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Staff Report for Abatement 4510 - 4512 
 
Thursday, January 20, 2022 
 
City: Fargo 
Appellant: Paramount Hotel LTD – Represented by Fredrikson & Byron, P.A. 
Location: 1635 42nd St S  
Parcel Number: 01-3802-00626-010 
Issue: Applicant is requesting a reduction in value for the taxable years 2021, 2020, & 2019 
 
Summary 
 
The property, more commonly known as the Delta Hotel, is a 193,490 square foot Hotel built in 1995 with 
185 rooms. The appellant supplied an income approach in support of a reduced value as well as industry 
performance reports. 
 
The abatement requests were denied by the city of Fargo commission on a 5-0 vote. 

2019 – From $16,408,000 down to $10,738,765 
    2020 – From $16,408,000 down to $10,141,323  
    2021 – From $13,946,800 down to $7,357,388 
 
 
Analysis 
 
I was able to review the income approach provided by the appellant and it failed to include any food and 
beverage income, which significantly deflated the valuation that was determined in the income approach. 
Since a cost approach to value and a sales comparison approach to value was not supplied by the appellant 
there was not additional information to review.  
 
The city of Fargo assessment office supplied supporting information through a sales and cost analysis of 
the property, which demonstrated that the assessed value of the property is a fair and equitable 
representation of value in each of the three abatement years.   
 
 
Suggested motion 
 
Deny the requests for abatements 4510-4512  
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ASSESSOR’S OFFICE 
Fargo City Hall 

225 4th Street North 
Fargo, ND 58102 

Phone: 701.241.1340 | Fax: 701.241.1339 
www.FargoND.gov 

January 27, 2022 
 
 
 
Board of City Commissioners 
City Hall 
Fargo, ND 58102 
 
 
 
 
Dear Commissioners: 
 
Attached is the Application for Abatement or Refund of Taxes prepared by David Tibbals of Fredrikson & Byron, 
PA.  The application is for the Delta Hotel, under the ownership of Paramount Hotel, LTD PTSHP, located at 
1635 42 St S. and is requesting a value reduction in three years: 
      
    2019 – From $16,408,000 down to $10,738,765 
    2020 – From $16,408,000 down to $10,141,323  
    2021 – From $13,946,800 down to $7,357,388 
 
The appellant presented an income approach as support for a reduction, but no market evidence was provided.  
 
Information regarding our valuation has been included for this property, including a market comparison and 
equity analysis. 
 
SUGGESTED MOTION: 
 
Denial of the Application of Abatement or Refund of Taxes on 1635 42 St S. and retain the 2019 value. 
 
Denial of the Application of Abatement or Refund of Taxes on 1635 42 St S. and retain the 2020 value. 
 
Denial of the Application of Abatement or Refund of Taxes on 1635 42 St S. and retain the 2021 value. 
 
 
 
 
Sincerely, 
 
        
Michael Splonskowski  
Fargo City Assessor 



Delta Hotel     1632 42 St S 
Parcel Number: 01-3802-00626-010  Owner: Paramount Hotel Ltd Ptshp 

Information provided above is a summary of the analysis conducted.  Further analysis is provided from the City of Fargo Assessment Dept. 

 

Appeal of Assessment for Year(s): 2019, 2020, 2021 

 
     Name of Applicant:   Paramount Hotel Ltd Ptshp 

     Representative: Michael Raum & David Tibbals, Fredrikson & Byron, P.A. 

      

Assessed Value(s) 2019 $ 16,408,000 
 2020 $ 16,408,000 
 2021 $ 13,946,800 

  

Applicants Requested Value(s) 2019 $ 10,738,765 -35% 
 2020 $ 10,141,323 -38% 
 2021 $ 7,357,388 -47% 

  

General Property Information  

Property Type Hotel 

Year Built / Updated 1995 / 2017 

Mortgage Amount (06/2015) $ 15,000,000 

 

Summary 

Applicant provided financial statements, an industry performance report, and an income approach to value as support for the requested value(s).  

No comparable sales are provided as support.  We have concerns about the reliability of the analysis given the provided 5% ratio of “other 

income” (e.g. banquet, food and beverage); the actual history of the property is between 36% - 44%.  Conversely, we feel expenses are under-

reported.  We also question the reliability of the capitalization rate selected, considering this property was remodeled in 2017.  City staff utilizes 

recent comparable sales as primary support for the True & Full Value.  Of note are two directly competing properties selling within the past 

five years.  The Radisson Hotel & Holiday Inn both sold before undergoing significant remodeling.  

 

Applicant provided similar information to the City Board of Equalization for 2021.  The City Board upheld the 2021 value on May 11, 2021.  

The County Board upheld the 2021 value on June 21, 2021. 
 

