
INVESTIGATION OF ABATEMENT APPLICATION 
 
ABATEMENT No:  4469, 4470, 4471 
 
The following is an independent review of the abatement application for Paradigm Tax Group, a tax 
firm representing Wal-Mart Real Estate Business Trust & Sam’s Real Estate Business Trust.  
 
Cass County Board of Commissioners: 
 
Paradigm Tax Group is requesting the following reductions for the 2015 tax year: 
 Walmart Store:  3757 55th Ave S - $18,515,500 to $8,601,800 
 Walmart Store: 4731 13th Ave S - $15,649,700 to $9,836,100 
 Sam’s Club Store:  4831 13th Ave S - $8,851,500 to $6,190,000 
 
Along with the three properties in Fargo, Paradigm Tax Group has filed abatements on Walmart and 
Sam’s Club Stores throughout North Dakota for the 2015 tax year.  
 
The applicant is requesting to have the three parcels reduced to a value of $45 per square foot but 
did not provide a rationale. The only information Paradigm Tax Group provided our office is a 
screenshot of values taken directly from the Cass County website and a list of apparent vacant and/or 
distressed sales. A review of the sales showed that the Rochester and Burnsville Menard’s sold 
higher than what the applicant listed, $1 million and $400,000 respectively.  
 
The City of Fargo has submitted a report indicating sales of comparable properties as well as a 
valuation analysis of similar competing properties. The report supports the 2015 valuation of all 
three properties; however, it does indicate that the valuation of Sam’s Club could be low when 
compared to properties of similar use. Overall, the valuations are calibrated uniformly.  
 
In conclusion, the data provided by the applicant was limited and the sales information was at times, 
erroneous; furthermore, the applicant requested a value of $45 per square foot both in Cass County 
and across the state, which would lead this office to believe that the applicant made no consideration 
to location, age, or condition when determining a value.  
 
It is my recommendation to deny the abatement due to the limited data provided by the applicant.  
        
SUGGESTED MOTION:  "Denial of the Application for Abatement or Refund of Taxes 
#4469, $4470, & #4471 and retain the certified 2015 values.  
 
 
Dated this 4th day December, 2017 
 
 

__________________                                              
 
Paul Fracassi 
Director of Tax Equalization 
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Mr. Olson has filed an application for abatement and refund of taxes on the above referenced 
property.  The application, County Auditor’s File No. 4469, is requesting a reduction in value to 
$8,601,800 or a reduction of $10,213,700 for the 2015 assessment year.  Mr. Olson has provided 
a list of “sales” from Wisconsin, Illinois, Minnesota, South Dakota, and one from North Dakota 
with sale dates ranging from January 2008 to May 2017.  These “sale” are considered irrelevant 
as they all reflect the sale of properties that were not being utilized to their highest and best use; 
they were vacant at the time of sale and ultimately resulted in a change of use with potential use 
restrictions. 
  
Recapped in the left portion of the following table is the value indication from the abatement 
applications and the differences between that value and the certified 2015 value.  Also recapped 
on the right portion of the table is the “Reviewed” 2015 value and the certified values for this 
property for the 2015, 2014, 2013, and 2012 assessment years from the City of Fargo, Assessor’s 
Office.  The “Reviewed” value is based on the Cost Approach to Value factored for local market 
sales. 
 

 
  
The parcel consists of a Super Walmart constructed in 2008 located on a site containing 1,000,960 
square feet of area or 22.98 acres.  The building improvement is of masonry curtain wall 
construction with metal superstructure which is fully heated, cooled and sprinkled.  On-site 
improvements include approximately 456,700 square feet of asphalt paving, 31,200 square feet of 
concrete paving, 8,000 square feet of truck well with related infrastructure, 10,100 square feet of 
secure storage yard, and other related on-site improvements.  The building area was confirmed 
after construction was completed in April 2010 at the request of a Walmart representative which 
is also the date of the most recent formal property inspection by the assessment department. 
 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the values as certified for 2015 at $18,815,500. 
 
The following pages provide supporting documentation for this recommendation. 
  

