveys from market participants and the band-of-investment 

method. 

Market Comparables 
The comparables selected for analysis in the Sales Comparison Approach represented Fee Simple, 

owner/user sales; therefore, no overall capitalization rate data can be extracted from these sales. In order 

to survey appropriate OARs from the market, we searched the state of North Dakota for Leased Fee 

sales exhibiting OARs. The results of the survey are presented in the following table.  
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Property Address Property City Sale Date Bldg SF Price Per SF Year Built Reported OAR
364 Main Ave E West Fargo 11/17/2016 21,308 $37.50 2004 8.82%
2972 108S Ave SW Dickinson 10/7/2016 20,462 $410.52 2015 7.89%
4637 16th Ave NW Fargo 7/25/2016 195,075 $68.69 1995 7.85%
826 11th St E (Part of Multi-Property Sale) Williston 12/16/2015 4,900 $321.04 1998 6.00%
11121-11125 30 J St SW Dickinson 12/4/2015 20,400 $125.25 2014 11.05%
136th Ave NW & 64th St Williston 8/25/2015 12,000 $251.83 2014 7.50%
5400 32nd Ave S (Part of Portfolio) Grand Forks 6/30/2015 85,679 $58.09 1997 7.20%
1609 SW 33rd St Minot 12/5/2014 9,600 $96.35 2011 11.03%
12666 Zoe Rd Watford City 9/8/2014 12,000 $251.25 n/a 8.25%
11125 30 G St SW Dickinson 7/22/2014 21,662 $251.05 2014 6.74%
5125 Frontage Rd W Williston 5/21/2014 5,000 $126.00 n/a 7.90%

Minimum 6.00%
Maximum 11.05%
Average 8.20%
Median 7.89%

OAR Analysis

 

The mean of the data is 8.20%. As compared to the data, the subject is inferior due to its older age, and 

the OAR should be above the mean.  

Investor Survey 
Relevant data was extracted from PwC’s First Quarter 2017 Investor Survey as shown below. This was 

selected as the most recent applicable report given the January 1, 2017 valuation date.  
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Current national OARs for industrial properties range from 4.25% to 6.90% with an average of 5.37%. 

However, it is important to note that these data are reflective of investment-grade properties with credit 

tenants. The subject, if leased, would not be an investment-grade product given its size, age, construction 

quality, and likely tenancy, and its OAR should be above the mean of the data.  

PwC reports a spread between investment-grade to non-investment grade OARs from 50 to 250 basis 

points, with an average of 133 basis points. This results in an adjusted OAR range of 4.75% to 9.40% 

with an average of 6.70%.   

Band-of-Investment 
Using information from RealtyRates.com’s First Quarter 2017 Investor Survey, we utilize a 25-year term, 

5.50% interest rate, 70% to 75% LTV, and 10% to 15% equity dividend rate to estimate a range of OARs 

via the band-of-investment method. The realty rates investor survey is a survey of all investment grade 

industrial properties.  
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0.75 x 0.073690 = 0.055268 0.75 x 0.073690 = 0.055268
0.25 x 0.100000 = 0.025000 0.25 x 0.150000 = 0.037500

0.080268 0.092768
0.70 x 0.073690 = 0.051583 0.70 x 0.073690 = 0.051583
0.30 x 0.100000 = 0.030000 0.30 x 0.150000 = 0.045000

. 0.081583 0.096583

Band of Investment

 

The resulting OARs range from 8.03% to 9.66% with an average of 8.78%. 

Overall Capitalization Rate Reconciliation 

Based on the review of the comparable sales’ OARs, with secondary weight placed on the investor 

survey and band-of-investment method, we conclude that an appropriate OAR for the subject is 8.50%. 

The band-of-investment method is not based on transaction data and given little weight. The PwC survey 

only surveys investment-grade properties with credit tenants, therefore the subject property is considered 

inferior in comparison to this survey. 

In addition to the base capitalization rate, we add the applicable effective tax rate, net of vacancy and 

collection loss, to account for tax expense that would be the responsibility of the landlord (as the landlord 

would only be responsible for taxes during periods of downtime). The calculation is presented in the 

following table. 

8.50% Appraiser's opinion of going-in OAR
0.10% Tax Adjustment (2.9751%/2*8%)
8.60% Tax Adjusted OAR

OAR Adjustment

 

Utilizing this overall rate, the value indication for the ETC Parcel via the Income Capitalization Approach 

is located within the following table. 

$281,659 / 0.0860 = $3,276,932

Direct Capitalization - ETC Parcel
NOI/Ro = Value Indication

Rounded: $3,280,000  

Analysis of the Current “As Is” Value 
The appraisal problem in this assignment is to determine the fee simple market value for the subject. As 

such, the property was valued as if “stabilized”.  At this point, the necessary expenses will be removed to 

achieve this stabilization, thus indicating the fee simple condition of the ETC Parcel. These expenses are: 

1. Leasing Commissions – Standard leasing commissions range from 5.0% to 7.0%; therefore, 

commissions are projected at 5.0% based on a five year term. 

2. Tenant Finish – Tenant improvement allowances are not common for second generation industrial 

buildings, and none are applied.    
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3. Lost Rent – A prospective purchaser of the subject would anticipate downtime before being able to 

secure a tenant.  The downtime represents lost rent, and this would be considered by a purchaser.  

We note that this is distinct from the previous vacancy deduction, which is forward-looking and 

intended to capture future vacancy periods.  We conclude that a 9 month downtime period is 

appropriate, based on market conditions discussed in the Industrial Market Overview section. Current 

months-on-market for vacancies averages 6.7 months in the subject’s submarket, and the five-year 

average has been 9.9 months. The probability of leasing in months reaches 50% at approximately 9 

months. Based on our discussions with market participants active in the area, we conclude to a 9 

month lease-up period.   

4. Discount Rate – Because our lease-up period is a full year’s time, it is necessary to discount the 

gross lease-up costs. We discount these at a rate of 10%. This is 150 basis points greater than the 

going-in OAR but reasonable based on observed spreads from OARs to typical discount rates.  

5. Entrepreneurial Incentive – We add a 10% entrepreneurial incentive to the indicated lease-up costs. 

This is to account for the risk in taking on a non-stabilized asset and the required return that an 

investor would require.  

The sum of these deductions is as follows, thus indicating the “fee simple” position of the subject. 

Year 2017
Market Rent/SF $5.25

SF to Absorb 63,600              
SF Absorbed 63,600              

Rent Loss (Net of VCL) $230,391

Leasing Commissions @ 5% $83,475

TI Allowance/SF @ $0.00 $0

Subtotal $313,866

Discount Factor @ 10% 0.909

PV of Rent Loss $285,333

Indicated Gross Lease Up Cost $285,333
Plus: Entrepreneurial Incentive 10% $28,533
PV of Rent Loss (Rounded) $313,866

LEASE UP SCHEDULE

 

Concluded Value "As Stabilized" $3,280,000

Less: Lease Up Costs $313,866

Concluded Value "As Is" (Rounded) $2,970,000

"As Is" Value Conclusion - ETC Parcel
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LAND VALUATION – WEST AND NORTH PARCELS 

Site Valuation 
As discussed, the currently vacant West and North Parcels are most productive being separately sold to 

new users. Therefore, each is valued separately. During our research, a number of land sales were 

confirmed and analyzed. Compared to the previous Main Parcel analysis, we selected smaller land sales 

as comparables for the West and North Parcels. The most applicable sales available were utilized, and 

only those most similar to the subject were considered in the final analysis. The following map and chart 

summarize the sales used in our analysis of the West and North Parcels, while complete details are 

presented in the Exhibits section of this report. 

Our analysis will begin with the West Parcel, then a separate adjustment grid will be presented for the North 

Parcel with updated adjustments considering its smaller size.  

Sale Date of Size SP/SF
No. Location Sale (SF) ($)
1 9635-9853 38th Street, Fargo, ND May-15 141,570 1.91
2 5401 N 12th Avenue, Fargo, ND Dec-15 608,098 2.35
3 5002-5052 N 19th Avenue, Fargo, ND Oct-15 295,040 1.74
4 1205 Fayland Drive N. Fargo, ND Sep-13 147,929 2.81
5 4800 N 19th Avenue, Fargo, ND Mar-17 302,306 1.16

Subject North & West Parcels, Fargo, ND

Summary of Comparable Land Sales
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Comparable Land Sales Map 

Summary of Sale Comparables 
Based on overall market conditions within the subject area, positive adjustments are required for all of the 

comparables, approximating 3.0% per year difference from the sale date to the retrospective date of 

value.  

Sale 1 features an inferior location and is adjusted upward.  

Sales 1, 3, 4, and 5 are smaller than the subject, and adjusted downward  

The appropriate adjustments are presented within the following adjustment grid. 
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Comparable Sale Number Subject Data 1 2 3 4 5

Type of Transaction Sale Sale Sale Sale Sale
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Date of Sale May-15 Dec-15 Oct-15 Sep-13 Mar-17
Location Fargo, ND Inferior Similar Similar Similar Similar
Land Size SF 506,407 141,570 608,098 295,040 147,929 302,306
Topography Level Level Level Level Level Level
Zoning L1 Similar Similar Similar Similar Similar
Flood zone X X X X X X
Utilities All Available All Available All Available All Available All Available All Available
Sales Price $270,156 $1,429,029 $512,520 $415,000 $350,000
UnAdjusted Price Per Square Foot $1.91 $2.35 $1.74 $2.81 $1.16
Transactional Adjustments
Price / SF $1.91 $2.35 $1.74 $2.81 $1.16
Property Rights Conveyed Fee Simple 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Financing Terms Conventional 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Conditions of Sale None 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Existing Improvements 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Market Conditions 1/1/2017 5.0% 3.0% 4.0% 10.0% -1.0%
Adjusted $/SF - With Transactional Adjustments $2.00 $2.42 $1.81 $3.09 $1.15
Physical Adjustments
Location Fargo, ND 5.0% 0.0% 0.0% 0.0% 0.0%
Land Size (SF) 506,407 -15.0% 0.0% -10.0% -15.0% -10.0%
Topography Level 0.0% 0.0% 0.0% 0.0% 0.0%
Zoning L1 0.0% 0.0% 0.0% 0.0% 0.0%
Flood zone X 0.0% 0.0% 0.0% 0.0% 0.0%
Utilities All Available 0.0% 0.0% 0.0% 0.0% 0.0%
Total Physical Adjustments -10.0% 0.0% -10.0% -15.0% -10.0%
Value Indication Per Square Foot $1.80 $2.42 $1.63 $2.62 $1.03

Value Ranges
Before 

Adjustment
After 

Adjustment

Minimum Price $1.16 $1.03
Maximum Price $2.81 $2.62
Mean Price $1.99 $1.90
Median Price $1.91 $1.80
Standard Deviation $0.62 $0.64

Comparable Sales Adjustment Grid - West Parcel

 

Sale 2 is the most relevant but appears to be at the high end of the range of the adjusted data. Therefore, 

sales 3 and 5 are given secondary weight to support the value conclusion.  

