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Reasons for Requested Valuation Change to the Cass County 

Board of Equalization for Review of Real Estate Valuation Determination 
 
Subject Property: 420 E. Main – West Fargo, ND (Land Accounts) 

Account #: 02-02-3920-00020-000 & 02-0080-00030-000 

 

Thank you for your consideration in this matter.   
 
The real estate land and improvement values at the above referenced address are currently being 
valued by the West Fargo City Assessor above the true fair market value of Trinity Industries 
closed special use facility.  We believe that the 2018 assessment would be correct and a true 
representation of the market if additional obsolescence were included to reflect the external factors 
effecting the real estate.  We are requesting that the county consider that external and functional 
obsolescence are both present at this facility and an additional adjustment of 30% (15% functional 
and 15% external) be included in the West Fargo City assessments. 

Also, we also request that the price per square foot of land be adjusted to reflect the same price per 
square foot cost of the large land account 02-0097-00010-000. We do agree that land values have 
risen since the previous re-assessment period, and an increase is warranted, we believe the various 
parcels of land owned by Trinity Industries should be uniformly valued at the same $/sq.ft..  The 
largest parcel of land is currently being assessed at $0.74 per square foot.  We would like for the 
County to take into consideration that if Trinity Industries were to sell the property today they 
would sell the land as a whole unit under which the purchase would encompass a single $/sq.ft. 
rather than splitting the sale by parcel as the city assessor is indicating. 

We accept that $0.74 per square foot should be applied to each parcel to reflect the West Fargo 
City assessment of the substantially larger parcel 02-0097-0010-000.  Please see our opinion of 
value for each land account in the value summaries provided using the uniform square foot cost 
of $0.74 a square foot. 

Below is a summary of the total value that has been proposed by the Henry County Assessor for 
this account as well as our recommended opinion of fair market value based on the uniform squre 
foot cost of $0.74 a square foot. 

Account #  

    2018 Henry County Real 

Estate Value  

 Ryan Recommended 2018 

Fair Market Value  

02-3920-00020-000     $                  11,405,000 $                      9,020,028 

02-0080-00030-000    $                     972,100  $                         618,000 

      

 



 

 

 

 

Reasons for Requested Valuation Change to the Cass County 

Board of Equalization for Review of Real Estate Valuation Determination 
 
Subject Property: 420 E. Main – West Fargo, ND (Land Accounts) 

Account #: 02-0080-00050-000, 02-0080-00060-000, 02-0097-00010-000, 02-3920-00010-000 

 

Thank you for your consideration in this matter.   
 
The real estate land values at the above referenced address are currently being valued by the West 
Fargo City Assessor above the true fair market value of the price per square foot of land.  Although 
we do agree that land values have risen since the previous re-assessment period, and an increase 
is warranted, we believe the various parcels of land owned by Trinity Industries should be 
uniformly valued at the same $/sq.ft..  The largest parcel of land is currently being assessed at 
$0.74 per square foot.  We would like for the County to take into consideration that if Trinity 
Industries were to sell the property today they would sell the land as a whole unit under which the 
purchase would encompass a single $/sq.ft. rather than splitting the sale by parcel as the city 
assessor is indicating. 

We accept that $0.74 per square foot should be applied to each parcel to reflect the West Fargo 
City assessment of the substantially larger parcel 02-0097-0010-000.  Please see our opinion of 
value for each land account in the value summaries provided using the uniform square foot cost 
of $0.74 a square foot. 

Below is a summary of the total value that has been proposed by the Henry County Assessor for 
this account as well as our recommended opinion of fair market value based on the uniform squre 
foot cost of $0.74 a square foot. 

Account #  

    2018 Henry County Real 

Estate Value  

 Ryan Recommended 2018 

Fair Market Value  

02-0097-00010-000      $                  1,632,700 $                      1,632,700 

02-0080-00050-000    $                   393,400  $                         293,336 

02-0080-00060-000    $                   443,700 $                         358,863 

02-3920-00010-000    $                1,351,100 $                         710,000 
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2018 Appraised Value 43.12$      