Abatement Reviewed Certified Certified Certified Certified
2015 2015 2015 2014 2013 2012

Land Value -$                       5,505,000$            5,505,000$            5,505,000$            3,503,000$            3,503,000$            
Improvement Value -$                       12,868,000$          13,310,500$          11,600,000$          13,103,700$          12,778,100$          
True & Full Value 8,601,800$            18,373,000$          18,815,500$          17,105,000$          16,606,700$          16,281,100$          
Building Area (sf) 191,151                 191,151                 191,151                 191,151                 191,151                 191,151                 
Total Value / sf (Bldg Area) 45.00$                   96.12$                   98.43$                   89.48$                   86.88$                   85.17$                   
Improvement Value / sf (Bldg Area) -$                       67.32$                   69.63$                   60.69$                   68.55$                   66.85$                   
Dollar Change (from Certified Value) (10,213,700)$         (442,500)$              1,710,500$            498,300$               325,600$               (from Prior 
Year)
Percent Change (from Certified Value) -54.3% -2.4% 10.0% 3.0% 2.0% (from Prior 
Year)
Change Cause Updated Cost 

Approach
Market Index Land Reappraisal

Market Index
Market Index

3757 55 AVE S (01-8380-00080-000)

Paradigm Tax Group Assessment Department
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Recent sales of comparable properties, as recapped below, provides the basis for the review of the 
subject property’s value. 
 

 
 

The local sales of retail use properties provide mean and median indications of value of $111.69 
and $111.28 per square foot of building area respectively.  Walmart is currently valued at $98.43 
per square and the updated cost approach, used for uniformity, reflects a value of $96.12 per square 
foot or within approximately 2.4% of the existing value. 
 
Also reviewed were the 2015 value of similar competing properties within the City of Fargo for 
equity and focused on larger retail use properties in the city.  As reflected in the following table, 
the valuation of the Super Walmart falls slightly above the range of the competing properties but 
is also, on average, 12 years newer resulting in less accrued depreciation and a higher depreciated 
replacement cost estimate.  It should also be noted the majority of competing sites are significantly 
smaller than the Super Walmart site resulting in a lower land to building ratio. 
 

Similar Competing Properties 
 

 
 
 

Bldg Name Sale Date
 Sale Price 
Adjusted Occupancy

Yr 
Built  Bldg SF  Land SF 

 Bldg to 
Land 

Site 
Coverage

 Land 
Value / sf 

 Total Sale 
$ / sf 

 Impr Sale 
$ / sf 

 Bldg Sale 
$ / sf 

4427 13 AVE S 30-May-13 7,425,400$   Discount 1991 95,096   365,989    3.85      25.98% 5.75$      78.08$      55.96$     50.49$     
1126 43 ST S
1201 42 ST S

01-Jul-13 5,168,900$   Discount
Retail

1994 48,004   105,788    2.20      45.38% 6.52$      107.68$    93.30$     90.30$     

4901 13 AVE S UNIT A 30-Dec-15 5,995,900$   Discount 2004 48,453   211,310    4.36      22.93% 5.50$      123.75$    99.76$     95.61$     
3730 36 ST S 26-Feb-16 24,173,000$ Discount 1994 263,350 1,385,956 5.26      19.00% 3.00$      91.79$      76.00$     67.33$     
5100 14 AVE S 01-Apr-16 6,401,900$   Discount 2000 55,723   169,082    3.03      32.96% 5.79$      114.89$    97.32$     94.36$     
5050 13 AVE S
4900 13 AVE S
4950 13 AVE S

01-Jul-16 15,021,200$ Strip Mall 2001 97,559   349,935    3.59      27.88% 6.72$      153.97$    129.86$   124.32$   

Minimum 1991 48,004   105,788    2.20      19.00% 3.00$      78.08$      55.96$     50.49$     
Maximum 2004 263,350 1,385,956 5.26      45.38% 6.72$      153.97$    129.86$   124.32$   

Mean 1997 101,364 431,343    3.72      29.02% 5.55$      111.69$    92.03$     87.07$     
Median 1997 75,410   280,623    3.72      26.93% 5.77$      111.28$    95.31$     92.33$     