Based upon the adjusted sales presented above, a unit value of $1.70/SF was concluded for the West 

Parcel. Utilizing this per unit value, the total value of the West Parcel is calculated within the following 

table. 

506,407 SF   x $1.70 = $860,892

Land Sales Comparison Approach - 
West Parcel

Rounded: $860,000  

As discussed, the adjustments to the comparables are updated to reflect the smaller size of the North 

Parcel, and the updated adjustment grid is presented on the following page.  
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Comparable Sale Number Subject Data 1 2 3 4 5

Type of Transaction Sale Sale Sale Sale Sale
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Date of Sale May-15 Dec-15 Oct-15 Sep-13 Mar-17
Location Fargo, ND Inferior Similar Similar Similar Similar
Land Size SF 224,258 141,570 608,098 295,040 147,929 302,306
Topography Level Level Level Level Level Level
Zoning L1 Similar Similar Similar Similar Similar
Flood zone X X X X X X
Utilities All Available All Available All Available All Available All Available All Available
Sales Price $270,156 $1,429,029 $512,520 $415,000 $350,000
UnAdjusted Price Per Square Foot $1.91 $2.35 $1.74 $2.81 $1.16
Transactional Adjustments
Price / SF $1.91 $2.35 $1.74 $2.81 $1.16
Property Rights Conveyed Fee Simple 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Financing Terms Conventional 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Conditions of Sale None 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Existing Improvements 0.0% 0.0% 0.0% 0.0% 0.0%
Adjusted Price $1.91 $2.35 $1.74 $2.81 $1.16
Market Conditions 1/1/2017 5.0% 3.0% 4.0% 10.0% -1.0%
Adjusted $/SF - With Transactional Adjustments $2.00 $2.42 $1.81 $3.09 $1.15
Physical Adjustments
Location Fargo, ND 5.0% 0.0% 0.0% 0.0% 0.0%
Land Size (SF) 224,258 -5.0% 10.0% 0.0% -5.0% 0.0%
Topography Level 0.0% 0.0% 0.0% 0.0% 0.0%
Zoning L1 0.0% 0.0% 0.0% 0.0% 0.0%
Flood zone X 0.0% 0.0% 0.0% 0.0% 0.0%
Utilities All Available 0.0% 0.0% 0.0% 0.0% 0.0%
Total Physical Adjustments 0.0% 10.0% 0.0% -5.0% 0.0%
Value Indication Per Square Foot $2.00 $2.66 $1.81 $2.93 $1.15

Value Ranges
Before 

Adjustment
After 

Adjustment

Minimum Price $1.16 $1.15
Maximum Price $2.81 $2.93
Mean Price $1.99 $2.11
Median Price $1.91 $2.00
Standard Deviation $0.62 $0.71

Comparable Sales Adjustment Grid - North Parcel

 

For our reconciliation of value for the North Parcel, sale 1 is given greatest weight with secondary weight 

placed on sale 3. Based upon the adjusted sales presented above, a unit value of $1.90/SF was 

concluded for the North Parcel. Utilizing this per unit value, the total value of the North Parcel is 

calculated within the following table. 

224,258 SF   x $1.90 = $426,090
Rounded: $430,000

Land Sales Comparison Approach - 
North Parcel
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RECONCILIATION AND FINAL VALUE CONCLUSIONS 

Reconciliation – As Is 
In the valuation of the subject, all three acceptable valuation approaches were utilized. The value 

indication via each approach is summarized in the following table. 

SUMMARY OF VALUE CONCLUSIONS
Main Parcel ETC Parcel West Parcel North Parcel

Sales Comparison Approach $14,240,000 $2,850,000 $860,000 $430,000 
Income Capitalization Approach Not Applied $2,970,000 Not Applied Not Applied
Cost Approach $15,500,000 Not Applied Not Applied Not Applied
Reconciled Value $14,600,000 $2,850,000 $860,000 $430,000  

The Sales Comparison Approach was applied for all four parcels, and is the most relevant approach for 

all. The data found from our research was deemed credible and relevant for each parcel. The Sales 

Comparison Approach was considered a valid and credible approach to value. The Sales Comparison 

Approach was granted primary consideration in our final reconciliation. This approach closely resembles 

how the subject would be negotiated as if it were offered on the open market and available for a new 

user.  

The Cost Approach was applied for the Main Parcel. This approach projected land value based on a 

review of land sale comparables. We projected costs based on MVS data, and depreciation based on the 

subject’s age and a market-extracted external obsolescence projection supported by an analysis of 

similar comparable sales. This approach is less relevant as purchasers of similar properties do not 

employ similar analyses, and this approach is given secondary weight.  

The Income Approach was applied for the ETC Parcel. We started with an analysis of market rent to 

support a potential gross income projection. The expenses deducted from the effective gross income 

were based on our experience and are deemed credible. We granted secondary consideration to the 

Income Approach in our final reconciliation for the ETC Parcel given the Fee Simple interest appraised 

and the most likely buyer being an owner/user.   

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the Main Parcel, 

"As Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$14,600,000 

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the ETC Parcel 

"As Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$2,850,000 

Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the West Parcel, 

"As Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$860,000 
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Based on our conclusions, the Retrospective Market Value of the Fee Simple estate in the North Parcel, 

"As Is", as of January 1, 2017, subject to the general underlying assumptions and limiting conditions was: 

$430,000 

Extraordinary Assumptions 
 We assume the subject was in similar condition on the retrospective valuation date to that which was 

observed during the inspection. 

Hypothetical Conditions 

 None 

Exposure Time/Marketing Period 
Based on exposure times of comparable sales and interviews with active participants in the local market, 

the Market Value opinions could be achieved with an exposure time of 12 to 24 months. Furthermore, it is 

our opinion that sales could be consummated at the Market Value opinions within a 12 to 24 month 

marketing period of the effective date. 
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GLOSSARY 
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Assessed Value: The value of a property according to the tax rolls in ad 
valorem taxation; may be higher or lower than market value, or based on an 
assessment ratio that is a percentage of market value. 1 

Asset: 
1. Any item, the rights to which may have economic value, including 

financial assets (cash or bonds), business interests, intangible assets 
(copyrights and trademarks), and physical assets (real estate and 
personal property). 

2. In general business usage, something owned by a business and 
reflected in the owner’s business sheet.

Asset:  A resource controlled by the entity as a result of past events and from 
which future economic benefits are expected to flow to the entity. 2

Capital Expenditure: Investments of cash (or the creation of liability) to 
acquire or improve an asset, e.g., land, buildings, building additions, site 
improvements, machinery, equipment; as distinguished from cash outflows for 
expense items that are normally considered part of the current period’s 
operations. 1

Cash Equivalency: An analytical process in which the sale price of a 
transaction with nonmarket financing or financing with unusual conditions or 
incentives is converted into a price expressed in terms of cash or its equivalent.1

Client:  

1. The individual, group, or entity who engages a valuer to perform a 
service (USPAP) 

2. The party or parties who engage, by employment or contract, an 
appraiser in a specific assignment.  Comment:  The client may be 
an individual, group, or entity, and may engage and communicate 
with the appraiser directly or through an agent (USPAP, 
2016-17-ed). 

3. Generally the party or parties ordering the appraisal report.  It does 
not matter who pays for the work (CUSPAP, 2014-ed).1

Condominium Ownership: A form of fee ownership of separate units or 
portions of multiunit buildings that provides for formal filing and recording of a 
divided interest in real property.3

Cost Approach: A set of procedures through which a value indication is 
derived for the fee simple interest in a property by estimating the current cost to 
construct a reproduction of (or replacement for) the existing structure, 
including an entrepreneurial incentive, deducting depreciation from the total 
cost, and adding the estimated land value. Adjustments may then be made to the 
indicated fee simple value of the subject property to reflect the value of the 
property interest being appraised. 1

Credible:  

1. Worthy of belief, supported by analysis of relevant information.  
Creditability is always measured in the context of intended use. 
(SVP) 

2. Worthy of belief.  Comment:  Creditable assignment results 
require support, by relevant evidence and logic, to the degree 
necessary for the intended use.  (USPAP, 2016-2017-ed.).1

Deferred Maintenance: Needed repairs or replacement of items that should 
have taken place during the course of normal maintenance. 1

Disposition Value: The most probable price that a specified interest in real 
property should bring under the following conditions: 1) Consummation of a 
sale within a specific time, which is short than the typical exposure time for 
such a property in that market. 2) The property is subjected to market 
conditions prevailing as of the date of valuation. 3) Both the buyer and seller are 
acting prudently and knowledgeably. 4) The seller is under compulsion to sell. 
5) The buyer is typically motivated. 6) Both parties are acting in what they 
consider to be their best interests. 7) An adequate marketing effort will be made 
during the exposure time. 8) Payment will be made in cash in U.S. dollars (or 
the local currency) or in terms of financial arrangements comparable thereto. 9) 
The price represents the normal consideration of the property sold, unaffected 
by special or creative financing or sales concessions granted by anyone 
associated with the sale. This definition can also be modified to provide for 
valuation with specified financing terms. 1