Indicated Values:  Per SF

Cost Approach 34.10$      

34.10$      MARKET VALUE ESTIMATE 9,020,000$                  

9,020,028$                  

VALUE SUMMARY

County of Cass

Account # 002-02-3920-00020-000

11,405,000$                

Totals

Owner Name Trinity Containers, LLC

Property Address 420 E Main Ave, West Fargo



1 Creator of Survey:

2 Owner:

3 Located at:

4

5 Cls: S Qual: Low Cls: S Qual: Low Cls: S Qual: Low Cls: S Qual: Low Cls: S Qual: Low

6

7 No. 1 Ht. 20 No. 1 Ht. 30 No. 1 Ht. 30 No. 1 Ht. 33 No. 1 Ht. 33

8

9

10 Age: 43 Cond: Low Age: 26 Cond: Low Age: 30 Cond: Low Age: 25 Cond: Low Age: 21 Cond: Low

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34 1,243,237$      

Extra Features (FMV) -$                 

Land Value: 488,071$         

Total Cost Value: 1,731,309$      Price per Sqft 32.58$             

Land Sqft 659,556           Land Value per Sqft 0.74$                 

Depreciated Cost Replacement Cost 5,067,283$      

297,645

Depreciated Cost (Line 29 - Line 30 and 31)………………………………. 49,718$            75,711$           742,513$           118,642$            

Total Obsolescence amount (Line 29 x Line 30+31)…………………………1,939,006 232,058 1,046,675

55%

Economic or Functional Obsolescence % (Section 97)……...………………30% 30% 30% 30%

Depreciation % (Section 97)………………………………………… 75% 58% 45%

Replacement Cost (Line 27 + Line 28)……………………………. 1,988,724 307,769 1,789,187 416,287

Lump sums)………………………………………………………..

8,000

Line 25 x Line 26 ……………………………………………………. 1,988,724 307,769 1,789,187 416,287

Area……………………………………………………………………… 23,134 6,000 16,000

1.03

Final sq. ft. cost (Line 22 x Line 23 x Line 24)………………….. 85.97$              51.29$             111.82$             52.04$                

Local multiplier (Sect. 99, pp. 5 through 10)……………………. 1.03 1.03 1.03

49.53$                

Current cost multiplier (Sect. 99, p. 3)…………………………… 1.02 1.02 1.02 1.02

Refined square foot cost (Line 17x21)…………………………….. 81.83$              48.82$             106.44$             

1.469

FINAL CALCULATIONS Section 1 Section 2 Section 3 Section 4

Combined height and size multiplier (Lines 18x19x20) 1.047 1.437 1.360

1.450

Floor area/perimeter multiplier (see lines 8 and 9)…………… 0.924 1.040 0.984 1.013

Height per story - multiplier (see line 7)…………………………. 1.133 1.382 1.382

33.72

HEIGHT AND SIZE REFINEMENTS

Number of stories - multiplier…………………………………….. 1.000 1.000 1.000 1.000

Total lines 13 through 15 78.16 33.97 78.27

0.000

Miscellaneous ………………………………………………………… 2.150 2.660 2.260 2.410

Elevator deduction………………………………………………….. 0.000 0.000 0.000

SQUARE FOOT REFINEMENTS

Heating, cooling, ventilation………………………………………. 0.000 0.000 0.000 0.000

Section 2 Section 3 Section 4

Base Square Foot Cost………………………………………………. 76.01$              31.31$             76.01$               31.31$                

Age and condition………………………….

Region:  Western               Central       X      Eastern              .

Climate:  Mild               Moderate       X       Extreme              .

Section 1

16,000 8,000

Average perimeter………………………… 630 310 560 360

No. of stories & height per story………

Average floor area……………………….. 23,134 6,000

Light Mfg

Buidling Class and Quality……………….

Exterior Wall…………………………………. Metal Metal

Account Number: 02-3920-00020-000 Trinity Containers

Metal Metal

Occupancy…………………………………. Heavy Mfg Light Mfg Heavy Mfg Light Mfg

Ryan, LLC Date of survey: 1/1/2018

Building B2 Building A1 Building B1 Building A2 Building A3

Metal

10,800

430

Section 5

31.31$               

0.000

0.000

2.410

33.72

1.000

10,800

565,316

565,316

42%

1.450

1.019

1.478

Section 5

49.82$               

1.02

TOTAL OF ALL SECTIONS

30%

308,662

256,653$           

See Below for Added Extra Features Value

CALCULATOR COST FORM 
Square Foot Cost

420 E Main Ave, West Fargo

1.03

52.34$               



1 Creator of Survey:

2 Owner:

3 Located at:

4

5 Cls: S Qual: Low Cls: S Qual: Low Cls: S Qual: Low Cls: S Qual: Low Cls: C Qual: Low

6

7 No. 1 Ht. 38 No. 1 Ht. 32 No. 2 Ht. 26 No. 1 Ht. 12 No. 2 Ht. 12

8

9

10 Age: 17 Cond: Low Age: 10 Cond: Low Age: 18 Cond: Low Age: 43 Cond: Low Age: 21 Cond: Low

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34 7,288,719$      

Extra Features (FMV) -$                 

Land Value: -$                 

Total Cost Value: 7,288,719$      Price per Sqft 33.08$             

TOTAL OF ALL SECTIONS

Depreciated Cost Replacement Cost 10,458,206$    

Land Sqft -                   Land Value per Sqft

Depreciated Cost (Line 29 - Line 30 and 31)………………………………. 1,162,266$       4,671,308$      1,049,810$        (8,558)$               413,893$           