Bldg Name
Assessment 

Year  T&F Value Occupancy
Yr 

Built  Bldg SF  Land SF 
 Bldg to 

Land 
Site 

Coverage
 Land 

Value / sf 
 Total Sale 

$ / sf 
 Impr Sale 

$ / sf 
 Bldg Sale 

$ / sf 
3757 55 AVE S 2015 18,815,500$ Discount 2008 191,151 1,000,960 5.24      6.62% 5.50$      98.43$      69.63$     63.56$     

Reviewed Value1 2015 18,373,000$ Discount 2008 191,151 1,000,960 5.24      6.62% 5.50$      96.12$      67.32$     61.25$     
1 Based on Marshall & Swift Cost Estimator utilizing model specifications developed from sales of similar properties.

Land Addr
 Full Land 

Value 
 Full Impr 

Value  T&F Value Occpancy Yr Blt  Bldg sf  Site sf 
 Land Val / 

sf 
 Total Val / 

sf 
 Impr Val / 

sf 
 Bldg Val / 

sf 
4202 13 AVE S 2,936,000$ 7,254,600$   10,190,600$ Discount Store 1977 131,063    434,995      3.32   :1 6.75$         77.75$       55.35$      52.18$      
4305 13 AVE S 2,374,000$ 2,653,400$   5,027,400$   Discount Store 1980 93,288      365,211      3.91   :1 6.50$         53.89$       28.44$      24.01$      
4427 13 AVE S 2,104,000$ 5,265,000$   7,369,000$   Discount Store 1991 95,096      365,989      3.85   :1 5.75$         77.49$       55.37$      49.90$      
4444 13 AVE S 1,739,000$ 5,471,400$   7,210,400$   Discount Store 1993 100,658    302,372      3.00   :1 5.75$         71.63$       54.36$      51.24$      
3730 36 ST S 4,158,000$ 8,052,600$   12,210,600$ Discount Store 1994 252,816    1,385,956   5.48   :1 3.00$         48.30$       31.85$      24.70$      
5100 14 AVE S 979,000$    3,734,900$   4,713,900$   Discount Store 2000 55,723      169,082      3.03   :1 5.79$         84.60$       67.03$      64.63$      
4700 17 AVE S 2,893,000$ 5,981,400$   8,874,400$   Discount Store 2002 118,193    503,196      4.26   :1 5.75$         75.08$       50.61$      47.43$      
4901 13 AVE S 3,842,000$ 6,803,300$   10,645,300$ Discount Store 2002 141,474    698,348      4.94   :1 5.50$         75.25$       48.09$      41.04$      
4601 23 AVE S 1,891,000$ 7,111,800$   9,002,800$   Discount Store 2004 120,419    252,258      2.09   :1 7.50$         74.76$       59.06$      56.50$      
1600 45 ST S 1,271,000$ 5,468,000$   6,739,000$   Discount Store 2013 83,407      209,258      2.51   :1 6.07$         80.80$       65.56$      62.18$      

Minimum 1977 55,723      169,082      2.09   :1 3.00$         48.30$       28.44$      24.01$      
Maximum 2013 252,816    1,385,956   5.48   :1 7.50$         84.60$       67.03$      64.63$      

Mean 1996 119,214    468,667      3.64   :1 5.84$         71.95$       51.57$      47.38$      
Median 1997 109,426    365,600      3.58   :1 5.77$         75.16$       54.85$      50.57$      

Std Dev 53,124      357,348      1.06   1.17$         11.63$       12.75$      13.93$      
- 1 Std Dev 66,090      111,319      2.58   4.67$         60.33$       38.82$      33.46$      
+ 1 Std Dev 172,338    826,014      4.70   7.00$         83.58$       64.32$      61.31$      

3757 55 AVE S 5,505,000$ 13,310,500$ 18,815,500$ Discount Store 2008 191,151    1,000,960   5.24   :1 5.50$         98.43$       69.63$      63.56$      

 Land to 
Bldg Ratio 
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An income approach to value was not considered or utilized in the preceding analysis due to the 
lack of data available to this office for this property type. 
 

