
INVESTIGATION OF ABATEMENT APPLICATION 
 

 
ABATEMENT No:  4474 (Parcel 01-7340-00100-000 – DBA Gander Mountain) 
 

I. Recommended Action 
The Tax Director recommends reducing the 2017 value from $7,446,000 to $7,100,000. 

 
II. Description 

a. Background 
i. NDCC 57-23-04 allows property owners to appeal their assessment through 

the form of an abatement. Chad Zeznanski, Property Tax Consultant for 
Wipfli LLP has filed an abatement on the Gander Mountain Property owned 
by Store Master Funding VI, LLC, located at 2121 43rd St S. in Fargo, ND 
for the taxable year 2017.  

ii. The applicant is requesting a reduction in value from $7,446,000 to 
$5,700,000. 

iii. The applicant did not provide a recent sale price, original cost to build price, 
an appraiser’s analysis, rental or income information.  

iv. Information provided by the applicant is included in Addendum A. It 
contains an array of sales as well as additional listings and sales taken from 
the LoopNet website. The array of sales contains inaccuracies in sales price 
and geographic data, as reported by the City of Fargo Assessment 
Department.  

v. A Developer’s Agreement from July 26th, 2005 was reviewed, due to the 
property being constructed in a TIF (Tax Increment Financing) District. The 
findings prohibit the filing of an abatement during the lifespan of the TIF. 
See Addendum B – part 7. 

vi. The city of Fargo Assessment office has presented a write-up and review of 
the abatement shown in Addendum C. The information provided from their 
office includes local comparable sales of properties they have determined 
similar to the subject. Also included, are the valuations of competing 
properties in Fargo to demonstrate assessment equity.  

vii. The Fargo City Commission approved a motion to reduce the value from 
$7,446,000 to $7,100,000 based on the supporting evidence provided by the 
Fargo Assessment Office.  

b. Conclusion 
i. It is the Tax Director’s opinion that Gander Mountain is assessed fairly with 

consideration to its location, age, and style when compared to other retail 
buildings as demonstrated by Fargo’s list of comparable assessments in 
Addendum C. 

ii. It is the Tax Director’s opinion that Gander Mountain is assessed 
appropriately within the commercial mass appraisal model developed by the 
City of Fargo for valuation of all commercial property based on location, age, 
condition, and type of building. See Addendum D – Property Record 
Card. 



III. Impact 
a. Any financial impact for the city, county, or other governing body should not be 

considered in the deliberation of the 2017 assessment of Gander Mountain, as the 
issue is whether the assessment is fair, equitable, and a reasonable estimate of the 
True and Full Value as defined in North Dakota Century Code (NDCC) 

i. NDCC 57-02-01.15 “True and full value” means the value determined by 
considering the earning or productive capacity, if any, the market value, if 
any, and all other matters that affect the actual value of the property to be 
assessed…  

ii. NDCC 57-02-11.1 All real property subject to taxation must be listed and 
assessed every year with reference to its value, on February first of that year. 

b. It is the Tax Director’s position that granting the applicant’s request would place the 
property at an assessment less than similar and larger competing retail properties in 
Fargo in 2017 on a per square foot basis.  
 

IV. List of Attachments 
a. Addendum A – Information provided by Gander Mountain’s representative 
b. Addendum B – Developer’s Agreement 
c. Addendum C – Information provided by City of Fargo Assessment Office 
d. Addendum D – Property Record Card.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Dated this 30th day of August, 2018 
 
 

__________________                                              
 
Paul Fracassi 
Director of Tax Equalization 
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Addendum B





































Addendum C



ASSESSMENT DEPARTMENT

321 4th Street N. • Fargo, ND 58102 • Phone (701) 241-1340 • Fax (701) 241-1339

July 19, 2018

Board of City Commissioners
City Hall
Fargo, ND 58102

Dear Commissioners:

Attached is Application For Abatement Or Refund Of Taxes #4474 made by Chad Zeznanski
representing Store Master Funding VI, LLC. The application is for the Gander Mountain store
property at 2121 43 St. S. and is requesting that the valuation for 2017 be reduced from 
$7,446,000 to $5,700,000.

We have arrived at our current value using the same valuation methodology and approaches that 
we have used to arrive at the valuations of all other similar properties in the city. Since the 
construction of the property in 2004, several reappraisals and value adjustments have been 
applied to this property to reflect market changes and property improvements.

The applicant submitted information after the application was filed and that information has been 
attached. The information provided by the applicant consists mostly of sales and listings of older 
properties from smaller, non-peer communities and contains inaccuracies in sale prices and 
geographic data. The applicant has supplied no appraisal, valuation analysis, or information to 
support or explain why they feel the assessment is in error and should be changed to their
recommended value.

Our analysis includes breakdowns of the applicant’s requested value as well as our assessment 
values for 2014-2017. We have provided ranges of recent listings and sales prices per square foot 
of comparable local properties as well as from peer communities. We have also provided ranges 
of assessment values we currently have on other properties in the community broken down by 
various occupancy types. We feel the sales and assessment values we have provided indicate that 
our recommended value is supported by the market and is uniform with how we have other 
properties assessed.

Based on our analysis and current calculations, we are recommending a reduction in value of 
$346,000 to a total property value of $7,100,000.

