
Equalization Department 
Box 2806             Telephone: 701-241-5616 
211 Ninth Street South Fax: 701-241-5729 
Fargo, ND 58103     assessor@casscountynd.gov 

Staff Report for Abatement 4525 through 4534 

December 20th, 2021 

City: West Fargo 
Appellant: Sanjay Patel – Charleswood Commercial Estates, LLC 
Location: 740, 752, 823, 833 & 837 Beaton Dr E.    
Parcel Numbers: 02-0110-00020-000, 02-0110-00030-000, 02-0114-00010-000, 02-0111-00060-000, 
02-0111-00030-000
Issue: Mr. Patel is requesting a wholesale reduction of all lots from $2,715,100 ($8.03/sq ft) to $815,000 
($2.41/sq ft)

Summary 

These properties were appealed by Mr. Patel, for the 2018 taxable year, through the abatement process and 
were denied at both the local and county levels. No new information has been supplied by the appellant to 
support a change in value for 2019 or 2020. After email discussions with Mr. Patel, it appears his concern 
is the tax burden associated with the property. A copy of his email has been included.

Analysis 

In review of West Fargo’s comparable sales, which are all contiguous to the appealed parcels, there is a 
clear trend that this area has seen a substantial appreciation in value since there $2,974,191 or $5.63/sq ft 
acquisition in 2013. While lot size can have a great impact on commercial land sales, there has never been a 
sale under $9.00/sq ft after 2015.  

These parcels are also zoned PUD (Planned Unit Development) and included in a Tax Increment 
Financing District, which further strengthens the market appeal. The PUD allows owners flexibility when 
platting new lots and utilizing a mix of land use density/intensity. The Tax Increment Finance District 
uses calculated property tax amounts to pay down special assessment balances.  

The abatement applications were denied at the city commission meeting on a 5-0 vote. 

Recommendation 

It is my recommendation to deny abatements 4525 through 4534 for Charleswood Commercial Estates, 
LLC.  
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PIN:  02-0110-00020-000, 02-0110-00030-000, 
02-0111-00030-000, 02-0111-00060-000,
& 02-0114-00010-000  

Address: 740, 752, 837, 833, & 823 Beaton Dr E, 

Owner: Charleswood Commercial Estates LLC 

A19 & A20 Value:  $2,715,100 or $8.03/sf  

(Value is for all parcels combined)     

Property Notes: The proper ties appealed are vacant commercial land parcels situated on the 
northwest corner of I94 and 9th St E.  These properties are in a tax increment finance district established in 
2013. Zoning of these parcels are PUD and Commercial Office Park.  

Comparable Sale Notes:  As displayed on the next page, I have included all the land sales of adjacent 
property over the years. Even though some of the sales are old, they clearly indicate an increasing market. 
Sales in the last 9 years range from as low as $5/sf to as high as $18.86/sf. Zoning plays a big part in 
valuation, so it has been displayed as well. 

Final Thoughts:  The applicant is asking for  a value of $815,000 or  $2.41/sf, which is 25%  less then the 
$1,085,000 or $3.21/sf contract price. Aside from the fact they acquired this property seven years ago for 
over twice their requested rate, sales clearly indicate the $2.41/sf is considerably lower then all other sales of 
commercial land with similar zoning types and sizes. Even though Mr. Patel has submitted a sale of the 
subject properties, our valuations are based on market sales prices. A market sale price is the most likely 
price received from a buyer and seller, acting in their own best interests, after reasonable exposure to the 
market. After reviewing the surrounding sales, and discovering the land has never been formally listed for 
sale, it is my belief that the contract amount is not a market sale, and should have little bearing on the 
valuation of land in this area. Since our valuations are supported by sales, and there is no additional 
information submitted to suggest our values are excessive or not uniform, my recommendation is to uphold 
our assessed values. 

General Notes:  In my discussion with Mr . Patel, he mentioned that the proper ty has never  been listed 
with a broker. He has submitted a contract for deed, that has never been recorded, in the amount of 
$1,085,000 or $3.21/sf. Mr. Patel mentioned that he is not a related party to the purchaser and that the 
market had changed, which warranted the lower sale price. 