 
 

Super Walmart Parcel 
(North to Top) 
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Super Walmart 
(Front View – Looking East) 

 

 
 

Super Walmart 
(Rear View – Looking West) 
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Marshall Valuation Service – Replacement Cost Estimate 
(plus Land Value) 
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Mr. Olson has filed an application for abatement and refund of taxes on the above referenced 
property.  The application, County Auditor’s File No. 4470, is requesting a reduction in value to 
$9,836,100 or a reduction of $5,813,600 for the 2015 assessment year.  Mr. Olson has provided a 
list of “sales” from Wisconsin, Illinois, Minnesota, South Dakota, and one from North Dakota that 
with sale dates ranging from January 2008 to May 2017.  These “sale” are considered irrelevant 
as they all reflect the sale of properties that were not being utilized to their highest and best use; 
they were vacant at the time of sale and ultimately resulted in a change of use with potential use 
restrictions. 
 
Recapped in the left portion of the following table is the value indication from the abatement 
applications and the differences between that value and the certified 2015 value.  Also recapped 
on the right portion of the table is the “Reviewed” 2015 value and the certified values for this 
property for the 2015, 2014, 2013, and 2012 assessment years from the City of Fargo, Assessor’s 
Office.  The “Reviewed” value is based on the Cost Approach to Value factored for local market 
sales. 
 

 
  
The parcel consists of a Super Walmart constructed in 1990 with an addition in 1998 and a major 
remodel and large addition in 2004 with the conversion to the Super Walmart store format all 
located on a site containing 926,937 square feet of area or 21.28 acres.  The building improvement 
is of masonry curtain wall construction with metal superstructure which is fully heated, cooled and 
sprinkled including a 21,400 square foot institutional green house.  On-site improvements include 
approximately 437,300 square feet of asphalt paving, 45,200 square feet of concrete paving, 
10,030 square feet of truck well with related infrastructure, 9,370 square feet of secure storage 
yard, and other related on-site improvements.  The most recent formal property inspection by the 
assessment department occurred after the completion of the 2004 addition. 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the values as certified for 2015 at $15,649,700. 
 
The following pages provide supporting documentation for this recommendation. 
  

Abatement Reviewed Certified Certified Certified Certified
2015 2015 2015 2014 2013 2012

Land Value -$                       5,098,000$            5,098,000$            5,098,000$            5,098,000$            5,098,000$            
Improvement Value -$                       12,564,000$          10,551,700$          9,129,000$            8,714,600$            8,443,800$            
True & Full Value 9,836,100$            17,662,000$          15,649,700$          14,227,000$          13,812,600$          13,541,800$          
Building Area (sf) 218,579                 218,579                 218,579                 218,579                 218,579                 218,579                 
Total Value / sf (Bldg Area) 45.00$                   80.80$                   71.60$                   65.09$                   63.19$                   61.95$                   
Improvement Value / sf (Bldg Area) -$                       57.48$                   48.27$                   41.77$                   39.87$                   38.63$                   
Dollar Change (from Certified Value) (5,813,600)$           2,012,300$            1,422,700$            414,400$               270,800$               (from Prior 
Year)
Percent Change (from Certified Value) -37.1% 12.9% 10.0% 3.0% 2.0% (from Prior 
Year)
Change Cause Updated Cost 

Approach
Market Index Market Index Market Index

Assessment Department

4731 13 AVE S (01-7370-00100-000)

Paradigm Tax Group
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Recent sales of comparable properties, as recapped below, provides the basis for the review of the 
subject property’s value. 
 

Comparable Sales 
 

 
 
The local sales of retail use properties provide mean and median indications of value of $111.69 
and $111.28 per square foot of building area respectively.  Walmart is currently valued at $71.60 
per square and the updated cost approach, used for uniformity, reflects a value of $80.80 per square 
foot which appears reasonable based on the actual age differential. 
  
Also reviewed were the 2015 value of similar competing properties within the City of Fargo for 
equity and focused on larger retail use properties in the city.  As reflected in the following table, 
the valuation of the Super Walmart falls within the range of the competing properties but toward 
the lower end of this range on a per unit basis.  It should also be noted the majority of competing 
sites are significantly smaller than the Super Walmart site resulting in a lower land to building 
ratio. 
 