SUGGESTED MOTION:
Reduce the value from $7,446,000 to $7,100,000 on 2121 43rd St. S. for the 2017 tax year.

Sincerely,

Ben Hushka
Fargo City Assessor
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Mr. Zeznanski, has filed an application for abatement and refund of taxes on the above referenced 
property.  The application, County Auditor’s File No. 4474 for the 2017 assessment year is 
requesting a value of $5,700,000 or a reduction of $1,746,000.  The applicant has provided 
extremely limited support for this value reduction; the sales and listings provided are from 
significantly smaller communities, of older properties, and of properties that may transition in use. 
Store Master Funding VI LLC owns the property with the most recent tenant having been Gander 
Mountain.  The first table on the following page recaps these properties. 

Recapped in the left portion of the following table is the value indication from the abatement 
application and the difference between that value and the certified 2017 value.  Also recapped on 
the right portion of the table are the “certified” values for the 2017, 2016, 2015, and 2014 
assessment years.  Relevant sales and the valuation of competing properties as recapped in the 
following tables provides the basis for the “reviewed” value. 

The property consists of an improvement previously utilized as a single-tenant retail store.  The 
building improvement (constructed in 2004) has a total building area of 66,282 square feet. 
Additional on-site improvements consist of approximately 152,300 square feet of asphalt paving 
and approximately 12,000 square feet of concrete paving (a portion of which is located on a private 
drive area), a truck well and related load levelers, a secure and partially covered storage area, and 
entry canopy. 

Local sales, as recapped in in the third table on the following page, support the 2017 certified and 
reviewed values as recapped in the preceding table.  These sales extend back to 2015 with several 
sales occurring after the 2017 value was certified but included as supporting data.  Additionally, 
the initial four sales consist of different property types (warehouse, manufacturing, and/or office) 
but are of similar size and bracket the subject in age.  These sales occurred on a per unit basis only 
slightly below that proposed by the applicant, are of lower intensity uses and provide support for 
the 2017 values as certified and reviewed.  

Competing properties of similar size and age, as recapped in a table on page three, provide support 
for the 2017 certified and reviewed values as recapped in the preceding table.  These properties 
also consist of various property types. 

ASSESSMENT DEPARTMENT RECOMMENDATION 

Reduce the value from $7,446,000 to $7,100,000 for 2017.

Abatement 1 Reviewed Certified Certified Certified Certified
2017 2017 2017 2016 2015 2014

Land Value 3,700,000$          3,706,000$          3,706,000$          2,162,000$          2,162,000$          2,162,000$          
Improvement Value 2,000,000$          3,394,000$          3,740,000$          5,718,000$          5,202,500$          4,533,000$          
True & Full Value 5,700,000$          7,100,000$          7,446,000$          7,880,000$          7,364,500$          6,695,000$          

Abatement (434,000)$            
Abated True & Full Value 7,446,000$          

Building Area (sf) 66,282 66,282 66,282 66,282 66,282 66,282 
Total Value / sf (Bldg Area) 86.00$  107.12$                112.34$                112.34$                111.11$                101.01$                
Improvement Value / sf (Bldg Area) 30.17$  51.21$  56.43$  79.72$  78.49$  68.39$  
Land Value / sf (Land Area) 11.98$  12.00$  12.00$  7.00$  7.00$  7.00$  
Dollar Change (from Certified Value) 1 (1,746,000)$         (346,000)$            (434,000)$            81,500$                669,500$              (Prior Year)
Percent Change (from Certified Value) 1 -23.4% -4.6% -5.5% 1.1% 10.0% (Prior Year)

Change Cause Abatement Land Review Market Index
Abatement

Market Index

Store Master Funding VI LLC Assessment Department

1 Dollar & Percent Changes are calculated using the
2017 Certified True & Full Value.
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The following table recaps the sales and listings as provided by Mr. Zeznanski.  Please note these 
properties are located in non-peer communities (with the exception of Moorhead and Fargo 
properties) as measured by several factors including population, median owner-occupied single-
family property values, median gross rents, labor force in the market, median household income, 
and per capita income.  Please also note Mr. Zeznanski incorrectly listed sales data for the 
Moorhead and Fargo properties. 
 

 
 
The following table recaps listings of properties located in peer communities of similar size and 
age. 
 

 
 
The following table recaps recent local sales. 
 

 
  