Total Obsolescence amount (Line 29 x Line 30+31)…………………………784,578 1,131,559 831,570 222,498 199,282

Economic or Functional Obsolescence % (Section 97)……...………………30% 30% 30% 30% 30%

Depreciation % (Section 97)………………………………………… 31% 15% 34% 80% 25%

Lump sums)……………………………………………………….. See Below for Added Extra Features Value

Replacement Cost (Line 27 + Line 28)……………………………. 1,946,844 5,802,867 1,881,380 213,940 613,174

Line 25 x Line 26 ……………………………………………………. 1,946,844 5,802,867 1,881,380 213,940 613,174

Area……………………………………………………………………… 37,310 135,680 44,352 3,000 4,800

Final sq. ft. cost (Line 22 x Line 23 x Line 24)………………….. 52.18$              42.77$             42.42$               71.31$                127.74$             

Local multiplier (Sect. 99, pp. 5 through 10)……………………. 1.03 1.03 1.03 1.03 1.01

Current cost multiplier (Sect. 99, p. 3)…………………………… 1.02 1.02 1.02 0.98 0.99

Refined square foot cost (Line 17x21)…………………………….. 49.67$              40.71$             40.38$               70.65$                127.76$             

FINAL CALCULATIONS Section 1 Section 2 Section 3 Section 4 Section 5

Combined height and size multiplier (Lines 18x19x20) 1.488 1.235 1.207 1.018 1.594

Floor area/perimeter multiplier (see lines 8 and 9)…………… 0.945 0.867 0.942 1.018 1.052

1.000

Height per story - multiplier (see line 7)…………………………. 1.575 1.425 1.281 1.000 1.515

HEIGHT AND SIZE REFINEMENTS

Number of stories - multiplier…………………………………….. 1.000 1.000 1.000 1.000

Total lines 13 through 15 33.37 32.95 33.46 69.40 80.16

Miscellaneous ………………………………………………………… 2.060 1.640 2.150 3.900 4.160

0.000

Elevator deduction………………………………………………….. 0.000 0.000 0.000 0.000 0.000

SQUARE FOOT REFINEMENTS

Heating, cooling, ventilation………………………………………. 0.000 0.000 0.000 0.000

Section 4 Section 5

Base Square Foot Cost………………………………………………. 31.31$              31.31$             31.31$               65.50$                76.00$               

Age and condition………………………….

Region:  Western               Central       X      Eastern              .

Climate:  Mild               Moderate       X       Extreme              .

Section 1 Section 2 Section 3

Average perimeter………………………… 1,062 1,572 696 220 200

Brick/Veneer

No. of stories & height per story………

Average floor area……………………….. 37,310 135,680 22,176 3,000 2,400

Buidling Class and Quality……………….

Exterior Wall…………………………………. Metal Metal Metal Metal

Occupancy…………………………………. Light Mfg Light Mfg Light Mfg Office Office

420 E Main Ave, West Fargo

Building A5 Building A6 Building A7 Building A1: Office Building A4: Office

CALCULATOR COST FORM 
Square Foot Cost

Ryan, LLC Date of survey: 1/1/2018

Account Number: 02-3920-00020-000 Trinity Containers



2018 Appraised Value 28.10$      

Indicated Values:  Per SF

Cost Approach 17.86$      

17.86$      MARKET VALUE ESTIMATE 618,000$                     

Property Address 420 E Main Ave, West Fargo

972,100$                     

Totals

617,947$                     

VALUE SUMMARY

County of Cass

Account # 02-0080-00030-000

Owner Name Trinity Containers, LLC



1 Creator of Survey: Date of survey:

2 Owner:

3 Located at:

4

5 Cls: S Qual: Low Cls: S Qual: Avg Cls: S Qual: Avg Cls: S Qual: Avg

6

7 No. 1 Ht. 14 No. 1 Ht. 12 No. 1 Ht. 21 No. 1 Ht. 20

8

9

10 Age: 59 Cond: Low Age: 14 Cond: Avg Age: 14 Cond: Avg Age: 8 Cond: Avg

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34 484,536$         

Extra Features (FMV) -$                 

Land Value: 133,411$         0.74$ 

Total Cost Value: 617,947$         Price per Sqft 17.86$             

1/1/2018

TOTAL OF ALL SECTIONS

Depreciated Cost Replacement Cost 1,356,648$      

Land Sqft 180,285           Land Value per Sqft

Depreciated Cost (Line 29 - Line 30 and 31)………………………………. (27,807)$           143,853$         228,483$          140,007$              