 

Comparable Sales Summary 

 

Property Name/Type Address 
Sale Date / 
Tax Year 

Contract Price Adjusted Price 
Year 
Built 

Total $/Room Total $/ SF 

Four Points by Sheraton 5064 23 Ave S 03/26/2019  $ 9,040,000 $ 7,805,400 2013 $ 86,727 $ 121.43 

Radisson Hotel 201 5 St N 12/01/2016 $ 15,000,000 $ 13,871,500 1984 $ 91,864 $ 115.31 

Holiday Inn 3803 13 Ave S 03/02/2016 $ 21,000,000 $16,910,900 1972 $ 54,551 $ 73.14 

Hilton Garden Inn 4351 17 Ave S 12/14/2011 $ 16,000,000 $ 13,674,950 2008 $ 124,318 $ 149.53 

 Subject 1632 42 St S 2019   1995 $ 88,692 $ 84.80 

  2020    $ 88,692 $ 84.80 

  2021    $ 75,388 $ 72.08 

 

Competing Properties (Assessed Values) Summary 

 

To test for uniformity among assessments, we studied the 

assessed valuations of similar properties.  The sample set 

consists of hotels classed as full service. We excluded the 

Jasper & Donaldson properties. There are 7 such properties 

within Fargo.  We found the assessed value range 

reasonably brackets the subject property.  We feel the 

subject is equalized and fairly valued relative to its 

competitors. 

 

 2019 2020 2021 
 Per Room Per SF Per Room Per SF Per Room Per SF 

Maximum  101,027  135.48  101,027  135.48  85,874  115.16 

  3rd Quartile  85,050  108.71  85,050  108.71  73,462  96.54 

Median  76,411  93.95  76,411  93.95  69,198  79.85 

  1st Quartile  51,020  78.55  58,448  78.55  49,681  66.77 

Minimum  29,384  42.09  31,970  67.08  27,174  57.02 

 Subject  88,692  84.80  88,692  84.80  75,388  72.08 

Recommended Action: Deny the request for abatement for tax years 2019, 2020, and 2021 

 

 







































































































































































































 

Property Description: ___ ____Delta Hotels____________________ 

Property Address:       __ 1635 42nd St             ________ 

County and State:      ___ ___Cass County, ND_______________ 

Real Property Account: _____01-3802-00626-010 ____________ 

Notice Value:                 __$16,408,000________________________  

Tax Year:                        ____2019___________________ 

2019 Tax Year Appeal Evidence 

 

A. Income Approach Valuation 

 

Income Analysis based on Industry model:   $10,530,000 

Income Analysis based on Stabilized model:   $9,820,000 

Income Analysis – 3-year Stabilized Occupancy  $10,738,765 
 

 

 

 

OPINION OF VALUE:    $10,738,765 



PROPERTY DESCRIPTION: Tax Year 2019

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $16,408,000
YEAR BUILT Gross Revenue Multiplier 3.12
Class $88,692

2018 2017 2016
Room Revenue $5,260,244 $4,467,549 $4,985,745
OCCUPANCY                            69.1% 58.8% 72.98%
Average Daily Rate (ADR) 114.61$          108.61$       100.90$           

$79.14 $63.85 $73.63
INCOME
Gross Room Rental Income 5,260,244$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 5.00% 263,012$         
Effective Gross Rental Income 5,523,256$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% $546,250
Adjusted taxable portion of revenue $4,977,006
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expense of effective gross income 68.00% $3,755,814

4.00% 220,930$         
TOTAL EXPENSES $3,976,744
NET OPERATING INCOME $1,000,262
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $10,530,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $10,530,000

INCOME ANALYSIS  - Industry Income Model

01-3802-00626-010 2018 Final Value

Value per room

Industry 38.4% to 45.2%

Copyright © Reserved by O'Connor & Associates

REVENUE PER AVAILABLE ROOM (RevPAR)  

185 2019 Noticed Value
1995

Full Service

Delta Hotels

1635 42nd St

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

excluding tax 

Industry 4.2% to 4.9%
Industry 3.0% to 3.3%

Industry 4.7% to 6.6%
Industry 3.2% to 4.5%

Industry average 4.8%
Industry 0.9% to 1.0%

Industry 7.8% to 7.9%

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  



PROPERTY DESCRIPTION: Tax Year 2019

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $16,408,000
YEAR BUILT 3.12
Class $88,6920 0 0 0 0 0

2018 2017 2016
$5,260,244 $4,467,549 $4,985,745

OCCUPANCY                            69.1% 58.8% 72.98%
Average Daily Rate (ADR) $114.61 $108.61 $100.90

$79.14 $63.85 $73.63
INCOME
Gross Room Rental Income 4,904,512$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 5.00% 245,226$         
Effective Gross Rental Income 5,149,738$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% $509,309
Adjusted taxable portion of revenue $4,640,429
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expense of effective gross income 68.00% $3,501,822

4.00% 205,990$         
TOTAL EXPENSES $3,707,811
NET OPERATING INCOME $932,618
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $9,820,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $9,820,000

Industry 7.8% to 7.9%
Industry 4.7% to 6.6%

185 2019 Noticed Value
1995

Full Service Value per room

INCOME ANALYSIS  - Stabilized Revenue
Copyright © Reserved by O'Connor & Associates

Delta Hotels

4014 17th Ave S

01-3802-00626-010 2018 Final Value

REVENUE PER AVAILABLE ROOM (RevPAR)  

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Stabilized Revenue

Gross Revenue Multiplier

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

excluding tax 

Industry 3.2% to 4.5%
Industry 4.2% to 4.9%
Industry 3.0% to 3.3%
Industry average 4.8%
Industry 0.9% to 1.0%

Industry 38.4% to 45.2%



PROPERTY DESCRIPTION: Tax Year 2019

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $16,408,000
YEAR BUILT Gross Revenue Multiplier 3.12
Class $88,692

2018 2017 2016
Room Revenue $5,260,244 $4,467,549 $4,985,745
OCCUPANCY                            69.1% 58.8% 73.0%
Average Daily Rate (ADR) $114.61 $108.61 $100.90