Economic Life: The period over which improvements to real property 
contribute to property value. 1

Effective Date: 1) The date on which the analyses, opinions, and advice in an 
appraisal, review, or consulting service apply. 2) In a lease document, the date 
upon which the lease goes into effect.1

Effective Gross Income Multiplier (EGIM): The ratio between the sale price 
(or value) of a property and its effective gross income. 1

Effective Rent: Total base rent, or minimum rent stipulated in a lease, over the 
specified lease term minus rent concessions, the rent that is effectively paid by a 
tenant net of financial concessions provided by a landlord. 1

Exposure Time: 1) The time a property remains on the market. 2) The 
estimated length of time the property interest being appraised would have been 
offered on the market prior to the hypothetical consummation of a sale at 
market value on the effective date of the appraisal.  Comment:  Exposure time 
is a retrospective opinion based on an analysis of past events assuming a 
competitive and open market (USPAP 2016-2017-ed). 1 

Extraordinary Assumptions: An assumption, directly related to a specific 
assignment, as of the effective date of the assignment results, which, if found to 
be false, could alter the appraiser’s opinions or conclusions. Comment:  
Extraordinary assumptions presume as fact otherwise uncertain information 
about physical, legal, or economic characteristics of the subject property, or 
about conditions external to the property, such as market conditions or trends; 
or about the integrity of data used in an analysis. (USPAP, 2016-2017 ed). 1

Fair Market Value:  In nontechnical usage, a term that is equivalent to the 
contemporary usage of market value. 1 

Fair Share: That portion of total market supply accounted for by a subject 
property.  For example, a 100-key hotel in 1,000-key market has a fair share of 
10%. 1 

Fair Value:

1. The price that would be received to sell an asset or paid to transfer a 
liability in an orderly transaction between market participants at the 
measurement date. (FASB) 

2. The estimated price for the transfer of an asset or liability between 
identified knowledgeable and willing parties that reflects the 
respective interests of those parties. (This does not apply to 
valuations for financial reporting.) (IVS).1

Fair Value:  The price that would be received to sell an asset or paid to 
transfer a liability in an orderly transaction between market participants at the 
measurement date.2

Fee Simple Estate: Absolute ownership unencumbered by any other interest or 
estate, subject only to the limitations imposed by the governmental powers of 
taxation, eminent domain, police power, and escheat. 1

Floor Area Ratio (FAR): The relationship between the above-ground floor 
area of a building, as described by the zoning or building code, and the area of 
the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building 
is twice the total land area. 1

Going-Concern Value: 1) 73. An established and operating business having 
an indefinite future life. 2) 74. An organization with an indefinite life that is 
sufficiently long that, over time, all currently incomplete transformations 
[transforming resources from one form to a different, more valuable form] will 
be completed. 1 

Gross Building Area (GBA): 1) Total floor area of a building, excluding 
unenclosed areas, measured from the exterior of the walls of the above-grade 
area. This includes mezzanines and basements if and when typically included in 
the market area of the type of property involved. 2) Gross leasable area plus all 
common areas. 3) 16. For residential space, the total area of all floor levels 
measured from the exterior of the walls and including the super structure and 
substructure basement; typically does not include garage space. 1
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Highest and Best Use: 1) The reasonably probable use of property that results 
in the highest value. The four criteria that the highest and best use must meet are 
legal permissibility, physical possibility, financial feasibility, and maximum 
productivity. 2) The use of an asset that maximizes its potential and that is 
possible, legally permissible, and financially feasible. The highest and best use 
may be for continuation of an asset’s existing use or for some alternative use. 
This is determined by the use that a market participant would have in mind for 
the asset when formulating the price that it would be willing to bid. (IVS).  3) 
[The] highest and most profitable use for which the property is adaptable and 
needed or likely to be needed in the reasonably near future. (Uniform Appraisal 
Standards for Federal Land Acquisitions) 1

Hypothetical Condition: 1) 117. A condition that is presumed to be true when 
it is known to be false. (SVP). 2) A condition, directly related to a specific 
assignment, which is contrary to what is known by the appraiser to exist on the 
effective date of the assignment results, but is used for the purpose of analysis. 
Comment:  Hypothetical conditions are contrary to known facts about 
physical, legal, or economic characteristics of the subject property; or about 
conditions external to the property, such as market conditions or trends; or 
about the integrity of data used in an analysis. (USPAP, 2016-2017 ed.) 1 

Income Capitalization Approach: Specific appraisal techniques applied to 
develop a value indication for a property based on its earning capability and 
calculated by the capitalization of property income. 1

Inspection: Personal observation of the exterior or interior of the real estate 
that is the subject of an assignment performed to identify the property 
characteristics that are relevant to the assignment, such as amenities, general 
physical condition, and functional utility. Note that this is not the inspection 
process performed by a licensed or certified building inspector. 1 

Insurable Value: A type of value for insurance purposes. 1

Intangible Assets:  1) A nonmonetary asset that manifests itself by its 
economic properties. It does not have physical substance but grants rights and 
economic benefits to its owner. (IVS).  2) A nonphysical asset such as a 
franchise, trademark, patent, copyright, goodwill, equity, mineral right, 
security, and contract (as distinguished from physical assets) that grant rights 
and privileges, and have value for the owner. (ASA).  3) An identifiable 
nonmonetary asset without physical substance. An asset is a resource that is 
controlled by the entity as a result of past events (for ex-ample, purchase or 
self-creation) and from which future economic benefits (inflows of cash or 
other assets) are expected. [IAS 38.8] Thus, the three critical attributes of an 
intangible asset are: identifiability, control (power to obtain benefits from the 
asset), ·future economic benefits (such as revenues or reduced future costs). 
(IAS 38) 1 

Intangible property: Nonphysical assets, including but not limited to 
franchises, trademarks, patents, copyrights, goodwill, equities, securities, and 
contracts as distinguished from physical assets such as facilities and equipment. 
(USPAP, 2016-2017 ed.) 1

Intended Use: 1) The valuer’s intent as to how the re-port will be used. (SVP) 
2) The use or uses of an appraiser’s reported appraisal or appraisal review 
assignment opinions and conclusions, as identified by the appraiser based on 
communication with the client at the time of the assignment. (USPAP, 
2016-2017 ed.) 1`

Intended User: 1) The party or parties the valuer intends will use the report. 
(SVP) 2) The client and any other party as identified, by name or type, as users 
of the appraisal or appraisal review report by the appraiser on the basis of 
communication with the client at the time of the assignment. (USPAP, 
2016-2017 ed.) 1`

Internal Rate of Return (“IRR”): The annualized yield rate or rate of return 
on capital that is generated or capable of being generalized within an 
investment of portfolio over a period of ownership.  Alternatively, the 
indicated return of capital associated with a projected or pro forma income 
stream.     The discount rate that equates the present value of the net cash 
flows of a project with the present value of the capital investment.  It is the rate 
at which the Net Present Value (NPV) equals zero.  The IRR reflects both the 
return on invested capital and the return of the original investment, which are 
basic considerations of potential investors.  Therefore, deriving the IRR from 
analysis of market transactions of similar properties having comparable income 

patterns is a proper method for developing market discount rates for use in 
valuations to arrive at Market Value.  Used in discounted cash flow analysis to 
find the implied or expected rate of return of the project, the IRR is the rate of 
return which gives a zero net present value (NPV). See also equity yield rate 
(YE); financial management rate of return (FMRR); modified internal rate of 
return (MIRR); yield rate (Y). 1

Investment Value: 1) The value of a property to a particular investor or class 
of investors based on the investor’s specific requirements. Investment value 
may be different from market value because it depends on a set of investment 
criteria that are not necessarily typical of the market. 2) The value of an asset to 
the owner or a prospective owner for individual investment or operational 
objectives. (IVS) 1

Leasehold Interest: The right held by the lessee to use and occupy real estate 
for a stated term and under the conditions specified in the lease. 1

Leased Fee Interest: The ownership interest held by the lessor, which includes 
the right to receive the contract rent specified in the lease plus the reversionary 
right when the lease expires.  1

Liquidation Value: The most probable price that a specified interest in real 
property should bring under the following conditions: 1) Consummation of a 
sale within a short time period; 2) The property is subjected to market 
conditions prevailing as of the date of valuation; 3) Both the buyer and seller 
are acting prudently and knowledgeably; 4) The seller is under extreme 
compulsion to sell; 5) The buyer is typically motivated. 6) Both parties are 
acting in what they consider to be their best interests. 7) A normal marketing 
effort is not possible due to the brief exposure time 8) Payment will be made in 
cash in U.S. dollars or in terms of financial arrangements comparable thereto.  
9) The price represents the normal consideration for the property sold, 
unaffected by special or creative financing or sales concessions granted by 
anyone associated with the sale.  This definition can also be modified to 
provide for valuation with specified financing terms.  1

Load Factor: A measure of the relationship of common area to useable area 
and therefore the quality and efficiency of building area layout, with higher 
load factors indicating a higher percentage of common area to overall rentable 
space than lower load factors; calculated by subtracting the amount of usable 
area from the rentable area and then dividing the difference by the usable area: 1 

Load Factor =   

(Rentable Area – Useable Area) 
Usable Area 

Market Value. The major focus of most real property appraisal assignments. 
Both economic and legal definitions of market value have been developed and 
refined.* 

1. The most widely accepted components of market value are incorporated in 
the following definition: The most probable price that the specified property 
interest should sell for in a competitive market after a reasonable exposure time, 
as of a specified date, in cash, or in terms equivalent to cash, under all 
conditions requisite to a fair sale, with the buyer and seller each acting 
prudently, knowledgeably, for self-interest, and assuming that neither is under 
duress. 