Address City State Sale Date Sale / Asking $ Building sf Sale $ / sf Yr Blt Occupancy Comment Adj Sale $ Bldg Area $ / sf
200 Paul Bunyan Dr Bemidji MN 4-Oct-17 795,000$          49,850        15.95$      1975 Single Tenant Retail Non Peer City
1711 Center Ave W Dilworth MN 28-Jan-16 4,500,000$       120,000     37.50$      1992 Former Wal-mart / Med Testing Non Peer City
421 Gateway Dr East Grand Forks MN 16-Apr-18 1,820,000$       41,454        43.90$      1989 Retail Non Peer City
808-830 30th Ave S Moorhead MN 25-Jan-16 4,250,000$       67,136        63.30$      1974 Un-Anchored Multi Tenant Retail Incorrect Sale Data 4,250,000$ 63,000      67.46$ 
4427 13th Ave S Fargo ND 30-May-13 6,855,220$       95,000        72.16$      1991 Multi Tenant Retail Incorrect Sale Data 7,425,400$ 95,096      78.08$ 
2301 University Dr S Fargo ND 5-Sep-14 4,963,100$       105,156     47.20$      1964 Single Tenant Retail Incorrect Sale Data 5,170,700$ 109,469    47.23$ 
2500 S Columbia Rd Grand Forks ND 14-Jun-17 3,500,000$       64,500        54.26$      1979 Redevelopment Project Non Peer City
300 2nd Ave NE Jamestown ND 1-Oct-15 4,674,200$       103,169     45.31$      1976 Mixed Use w/ Office & Medical Non Peer City - Portfolio Sale IRET
2400 Hwy 281 S Jamestown ND 15-Jul-16 3,100,000$       213,575     14.51$      1980 Multi Tenant Retail Non Peer City - Portfolio Sale IRET
1403 W Lincoln Ave Fergus Falls MN For Sale 2,850,000$       83,776        34.02$      1978 Retail - Former Kmart Non Peer City
2001 W Lincoln Ave
1901 W Lincoln Ave Fergus Falls MN For Sale 5,500,000$       217,304     25.31$      1978

Multi Tenant Retail
Mall w/ Herberger's Non Peer City

2300 College Way Fergus Falls MN For Sale 1,900,000$       79,132        24.01$      1998 Retail - Former Target Non Peer City
2800 S Columbia Rd Grand Forks ND For Sale 1,800,000$       99,146        18.16$      1977 Former Macy's Non Peer City - Sold @ Auction
1202 4th Ave S Wahpeton ND For Sale 1,200,000$       41,529        28.90$      1971 Single Tenant Retail Non Peer City

Address City State Sale Date Asking $ Building sf $ / sf Yr Blt Occupancy Comment
1801 Pine Lake Rd Lincoln NE For Sale 9,500,000$       51,561        184.25$    2012 Mult Tenant Retail Peer City
1801 Pine Lake Rd Lincoln NE For Sale 6,950,000$       35,000        198.57$    2012 Office Condo Peer City
5600 59 St S Lincoln NE For Sale 5,650,000$       44,715        126.36$    1998 Mult Tenant Retail Peer City
5040 27 St N Lincoln NE For Sale 3,167,600$       25,000        126.70$    2005 Single Tenant Retail Peer City - Listing $ (Rental w/ 8.5% OAR)
4521-4531 26 St E Sioux Falls SD For Sale 2,400,000$       20,929        114.67$    1995 Mult Tenant Retail / Office Peer City
150 Minnesota Ave S Sioux Falls SD For Sale 3,550,000$       24,706        143.69$    2003 Single Tenant Retail - (Auto Dealer) Peer City
2101 Minnesota Ave S
2105-2137 Minnesota Ave S Sioux Falls SD For Sale 6,750,000$       41,526        162.55$    

1996
1949 Mult Tenant Retail / Office Peer City

3708 Hwy 63 N Rochester MN For Sale 11,486,366$     90,499        126.92$    1981 Single Tenant Retail Peer City
5115 Burning Tree Rd Duluth MN For Sale 23,052,500$     182,969     125.99$    1994 Mult Tenant Retail - Strip Mall Peer City - Listing $ (3 Yr NOI Avg w/ 9.5% OAR)
4602 Grand Ave Duluth MN For Sale 3,876,000$       37,770        102.62$    1999 Mult Tenant Retail - Strip Mall Peer City

Mean 55,468        141.23$    2000
Median 39,648        126.81$    1999

2121 43 St S Fargo ND 7,446,000$       66,282        112.34$    2004 Retail Use
7,100,000$       66,282        107.12$    2004 Retail UseReviewed for 2017

Address Sale Date
 Sale Price 
Adjusted Prop Type

Yr 
Built  Bldg SF  Land SF Zone

Land 
Value / sf

 Total $ / 
Bldg Area 

 Impr $ / 
Bldg Area 

 Bldg $ / 
Bldg Area 

101 42 ST S 17-Feb-17 2,947,900$   Manu - Light 2012 43,700   131,958    GI 3.02 :1 2.50$     67.46$   59.91$   58.84$   
4637 16 AVE N 25-Jul-16 13,592,000$ Manu - Light 1995 193,758 603,210    GI 3.11 :1 1.50$     70.15$   65.48$   63.42$   
4500 16 AVE N 29-Dec-17 3,068,600$   Whse / Office 2004 43,790   249,302    GI 5.69 :1 1.75$     70.08$   60.12$   53.67$   
4901 13 AVE S 1 09-Feb-17 2,787,500$   Retail to Whse 2004 48,453   211,310    GC 4.36 :1 5.50$     57.53$   33.55$   23.56$   

4340 18 AVE S 01-Feb-16 7,014,100$   Office 1995 45,529   282,152    GO 6.20 :1 5.62$     154.06$ 119.20$ 110.64$ 
5050 13 AVE S
4950 13 AVE S
4900 13 AVE S 01-Jul-16 15,021,200$ 

Strip Mall
Strip Mall
Strip Mall 2004 97,559   349,935    GC 3.59 :1 6.72$     153.97$ 129.86$ 124.32$ 