  RECOMMENDATION:   NO CHANGE TO THE 2019 AND 2020 VALUES 





Subjects
Position Parcel Address 2018 ASD $ Lot Size SF $/SF Zone

1 02‐0110‐00020‐000 740 BEATON DR E 343,100$      57,188      6.00$    C‐OP

2 02‐0110‐00030‐000 752 BEATON DR E 343,100$      57,188      6.00$    C‐OP

3 02‐0114‐00010‐000 823 BEATON DR E 436,400$      43,644      10.00$  PUD

4 02‐0111‐00060‐000 833 BEATON DR E 750,700$      75,069      10.00$  PUD

5 02‐0111‐00030‐000 837 BEATON DR E 841,800$      105,224   8.00$    PUD

Original Purchase Info
Parcel Address Sold Date Seller Buyer Sale Price Lot Size SF $/SF Zone

02‐0110‐00020‐000 740 BEATON DR E 6/20/2013 Charleswood Inc Minnesota Hospitality Inc 2,974,191$   528,477   5.63$    C‐OP

02‐0110‐00030‐000 752 BEATON DR E 6/20/2013 Charleswood Inc Minnesota Hospitality Inc ‐ C‐OP

02‐0111‐00010‐000 801 BEATON DR E 6/20/2013 Charleswood Inc Minnesota Hospitality Inc ‐ PUD

02‐0111‐00030‐000 837 BEATON DR E 6/20/2013 Charleswood Inc Minnesota Hospitality Inc ‐ PUD

02‐0111‐00050‐000 1918 9TH ST E 6/20/2013 Charleswood Inc Minnesota Hospitality Inc ‐ PUD

02‐0111‐00060‐000 833 BEATON DR E 6/20/2013 Charleswood Inc Minnesota Hospitality Inc ‐ PUD

Comparable Sales
Position Parcel Address Sold Date Seller Buyer Sale Price Lot Size SF $/SF Zone DBA

2 02‐0110‐00010‐000 728 BEATON DR E 6/27/2012 Charleswood Inc TGFL Holdings 831,803$      133,335   6.24$    C‐OP HIGH POINT NETWORK

1 02‐0107‐00020‐000 716 BEATON DR E 5/31/2012 Charleswood Inc Dealer Sites LLC 415,466$      65,380      6.35$    C‐OP BOBCAT PARKING

5 02‐0115‐00020‐000 1918 9TH ST E 9/21/2018 CIG Investments ‐ Fargo LLP 9th Street Properties LLC 350,342$      28,621      12.24$  PUD CROSSROADS DENTAL

4 02‐0112‐00010‐000 805 BEATON DR E 10/13/2016 KAJ Management LLC  West Fargo Hospitality LLC 1,365,056$   72,389      18.86$  PUD HOMEWOOD SUITES

6 02‐0111‐00050‐000 1918 9TH ST E 8/10/2015 Charleswood Commercial Es CIG Investments ‐ Fargo LLP 465,598$      47,798      9.74$    PUD BLARNEY STONE PARKING LOT

3 02‐0114‐00020‐000 801 BEATON DR E 10/15/2013 Minnesota Hospitality Inc GRD West Fargo LLC 1,294,825$   142,366   9.10$    PUD BIOLIFE

7 02‐0111‐00040‐000 1910 9TH ST E 12/12/2012 Charleswood Inc CIG Investments ‐ Fargo LLP 669,230$      66,925      10.00$  PUD BLARNEY STONE

8 02‐0111‐00020‐000 815 BEATON DR E 12/12/2012 Charleswood Inc KAJ Management LLC  1,197,085$   239,413   5.00$    PUD ZONED AG AT START OF YEAR

Note: MN Hospitality and Charleswood Commercial Estates are related companies

Charleswood Commercial Estates LLC

(These parcels include the same area as the parcels they own currently plus 02‐0111‐00050‐000 & 02‐0114‐00020‐000 which they later sold.)

Owner
Charleswood Commercial Estates LLC

Charleswood Commercial Estates LLC

Charleswood Commercial Estates LLC

Charleswood Commercial Estates LLC

Charleswood Commercial Estates LLC



From: Sanjay Patel
To: Fracassi, Paul
Subject: RE: Requested Information
Date: Monday, December 20, 2021 11:57:52 AM

CAUTION: EXTERNAL EMAIL

Hi Paul:

This is really frustrating – You may take it through the committee and share my email below
along with what you told me.  Take care.