2. Market value is described, not defined, in the Uniform Standards of 
Professional Appraisal Practice (USPAP) as follows: A type of value, stated as 
an opinion, that presumes the transfer of a property (i.e., a right of ownership or 
a bundle of such rights), as of a certain date, under specific conditions set forth 
in the definition of the term identified by the appraiser as applicable in an 
appraisal.  Comment: Forming an opinion of market value is the purpose of 
many real property appraisal assignments, particularly when the client’s 
intended use includes more than one intended user. The conditions included in 
market value definitions establish market perspectives for development of the 
opinion. These conditions may vary from definition to definition but generally 
fall into three categories:  

- the relationship, knowledge, and motivation of the parties (i.e., seller and 
buyer); 
- the terms of sale (e.g., cash, cash equivalent, or other terms); and  
- the conditions of sale (e.g., expo- sure in a competitive market for a 
reasonable time prior to sale).  
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USPAP also requires that certain items be included in every appraisal report. 
Among these items, the following are directly related to the definition of market 
value: 
- Identifications of the specific property rights to be appraised. 
- Statement of the effective date of the value opinion. 
- Specification as to whether cash, terms equivalent to cash, or other 
 precisely described financing terms are assumed as the basis of the 
 appraisal. 
- If the appraisal is conditioned upon financing or other terms, 
 specification as to whether the financing or terms are at, below, or 
 above market interest rates and/or contain unusual conditions or 
 incentives. The terms of above- or below-market interest rates and/or 
 other special incentives must be clearly set forth; their contribution to, 
 or negative influence on, value must be described and estimated; and 
 the market data supporting the opinion of value must be described and 
 explained. 
3.  The following definition of market 
value is used by agencies that regulate federally insured financial institutions in 
the United States: The most probable price that a property should bring in a 
competitive and open market under all conditions requisite to a fair sale, the 
buyer and seller each acting prudently and knowledgeably, and assuming the 
price is not affected by undue stimulus. Implicit in this definition is the 
consummation of a sale as of a specified date and the passing of title from seller 
to buyer under conditions whereby: 
  Buyer and seller are typically motivated; 

Both parties are well informed or well advised, and each acting in what they 
consider their own best interests;   

 A reasonable time is allowed for exposure in the open market;   
Payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto; and 
· The price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions granted by 
anyone associated with the sale. 
(12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as 
amended at 57 Federal Register 12202, April 9, 1992; 59 Federal Register 
29499, June 7, 1994) 

4. The International Valuation Standards Council defines market value for the 
purpose of international standards as follows: The estimated amount for which 
an asset or liability should exchange on the valuation date between a willing 
buyer and a willing seller in an arm’s length transaction, after proper marketing 
and where the parties had each acted knowledgeably, prudently and without 
compulsion. (IVS) 

5. The Uniform Standards for Federal Land Acquisitions defines market value 
as follows: Market value is the amount in cash, or on terms reason ably 
equivalent to cash, for which in all probability the property would have sold on 
the effective date of the appraisal, after a reasonable exposure time on the open 
competitive market, from a willing and reasonably knowledgeable seller to a 
willing and reasonably knowledgeable buyer, with neither acting under any 
compulsion to buy or sell, giving due consideration to all available economic 
uses of the property at the time of the appraisal. (Uniform Appraisal Standards 
for Federal Land Acquisitions) 1 

Market Value "As If Complete" On The Appraisal Date: 
Market value as if complete on the effective date of the appraisal is an estimate 
of the market value of a property with all construction, conversion, or 
rehabilitation hypothetically completed, or under other specified hypothetical 
conditions as of the date of the appraisal. With regard to properties wherein 
anticipated market conditions indicate that stabilized occupancy is not likely as 
of the date of completion, this estimate of value should reflect the market value 
of the property as if complete and prepared for occupancy by tenants.  

Market Value "As Is" On The Appraisal Date: Value As Is -The value of 
specific ownership rights to an identified parcel of real estate as of the effective 
date of the appraisal; relates to what physically exists and is legally permissible 
and excludes all assumptions concerning hypothetical market conditions or 
possible rezoning. See also effective date; prospective value opinion. 

Market Value of the Total Assets of the Business: The market value of the 
total assets of the business is the market value of all of the tangible and 
intangible assets of a business as if sold in aggregate as a going concern.  This 
assumes that the business is expected to continue operations well into the 
future. 4

Marketing Time: An opinion of the amount of time it might take to sell a real 
or personal property interest at the concluded market value level during the 
period immediately after the effective date of an appraisal.  Marketing time 
differs from exposure time, which is always presumed to precede the effective 
date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of 
The Appraisal Foundation and Statement on Appraisal Standards No. 6, 
“Reasonable Exposure Time in Real Property Market Value Opinions” address 
the determination of reasonable exposure and marketing time.). 3 

Net Lease: A lease in which the landlord passes on all expenses to the tenant. 
See also lease. 1

Net Rentable Area (NRA): 1) The area on which rent is computed. 2) The 
Rentable Area of a floor shall be computed by measuring to the inside finished 
surface of the dominant portion of the permanent outer building walls, 
excluding any major vertical penetrations of the floor. No deductions shall be 
made for columns and projections necessary to the building. Include space such 
as mechanical room, janitorial room, restrooms, and lobby of the floor. 5

Penetration Ratio (Rate): The rate at which stores obtain sales from within a 
trade area or sector relative to the number of potential sales generated; usually 
applied to existing facilities. Also called: penetration factor.1

Prospective opinion of value. A value opinion effective as of a specified 
future date.  The term does not define a type of value.  Instead it identifies a 
value opinion as being effective at some specific future date. An opinion of 
value as of a prospective date is frequently sought in connection with projects 
that are proposed, under construction, or under conversion to a new use, or 
those that have not yet achieved sellout or a stabilized level of long-term 
occupancy. 1

Reconciliation: A phase of a valuation assignment in which two or more value 
indications are processed into a value opinion, which may be a range of value, a 
single point estimate, or a reference to a benchmark value. 1

Reliable Measurement:  [The IAS/IFRS framework requires that] neither an 
asset nor a liability is recognized in the financial statements unless it has a cost 
or value that can be measured reliably.2

Remaining Economic Life: The estimated period over which existing 
improvements are expected to contribute eco-nomically to a property; an 
estimate of the number of years remaining in the economic life of a structure or 
structural components as of the effective date of the appraisal; used in the 
economic age-life method of estimating depreciation. 1

Replacement Cost: The estimated cost to construct, at current prices as of the 
effective appraisal date, a substitute for the building being appraised, using 
modern materials and current standards, design, and layout. 1

Retrospective Value Opinion: A value opinion effective as of a specified 
historical date. The term retrospective does not define a type of value. Instead, 
it identifies a value opinion as being effective at some specific prior date. Value 
as of a historical date is frequently sought in connection with property tax 
appeals, damage models, lease renegotiation, deficiency judgments, estate tax, 
and condemnation. Inclusion of the type of value with this term is appropriate, 
e.g., “retrospective market value opinion.” 1 
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Sales Comparison Approach: The process of deriving a value indication for 
the subject property by comparing sales of similar properties to the property 
being appraised, identifying appropriate units of comparison, and making 
adjustments to the sale prices (or unit prices, as appropriate) of the comparable 
properties based on relevant, market-derived elements of comparison. The sales 
comparison approach may be used to value improved properties, vacant land, or 
land being considered as though vacant when an adequate supply of 
comparable sales is available. 1

Scope of Work: 1) The type of data and the extent of research and analyses. 
(SVP).  2) The type and extent of research and analyses in an appraisal or 
appraisal review assignment. (USPAP, 2016¬2017 ed.) 1

Stabilized value: A value opinion that excludes from consideration any 
abnormal relationship between supply and demand such as is experienced in 
boom periods when cost and sale price may exceed the long-term value, or 
during periods of depression, when cost and sale price may fall short of 
long-term value. It is also a value opinion that excludes from consideration any 
transitory condition that may cause excessive construction costs, e.g., a 
premium paid due to a temporary shortage of supply.  

Substitution: The principle of substitution states that when several similar or 
commensurate commodities, goods, services are available, the one with the 
lowest price will attract the greatest demand and widest distribution. This is the 
primary principle upon which the cost and sales comparison approaches are 
based. 3

Total Assets of a Business:  Total assets of a business is defined by the 
Appraisal Institute as “the tangible property (real property and personal 
property, including inventory and furniture, fixtures and equipment) and 
intangible property (cash, workforce, contracts, name, patents, copyrights, and 
other residual intangible assets, to include capitalized economic profit).”