3730 36 ST S 26-Feb-16 24,173,000$ Retail 1994 254,830 1,385,956 GC 5.44 :1 3.00$     94.86$   78.54$   73.35$   
5100 14 AVE S 01-Apr-16 6,401,900$   Retail 2000 55,723   169,082    GC 3.03 :1 5.79$     114.89$ 97.32$   94.36$   
4901 13 AVE S 2 30-Dec-15 5,995,900$   Retail 2004 48,453   211,310    GC 4.36 :1 5.50$     123.75$ 99.76$   95.61$   

4151 45 ST S
4201 45 ST S
4265 45 ST S 01-Jun-17 19,957,370$ 

Supermarket
Bank
Strip Mall 2005 133,161 625,164    LC 4.73 :1 10.00$   149.87$ 102.92$ 92.55$   

Retail Mean 2001 117,945 548,289    4.23 :1 6.20$     127.47$ 101.68$ 96.04$   
Retail Median 2004 97,559   349,935    4.36 :1 5.79$     123.75$ 99.76$   94.36$   

Overall Mean 2002 96,496   421,938    4.35 :1 4.79$     105.66$ 84.67$   79.03$   
Overall Median 2004 52,088   265,727    4.36 :1 5.50$     104.87$ 87.93$   82.95$   

Address  Total Value Prop Type
Yr 

Built  Bldg SF  Land SF Zone
Land 

Value / sf
 Total 

Value / sf 
 Impr 

Value / sf 
 Bldg 

Value / sf 
2121 43 ST S - Subject 7,446,000$   Retail 2004 66,282   308,833    GC 4.66 :1 12.00$   112.34$ 56.43$   49.75$   

Reviewed for 2017 7,100,000$   Retail 2004 66,282   308,833    GC 4.66 :1 12.00$   107.12$ 51.21$   44.53$   

Requested Value 5,700,000$   Retail 2004 66,282   308,833    GC 4.66 :1 11.98$   86.00$   30.17$   23.50$   
(1,746,000)$  

 Land to 
Bldg Ratio 

 Land to 
Bldg Ratio 

2 Trasfer on a Sheriff's Deed

1 Change of Use from Retail to Mini Whse High-Rise
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The following table recaps the valuation of comparable properties based on size and age.  This 
table not only recaps retail use properties (light green shading) but also similar sized and aged 
properties with different uses to provide a valuation prospective.  The value, as proposed by Mr. 
Zeznanski, falls below that of auto repair, manufacturing, and warehouse use properties on an 
improvement value per square foot basis and falls below retail use properties on the same basis. 
 

  
 
The Income Approach to value is considered and recapped in a table on the following page, but 
was given little weight in the final determination of value due to a number of limiting factors.  The 
most prevalent of these factors being the lack of consummated lease data (rental rates and terms) 
and sales with related income data to develop a meaningful overall capitalization rate.  The recent 
listing for this property reflects an asking rent of $10 per square foot with the tenant responsible 
for all costs of occupancy.  Deducted from this are management and major maintenance expenses 
resulting in a net income per square foot of $9.25, and assumed a reasonable market rent for this 
property based on the limited data available.   
 
As local data relating to overall capitalization rates are not available, a built-up method that 
considers the returns to the mortgage and investor’s equity position commonly known as the 
“Mortgage Equity Technique” and more specifically, (in this case) the “Akerson Format” is 
utilized.  The components for this technique include the anticipated rate of return to the equity 