Similar Competing Properties 
 

 

Bldg Name Sale Date
 Sale Price 
Adjusted Occupancy

Yr 
Built  Bldg SF  Land SF 

 Bldg to 
Land 

Site 
Coverage

 Land 
Value / sf 

 Total Sale 
$ / sf 

 Impr Sale 
$ / sf 

 Bldg Sale 
$ / sf 

4427 13 AVE S 30-May-13 7,425,400$   Discount 1991 95,096   365,989    3.85      25.98% 5.75$      78.08$      55.96$     50.49$     
1126 43 ST S
1201 42 ST S

01-Jul-13 5,168,900$   Discount
Retail

1994 48,004   105,788    2.20      45.38% 6.52$      107.68$    93.30$     90.30$     

4901 13 AVE S UNIT A 30-Dec-15 5,995,900$   Discount 2004 48,453   211,310    4.36      22.93% 5.50$      123.75$    99.76$     95.61$     
3730 36 ST S 26-Feb-16 24,173,000$ Discount 1994 263,350 1,385,956 5.26      19.00% 3.00$      91.79$      76.00$     67.33$     
5100 14 AVE S 01-Apr-16 6,401,900$   Discount 2000 55,723   169,082    3.03      32.96% 5.79$      114.89$    97.32$     94.36$     
5050 13 AVE S
4900 13 AVE S
4950 13 AVE S

01-Jul-16 15,021,200$ Strip Mall 2001 97,559   349,935    3.59      27.88% 6.72$      153.97$    129.86$   124.32$   

Minimum 1991 48,004   105,788    2.20      19.00% 3.00$      78.08$      55.96$     50.49$     
Maximum 2004 263,350 1,385,956 5.26      45.38% 6.72$      153.97$    129.86$   124.32$   

Mean 1997 101,364 431,343    3.72      29.02% 5.55$      111.69$    92.03$     87.07$     
Median 1997 75,410   280,623    3.72      26.93% 5.77$      111.28$    95.31$     92.33$     

Bldg Name
Assessment 

Year  T&F Value Occupancy
Yr 

Built  Bldg SF  Land SF 
 Bldg to 

Land 
Site 

Coverage
 Land 

Value / sf 
 Total Sale 

$ / sf 
 Impr Sale 

$ / sf 
 Bldg Sale 

$ / sf 
4731 13 AVE S 2015 15,649,700$ Discount 1990 218,579 926,937    4.24      7.15% 5.50$      71.60$      48.27$     42.86$     

Reviewed Value1 2015 17,662,000$ Discount 1990 218,579 926,937    4.24      7.15% 5.50$      80.80$      57.48$     52.07$     
1 Based on Marshall & Swift Cost Estimator utilizing model specifications developed from sales of similar properties.

Land Addr
 Full Land 

Value 
 Full Impr 

Value  T&F Value Occpancy Yr Blt  Bldg sf  Site sf 
 Land Val / 

sf 
 Total Val / 

sf 
 Impr Val / 

sf 
 Bldg Val / 

sf 
4202 13 AVE S 2,936,000$ 7,254,600$   10,190,600$ Discount Store 1977 131,063    434,995      3.32   :1 6.75$         77.75$       55.35$      52.18$      
4305 13 AVE S 2,374,000$ 2,653,400$   5,027,400$   Discount Store 1980 93,288      365,211      3.91   :1 6.50$         53.89$       28.44$      24.01$      
4427 13 AVE S 2,104,000$ 5,265,000$   7,369,000$   Discount Store 1991 95,096      365,989      3.85   :1 5.75$         77.49$       55.37$      49.90$      
4444 13 AVE S 1,739,000$ 5,471,400$   7,210,400$   Discount Store 1993 100,658    302,372      3.00   :1 5.75$         71.63$       54.36$      51.24$      
3730 36 ST S 4,158,000$ 8,052,600$   12,210,600$ Discount Store 1994 252,816    1,385,956   5.48   :1 3.00$         48.30$       31.85$      24.70$      
5100 14 AVE S 979,000$    3,734,900$   4,713,900$   Discount Store 2000 55,723      169,082      3.03   :1 5.79$         84.60$       67.03$      64.63$      
4700 17 AVE S 2,893,000$ 5,981,400$   8,874,400$   Discount Store 2002 118,193    503,196      4.26   :1 5.75$         75.08$       50.61$      47.43$      
4901 13 AVE S 3,842,000$ 6,803,300$   10,645,300$ Discount Store 2002 141,474    698,348      4.94   :1 5.50$         75.25$       48.09$      41.04$      
4601 23 AVE S 1,891,000$ 7,111,800$   9,002,800$   Discount Store 2004 120,419    252,258      2.09   :1 7.50$         74.76$       59.06$      56.50$      
1600 45 ST S 1,271,000$ 5,468,000$   6,739,000$   Discount Store 2013 83,407      209,258      2.51   :1 6.07$         80.80$       65.56$      62.18$      