$79.14 $63.85 $73.63

INCOME
Gross Potential Revenue $114.61 $7,739,352
Stabilized occupancy (3 yr average) 67.0% (2,557,367)$    

$5,181,985
Other Income $386,968
Effective Gross Rental Income $5,568,952
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% -$550,769
Adjusted taxable portion of revenue $5,018,183
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expenses excluding tax & reserves 68.00% $3,786,887

4.00% $222,758
TOTAL EXPENSES $4,009,646
NET OPERATING INCOME $1,008,537
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $10,620,000
Rent Loss -2.1% 118,765$         

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE (ROUNDED) $10,738,765

REVENUE PER AVAILABLE ROOM (RevPAR)  

INCOME ANALYSIS  - Lease Up 3 yr Stabilized Occupancy 
Copyright © Reserved by O'Connor & Associates

Delta Hotels

1635 42nd St
312/00315-106-004 2020 Final Value

185 2021 Noticed Value
1995

Full Service Value per room

Industry 3.0% to 3.3%

ADR x # of rooms x 365 days
Stabilized Vacancy

Gross Room Rental Income (Stabilized)
5.00%

Adjusted stabilized Revenue  2020

Industry 38.4% to 45.2%
Industry 7.8% to 7.9%
Industry 4.7% to 6.6%
Industry 3.2% to 4.5%
Industry 4.2% to 4.9%

excluding tax 

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Industry average 4.8%
Industry 0.9% to 1.0%

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%



  
YTD POR CY Act % CY Bud % Var CY Last Year %

 

        Revenue

113.29 5,260,243.63 56.33% 5,621,436.10 51.13% -361,192.47 4,467,548.58 54.41% Room Revenue

68.80 3,194,501.48 34.21% 4,002,792.00 36.40% -808,290.52 2,964,797.51 36.11% Food Revenue

17.99 835,396.53 8.95% 1,332,921.00 12.12% -497,524.47 747,996.07 9.11% Beverage Revenue

1.05 48,788.40 0.52% 38,250.00 0.35% 10,538.40 30,528.76 0.37% Miscellaneous Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 345.07 0.00% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

201.13 9,338,930.04 100.00% 10,995,399.10 100.00% -1,656,469.06 8,211,215.99 100.00% Total Revenue

         

         

        Departmental Expenses

28.27 1,312,669.34 24.95% 1,499,949.80 26.68% -187,280.46 1,181,033.65 26.44% Rooms 

56.55 2,625,825.88 82.20% 3,020,124.14 75.45% -394,298.26 2,738,228.40 92.36% Food

6.76 313,728.66 37.55% 556,270.20 41.73% -242,541.54 336,210.08 44.95% Beverage 

0.43 19,903.11 0.00% 10,000.00 0.00% 9,903.11 11,605.33 3,363.18% Telephone

0.00 0.00 0.00% -0.02 0.00% 0.02 0.00 0.00% Laundry

0.45 21,013.26 0.23% 16,270.00 0.15% 4,743.26 22,425.45 0.27% Other

         

92.46 4,293,140.25 45.97% 5,102,614.13 46.41% -809,473.88 4,289,502.91 52.24% Total Departmental Expenses

         

108.67 5,045,789.79 54.03% 5,892,784.97 53.59% -846,995.18 3,921,713.08 47.76% Gross Operating Profit

         

         

        Operating Expenses

17.79 825,973.70 8.84% 775,471.58 7.05% 50,502.12 929,472.35 11.32% Administrative 

7.55 350,608.91 3.75% 404,337.76 3.68% -53,728.85 249,030.93 3.03% Franchise Fees

7.79 361,825.86 3.87% 330,957.00 3.01% 30,868.86 301,263.59 3.67% Marketing

9.39 436,188.17 4.67% 531,817.85 4.84% -95,629.68 361,806.64 4.41% Sales

9.99 463,886.72 4.97% 466,150.40 4.24% -2,263.68 417,227.43 5.08% Property Operations

9.42 437,214.13 4.68% 409,134.00 3.72% 28,080.13 401,100.63 4.88% Energy

6.78 314,694.29 3.37% 549,769.96 5.00% -235,075.67 409,489.22 4.99% Management Fee

         

68.71 3,190,391.78 34.16% 3,467,638.54 31.54% -277,246.76 3,069,390.79 37.38% Total Operating Expenses

         

39.96 1,855,398.01 19.87% 2,425,146.42 22.06% -569,748.41 852,322.29 10.38% House Profit

         

         

        Fixed Expenses

4.62 214,615.16 2.30% 265,160.00 2.41% -50,544.84 238,234.47 2.90% Property Taxes & Specials

2.09 97,273.26 1.04% 94,401.22 0.86% 2,872.04 88,851.54 1.08% Insurance

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2018



0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

6.72 311,888.42 3.34% 359,561.22 3.27% -47,672.80 327,086.01 3.98% Total Fixed Expenses

         

33.24 1,543,509.59 16.53% 2,065,585.21 18.79% -522,075.62 525,236.28 6.40% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

17.02 790,485.40 8.46% 759,824.10 6.91% 30,661.30 697,203.77 8.49% Interest Expense

0.00 -204.19 0.00% 0.00 0.00% -204.19 -322.89 0.00% Interest Income

         

17.02 790,281.21 8.46% 759,824.10 6.91% 30,457.11 696,880.88 8.49% Total Interest Income/Expense