Land Addr  T&F Value Prop Type Yr Blt  Bldg SF 
 Land Val / 

sf 
 Total Val / 

sf 
 Impr Val / 

sf 
 Bldg Val / 

sf Class Land Addr  T&F Value Prop Type
Yr 
Blt  Bldg SF 

 Land 
Val / sf 

 Total Val 
/ sf 

 Impr Val / 
sf 

 Bldg Val / 
sf Class

900 35 ST N 6,019,800$           Auto Repair 1998 52,295 1.50$      115.11$  97.50$    84.68$    C 1229 40 ST N 2,931,000$   Manu - Heavy 2010 49,500 1.50$ 59.21$   55.29$   50.23$   S
3440 36 ST S 4,302,200$           Auto Repair 1998 48,321 5.50$      89.03$     33.92$    21.78$    S 3101 1 AVE N 2,588,100$   Manu - Heavy 1970 60,283 1.25$ 42.93$   34.87$   26.55$   C
4021 MAIN AVE 2,255,000$           Auto Repair 1970 55,934 4.50$      40.32$     26.91$    23.49$    C 4401 MAIN AVE 3,011,000$   Manu - Heavy 1970 85,924 4.25$ 35.04$   18.10$   12.78$   C
501 38 ST S 5,160,000$           Auto Repair 1974 44,850 4.73$      115.05$  63.55$    54.27$    S 340 40 ST N 2,990,000$   Manu - Light 1999 46,840 1.50$ 63.83$   59.05$   54.54$   S
402 40 ST S 6,052,200$           Auto Repair 1997 59,715 5.25$      101.35$  80.25$    76.90$    C 501 42 ST N 3,750,200$   Manu - Light 1982 42,262 1.50$ 88.74$   73.43$   71.02$   S
3302 36 ST S 7,309,300$           Auto Repair 2001 54,841 6.00$      133.28$  89.56$    76.47$    C 3931 37 AVE S 4,099,100$   Manu - Light 1979 82,394 5.00$ 49.75$   39.35$   34.87$   S
3401 38 ST S 4,773,000$           Auto Repair 2006 41,002 5.50$      116.41$  77.19$    66.09$    S 2200 MAIN AVE 1,740,000$   Manu - Light 1946 45,107 4.25$ 38.57$   30.33$   28.81$   C
222 40 ST S 6,379,800$           Auto Repair 2008 51,036 5.25$      125.01$  98.71$    91.24$    C 1302 39 ST N 3,791,300$   Manu - Light 1976 67,593 1.50$ 56.09$   50.76$   45.10$   S
3525 38 ST S 6,800,000$           Auto Repair 2006 55,276 5.00$      123.02$  76.67$    66.91$    C 4014 15 AVE N 2,855,900$   Manu - Light 1976 40,936 1.50$ 69.76$   64.54$   46.18$   S
4243 19 AVE S 5,299,400$           Charitable 1996 58,830 8.50$      90.08$     60.69$    56.91$    S 1405 43 ST N 2,254,700$   Manu - Light 1995 43,920 1.52$ 51.34$   44.76$   41.68$   S
400 1 AVE S 8,787,000$           Health Club 1962 74,508 10.00$    117.93$  102.42$  95.00$    C 101 42 ST S 3,035,900$   Manu - Light 2012 43,700 5.00$ 69.47$   54.37$   53.66$   S
2960 SETER PKWY S 14,532,200$        Health Club 2010 73,954 10.00$    196.50$  167.30$  163.00$  C 501 UNIVERSITY DR N 2,259,000$   Manu - Light 1927 51,294 6.00$ 44.04$   31.52$   27.97$   C
4101 17 AVE S 5,798,900$           Theater 1983 53,326 9.00$      108.74$  68.16$    63.37$    C 4601 16 AVE N 8,465,600$   Manu - Light 2005 79,536 1.50$ 106.44$ 97.41$   87.66$   C
3100 13 AVE S 6,673,900$           Bank 1984 67,217 7.50$      99.29$     85.32$    82.71$    C 4245 MAIN AVE 2,381,000$   Manu - Light 1960 66,000 4.50$ 36.08$   23.00$   23.00$   C
112 UNIVERSITY DR N 2,888,000$           Office 1919 69,080 7.00$      41.81$     33.29$    32.02$    C 2800 7 AVE N 3,288,800$   Manu - Light 1970 66,530 1.75$ 49.43$   43.38$   39.95$   S
4025 9 AVE S 3,891,000$           Office 1984 42,240 6.50$      92.12$     73.53$    68.26$    C 3300 7 AVE N 2,386,800$   Manu - Light 1995 55,620 2.00$ 42.91$   38.53$   30.01$   S
4310 17 AVE S 10,746,900$        Office 1993 73,446 9.00$      146.32$  91.06$    88.18$    C 3551 7 AVE N 1,805,100$   Manu - Light 1974 40,460 1.49$ 44.61$   33.64$   18.70$   S
3223 32 AVE S 6,154,500$           Office 1999 50,117 7.00$      122.80$  110.07$  110.09$  C 3611 38 ST S 2,431,700$   Manu - Light 1972 40,410 4.25$ 60.18$   27.68$   21.98$   S
1750 NDSU RESEARCH PARK DR N 6,067,700$           Office 2000 42,154 3.25$      143.94$  121.67$  88.62$    C 4502 15 AVE N 3,478,300$   Manu - Light 1999 40,100 1.75$ 86.74$   73.30$   71.71$   S
4000 GREAT PLAINS DR S 14,375,000$        Office 2000 88,956 7.00$      161.60$  125.41$  121.81$  A 1909 GREAT NORTHERN DR N 2,502,900$   Manu - Light 1963 40,915 1.75$ 61.17$   56.90$   52.57$   C
4340 18 AVE S 6,985,000$           Office 1995 45,529 8.10$      153.42$  103.23$  97.43$    C 4101 19 AVE N 12,910,400$ Manu - Light 2011 60,125 1.50$ 214.73$ 187.15$ 182.11$ C
1900 44 ST S 8,003,000$           Office 2004 46,596 8.10$      171.75$  146.97$  142.61$  A 3949 37 AVE S 2,057,700$   Warehouse 1999 48,750 4.50$ 42.21$   18.41$   15.30$   S
3350 38 AVE S 5,172,900$           Office 2003 41,686 5.50$      124.09$  94.37$    90.77$    C 1320 5 AVE N 1,387,000$   Warehouse 1950 43,181 4.99$ 32.12$   24.92$   24.87$   C
1810 NDSU RESEARCH CIR N 5,637,600$           Office 2008 42,157 3.50$      133.73$  124.52$  122.40$  C 4285 MAIN AVE 1,266,900$   Warehouse 1981 40,585 4.25$ 31.22$   25.23$   22.86$   S