Use Value: 
The value of a property assuming a specific use, which may or may not be the 
property’s highest and best use on the effective date of the appraisal. Use value 
may or may not be equal to market value but is different conceptually. 1

1Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: 
Appraisal Institute 2010). 2Appraisal Institute, International Financial 
Reporting Standards for Real Property Appraiser, IFRS Website, 
www.ifrs-ebooks.com/index.html. 3Appraisal Institute, The Appraisal of Real 
Estate, 13th ed. (Chicago: Appraisal Institute 2008). 4 This definition is taken 
from “Allocation of Business Assets Into Tangible and Intangible Components: 
A New Lexicon,” Journal of Real Estate Appraisal, January 2002, Volume 
LXX, Number 1.  This terminology is to replace former phrases such as: value 
of the going concern.  5Financial Publishing Company, The Real Estate 
Dictionary, 7

th 

ed.  6 U.S. Treasury Regulations 
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SUBJECT PICTURES 
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South Elevation View of Main Warehouse Entrance 

 

South Elevation View of Main Warehouse 
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North Elevation View of Main Warehouse 

 

South Elevation View of ETC Building 
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North Elevation View of ETC Building 

 

North Elevation View of the Shipping Building 
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Tire Storage Area North of the Main Warehouse 

 

Main Warehouse Office Space 
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Main Warehouse Lunchroom 

 

Main Warehouse Fitness Center 
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Main Warehouse Manufacturing Facility 

 

Main Warehouse Manufacturing Facility 
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Walkway Connecting Main Warehouse and ETC Building 

 

ETC Warehouse 
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ETC Building Office Space 

 

ETC Building Conference Room 
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Shipping Building Warehouse Space 
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COMPARABLE IMPROVED SALES – MAIN PARCEL 



PROPERTY INFORMATION

3800 West Wisconsin Avenue

Appleton, WI 54914

Industrial Flex
Single Tenant Industrial 
Building

Outagamie

504907

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 10-1-0913-00

28.66 Acres (1,248,490 SF) 28.66 Acres (1,248,490 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1963Year of Construction:

Condition: Average
1989 Year of Latest 

Remodel:

Building Area: 311,394 SF
4.01 : 1Land/ Building Ratio:

311,394 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

INDZoning:

  Improvements

Class C/SConstruction Details:
210 Total Spaces, 210 Open, SF/Parking Space: 1483, ParkingRatio: 1.48Parking Facilities:
14 ext/10 drive insDock High Facilities:
4.1%% Office Space:
24Clear Ceiling Height:

  SALE INFORMATION

$5,900,000
$0

$5,900,000
$0

$0

Grantor: Spirit SPE Portfolio 2006-4 LLC
Grantee: Greene Development-Appleton, LLC
Date of Sale: 08-29-16
Sale Status: Closed
Record info: 

$0
$18.95

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

6/1/2017 2:11:33 PM BBG

3800 W Wisconsin

Industrial Flex

Sale Comparable #1



 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: This property is a former manufacturing plant that was marketed for continued 
industrial use. However, the buyer plans to either demolish or repurpose the 
improvements for retail use. At the time of sale, the property was also being offered for 
lease at $2.75/SF NNN. The asking price was $7,000,000. Warehouse features an 8" 
concrete slab. Originally built in 1963 and renovated in 1978, with additions in 1966 
and 1989. The property features rail access (Canadian National Rail). Roof replaced 
2012.

6/1/2017 2:11:33 PM BBG

3800 W Wisconsin



PROPERTY INFORMATION

4407 Railroad Avenue

East Chicago, IN 46312

Industrial Flex
Single Tenant Industrial 
Building

Lake

370898

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 45-03-29-277-001.000-024
45-03-29-427-001.000-024
45-03-29-276-003.000-024
45-03-29-276-004.000-024
45-03-29-276-005.000-024
45-03-29-426-001.000-024

31.06 Acres (1,352,974 SF) 31.06 Acres (1,352,974 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1917Year of Construction:

Condition: Average
1997 Year of Latest 

Remodel:

Building Area: 548,469 SF
2.47 : 1Land/ Building Ratio:

548,469 SF

Gross Net

  BUILDING ATTRIBUTES

# of Stories: 1

3# of Buildings:

  PROPERTY ATTRIBUTES

  Site

Railroad AvenueRoad Frontage:
Generally levelTerrain:
All to siteUtilities:
IZoning:

  Improvements

SteelConstruction Details:
OpenParking Facilities:
Multi (owner/tenant)Tenant Mix:
9 DH, 4 DIDock High Facilities:
YesSprinkler System:
YesRail Availability:
5% Office Space:
30'-55'Clear Ceiling Height:
1917, renovated 1997Construction Date:

6/1/2017 2:11:33 PM BBG

4407 Railroad Ave. - East Chicago, IN

Industrial Flex

Sale Comparable #2



  SALE INFORMATION

$12,000,000
$0

$12,000,000
$0

$0

Grantor: Duke 4407 Holdings LLC
MW 4407 Holdings LLC
RW 4407 Holdings LLC
Duke 4407 Land Holdings LLC
MW 4407 Land Holdings LLC
RW 4407 Land Holdings LLC
Grantee: 4407 Railroad Ave LLC
Date of Sale: 09-03-15
Sale Status: Closed
Record info: 

$0

$21.88

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Unit: $12,000,000

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Public record/BMSVerified By:
Verified On: 5/22/2017

Comments: This comparable represents the sale of 4407 Railroad Avenue, a combined three-
building 548,469 SF industrial manufacturing/distribution facility located at 4407 
Railroad Avenue in East Chicago, Indiana. Constructed in 1917, renovated in 1997, and 
situated on a 21.95-acre site, the property sold September 2015 for $12,000,000, or 
$21.88/SF. Building characteristics include nine dock-high loading doors, four drive-in 
doors, 35' clear height, approximately 0.5% office finish, rail access, heavy power, and 
industrial cranes.

6/1/2017 2:11:33 PM BBG

4407 Railroad Ave. - East Chicago, IN



PROPERTY INFORMATION

660 Mayhew Lake Road 
Northeast

Saint Cloud, MN 56304

Industrial Flex
Single Tenant Industrial 
Building

Benton

408867

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 19.00001.01

23.00 Acres (1,001,880 SF) 23.00 Acres (1,001,880 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1971Year of Construction:

Condition: AverageBuilding Area: 238,290 SF
4.20 : 1Land/ Building Ratio:

238,290 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

None detrimental noneEasements:
None notedFloodplain:
Mayhew Lake Road Northeast 
Minnesota 23

Road Frontage:

Generally levelTerrain:
All to siteUtilities:
IndustrialZoning:

  Improvements

MasonryConstruction Details:
12Dock High Facilities:
YesSprinkler System:
7.8% Office Space:
7.8% A/C Space:
17'Clear Ceiling Height:
1971Construction Date:

6/1/2017 2:11:33 PM BBG

660 Mayhew Lake Road NE - St. Cloud, MN

Industrial Flex

Sale Comparable #3



  SALE INFORMATION

$1,375,000
$0

$1,375,000
$0

$0

Grantor: QG, LLC
Grantee: Bocal, LLC
Date of Sale: 05-04-15
Sale Status: Closed
Record info: 

$0
$5.77

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Dan Reynolds/JLL/312-228-2437/BMSVerified By:
Verified On: 5/22/2017

Comments: QG, LLC sold the property at 660 Mayhew Lake Road for $1,375,000  or $5.77 per SF. 
The property used to be the former Quad Graphics facility. It was listed for seven 
months and went under contract for 54 days. The property is located
60 miles northwest of Minneapolis, and five miles to the St. Cloud Regional Airport. 
The facility has 17' ceilings, 7.8% office space, a ballasted EPMD roof, 12 dock doors, 1
 drive-in, and is served by a rail spur. The sale price was originally $1,425,000 but 
$50,000 was allocated to personal property. 

6/1/2017 2:11:33 PM BBG

660 Mayhew Lake Road NE - St. Cloud, MN



PROPERTY INFORMATION

11700 West Capitol Drive

Wauwatosa, WI 53225

Industrial Flex
Single Tenant Industrial 
Building

Milwaukee

504943

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 257-9998-005

22.00 Acres (958,320 SF) 22.00 Acres (958,320 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1946Year of Construction:

Condition: Average
2002 Year of Latest 

Remodel:

Building Area: 394,840 SF
2.43 : 1Land/ Building Ratio:

394,840 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Improvements

200 Total Spaces, 200 Open, SF/Parking Space: 1974, ParkingRatio: 1.97Parking Facilities:
17.4% Office Space:
20Clear Ceiling Height:

  SALE INFORMATION

$5,250,000
$0

$5,250,000
$0

$0

Grantor: Harley-Davidson, Inc.
Grantee: U Haul Co
Date of Sale: 
Sale Status: 
Record info: 

$0
$13.30

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

Occupancy At Sale: 0%

6/1/2017 2:11:33 PM BBG

11700 W Capital Drive 

Industrial Flex

Sale Comparable #4



 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: This property sold for $5,250,000 or $13.30 per SF. The asking price had been 
$6,950,000. The building was built in 1946 and renovated in 2002. There are 20' 
ceilings, six drive-in doors, 15 docks with levelers, and it has close access to Freeway 
41/45.

6/1/2017 2:11:33 PM BBG

11700 W Capital Drive 



PROPERTY INFORMATION

5990 W. Touhy Avenue

Niles, IL 60714

Industrial Flex
Single Tenant Industrial 
Building

Cook

330310

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 10-29-402-032-0000

10.38 Acres (452,153 SF) 10.38 Acres (452,153 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1960Year of Construction:

Condition: Average
1993 Year of Latest 

Remodel:

Building Area: 300,791 SF
1.50 : 1Land/ Building Ratio:

300,791 SF

Gross Net

  BUILDING ATTRIBUTES

# of Stories: 1

1# of Buildings:

  PROPERTY ATTRIBUTES

  Improvements

26Clear Ceiling Height:
514 Total Spaces, 514 Open, Parking/Unit: 514.00, ParkingRatio: 0.59Parking Facilities:

  SALE INFORMATION

$9,025,000
$0

$9,025,000
$0

$0

Grantor: CJF2, LLC
Grantee:  5990 Touhy LLC
Date of Sale: 10-02-14
Sale Status: Closed
Record info: 

$0
$30.00

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Unit: $9,025,000

  SALE ATTRIBUTES

6/1/2017 2:11:33 PM BBG

CenterPoint Business Center - Niles, IL

Industrial Flex

Sale Comparable #5



 SALE TRANSACTION INFORMATION

Public record/BMSVerified By:
Verified On: 5/22/2017

Comments: 5990 West Touhy Avenue in Niles, Illinois, was sold on October 2nd, 2014. Since the 
departure of its key tenant of Arrow Financial in July 2013, the building has been a 
secondary asset in the seller's portfolio. This comparable represents the sale of the 
CenterPoint Business Center, a 300,791 SF industrial manufacturing/warehouse facility 
located at 5990 W. Touhy Avenue in Niles, Illinois. Constructed in 1960 and renovated 
in 1993, 26' clear height, 14 dock-high loading doors, one drive-in door, and is situated 
on a 10.38-acre site. The property sold October 2014 for $9,025,000, or $30.00/SF, and 
this sale represents an owner-user transaction.