         

         

        Other Income/Expense

-0.06 -2,673.79 -0.03% 0.00 0.00% -2,673.79 882,969.00 10.75% Gain/(loss) on sale of property

         

-0.06 -2,673.79 -0.03% 0.00 0.00% -2,673.79 882,969.00 10.75% Total Other Income/Expense

         

         

16.28 755,902.17 8.09% 1,305,761.11 11.88% -549,858.94 -1,054,613.60 -12.84% Net Operating Income

         

        Owner Expenses

8.49 394,404.64 4.22% 0.00 0.00% 394,404.64 1,017,263.94 12.39% Owner Expense

21.40 993,729.00 10.64% 422,880.00 3.85% 570,849.00 467,478.00 5.69% Depreciation and Amortization

         

29.90 1,388,133.64 14.86% 422,880.00 3.85% 965,253.64 1,484,741.94 18.08% Total Owner Expense

         

-13.62 -632,231.47 -6.77% 882,881.11 8.03% -1,515,112.58 -2,539,355.54 -30.93% Total Net Income

         

         

1 46,433  46,660  -227 41,664  Occupied Rooms

1 67,525  67,525  0 67,525  Available Rooms

         

0.00% 68.76%  69.10%  -0.34% 61.70%  Occupancy

0.00 113.29  120.48  -7.19 107.23  Average Daily Rate (ADR)

0.00 77.90  83.25  -5.35 66.16  Revenue per Available Room (REVPAR)



  
YTD POR CY Act % CY Bud % Var CY Last Year %

        Summary

         

Revenue

107.23 4467548.58 0.5441 5166263.71 0.583 -698715.13 4985744.95 0.5347 Room Revenue

71.16 2,964,797.51 36.11% 2,752,242.28 31.06% 212,555.23 3,339,618.77 35.82% Food Revenue

17.95 747,996.07 9.11% 883,153.75 9.97% -135,157.68 888,966.75 9.53% Beverage Revenue

0.73 30,528.76 0.37% 57,092.17 0.64% -26,563.41 108,447.00 1.16% Miscellaneous Revenue

0.01 345.07 0.00% 2,122.51 0.02% -1,777.44 1,203.63 0.01% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

197.08 8,211,215.99 100.00% 8,860,874.42 100.00% -649,658.43 9,323,981.10 100.00% Total Revenue

         

        

        Departmental Expenses

28.35 1,181,033.65 26.44% 1,318,053.38 25.51% -137,019.73 1,346,916.95 27.02% Rooms 

65.72 2,738,228.40 92.36% 2,294,318.85 83.36% 443,909.55 2,861,051.17 85.67% Food

8.07 336,210.08 44.95% 347,795.63 39.38% -11,585.55 380,662.91 42.82% Beverage 

0.28 11,605.33 3,363.18% 10,827.37 510.12% 777.96 8,827.79 733.43% Telephone

0.00 0.00 0.00% 0.02 0.00% -0.02 0.00 0.00% Laundry

0.54 22,425.45 73.46% 23,617.04 41.37% -1,191.59 24,281.28 22.39% Other

         

102.95 4,289,502.91 52.24% 3,994,612.29 45.08% 294,890.62 4,621,740.10 49.57% Total Departmental Expenses

         

94.13 3,921,713.08 47.76% 4,866,262.13 54.92% -944,549.05 4,702,241.00 50.43% Gross Operating Profit

         

        

        Operating Expenses

22.31 929,472.35 11.32% 905,629.04 10.22% 23843.31 898,527.73 9.64% Administrative 

5.98 249,030.93 3.03% 329,469.93 3.72% -80,439.00 195,039.16 2.09% Franchise Fees

7.23 301,263.59 3.67% 299,632.67 3.38% 1,630.92 231,465.19 2.48% Marketing

8.68 361,806.64 4.41% 416,102.96 4.70% -54,296.32 421,784.59 4.52% Sales

10.01 417,227.43 5.08% 438,389.20 4.95% -21,161.77 412,121.08 4.42% Property Operations

9.63 401,100.63 4.88% 452,395.28 5.11% -51,294.65 399,328.62 4.28% Energy

9.83 409,489.22 4.99% 434,800.49 4.91% -25,311.27 465,044.47 4.99% Management Fee

         

73.67 3,069,390.79 37.38% 3,276,419.57 36.98% -207,028.78 3,023,310.84 32.43% Total Operating Expenses

         

20.46 852,322.29 10.38% 1,589,842.56 17.94% -737,520.27 1,678,930.16 18.01% House Profit

         

        

        Fixed Expenses

5.72 238,234.47 2.90% 237,916.68 2.69% 317.79 223,699.48 2.40% Property Taxes & Specials

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2017



2.13 88,851.54 1.08% 87,549.99 0.99% 1301.55 81,733.22 0.88% Insurance

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

7.85 327,086.01 3.98% 325,466.67 3.67% 1,619.34 305,432.70 3.28% Total Fixed Expenses

         

12.61 525,236.28 6.40% 1,264,375.88 14.27% -739,139.60 1,373,497.46 14.73% Operating Income B/4 Interest/Other

 

        

        Interest Income/Expense

16.73 697,203.77 8.49% 677,291.08 7.64% 19,912.69 420,017.17 4.50% Mortgage Interest

-0.01 -322.89 0.00% -111.99 0.00% -210.90 -1344.45 -0.01% Interest Income

        