Minimum 1977 55,723      169,082      2.09   :1 3.00$         48.30$       28.44$      24.01$      
Maximum 2013 252,816    1,385,956   5.48   :1 7.50$         84.60$       67.03$      64.63$      

Mean 1996 119,214    468,667      3.64   :1 5.84$         71.95$       51.57$      47.38$      
Median 1997 109,426    365,600      3.58   :1 5.77$         75.16$       54.85$      50.57$      

Std Dev 53,124      357,348      1.06   1.17$         11.63$       12.75$      13.93$      
- 1 Std Dev 66,090      111,319      2.58   4.67$         60.33$       38.82$      33.46$      
+ 1 Std Dev 172,338    826,014      4.70   7.00$         83.58$       64.32$      61.31$      

4731 13 AVE S 5,098,000$ 10,551,700$ 15,649,700$ Discount Store 1990 218,579    926,937      4.24   :1 5.50$         71.60$       48.27$      42.86$      

 Land to 
Bldg Ratio 
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An income approach to value was not considered or utilized in the preceding analysis due to the 
lack of data available to this office for this property type. 

 

 
 

Super Walmart Parcel 
(North to Top) 
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Super Walmart 
(Front View – Looking North) 

 

 
 

Super Walmart 
(Rear View – Looking South) 
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Marshall Valuation Service – Replacement Cost Estimate 
(plus Land Value) 

 

 
 



























4831 13 AVE S WAL-MART REAL ESTATE  
 BUSINESS TRUST 
01-7360-00200-000 Kendric M Olson (Agent) Paradigm Tax Group 
 

Page 1 of 5 

Mr. Olson has filed an application for abatement and refund of taxes on the above referenced 
property.  The application, County Auditor’s File No. 4471, is requesting a reduction in value to 
$6,190,000 or a reduction of $2,661,500 for the 2015 assessment year.  Mr. Olson has provided a 
list of “sales” from Wisconsin, Illinois, Minnesota, South Dakota, and one from North Dakota with 
sale dates ranging from January 2008 to May 2017.  These “sale” are considered irrelevant as they 
all reflect the sale of properties that were not being utilized to their highest and best use; they were 
vacant at the time of sale and ultimately resulted in a change of use with potential use restrictions. 
 
Recapped in the left portion of the following table is the value indication from the abatement 
applications and the differences between that value and the certified 2015 value.  Also recapped 
on the right portion of the table is the “Reviewed” 2015 value and the certified values for this 
property for the 2015, 2014, 2013, and 2012 assessment years from the City of Fargo, Assessor’s 
Office.  The “Reviewed” value is based on the Cost Approach to Value factored for local market 
sales. 
 

 
  
The parcel consists of a Sam’s Club constructed in 1990 with additions in 1998 and 2006 located 
on a site containing 456,367 square feet of gross land area or 10.48 acres.  The building 
improvement is of masonry curtain wall construction with metal superstructure which is fully 
heated, cooled and sprinkled.  On-site improvements include approximately 197,900 square feet 
of asphalt paving, 17,300 square feet of concrete paving, 4,800 square feet of truck well with 
related infrastructure, 3,715 square feet canopy, and other related on-site improvements.  The most 
recent formal property inspection by the assessment department occurred after the completion of 
the 2006 addition. 
 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the values as certified for 2015 at $8,851,500. 
 
The following pages provide supporting documentation for this recommendation. 
  