4150 40 AVE S 7,583,700$           Office 2005 52,654 7.50$      144.03$  130.26$  126.86$  C 1425 47 ST N 4,605,900$   Warehouse 2005 61,919 1.50$ 74.39$   65.89$   62.17$   S
4850 32 AVE S 7,610,200$           Office 2012 55,790 10.00$    136.41$  104.20$  100.47$  D 1001 25 ST N 1,900,600$   Whse / Office 1973 49,000 1.59$ 38.79$   35.16$   26.02$   S
474 45 ST S 4,687,000$           Office 2005 42,072 4.50$      111.40$  83.29$    80.73$    S 1358 38 ST N 1,845,100$   Whse / Office 1974 48,820 1.50$ 37.79$   32.30$   28.82$   S
1321 19 AVE N 3,418,100$           Retail 1982 50,909 2.50$      67.14$     57.59$    53.19$    C 1358 39 ST N 2,729,800$   Whse / Office 1971 73,197 1.50$ 37.29$   33.50$   30.00$   S
2525 9 AVE S 5,992,100$           Retail 1970 51,076 5.50$      117.32$  104.22$  103.65$  S 3941 15 AVE N 4,178,900$   Whse / Office 1978 81,574 1.50$ 51.23$   43.21$   41.49$   D
4430 13 AVE S 4,537,000$           Retail 1993 48,256 9.90$      94.02$     63.41$    61.18$    C 1401 40 ST N 1,868,900$   Whse / Office 1976 51,917 1.50$ 36.00$   28.66$   24.60$   S
909 45 ST S 3,433,000$           Retail 1999 44,100 9.50$      77.85$     51.90$    49.57$    S 1230 40 ST N 3,477,700$   Whse / Office 1979 77,616 1.50$ 44.81$   42.55$   38.00$   S
5100 14 AVE S 5,968,000$           Retail 2000 55,723 9.00$      107.10$  79.79$    77.39$    C 3453 7 AVE N 3,265,900$   Whse / Office 1999 50,611 2.00$ 64.53$   58.64$   55.31$   S
1623 38 ST S 4,730,000$           Retail 1984 52,208 8.10$      90.60$     43.02$    36.58$    P 1449 43 ST N 2,492,900$   Whse / Office 1980 44,832 1.50$ 55.61$   51.55$   49.57$   C
1615 38 ST S 4,579,000$           Retail 1994 46,319 8.55$      98.86$     67.32$    62.36$    C 2700 MAIN AVE 1,693,800$   Whse / Office 1955 56,738 4.50$ 29.85$   20.48$   17.28$   C
3902 13 AVE S 9,868,900$           Retail 1972 85,110 10.00$    115.95$  73.32$    77.73$    B 1502 1 AVE N 2,975,000$   Whse / Office 2001 69,055 4.75$ 43.08$   33.70$   30.40$   C
360 36 ST S 1,997,500$           Retail 1974 41,625 4.50$      47.99$     35.90$    30.75$    S 1602 45 ST N 7,434,700$   Whse / Office 2005 74,228 1.50$ 100.16$ 88.12$   83.77$   S
1600 45 ST S 7,354,900$           Retail 2013 83,407 9.45$      88.18$     64.48$    61.10$    C 2001 1 AVE N 1,877,300$   Whse / Office 1965 54,462 2.25$ 34.47$   30.47$   28.99$   S
1801 45 ST S 6,286,000$           Strip Mall 2003 52,470 9.50$      119.80$  103.62$  103.46$  D 105 25 ST N 7,140,300$   Whse / Office 1990 71,811 2.00$ 99.43$   95.45$   94.40$   C
2500 BROADWAY N 2,393,000$           Strip Mall 1956 62,442 2.01$      38.32$     36.16$    34.13$    D 2601 3 AVE N 2,438,500$   Whse / Office 1971 44,500 1.75$ 54.80$   50.03$   46.69$   S
4101 13 AVE S 6,134,000$           Strip Mall 1973 66,418 10.50$    92.35$     50.68$    45.84$    C 2800 MAIN AVE 3,199,000$   Whse / Office 1955 43,400 4.50$ 73.71$   63.25$   60.87$   C
2551 45 ST S 5,302,000$           Strip Mall 2001 44,494 12.00$    119.16$  73.18$    70.31$    D 845 34 ST N 2,551,900$   Whse / Office 1998 43,200 2.00$ 59.07$   52.52$   48.35$   S
4950 13 AVE S 6,075,000$           Strip Mall 2004 43,809 11.00$    138.67$  105.80$  102.86$  D 4500 16 AVE N 3,260,000$   Whse / Office 2004 43,790 1.75$ 74.45$   64.49$   60.11$   S
3051 25 ST S 6,057,000$           Strip Mall 1992 48,110 7.00$      125.90$  75.20$    65.43$    D 1406 47 ST N 3,258,000$   Whse / Office 2010 48,000 1.35$ 67.88$   61.77$   59.57$   S
4265 45 ST S 8,193,000$           Strip Mall 2005 63,672 10.00$    128.68$  74.59$    68.30$    D 1500 47 ST N 4,444,500$   Whse / Office 2000 54,335 1.50$ 81.80$   69.58$   61.54$   S
1650 45 ST S 7,474,000$           Strip Mall 2013 48,001 9.90$      155.71$  116.64$  114.89$  D 1530 47 ST N 3,983,200$   Whse / Office 1999 50,000 1.50$ 79.66$   62.18$   59.50$   S
2500 BROADWAY N 2,726,600$           Supermarket 1956 51,116 2.00$      53.34$     51.29$    49.50$    C 1251 46 ST N 5,499,900$   Whse / Office 2012 66,000 1.75$ 83.33$   75.94$   67.69$   S
4101 13 AVE S 4,229,000$           Supermarket 1977 53,882 10.50$    78.49$     36.80$    30.87$    C 1817 GREAT NORTHERN DR N 1,757,800$   Whse / Office 1959 41,810 1.75$ 42.04$   35.63$   32.27$   C
3175 25 ST S 5,196,000$           Supermarket 1992 56,930 7.00$      91.27$     69.61$    62.55$    C 5200 VETERANS BLVD S 4,140,000$   Whse / Office 2014 55,062 5.50$ 75.19$   59.21$   55.92$   S
4151 45 ST S 6,900,000$           Supermarket 2005 66,761 10.00$    103.35$  67.60$    56.00$    C 100 36 ST S 4,781,300$   Whse / Office 2015 64,710 4.50$ 73.89$   57.41$   52.78$   S
1532 32 AVE S 4,850,200$           Supermarket 1993 56,278 7.00$      86.18$     58.62$    53.13$    C