16.73 696880.88 8.49% 677179.09 7.64% 19701.79 418672.72 4.49% Total Interest Income/Expense

        

        Other Income/Expense

21.19 882969 0.1075 0 0 882969 0 0 Gain/(loss) on sale of property

         

21.19 882969.00 10.75% 0.00 0.00% 882969.00 0.00 0.00% Total Other Income/Expense

         

        

-25.31 -1,054,613.60 -12.84% 587,196.79 6.63% -1,641,810.39 954,824.74 10.24% Net Operating Income

         

        Partnership Expenses

24.42 1,017,263.94 12.39% 63,243.31 0.71% 954,020.63 329,000.54 3.53% Partnership Expense

11.18 465,707.00 5.67% 413,040.00 4.66% 52667.00 516,070.95 5.53% Depreciation

0.04 1771.00 0.02% 0.00 0.00% 1771.00 9,962.50 0.11% Amortization

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Penalty

         

35.64 1,484,741.94 18.08% 476,283.31 5.38% 1,008,458.63 855,033.99 9.17% Total Partnership Expense

         

-60.95 -2,539,355.54 -30.93% 110,913.48 1.25% -2,650,269.02 99,790.75 1.07% Total Net Income

         

         

1.00 41,664.00  46,900.00  -5,236.00 50,031.00  Occupied Rooms

1.62 67,525.00  67,525.00  0.00 67,710.00  Available Rooms

         

0.00% 61.70%  69.46%  -7.75% 73.89%  Occupancy

0.00 107.23  110.15  -2.93 99.65  Average Daily Rate (ADR)

0.00 66.16  76.51  -10.35 73.63  Revenue per Available Room (REVPAR)



 Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

 Split Income Statement/OC

 As of 12/31/2016

 

Revenue
100.90 4,985,744.95 53.47% 5,617,712.04 52.48% -631,967.09 5,513,966.42 55.65% Room Revenue 95.49 324,176.54 44.52% 99.00 454,212.00 45.86%-130,035.46 394,081.54 46.43%
67.58 3,339,618.77 35.82% 3,889,455.00 36.33% -549,836.23 3,432,448.09 34.64% Food Revenue 79.91 271,310.74 37.26% 76.95 353,025.00 35.64%-81,714.26 318,375.58 37.51%
17.99 888,966.75 9.53% 1,048,252.00 9.79% -159,285.25 836,923.74 8.45% Beverage Revenue 29.12 98,859.76 13.58% 23.07 105,841.00 10.69% -6,981.24 91,111.12 10.73%
2.19 108,447.00 1.16% 146,520.00 1.37% -38,073.00 121,382.63 1.23% Miscellaneous Revenue 9.94 33,739.10 4.63% 16.83 77,235.00 7.80%-43,495.90 44,989.91 5.30%
0.02 1,203.63 0.01% 2,700.00 0.03% -1,496.37 3,428.49 0.03% Telephone Revenue 0.02 80.50 0.01% 0.05 225.00 0.02% -144.50 194.29 0.02%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%

 

188.69 9,323,981.10 100.00%10,704,639.04 100.00%-1,380,657.94 9,908,149.37 100.00% Total Revenue 214.48 728,166.64 100.00%215.90 990,538.00 100.00%-262,371.36 848,752.44 100.00%
 

 
Departmental Expenses

27.26 1,346,916.95 27.02% 1,505,004.43 26.79% -158,087.48 1,425,231.17 25.85% Rooms 30.65 104,040.15 32.09% 27.24 124,986.98 27.52%-20,946.83 114,846.97 29.14%
57.90 2,861,051.17 85.67% 2,897,033.43 74.48% -35,982.26 2,864,676.26 83.46% Food 74.69 253,569.45 93.46% 58.74 269,520.93 76.35%-15,951.48 260,276.69 81.75%
7.70 380,662.91 42.82% 428,639.00 40.89% -47,976.09 352,150.86 42.08% Beverage 10.66 36,196.55 36.61% 9.23 42,333.00 40.00% -6,136.45 35,762.24 39.25%
0.18 8,827.79 733.43% 12,960.00 480.00% -4,132.21 13,141.59 383.31% Telephone 0.17 572.12 710.71% 0.24 1,080.00 480.00% -507.88 959.68 493.94%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry 0.01 34.28 0.00% 0.00 0.00 0.00% 34.28 0.00 0.00%
0.49 24,281.28 0.26% 22,605.00 0.21% 1,676.28 28,056.15 0.28% Other 0.32 1,100.97 0.15% 0.41 1,883.75 0.19% -782.78 1,567.98 0.18%

 

93.53 4,621,740.10 49.57% 4,866,241.86 45.46% -244,501.76 4,683,256.03 47.27% Total Departmental Expenses 116.50 395,513.52 54.32% 95.86 439,804.65 44.40%-44,291.13 413,413.56 48.71%
 

95.16 4,702,241.00 50.43% 5,838,397.18 54.54%-1,136,156.18 5,224,893.34 52.73% Gross Operating Profit 97.98 332,653.12 45.68%120.04 550,733.35 55.60%-218,080.23 435,338.88 51.29%
 

 