Total Obsolescence amount (Line 29 x Line 30+31)…………………………722,992 29,255 103,614 16,251

Economic or Functional Obsolescence % (Section 97)……...………………30% 30% 30% 30%

Depreciation % (Section 97)………………………………………… 80% 13% 24% 8%

Lump sums)……………………………………………………….. See Below for Added Extra Features Value

Replacement Cost (Line 27 + Line 28)……………………………. 695,185 173,108 332,098 156,258

Line 25 x Line 26 ……………………………………………………. 695,185 173,108 332,098 156,258

Area……………………………………………………………………… 24,000 1,600 6,000 3,000

Final sq. ft. cost (Line 22 x Line 23 x Line 24)………………….. 28.97$              108.19$           55.35$              52.09$                  

Local multiplier (Sect. 99, pp. 5 through 10)……………………. 1.03 1.03 1.03 1.03

Current cost multiplier (Sect. 99, p. 3)…………………………… 1.02 0.98 1.02 1.02

Refined square foot cost (Line 17x21)…………………………….. 27.57$              107.19$           52.68$              49.58$                  

FINAL CALCULATIONS Section 1 Section 2 Section 3 Section 4

Combined height and size multiplier (Lines 18x19x20) 0.977 1.105 1.196 1.339

Floor area/perimeter multiplier (see lines 8 and 9)…………… 0.977 1.105 1.040 1.182

Height per story - multiplier (see line 7)…………………………. 1.000 1.000 1.150 1.133

HEIGHT AND SIZE REFINEMENTS

Number of stories - multiplier…………………………………….. 1.000 1.000 1.000 1.000

Total lines 13 through 15 28.22 97.00 44.05 37.02

Miscellaneous ………………………………………………………… 2.280 0.000 0.000 0.000

Elevator deduction………………………………………………….. 0.000 0.000 0.000 0.000

SQUARE FOOT REFINEMENTS

Heating, cooling, ventilation………………………………………. 0.000 0.000 0.000 0.000

Section 4

Base Square Foot Cost………………………………………………. 25.94$              97.00$             44.05$              37.02$                  

Age and condition………………………….

Region:  Western               Central       X      Eastern              .

Climate:  Mild               Moderate       X       Extreme              .

Section 1 Section 2 Section 3

Average perimeter………………………… 880 160 320 260

No. of stories & height per story………

Average floor area……………………….. 24,000 1,600 6,000 3,000

Buidling Class and Quality……………….

Exterior Wall…………………………………. Metal Metal Metal Metal

Occupancy…………………………………. Warehouse Office Light Mfg Warehouse

406 E Main Ave, West Fargo

Building MTL WHSE Building A1: Office Building B2 Building B3

CALCULATOR COST FORM 
Square Foot Cost

Ryan, LLC

Account Number: 02-0080-00030-000 Trinity Containers

Page 1 of 1



2018 Appraised Value 0.99$        

Indicated Values:  Per SF

Cost Approach 0.74$        

1.00$        MARKET VALUE ESTIMATE 293,000$                     

Property Address 420 E Main Ave, West Fargo

393,400$                     

Totals

293,336$                     

VALUE SUMMARY

County of Cass

Account # 02-0080-00050-000

Owner Name Trinity Containers, LLC



2018 Appraised Value 1.36$        

Indicated Values:  Per SF

Cost Approach (Land) 0.74$        

Cost Approach (Pavement) 0.36$        

1.10$        MARKET VALUE ESTIMATE 358,863$                     

117,300$                     

Property Address 420 E Main Ave, West Fargo

443,700$                     

Totals

241,563$                     

VALUE SUMMARY

County of Cass

Account # 02-0080-00060-000

Owner Name Trinity Containers, LLC



2018 Appraised Value 0.74$        

Indicated Values:  Per SF

Cost Approach 0.74$        

0.74$        MARKET VALUE ESTIMATE 1,633,000$                  

Property Address 420 E Main Ave, West Fargo

1,632,700$                  

Totals

1,632,700$                  

VALUE SUMMARY

County of Cass

Account # 02-0097-00010-000

Owner Name Trinity Containers, LLC



2018 Appraised Value 1.41$        

Indicated Values:  Per SF

Cost Approach 0.74$        

0.74$        MARKET VALUE ESTIMATE 710,000$                     

Property Address 420 E Main Ave, West Fargo

1,351,100$                  

Totals

709,736$                     

VALUE SUMMARY

County of Cass

Account # 02-3920-00010-000

Owner Name Trinity Containers, LLC
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