Overall Mean 1988 55,144 4.91$      85.66$     66.14$    61.25$    
Overall Median 1994 51,917 4.50$      81.80$     62.18$    56.00$    

Mean Manu - Heavy 1981 54,736 2.63$ 65.29$   54.16$   48.62$   
Mean Auto Repair 1995 51,474 4.80$      106.51$  71.58$    62.43$    Median Manu - Light 1976 49,500 1.75$ 56.09$   44.76$   41.68$   

Median Auto Repair 1998 52,295 5.25$      115.11$  77.19$    66.91$    Mean Warehouse 1986 55,468 2.52$ 57.81$   49.29$   45.68$   
Mean Charitable 1988 65,155 9.38$      128.32$  99.64$    94.57$    Median Whse / Office 1986 51,264 1.75$ 55.20$   50.79$   47.52$   

Median Health Club 1990 66,392 9.50$      113.34$  85.29$    79.18$    
Health Club
Theater

Mean Bank 1994 54,264 6.75$      127.34$  101.94$  96.64$    
Median Office 2000 48,357 7.00$      135.07$  103.71$  94.10$    

Mean Retail 1989 55,353 8.06$      97.23$     67.86$    63.95$    
Median Strip Mall 1993 52,208 9.45$      94.02$     67.32$    61.18$    

Supermarket

2121 43 ST S 7,100,000$           Retail 2005 66,282 12.00$    107.12$  51.21$    44.24$    C
Reviewed 2017 7,100,000$           Retail 2005 66,282 12.00$    107.12$  51.21$    44.24$    C

Requested Value 5,700,000$           Retail 2005 66,282 11.98$    86.00$     30.17$    30.17$    C
(1,400,000)$         
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position, and mortgage components include the number of annual payments, term, interest rate, 
holding period, loan-to-value ratio, and appreciation or depreciation in value over the mortgage 
term.  The holding period, as incorporated into this analysis, underscores the practice utilized in 
most commercial mortgages whereby the interest rate (and potentially other conditions) of the 
mortgage are renegotiated at set intervals over the mortgage amortization period. 
 
The resulting overall capitalization rate developed using this technique ranges from 8.59 and 8.81 
percent, which falls in-line with rates for retail use properties as published in a national survey for 
this region.  The indicated value, by the income approach to value, ranges from $6,962,000 to 
$7,139,000 (rounded).  The selected value of $7,100,000 (rounded) results in an implied overall 
capitalization rate of 8.64 percent using a 70% loan-to-value, 25-year amortization period (term), 
and 5.65 percent interest rate. 
 

 
 
The 1st year equity cash dividend reflects the rate of return to the equity investment ($241,497 cash 
flow divided by $2,130,000 equity amount).  The debt coverage ratio provides an indication of the 
amount of cash available to cover the debt load (net operating income $613,100 divided by annual 
mortgage payment $371,603). 
 
The property transferred on an apparent “sale-leaseback” (an arrangement where-by the owner 
sells their property and then immediately leases it back from the buyer as part of the same 
transaction) in November 2004 at $8,546,100 including assumed special assessments.  Subsequent 
transfers occurred in April 2009 at $5,433,100 (with assumed special assessments), November 
2013 at $9,282,300 (with assumed special assessments) with a new lease agreement and 
amendment in 2015 extending the term through November of 2028 with four, five-year options. 
The most recent mortgage and UCC filing (November 2013) indicates the value of the property is 
not to exceed $9,840,000; this transfer apparently includes the value of personal property or 
furniture, fixtures, and equipment with no value specified.  A transaction occurred in April 2015 
between apparent related entities at an undisclosed sale price. 
  