Operating Expenses

18.18 898,527.73 9.64% 946,403.62 8.84% -47,875.89 893,562.20 9.02% Administrative 24.52 83,258.69 11.43% 17.92 82,208.83 8.30% 1,049.86 39,282.38 4.63%
3.95 195,039.16 2.09% 252,000.00 2.35% -56,960.84 251,985.73 2.54% Franchise Fees -10.59 -35,960.84 -4.94% 4.58 21,000.00 2.12%-56,960.84 20,985.73 2.47%
4.68 231,465.19 2.48% 259,956.00 2.43% -28,490.81 226,620.32 2.29% Marketing 8.00 27,153.52 3.73% 4.81 22,089.00 2.23% 5,064.52 21,378.34 2.52%
8.54 421,784.59 4.52% 466,374.09 4.36% -44,589.50 405,816.87 4.10% Sales 11.97 40,637.68 5.58% 9.50 43,588.55 4.40% -2,950.87 35,951.68 4.24%
8.34 412,121.08 4.42% 469,244.98 4.38% -57,123.90 436,809.89 4.41% Property Operations 10.32 35,027.17 4.81% 8.77 40,232.60 4.06% -5,205.43 36,970.34 4.36%
8.08 399,328.62 4.28% 487,549.46 4.55% -88,220.84 442,833.05 4.47% Energy 12.24 41,568.92 5.71% 11.38 52,230.63 5.27%-10,661.71 44,591.70 5.25%
9.41 465,044.47 4.99% 535,231.95 5.00% -70,187.48 493,554.84 4.98% Management Fee 10.38 35,245.86 4.84% 10.79 49,526.90 5.00%-14,281.04 40,656.79 4.79%

 

61.18 3,023,310.84 32.43% 3,416,760.10 31.92% -393,449.26 3,151,182.90 31.80% Total Operating Expenses 66.84 226,931.00 31.16% 67.76 310,876.51 31.38%-83,945.51 239,816.96 28.26%
 

33.98 1,678,930.16 18.01% 2,421,637.07 22.62% -742,706.91 2,073,710.44 20.93% House Profit 31.14 105,722.12 14.52% 52.28 239,856.83 24.21%-134,134.71 195,521.92 23.04%
 

 
Fixed Expenses

4.53 223,699.48 2.40% 260,160.00 2.43% -36,460.52 232,579.45 2.35% Property Taxes & Specials -2.96 -10,050.52 -1.38% 4.73 21,680.00 2.19%-31,730.52 7,889.72 0.93%
1.65 81,733.22 0.88% 91,349.00 0.85% -9,615.78 90,489.38 0.91% Insurance 2.03 6,893.60 0.95% 1.72 7,912.00 0.80% -1,018.40 7,051.85 0.83%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%

 

6.18 305,432.70 3.28% 351,509.00 3.28% -46,076.30 323,068.83 3.26% Total Fixed Expenses -0.93 -3,156.92 -0.43% 6.45 29,592.00 2.99%-32,748.92 14,941.57 1.76%
 

27.80 1,373,497.46 14.73% 2,070,128.07 19.34% -696,630.61 1,750,641.61 17.67% Operating Income B/4 Interest/Other 32.07 108,879.04 14.95% 45.83 210,264.83 21.23%-101,385.79 180,580.35 21.28%
 

 

Interest Income/Expense

8.50 420,017.17 4.50% 469,250.26 4.38% -49,233.09 518,082.41 5.23% Interest Expense -0.66 -2,253.05 -0.31% 8.57 39,338.58 3.97%-41,591.63 47,113.12 5.55%
-0.03 -1,344.45 -0.01% 0.00 0.00% -1,344.45 -1,815.93 -0.02% Interest Income -0.02 -70.58 -0.01% 0.00 0.00 0.00% -70.58 -206.44 -0.02%

 

8.47 418,672.72 4.49% 469,250.26 4.38% -50,577.54 516,266.48 5.21% Total Interest Income/Expense -0.68 -2,323.63 -0.32% 8.57 39,338.58 3.97%-41,662.21 46,906.68 5.53%
 

 

Other Income/Expense

0.00 0.00 0.00% 0.00 0.00% 0.00 25,000.00 0.25% Guarantor Payments 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 -1,200.00 -0.01% Gain/Loss on Sale of Fixed Assets 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%

 

0.00 0.00 0.00% 0.00 0.00% 0.00 23,800.00 0.24% Total Other Income/Expense 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%

CY POR CY Act % CY Bud % Var CY Last Year % CM POR CM Act %
CM Bud

POR CM Bud % Var
CM Last

Year %



 

 

19.32 954,824.74 10.24% 1,600,877.81 14.95% -646,053.07 1,210,575.13 12.22% Net Operating Income 32.75 111,202.67 15.27% 37.26 170,926.25 17.26%-59,723.58 133,673.67 15.75%
 

Owner Expenses

6.66 329,000.54 3.53% 0.00 0.00% 329,000.54 287,431.24 2.90% Owner Expense 0.74 2,523.20 0.35% 0.00 0.00 0.00% 2,523.20 28,019.83 3.30%
10.65 526,033.45 5.64% 519,588.00 4.85% 6,445.45 829,756.47 8.37% Depreciation and Amortization 14.65 49,744.45 6.83% 9.44 43,299.00 4.37% 6,445.45 74,781.00 8.81%

 

17.30 855,033.99 9.17% 519,588.00 4.85% 335,445.99 1,117,187.71 11.28% Total Owner Expense 15.40 52,267.65 7.18% 9.44 43,299.00 4.37% 8,968.65 102,800.83 12.11%
 