Abatement Reviewed Certified Certified Certified Certified
2015 2015 2015 2014 2013 2012

Land Value -$                       2,257,000$            2,257,000$            2,257,000$            2,257,000$            2,257,000$            
Improvement Value -$                       6,875,000$            6,594,500$            5,789,800$            5,555,400$            5,402,200$            
True & Full Value 6,190,000$            9,132,000$            8,851,500$            8,046,800$            7,812,400$            7,659,200$            
Building Area (sf) 137,554                 137,554                 137,554                 137,554                 137,554                 137,554                 
Total Value / sf (Bldg Area) 45.00$                   66.39$                   64.35$                   58.50$                   56.80$                   55.68$                   
Improvement Value / sf (Bldg Area) -$                       49.98$                   47.94$                   42.09$                   40.39$                   39.27$                   
Dollar Change (from Certified Value) (2,661,500)$           280,500$               804,700$               234,400$               153,200$               (from Prior 
Year)
Percent Change (from Certified Value) -30.1% 4.3% 10.0% 3.0% 2.0% (from Prior 
Year)
Change Cause Updated Cost 

Approach
Market Index Market Index Market Index

Paradigm Tax Group

4831 13 AVE S (01-7360-00200-000)

Assessment Department
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Recent sales of comparable properties, as recapped below, provides the basis for the review of the 
subject property’s value. 
 

Comparable Sales 
 

 
 
The local sales of retail use properties provide mean and median indications of value of $111.69 
and $111.28 per square foot of building area respectively.  Sam’s Club is currently valued at $64.35 
per square and the updated cost approach, used for uniformity, reflects a value of $66.39 per square 
foot which appears low based on the available sales. 
 
Also reviewed were the 2015 value of similar competing properties within the City of Fargo for 
equity and focused on larger retail use properties in the city.  As reflected in the following table, 
the valuation of the Sam’s Club falls below the range of the competing properties on a per unit 
basis. 
 

Similar Competing Properties 
 

 
  

Bldg Name Sale Date
 Sale Price 
Adjusted Occupancy

Yr 
Built  Bldg SF  Land SF 

 Bldg to 
Land 

Site 
Coverage

 Land 
Value / sf 

 Total Sale 
$ / sf 

 Impr Sale 
$ / sf 

 Bldg Sale 
$ / sf 

4427 13 AVE S 30-May-13 7,425,400$   Discount 1991 95,096   365,989    3.85      25.98% 5.75$      78.08$      55.96$     50.49$     
1126 43 ST S
1201 42 ST S

01-Jul-13 5,168,900$   Discount
Retail

1994 48,004   105,788    2.20      45.38% 6.52$      107.68$    93.30$     90.30$     

4901 13 AVE S UNIT A 30-Dec-15 5,995,900$   Discount 2004 48,453   211,310    4.36      22.93% 5.50$      123.75$    99.76$     95.61$     
3730 36 ST S 26-Feb-16 24,173,000$ Discount 1994 263,350 1,385,956 5.26      19.00% 3.00$      91.79$      76.00$     67.33$     
5100 14 AVE S 01-Apr-16 6,401,900$   Discount 2000 55,723   169,082    3.03      32.96% 5.79$      114.89$    97.32$     94.36$     
5050 13 AVE S
4900 13 AVE S
4950 13 AVE S

01-Jul-16 15,021,200$ Strip Mall 2001 97,559   349,935    3.59      27.88% 6.72$      153.97$    129.86$   124.32$   

Minimum 1991 48,004   105,788    2.20      19.00% 3.00$      78.08$      55.96$     50.49$     
Maximum 2004 263,350 1,385,956 5.26      45.38% 6.72$      153.97$    129.86$   124.32$   

Mean 1997 101,364 431,343    3.72      29.02% 5.55$      111.69$    92.03$     87.07$     
Median 1997 75,410   280,623    3.72      26.93% 5.77$      111.28$    95.31$     92.33$     

Bldg Name
Assessment 

Year  T&F Value Occupancy
Yr 

Built  Bldg SF  Land SF 
 Bldg to 

Land 
Site 

Coverage
 Land 

Value / sf 
 Total Sale 

$ / sf 
 Impr Sale 

$ / sf 
 Bldg Sale 

$ / sf 
4831 13 AVE S 2015 8,851,500$   Discount 1990 137,554 456,367    3.32      14.52% 4.95$      64.35$      47.94$     43.48$     

Reviewed Value1 2015 9,132,000$   Discount 1990 137,554 456,367    3.32      14.52% 4.95$      66.39$      49.98$     45.52$     
1 Based on Marshall & Swift Cost Estimator utilizing model specifications developed from sales of similar properties.