Property: Date:

#1 #2 #1 #2 Asking Price 4,500,000$       
Equity Yield (YE) 14.00% 15.00% Loan Ratio x Annual (Mortgage) Constant 4.79% 5.28% Asking Rent 10.00$               NNN
Payments / Year 12                       12                       Equity Ratio x Equity Yield Rate + 4.90% 4.50%
Term/Amortization (Yrs) 25                       25                       Band of Investment Cap Rate = 9.69% 9.78% Gross Rev 662,820$          
Interest Rate (I) 5.50% 5.75% Loan Rate (LTV) x P x sff - 1.10% 0.98% less Mgmt (33,141)$           -5.0%
Projected (Holding) Period (Yrs) 4                         7                         Basic Cap Rate = 8.59% 8.81% less MM (16,571)$           (0.25)$    
Loan-to-Value Ratio (LTV %) 65.00% 70.00% + Depreciation or - Appreciation x sff +/- 0.00% 0.00% NOI 613,109$          
Depreciation (+) / Appreciation (-) Overall Capitalization Rate (OAR) = 8.59% 8.81% NOI/SF 9.25$                 

Tax Rate + 0.00% 0.00%
Sinking Fund Factor (ssf) 0.2032               0.0904               Loaded OAR = 8.59% 8.81%

(Over Holding Period)
Mortgage Constant over Term (RM) 0.0737               0.0755               Building Area 66,282               

(Over Term of Mortgage) Net Lease Rate 9.25$                 
Mortgage Constant over Holdering Period (RMP) 0.2791               0.1739               

(Over Holding Period) Indicated Total Value / sf 107.12$             
Percent of Mortgage Paid off (P) 0.0834               0.1546               Land Value 3,706,000$       
Mortgage Coefficient (C) 0.0833               0.0885               Indicated Improvement Value / sf 51.21$               

(Typically from Ellwood Table)

#1 #2
Net Operating Income (NOI) 613,100$          613,100$          Net Operating Income (NOI) 613,100$          

Value Indication (Rnd) 7,139,000$       6,962,000$       Indicated Value / Implied OAR 7,100,000$       8.64%

Mortgage Amount 4,640,350$       4,873,400$       Mortgage Amount / LTV 4,970,000$       70.00%
Equity Amount 2,498,650$       2,088,600$       Equity Amount / Mortgage Term 2,130,000$       25                       

Annual Payment 341,950$          367,906$          Annual Payment / Interest Rate 371,603$          5.65%
Cash Flow Excess (Shortage) 271,150$          245,194$          Cash Flow Excess (Shortage) 241,497$          

1st Yr Equity Cash Dividend 10.85% 11.74% 1st Yr Equity Cash Dividend 11.34%
Debt Service Coverage Ratio 1.79                   1.67                   Debt Service Coverage Ratio 1.65                   

Value Indications Indicated Value by Income Approach

Mortgage Equity Calculation

Former Gander Mountain 1-Feb-17

Input Data Akerson Format

Factors & Constants
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Subject Property (Looking East) 

Subject Property (Looking West) 



Addendum D



Commercial Property Data Sheet

Parcel # 01-7340-00100-000 Seg # 1

Property Type 72

ExemptAssessed No

StateAssessed No

319

Year Built 2004

C

Area (SF) Building 66,282

Building Imprint (SF) 66,282

Inspection Date 10/4/2016

Appraisal Date 10/7/2016

# of Floors (Stories) 1

Land Value $3,706,000

Building Value $3,740,000 Total Value $7,446,000

Option Code

LegOwner STORE MASTER FUNDING VI L

Segment SF 308,833

Parcel Zoning GC

100

0

0

Total Value / sf $112.34

Improvement Value / sf $56.43

Building Value / sf $49.46

PAVING - ASPHALT 152300 $2.00

TRUCK WELL 1296 $9.00

CONCRETE PAVING 12000 $3.00

LOAD LEADERS 2 $4,000.00

SECURE STG AREA 4800 $5.00

COVERED STG AREA 2400 $10.00

ENTRY CANOPY 1774 $30.00

0 $0.00

0 $0.00

0 $0.00

Assessment Year 2017

Parcel Information

Remarks

Building Attributes

Building Shape 2

Effective Age 1

Exterior Wall Code 817

Sprinkler Type 681

Area (SF) Sprinklered 70,424

Building Condition 5

Building Name 2121 43 ST S/ GANDER MOUNT

Appraiser Name REH

Roof Code 6

Cost Pricing Used Yes

Market Pricing Used

Income Pricing Used

% Local

Pricing

% Adjustment $ Adjustment

1

2

3

Occupancy Information

222

1

2

3

4

Code % Class Wall Height Rank

Heating and Air Conditioning

1

2

3

Type % Building # of Stops RankType # of Elevators

Elevators

611 100

Basement Occupancy Information

Code Area (SF) Finish Type Rank

0

Additional Items

1

2

3

4

Description Quantity Cost Depreciation

1

2

3

4

5

6

7

8

9

10

Land Value / sf: 12

Code % Class Wall Height Rank

Code Area (SF) Finish Type Rank

Value Indications

Address 2121 43 ST S 

Land Characteristics

Land Use C

Land Type 1

Services 3 Traffic 1Seg Shape 2Seg FF 541.65

Seg RF 479.6

Seg D1 602.1

Seg D2 623.57

Remove Vacancy Remove Service

1 - Irregular

2 - Typical

1 - None

2 - Partial

3 - All

1 - Light

2 - Medium

3 - Heavy

Adj Note

City of Fargo, Assessment Department
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