6/1/2017 2:11:33 PM BBG

CenterPoint Business Center - Niles, IL



PROPERTY INFORMATION

259 30th Street

Greeley, CO 80631

Industrial Flex
Single Tenant Industrial 
Building

Weld

201706

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 096120101015

25.70 Acres (1,119,492 SF) 25.70 Acres (1,119,492 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1984Year of Construction:

Condition: AverageBuilding Area: 321,390 SF
3.48 : 1Land/ Building Ratio:

321,390 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

I-MZoning:

  Improvements

164 Total Spaces, 164 Open, SF/Parking Space: 1960, ParkingRatio: 1.96Parking Facilities:
17.6% Office Space:
30Clear Ceiling Height:

  SALE INFORMATION

$4,400,000
$0

$4,400,000
$0

$0

Grantor: Norwest Publishing Co
Grantee:  CJBL Land Limited LLC
Date of Sale: 
Sale Status: 
Record info: 

$0
$13.69

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

Occupancy At Sale: 0%

6/1/2017 2:11:33 PM BBG

259 30th Street

Industrial Flex

Sale Comparable #6



 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: This property was vacant for close to a year before closing, but the transaction was 
considered a market value transaction.  The facility has 30' ceilings, T-8 lighting 
throughout, three two-ton cranes, nine high dock doors, two drive-in doors, 100% 
sprinkled, and is serviced by a rail spur with six rail doors located on the north side of 
the building.

6/1/2017 2:11:33 PM BBG

259 30th Street



PROPERTY INFORMATION

2635 Federal Signal Drive

University Park, IL 60484

Industrial Flex
Warehouse/ Distribution

Will

317063

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 14-08-400-025-0000

20.66 Acres (899,950 SF) 20.66 Acres (899,950 SF)Land Area:

  PROPERTY SIZE

1989Year of Construction:

Building Area: 319,683 SF
2.82 : 1Land/ Building Ratio:

319,683 SF

Gross Net

  BUILDING ATTRIBUTES

# of Stories: 1

1# of Buildings:

  PROPERTY ATTRIBUTES

  Site

All to siteUtilities:

  Improvements

SingleTenant Mix:
22 DH, 2 DIDock High Facilities:
YesSprinkler System:
NoRail Availability:
2.1%% Office Space:
32'Clear Ceiling Height:
1989Construction Date:
Concrete & SteelConstruction Details:
80 Total Spaces, 80 Open, Parking/Unit: 80.00Parking Facilities:

6/1/2017 2:11:33 PM BBG

Prologis Park 57 - University Park, IL

Industrial Flex

Sale Comparable #7



  SALE INFORMATION

$8,400,000
$0

$8,400,000
$0

$0

Grantor: Plain JAR, LLC
Hartrich- Harrington, LLC
Grantee: MHOC, LLC
Date of Sale: 03-17-14
Sale Status: Closed
Record info: $0

$26.28

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Unit: $8,400,000

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: This comparable represents the sale of Prologis Park 57, a 319,683 SF industrial 
warehouse/distribution facility located at 2635 Federal Signal Drive in University Park, 
Illinois. Constructed in 1989 and situated on a 20.66-acre site, this property contains 
2.1% office finish, 32' clear height, 22 dock-high loading doors, two drive-in doors, and 
a 2.82:1 land-to-building ratio. The property sold March 2014 for $8,400,000, or 
$26.28/SF, and this sale represents an owner-user transaction.

6/1/2017 2:11:33 PM BBG

Prologis Park 57 - University Park, IL
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COMPARABLE IMPROVED SALES – ETC PARCEL 



PROPERTY INFORMATION

1325 South Field Avenue

Rush City, MN 55069

Industrial Flex
Single Tenant Industrial 
Building

Chisago

504955

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 17-00654-54

8.06 Acres (351,094 SF) 8.06 Acres (351,094 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1982Year of Construction:

Condition: AverageBuilding Area: 68,000 SF
5.16 : 1Land/ Building Ratio:

68,000 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

I-1Zoning:

  Improvements

94 Total Spaces, 94 Open, SF/Parking Space: 723, ParkingRatio: 0.72Parking Facilities:
7.4% Office Space:
20Clear Ceiling Height:

  SALE INFORMATION

$1,900,000
$0

$1,900,000
$0

$0

Grantor: Getinge-La Calhene USA
Grantee: RB & KC Johnson Enterprises LLC
Date of Sale: 
Sale Status: 
Record info: 

$0
$27.94

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

6/1/2017 5:28:59 PM BBG

1325 South Field Ave S

Industrial Flex

Sale Comparable #1



 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: The industrial building was built in 1982. The property is zoned Light Industrial, has 2 
dock doors, 2 drive-in doors, 20' ceilings, heavy power, a 3,600 SF extensive clean 
room, and a newer roof with warranty remaining. The original asking price was 
$2,400,000.

6/1/2017 5:28:59 PM BBG

1325 South Field Ave S



PROPERTY INFORMATION

525 Progress Road

Waite Park, MN 56387

Industrial Flex
Single Tenant Industrial 
Building

Stearns

504962

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 98.60865.0008

4.00 Acres (174,240 SF) 4.00 Acres (174,240 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1986Year of Construction:

Condition: AverageBuilding Area: 42,000 SF
4.15 : 1Land/ Building Ratio:

42,000 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Improvements

20 Total Spaces, 20 Open, SF/Parking Space: 2100, ParkingRatio: 2.10Parking Facilities:
N/A% Office Space:
20'Clear Ceiling Height:

  SALE INFORMATION

$1,500,000
$0

$1,500,000
$0

$0

Grantor: HJ Jameson, LLC.
Grantee: Platinum Technologies, LLC.
Date of Sale: 
Sale Status: 
Record info: 

$0
$35.71

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

Occupancy At Sale: 100%

6/1/2017 5:28:59 PM BBG

525 Progress Road

Industrial Flex

Sale Comparable #2



 SALE TRANSACTION INFORMATION

Mark Williams/Granite City Properties/320-253-
0003/BMS

Verified By:
Verified On: 5/22/2017

Comments: This property sold as a 1031 exchange for the buyer. Cash transaction. This is a one-
story industrial with 1 exterior raised dock and 2 drive-in doors. The original asking 
price was $1,595,000 and was on the market for 8 months and 2 days.

6/1/2017 5:28:59 PM BBG

525 Progress Road



PROPERTY INFORMATION

1620 1st Avenue North

Fargo, ND 58102

Industrial Flex
Single Tenant Industrial 
Building

Cass

504964

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-2340-03791-000

2.62 Acres (114,127 SF) 2.62 Acres (114,127 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1912Year of Construction:

Condition: Average
1950 Year of Latest 

Remodel:

Building Area: 59,804 SF
1.91 : 1Land/ Building Ratio:

59,804 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

LIZoning:

  Improvements

10 Total Spaces, 10 Open, SF/Parking Space: 5980, ParkingRatio: 5.98Parking Facilities:
N/A% Office Space:
15Clear Ceiling Height:

  SALE INFORMATION

$950,000
$0

$950,000
$0

$0

Grantor: Rott-Keller Supply Company
Grantee: MBA Investments LLC
Date of Sale: 11-19-15
Sale Status: Closed
Record info: 

$0
$15.89

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

Occupancy At Sale: 100%

6/1/2017 5:28:59 PM BBG

1620 1st Ave N

Industrial Flex

Sale Comparable #3



 SALE TRANSACTION INFORMATION

Public record/MDNVerified By:
Verified On: 5/22/2017

Comments: This property sold for $950,000 or $15.89 per SF. There one drive in door and the 
ceiling height is 15".

6/1/2017 5:28:59 PM BBG

1620 1st Ave N



PROPERTY INFORMATION

1425 43rd Street North

Fargo, ND 58102

Industrial Flex
Single Tenant Industrial 
Building

Cass

504967

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-1410-00152-000

4.80 Acres (209,088 SF) 4.80 Acres (209,088 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1980Year of Construction:

Condition: AverageBuilding Area: 36,290 SF
5.76 : 1Land/ Building Ratio:

36,290 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

GIZoning:

  Improvements

22 Total Spaces, 22 Open, SF/Parking Space: 1650, ParkingRatio: 1.65Parking Facilities:
20% Office Space:
18Clear Ceiling Height:

  SALE INFORMATION

$2,000,000
$0

$2,000,000
$0

$0

Grantor: Howard Wrigley Holdings LLLC
Grantee: Comstock Land Co LLC
Date of Sale: 
Sale Status: 
Record info: 

$0
$55.11

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):

  SALE ATTRIBUTES

6/1/2017 5:28:59 PM BBG

1425 43rd Street N

Industrial Flex

Sale Comparable #4



 SALE TRANSACTION INFORMATION

Public records/BMSVerified By:
Verified On: 5/22/2017

Comments: This was a vacant building at the time of sale, and was believed to be purchased as an 
owner/user transaction. No brokerage representation was noted.