Land Addr
 Full Land 

Value 
 Full Impr 

Value  T&F Value Occpancy Yr Blt  Bldg sf  Site sf 
 Land Val / 

sf 
 Total Val / 

sf 
 Impr Val / 

sf 
 Bldg Val / 

sf 
4202 13 AVE S 2,936,000$ 7,254,600$   10,190,600$ Discount Store 1977 131,063    434,995      3.32   :1 6.75$         77.75$       55.35$      52.18$      
4305 13 AVE S 2,374,000$ 2,653,400$   5,027,400$   Discount Store 1980 93,288      365,211      3.91   :1 6.50$         53.89$       28.44$      24.01$      
4427 13 AVE S 2,104,000$ 5,265,000$   7,369,000$   Discount Store 1991 95,096      365,989      3.85   :1 5.75$         77.49$       55.37$      49.90$      
4444 13 AVE S 1,739,000$ 5,471,400$   7,210,400$   Discount Store 1993 100,658    302,372      3.00   :1 5.75$         71.63$       54.36$      51.24$      
3730 36 ST S 4,158,000$ 8,052,600$   12,210,600$ Discount Store 1994 252,816    1,385,956   5.48   :1 3.00$         48.30$       31.85$      24.70$      
5100 14 AVE S 979,000$    3,734,900$   4,713,900$   Discount Store 2000 55,723      169,082      3.03   :1 5.79$         84.60$       67.03$      64.63$      
4700 17 AVE S 2,893,000$ 5,981,400$   8,874,400$   Discount Store 2002 118,193    503,196      4.26   :1 5.75$         75.08$       50.61$      47.43$      
4901 13 AVE S 3,842,000$ 6,803,300$   10,645,300$ Discount Store 2002 141,474    698,348      4.94   :1 5.50$         75.25$       48.09$      41.04$      
4601 23 AVE S 1,891,000$ 7,111,800$   9,002,800$   Discount Store 2004 120,419    252,258      2.09   :1 7.50$         74.76$       59.06$      56.50$      
1600 45 ST S 1,271,000$ 5,468,000$   6,739,000$   Discount Store 2013 83,407      209,258      2.51   :1 6.07$         80.80$       65.56$      62.18$      

Minimum 1977 55,723      169,082      2.09   :1 3.00$         48.30$       28.44$      24.01$      
Maximum 2013 252,816    1,385,956   5.48   :1 7.50$         84.60$       67.03$      64.63$      

Mean 1996 119,214    468,667      3.64   :1 5.84$         71.95$       51.57$      47.38$      
Median 1997 109,426    365,600      3.58   :1 5.77$         75.16$       54.85$      50.57$      

Std Dev 53,124      357,348      1.06   1.17$         11.63$       12.75$      13.93$      
- 1 Std Dev 66,090      111,319      2.58   4.67$         60.33$       38.82$      33.46$      
+ 1 Std Dev 172,338    826,014      4.70   7.00$         83.58$       64.32$      61.31$      

4831 13 AVE S 2,257,000$ 6,594,500$   8,851,500$   Discount Store 1990 137,554    456,367      3.32   :1 4.95$         64.35$       47.94$      43.48$      

 Land to 
Bldg Ratio 
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An income approach to value was not considered or utilized in the preceding analysis due to the 
lack of data available to this office for this property type. 
 

 
 

Sam’s Club 
(North to Top) 
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Sam’s Club 
(Front View – Looking North) 

 

 
 

Sam’s Club 
(Rear View – Looking South-Southeast) 
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Marshall Valuation Service – Replacement Cost Estimate 
(plus Land Value) 
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