2.02 99,790.75 1.07% 1,081,289.81 10.10% -981,499.06 93,387.42 0.94% Total Net Income 17.36 58,935.02 8.09% 27.82 127,627.25 12.88%-68,692.23 30,872.84 3.64%
 

 

1.00 49,415.00 55,444.00 -6,029.00 54,720.00 Occupied Rooms - Total 1.00 3,395.00 1.00 4,588.00 -1,193.00 4,184.00
1 67,710 67,710 0 67,525 Available Rooms 2 5,735 1 5,735 0 5,735

 

0.00% 72.98% 81.88% -8.90% 81.04% Occupancy 0.02% 59.20% 0.02% 80.00% -20.80% 72.96%
0.00 100.90 101.32 -0.43 100.77 Average Daily Rate (ADR) 0.03 95.49 0.02 99.00 -3.51 94.19
0.00 73.63 82.97 -9.33 81.66 Revenue per Available Room (REVPAR) 0.02 56.53 0.02 79.20 -22.67 68.72

CY POR CY Act % CY Bud % Var CY Last Year % CM POR CM Act %
CM Bud

POR CM Bud % Var
CM Last

Year %
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 53.4 58.9 90.8 111.48 100.14 111.3 59.56 58.95 101.0

Year To Date 63.7 66.5 95.7 114.50 108.25 105.8 72.89 71.99 101.3

Running 3 Month 62.1 63.6 97.7 112.11 103.41 108.4 69.66 65.78 105.9

Running 12 Month 63.7 66.5 95.7 114.50 108.25 105.8 72.89 71.99 101.3

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -6.0 9.0 -13.8 10.7 -2.5 13.5 4.0 6.3 -2.2

Year To Date -7.8 1.4 -9.1 -0.1 -0.1 0.1 -7.9 1.2 -9.0

Running 3 Month -2.8 6.4 -8.6 -1.2 -2.4 1.3 -4.0 3.8 -7.5

Running 12 Month -7.8 1.4 -9.1 -0.1 -0.1 0.1 -7.9 1.2 -9.0

Delta Hotel Fargo        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: FARDE        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2019        Date Created: January 17, 2020        Monthly Competitive Set Data Excludes Subject Property

December 2019

December 2019 vs. 2018 Percent Change (%)

Occupancy (%)

The STR STAR Report is a publication of STR, Inc. and STR Global, Ltd., and is intended solely for use by paid subscribers. Reproduction or distribution of the STR STAR Report, in whole or part, without written permission is prohibited and 
subject to legal action. If you have received this report and are NOT a subscriber to the STR STAR Report, please contact us immediately. Source: 2020 STR, Inc. / STR Global, Ltd. trading as “STR”.
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 58.8 54.7 107.4 106.26 102.60 103.6 62.48 56.15 111.3

Year To Date 58.8 63.7 92.2 108.61 108.95 99.7 63.85 69.46 91.9

Running 3 Month 62.8 59.1 106.3 108.52 104.73 103.6 68.14 61.89 110.1

Running 12 Month 58.8 63.7 92.2 108.61 108.95 99.7 63.85 69.46 91.9

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -0.7 6.9 -7.1 11.3 -2.1 13.7 10.5 4.7 5.6

Year To Date -19.6 2.7 -21.7 7.8 -2.2 10.3 -13.3 0.4 -13.7

Running 3 Month -2.3 1.6 -3.8 9.3 -2.6 12.2 6.8 -1.0 7.9

Running 12 Month -19.6 2.7 -21.7 7.8 -2.2 10.3 -13.3 0.4 -13.7

Delta Hotel Fargo        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: 59A24        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2017        Date Created: January 18, 2018        Monthly Competitive Set Data Excludes Subject Property

December 2017

December 2017 vs. 2016 Percent Change (%)

Occupancy (%)
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 59.2 53.0 111.8 95.48 95.46 100.0 56.52 50.55 111.8

Year To Date 73.1 64.8 112.8 100.74 101.76 99.0 73.66 65.98 111.6

Running 3 Month 64.2 60.0 107.1 99.30 97.79 101.5 63.79 58.66 108.7

Running 12 Month 73.1 64.8 112.8 100.74 101.76 99.0 73.66 65.98 111.6

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -19.9 -3.3 -17.1 2.5 -5.8 8.9 -17.8 -9.0 -9.7

Year To Date -10.6 -3.1 -7.7 0.8 -0.9 1.7 -9.9 -4.0 -6.2

Running 3 Month -18.1 1.1 -19.0 4.1 -4.0 8.4 -14.7 -2.9 -12.2

Running 12 Month -10.6 -3.1 -7.7 0.8 -0.9 1.7 -9.9 -4.0 -6.2

Ramada Plaza Fargo Hotel & Conference Center        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: 02266        MgtCo: National Hospitality Services        Owner: National Hospitality Services

For the Month of: December 2016        Date Created: January 26, 2017        Monthly Competitive Set Data Excludes Subject Property

December 2016

December 2016 vs. 2015 Percent Change (%)

Occupancy (%)
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Property Description: ___ ____Delta Hotels____________________ 

Property Address:       __ 1635 42nd St             ________ 

County and State:      ___ ___Cass County, ND_______________ 

Real Property Account: _____01-3802-00626-010 ____________ 

Notice Value:                 __$16,408,000________________________  

Tax Year:                        ____2020___________________ 

2020 Tax Year Appeal Evidence 

 