6/1/2017 5:28:59 PM BBG

1425 43rd Street N



 

0117004955 TAB E  

COMPARABLE RENTALS – ETC PARCEL 



PROPERTY INFORMATION

1302 40th Street North

Fargo, ND 58102

Industrial Flex
Single Tenant Industrial 
Building

Cass

505097

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-0992-00110-000

2.01 Acres (87,615 SF) 2.01 Acres (87,615 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1978Year of Construction:

Condition: AverageBuilding Area: 20,850 SF
4.20 : 1Land/ Building Ratio:

20,850 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Improvements

9.4% Office Space:
20Clear Ceiling Height:

  RENTAL ATTRIBUTES

Rental Rate: $5.64 – avg

Common Area Maint.: Tenant

Taxes: Tenant

Insurance: Tenant

 RENTAL TRANSACTION INFORMATION

Jim Buus/Goldmark/701-239-5812/BMSVerified By:
Verified On: 5/22/2017

Comments: This building has four loading docks, one at-grade overhead door, fire sprinkler 
system and gas heat in the warehouse. This represents the offering for the entire 
building area of the 20,850 SF industrial building. Rent is based on a triple net 
structure.

6/1/2017 5:26:01 PM BBG

1302 40th Street N

Industrial Flex

Rental Comparable #1



PROPERTY INFORMATION

909 25th Street North

Fargo, ND 58102

Industrial Flex
Single Tenant Industrial 
Building

Cass

141174

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-0100-01920-000

Legal Description: BEARDSLEYS LOTS 2-4 BLK 30 
LOTS 25-27 S40'

1.64 Acres (71,438 SF) 1.64 Acres (71,438 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1972Year of Construction:

Condition: AverageBuilding Area: 20,240 SF
3.53 : 1Land/ Building Ratio:

20,240 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

None adverse notedEasements:
None notedFloodplain:
25th Street NorthRoad Frontage:
LevelTerrain:
All to siteUtilities:
GCZoning:

  Improvements

Metal buildingConstruction Details:
Open surfaceParking Facilities:
Single tenantTenant Mix:
2 loading docks and 2 dive-insDock High Facilities:
NoneSprinkler System:
NoneRail Availability:
20'Clear Ceiling Height:
1972Construction Date:

6/1/2017 5:26:01 PM BBG

909 25th St N

Industrial Flex

Rental Comparable #2



  RENTAL ATTRIBUTES

Rental Rate: $6.00 – avg

Common Area Maint.: Tenant

Taxes: Tenant

Insurance: Tenant

 RENTAL TRANSACTION INFORMATION

Brad Sturn/PRG/701-499-3914/BMSVerified By:
Verified On: 5/22/2017

Comments: This building has 2 overhead door, 2 doors with recessed loading docks, overhead gas 
heat, and 20' ceilings. This represents the offering for the entire building area of 20,240 
SF industrial building. Rent is based on triple net lease.

6/1/2017 5:26:01 PM BBG

909 25th St N



PROPERTY INFORMATION

65 28th Street South

Fargo, ND 58103

Industrial Flex
Single Tenant Industrial 
Building

Cass

505104

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-3500-00786-000

4.12 Acres (179,310 SF) 4.12 Acres (179,310 SF)Land Area:

  PROPERTY SIZE

Quality: Average
1950Year of Construction:

Condition: AverageBuilding Area: 119,884 SF
1.50 : 1Land/ Building Ratio:

119,884 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Site

LIZoning:

  Improvements

N/A% Office Space:
24'Clear Ceiling Height:
76 Total Spaces, 76 Open, SF/Parking Space: 1577, ParkingRatio: 1.58Parking Facilities:

  RENTAL ATTRIBUTES

Rental Rate: $4.75 – avg

Common Area Maint.: Tenant

Taxes: Tenant

Insurance: Tenant

 RENTAL TRANSACTION INFORMATION

Scott Kjos/Kjos Invesments/701-277-9433/BMSVerified By:
Verified On: 5/22/2017

Comments: This represents the offering for 90,000 SF of space out of a 119,884 SF industrial 
building. Rent is based on a triple net structure of a lease signed by Crystal Sugar in 
August 2013.

6/1/2017 5:26:01 PM BBG

65 28th Street S

Industrial Flex

Rental Comparable #3



PROPERTY INFORMATION

2521 3rd Avenue Northwest

West Fargo, ND 58078

Industrial Flex
Single Tenant Industrial 
Building

Cass

505105

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

0.00 Acres (0 SF) 0.00 Acres (0 SF)Land Area:

  PROPERTY SIZE

Quality: Average
2015Year of Construction:

Condition: AverageBuilding Area: 102,000 SF
0.00 : 1Land/ Building Ratio:

102,000 SF

Gross Net

  BUILDING ATTRIBUTES

  PROPERTY ATTRIBUTES

  Improvements

0.0% Office Space:
24Clear Ceiling Height:

  RENTAL ATTRIBUTES

Rental Rate: $6.79 – avg

Common Area Maint.: Tenant

Taxes: Landlord

Insurance: Landlord

 RENTAL TRANSACTION INFORMATION

Travis Price/CBRE/513-369-1343/BMSVerified By:
Verified On: 5/22/2017

Comments: This represents the offering for 54,000 SF of a 102,000 SF industrial building. Rent is 
based on a modified gross lease where the tenant pays utilities and operating 
expenses, while the landlord pays insurance and taxes. The lease tenant is Veritiv 
Operating Company and they signed it on May 15, 2016.

6/1/2017 5:26:01 PM BBG

2521 3rd Avenue NW

Industrial Flex

Rental Comparable #4



 

0117004955 TAB F  

COMPARABLE LAND SALES – MAIN PARCEL 



PROPERTY INFORMATION

5401 12th Avenue North

Fargo, ND 58102

Land
(Unknown)

Cass

505109

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-3500-05056-000

13.96 Acres (608,098 SF) 13.96 Acres (608,098 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

Level, rectangularTerrain:

  SALE INFORMATION

$1,429,029
$0

$1,429,029
$0

$0

Grantor: Fargo Commercial Properties LLC
Grantee: Gold Coast Properties Inc.
Date of Sale: 12-18-15
Sale Status: Closed
Record info: 

$0
$2.35

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $102,366

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Dan Hicks/PRG/701-499-3911/BMSVerified By:
Verified On: 5/22/2017

Comments: The confirmed sale of 608,098 SF of vacant land is part of a 136.04 AC piece of land 
that is next to Integrity Windows and the Fargo Industrial Park.

6/2/2017 9:22:15 AM BBG

5401 N 12th Avenue 

Land

Sale Comparable #1



PROPERTY INFORMATION

5052 19th Avenue North

Fargo, ND 58102

Land
(Unknown)

Cass

505118

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

6.77 Acres (295,040 SF) 6.77 Acres (295,040 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

Level and rectangularTerrain:

  SALE INFORMATION

$512,520
$0

$512,520
$0

$0

Grantor: Northern Sheyenne Development LLP
Grantee: Adleman Investments LLC
Date of Sale: 10-05-15
Sale Status: Closed
Record info: 

$0
$1.74

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $75,669

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: There are two rectangular lots (Lots 3 and 4) that sold for $512,520 or $1.74/SF.

6/2/2017 9:22:15 AM BBG

5002-5052 N 19th Avenue 

Land

Sale Comparable #2



PROPERTY INFORMATION

23204 County Road 75

Saint Cloud, MN 56301

Land
(Unknown)

Stearns

505121

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

133.00 Acres (5,793,480 SF) 133.00 Acres (5,793,480 SF)Land Area:

  PROPERTY SIZE

Gross Net

  SALE INFORMATION

$2,768,571
$0

$2,768,571
$0

$0

Grantor: Saint Cloud Opportunities Inc.
SEA Development LLC
Grantee: Anderson Trucking Service Inc.
Date of Sale: 04-22-15
Sale Status: Closed
Record info: $0

$0.48

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $20,816

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Public record/BMSVerified By:
Verified On: 5/22/2017

Comments: This irregular, level piece of land was sold for $2,768,571 or $0.48/SF.

6/2/2017 9:22:15 AM BBG

23204 Country Road 75

Land

Sale Comparable #3



PROPERTY INFORMATION

 County Road 70

Lakeville, MN 55044

Land
(Unknown)

Dakota

505124

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

46.49 Acres (2,025,104 SF) 46.49 Acres (2,025,104 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

LevelTerrain:
I-1, Light IndustrialZoning:

6/2/2017 9:22:15 AM BBG

Country Road 70 @ Dodd Boulevard

Land

Sale Comparable #4



  SALE INFORMATION

$4,634,700
$0

$4,634,700
$0

$0

Grantor: FR/Cal Interstate South, LLC
Grantee: SETZER PROPERTIES SMN, LLC
Date of Sale: 12-23-14
Sale Status: Closed
Record info: 

$0
$2.29

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $99,692

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Public record/BMSVerified By:
Verified On: 5/22/2017

Comments: This piece of land was sold for $4,634,700 or $2.29/SF. The site is two miles east of I-35 
and 0.5 miles west of Lakeville Airlake Airport. It is located on the NAFTA corridor, 
which is the main north/south trade highway from Texas to Minnesota. The land was 
zoned I-1: Light Industrial at the time of the sale, and it was going to be used as a 
FedEx Freight center.

6/2/2017 9:22:15 AM BBG

Country Road 70 @ Dodd Boulevard



PROPERTY INFORMATION

4800 19th Avenue North

Fargo, ND 58102

Land
(Unknown)

Cass

505126

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

6.94 Acres (302,306 SF) 6.94 Acres (302,306 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

LevelTerrain:

6/2/2017 9:22:15 AM BBG

4800 N 19th Avenue

Land

Sale Comparable #5



  SALE INFORMATION

$350,000
$0

$350,000
$0

$0

Grantor: Northern Sheyenne Development LLP
Grantee: 
Date of Sale: 03-31-17
Sale Status: Closed
Record info: 

$0
$1.16

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $50,432

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Jim Buss/Goldmark Schlossman/701-235-
2920/BMS

Verified By:
Verified On: 5/22/2017

Comments: This relatively rectangular land sold for $350,000 or $1.16/SF. It is surrounded by 
neighboring businesses such as John Deere Electronic Solutions, ND Horse Park, and 
North Core Corporation.  It is zoned for General Industrial.