Regards,
Sanjay C. Patel

From: Fracassi, Paul [mailto:FracassiP@casscountynd.gov] 
Sent: Monday, December 20, 2021 9:29 AM
To: Sanjay Patel
Subject: RE: Requested Information

Good morning,

Thanks for reaching out with your concern. The question you bring up would be a legislative
concern, as it would require a change to the North Dakota Century Code to allow a taxpayer to go
back beyond the current timeframe. If there was issues with the value increase, you had the ability
to discuss your concerns in the year it was increased and, using your example of the value spike in
2015, you could’ve filed an abatement during the 2016 and 2017 year to further appeal concerns
with the value.

I want to be clear because taxes and value often seem synonymous but the tax burden associated
with a property is not part of the abatement process. The process is to review the valuation and
verify if the valuation is supported. During the previous abatement that was filed for 2018 the value
was clearly supported and I find it hard to see how this has changed due to current market
conditions. You’re free to continue with this process as you see fit, but as was stated in the previous
email, I would not expect a different outcome since no new information was provided to support a
change in valuation.

Let me know how you wish to proceed and feel free to give me a call if you wish to discuss.

Take care,

From: Sanjay Patel <sanjay@nethertz.com> 
Sent: Monday, December 20, 2021 8:23 AM
To: Fracassi, Paul <FracassiP@casscountynd.gov>
Subject: RE: Requested Information
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CAUTION: EXTERNAL EMAIL
Hi Paul:

I have done some more research during the weekend – the issue of today’s values lies in
2015 when a large increase was made to the property values – Nick said that they did that
because the values were not updated for several years before then, and they made a large
sweep to make one time correction.  The issue is if this type of corrections are allowed by
the law in one single year because that increase has created higher value tax for several
years that the law will not allow me to challenge anymore.  Comments?

Regards,
Sanjay C. Patel
From: Fracassi, Paul [mailto:FracassiP@casscountynd.gov] 
Sent: Friday, December 17, 2021 2:33 PM
To: Sanjay Patel
Cc: nick.lee
Subject: RE: Requested Information

Sounds good. I’ll wait to hear back. Take care.

From: Sanjay Patel <sanjay@nethertz.com> 
Sent: Friday, December 17, 2021 10:35 AM
To: Fracassi, Paul <FracassiP@casscountynd.gov>
Cc: nick.lee <nick.lee@westfargond.gov>
Subject: RE: Requested Information

CAUTION: EXTERNAL EMAIL
Hi Paul:

Good morning – I am in receipt of your email – will revert to you.

Regards,
Sanjay C. Patel
From: Fracassi, Paul [mailto:FracassiP@casscountynd.gov] 
Sent: Thursday, December 16, 2021 1:29 PM
To: Sanjay Patel; nick.lee
Subject: RE: Requested Information

Good afternoon gentleman,

I wanted to let you know that I received the abatement applications as well as the information that
was supplied to the city board. I noticed that all the information is identical to the abatements that
were submitted for these properties for the 2018 taxable year. Sanjay, do you have any updated
information to submit in support of your request? Based on the current information I would expect
the same result since these were already denied and the market has only increased since the 2018
taxable year.

Let me know if you wish to proceed with the current information and I’ll place it on the agenda for
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the January 3rd meeting. My deadline for submitting an agenda item is Monday, December 20th at
noon.

Thanks.

From: Sanjay Patel <sanjay@nethertz.com> 
Sent: Tuesday, December 7, 2021 10:56 PM
To: nick.lee <nick.lee@westfargond.gov>
Cc: Fracassi, Paul <FracassiP@casscountynd.gov>
Subject: RE: Requested Information

CAUTION: EXTERNAL EMAIL
Thanks, Mr Lee.  Appreciate the information.

I will watch for Mr Fracassi’s message. 

Regards,
Sanjay C. Patel

From: Nicholas R. Lee [mailto:Nick.Lee@westfargond.gov] 
Sent: Tuesday, December 07, 2021 3:45 PM
To: Sanjay Patel
Cc: 'Paul Fracassi (FracassiP@casscountynd.gov)'
Subject: Requested Information

Hi Sanjay-

I have CC’d Paul Fracassi, Cass County Tax Director. He will be reaching out to notify you of the
date/time of your abatement hearing for Cass County. I am told it will be heard in January.

Also here is Jim Larson West Fargo Finance Director’s contact info:
515-5003
Jim Larson jim.larson@westfargond.gov

I believe this is everything you requested.

Have a nice day,

 assessments.westfargond.gov
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