6/2/2017 9:22:15 AM BBG

4800 N 19th Avenue



 

0117004955 TAB G  

COMPARABLE LAND SALES – WEST AND NORTH PARCELS 



PROPERTY INFORMATION

9853 38th Street South

Fargo, ND 58104

Land
(Unknown)

Cass

505156

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

3.25 Acres (141,570 SF) 3.25 Acres (141,570 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

Level, squareTerrain:

  SALE INFORMATION

$270,156
$0

$270,156
$0

$0

Grantor: Paces Lodging Corporation
Grantee: CPI Investments LLC
Date of Sale: 05-05-15
Sale Status: Closed
Record info: 

$0
$1.91

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $83,125

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Dan Hicks/PRG/701-499-3911/BMSVerified By:
Verified On: 5/22/2017

Comments: This square lot of 141,750 SF was part of a 80.28 AC piece of land that sold for 
$270,156 or $1.91/SF.  The lot was initially priced at $308,750.

6/2/2017 10:36:19 AM BBG

9635-9853 38th Street

Land

Sale Comparable #1



PROPERTY INFORMATION

5401 12th Avenue North

Fargo, ND 58102

Land
(Unknown)

Cass

505109

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts: 01-3500-05056-000

13.96 Acres (608,098 SF) 13.96 Acres (608,098 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

Level, rectangularTerrain:

  SALE INFORMATION

$1,429,029
$0

$1,429,029
$0

$0

Grantor: Fargo Commercial Properties LLC
Grantee: Gold Coast Properties Inc.
Date of Sale: 12-18-15
Sale Status: Closed
Record info: 

$0
$2.35

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $102,366

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Dan Hicks/PRG/701-499-3911/BMSVerified By:
Verified On: 5/22/2017

Comments: The confirmed sale of 608,098 SF of vacant land is part of a 136.04 AC piece of land 
that is next to Integrity Windows and the Fargo Industrial Park.

6/2/2017 10:36:19 AM BBG

5401 N 12th Avenue 

Land

Sale Comparable #2



PROPERTY INFORMATION

5052 19th Avenue North

Fargo, ND 58102

Land
(Unknown)

Cass

505118

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

6.77 Acres (295,040 SF) 6.77 Acres (295,040 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

Level and rectangularTerrain:

  SALE INFORMATION

$512,520
$0

$512,520
$0

$0

Grantor: Northern Sheyenne Development LLP
Grantee: Adleman Investments LLC
Date of Sale: 10-05-15
Sale Status: Closed
Record info: 

$0
$1.74

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $75,669

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: There are two rectangular lots (Lots 3 and 4) that sold for $512,520 or $1.74/SF.

6/2/2017 10:36:19 AM BBG

5002-5052 N 19th Avenue 

Land

Sale Comparable #3



PROPERTY INFORMATION

1205 Fayland Drive

Fargo, ND 58102

Land
(Unknown)

Cass

505158

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

3.40 Acres (147,929 SF) 3.40 Acres (147,929 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

Level, rectangularTerrain:
All utilities to siteUtilities:
LI, Light IndustrialZoning:

6/2/2017 10:36:19 AM BBG

1205 Fayland Drive

Land

Sale Comparable #4



  SALE INFORMATION

$415,000
$0

$415,000
$0

$0

Grantor: Fay Land Partners LLP
Grantee: Fargo Warehouse LLC
Date of Sale: 09-14-13
Sale Status: Closed
Record info: 

$0
$2.81

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $122,203

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Marketing materials/BMSVerified By:
Verified On: 5/22/2017

Comments: There were two rectangular, level parcels of land sold for $415,000 or $2.81/SF. It is 
zoned for LI: Light Industrial. The land had been up for sale for four years.

6/2/2017 10:36:19 AM BBG

1205 Fayland Drive



PROPERTY INFORMATION

4800 19th Avenue North

Fargo, ND 58102

Land
(Unknown)

Cass

505126

Property Use:

Property #:

  PROPERTY TYPE

Property Type:

  PROPERTY LOCATION

County:

Address:

City, St., Zip:

Tax Accounts:

6.94 Acres (302,306 SF) 6.94 Acres (302,306 SF)Land Area:

  PROPERTY SIZE

Gross Net

  PROPERTY ATTRIBUTES

  Site

LevelTerrain:

6/2/2017 10:36:19 AM BBG

4800 N 19th Avenue

Land

Sale Comparable #5



  SALE INFORMATION

$350,000
$0

$350,000
$0

$0

Grantor: Northern Sheyenne Development LLP
Grantee: 
Date of Sale: 03-31-17
Sale Status: Closed
Record info: 

$0
$1.16

Cash Equivalent Price:
1st Mortgage:

Consideration:
Adjustments:

2nd Mortgage:
Equity:

Sales Price ($/SF):
Sales Price/Acre: $50,432

  SALE ATTRIBUTES

 SALE TRANSACTION INFORMATION

Jim Buss/Goldmark Schlossman/701-235-
2920/BMS

Verified By:
Verified On: 5/22/2017

Comments: This relatively rectangular land sold for $350,000 or $1.16/SF. It is surrounded by 
neighboring businesses such as John Deere Electronic Solutions, ND Horse Park, and 
North Core Corporation.  It is zoned for General Industrial.

6/2/2017 10:36:19 AM BBG

4800 N 19th Avenue



 

0117004955 TAB H  

QUALIFICATIONS OF APPRAISERS 



Brett M. Suszek, MAI, AI-GRS  
 Director 

bsuszek@bbgres.com 
 

 

PROFILE 

Brett M. Suszek is a Director at BBG, where he performs appraisals of a variety of property 
types covering multiple markets.  Mr. Suszek has a wide range of proficiencies acquired in 
appraisal industry including appraisals and appraisal reviews of nearly all property types. He 
has prepared appraisals for a variety of uses and users, and completed review appraisals for 
reports prepared by diverse range of appraisal professionals nationally. 

Mr. Suszek’s duties at BBG include managing and executing the appraisal process for 
assignments covering a diversity of property types, uses, and users.  Assignments completed 
include all property types, including retail, industrial, office, development land, and special use 
properties such as data centers, movie theaters, golf courses, regional shopping malls, marinas, 
and others.  Mr. Suszek has appraised properties in over 20 states, Canada, and Australia.  Mr. 
Suszek has also served as expert witness in property tax appeal cases.  Properties appraised 
range in value up to over $100 million.   

Clients served include law firms, private property owners, financial institutions, REITs, pension 
funds, CMBS servicers, and other users.  Assignments have been completed for a variety of 
uses, including financing, purchase price allocation, ad valorem tax appeal, litigation support, 
asset valuation, estate tax planning, and purchase price negotiation. 

Mr. Suszek is an MAI designated member as well as an AI-GRS designated member through 
Appraisal Institute.  The AI-GRS designation signifies a designated general review specialist 
who has distinct competency in the formal review of other appraisers’ appraisal reports.  Mr. 
Suszek is a state certified appraiser in the state of Michigan.   

Prior to joining BBG, Mr. Suszek was a commercial review appraiser at Flagstar Bank in Troy, 
Michigan where he performed reviews of commercial appraisals.  He initiated and managed the 
appraisal process through the final reviews and approvals.  Appraisals reviewed included 
properties of all types up to $500 million in value for single assets across the country.   

Prior to Flagstar Bank, Brett was an analyst at Stout Risius Ross in Southfield, Michigan.    

 

 
SAMPLE APPRAISED AND REVIEWED PROPERTIES & PORTFOLIOS 

▪ Acted as expert witness in property tax appeal for large Baltimore, Maryland apartment complex 
featuring significant obsolescence, resulting in tax savings for property owner.   

▪ Tax appeal appraisal of two of Dearborn’s largest high-rise office buildings saved client over 
$1.5MM in tax savings over three tax years.   

▪ Reviewed mega-regional mall appraisal for collateral totaling over $500 million.  
▪ 350-unit proposed multifamily development appraised in Boston’s core market. 
▪ +250K SF non-stabilized mid-rise office asset appraised in Washington DC’s CBD for tax appeal 

purposes.    
▪ Participated in appraising 70+ property portfolio for asset valuation purposes; multiple property 

types in several states. 
▪ Purchase price allocation for purchase of owned and leased real property in Australia.  
▪ Performed consultation for property owner quantifying damages related to valuing property 

components of a distressed multifamily development in Davison, Michigan. 
▪ Appraised six-property portfolio of automobile dealerships across Michigan for estate tax 

purposes. 
▪ Performed retrospective consulting assignment for large, confidential special use property for 

litigation support purposes.   
▪ Appraised 10-property, mixed-use portfolio in downtown Detroit. 



▪ +200K SF regional lifestyle center tax appeal assignment completed for multiple tax years.  
▪ +120K SF obsolete data center appraised in Ann Arbor, Michigan.  
▪ Net lease properties valued, including convenience stores and complex flex properties with 

tenants ranging from Family Dollar, FedEx, US Postal Service, and other BBB+ tenants.   

 

 
PROFESSIONAL AFFILIATIONS & LICENSES  

▪ MAI Designated Member 
▪ Appraisal Institute, General Review Specialist 
▪ Illinois Certified General Appraiser   #553002517 
▪ Indiana Certified General Appraiser   # CG41600006 
▪ Michigan Certified General Appraiser   #1201073788 
▪ Wisconsin Certified General Appraiser   #2190-10 
▪ Ohio Certified General Appraiser   #201600020 
▪ Minnesota Certified General Appraiser   #40515379 
▪ Candidate Advisor for MAI Candidates of the Appraisal Institute 

 

 
EDUCATION  

▪ Oakland University, Rochester Hills, MI, Bachelor of Science, Finance 
▪ Appraisal Institute Coursework (Transcript available upon request) 

 
 

 
PUBLICATIONS  

▪ “Real Estate Investing in a Down Market: Distressed Owner v. Distressed Asset,” The SRR 
Journal, Spring 2011 
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