A. Income Approach Valuation 

 

Income Analysis based on Industry model:   $9,850,000 

Income Analysis based on Stabilized model:   $9,770,000 

Income Analysis – 3-year Stabilized Occupancy  $10,141,323 
 

 

 

 

OPINION OF VALUE:    $10,141,323 



PROPERTY DESCRIPTION: Tax Year 2020

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $16,408,000
YEAR BUILT Gross Revenue Multiplier 3.33
Class $88,692

2019 2018 2017
Room Revenue $4,921,336 $5,260,244 $4,467,549
OCCUPANCY                            63.7% 69.1% 58.8%
Average Daily Rate (ADR) 114.50$          114.61$       108.61$           

$72.89 $79.14 $63.85
INCOME
Gross Room Rental Income 4,921,336$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 5.00% 246,067$         
Effective Gross Rental Income 5,167,403$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% $511,056
Adjusted taxable portion of revenue $4,656,346
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expense of effective gross income 68.00% $3,513,834

4.00% 206,696$         
TOTAL EXPENSES $3,720,530
NET OPERATING INCOME $935,817
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $9,850,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $9,850,000
A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Industry 4.7% to 6.6%
Industry 3.2% to 4.5%

Industry average 4.8%
Industry 0.9% to 1.0%

Industry 7.8% to 7.9%

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

excluding tax 

Industry 4.2% to 4.9%
Industry 3.0% to 3.3%

INCOME ANALYSIS  - Industry Income Model

01-3802-00626-010 2019 Final Value

Value per room

Industry 38.4% to 45.2%

Copyright © Reserved by O'Connor & Associates

REVENUE PER AVAILABLE ROOM (RevPAR)  

185 2020 Noticed Value
1995

Full Service

Delta Hotels

1635 42nd St



PROPERTY DESCRIPTION: Tax Year 2020

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $16,408,000
YEAR BUILT 3.33
Class $88,6920 0 0 0 0 0

2019 2018 2017
$4,921,336 $5,260,244 $4,467,549

OCCUPANCY                            63.7% 69.1% 58.80%
Average Daily Rate (ADR) $114.50 $114.61 $108.61

$72.89 $79.14 $63.85
INCOME
Gross Room Rental Income 4,883,043$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 5.00% 244,152$         
Effective Gross Rental Income 5,127,195$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% $507,080
Adjusted taxable portion of revenue $4,620,115
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expense of effective gross income 68.00% $3,486,492

4.00% 205,088$         
TOTAL EXPENSES $3,691,580
NET OPERATING INCOME $928,535
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $9,770,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $9,770,000

REVENUE PER AVAILABLE ROOM (RevPAR)  

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Stabilized Revenue

Gross Revenue Multiplier

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

excluding tax 

Industry 3.2% to 4.5%
Industry 4.2% to 4.9%
Industry 3.0% to 3.3%
Industry average 4.8%
Industry 0.9% to 1.0%

Industry 38.4% to 45.2%

INCOME ANALYSIS  - Stabilized Revenue
Copyright © Reserved by O'Connor & Associates

Delta Hotels

4014 17th Ave S

01-3802-00626-010 2019 Final Value
185 2020 Noticed Value

1995
Full Service Value per room

Industry 7.8% to 7.9%
Industry 4.7% to 6.6%



PROPERTY DESCRIPTION: Tax Year 2020

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $16,408,000
YEAR BUILT Gross Revenue Multiplier 3.33
Class $88,692

2019 2018 2017
Room Revenue $4,921,336 $5,260,244 $4,467,549
OCCUPANCY                            63.7% 69.1% 58.8%
Average Daily Rate (ADR) $114.50 $114.61 $108.61

$72.89 $79.14 $63.85

INCOME
Gross Potential Revenue $114.50 $7,731,613
Stabilized occupancy (3 yr average) 63.9% (2,793,974)$    

$4,937,638
Other Income $386,581
Effective Gross Rental Income $5,324,219
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% -$526,565
Adjusted taxable portion of revenue $4,797,653
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expenses excluding tax & reserves 68.00% $3,620,469

4.00% $212,969
TOTAL EXPENSES $3,833,437
NET OPERATING INCOME $964,216
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $10,150,000
Rent Loss 0.2% (8,677)$           

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE (ROUNDED) $10,141,323

excluding tax 

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Industry average 4.8%
Industry 0.9% to 1.0%

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

Industry 3.0% to 3.3%

ADR x # of rooms x 365 days
Stabilized Vacancy

Gross Room Rental Income (Stabilized)
5.00%

Adjusted stabilized Revenue  2020

Industry 38.4% to 45.2%
Industry 7.8% to 7.9%
Industry 4.7% to 6.6%
Industry 3.2% to 4.5%
Industry 4.2% to 4.9%

REVENUE PER AVAILABLE ROOM (RevPAR)  

INCOME ANALYSIS  - Lease Up 3 yr Stabilized Occupancy 
Copyright © Reserved by O'Connor & Associates

Delta Hotels

1635 42nd St
312/00315-106-004 2020 Final Value

185 2021 Noticed Value
1995

Full Service Value per room



 
CY POR CY Act % CY Bud % Var CY Last Year %

 

        Revenue

114.79 4,921,335.72 56.10% 5,918,161.42 57.09% -996,825.70 5,260,243.63 56.33% Room Revenue

71.15 3,050,146.96 34.77% 3,416,808.00 32.96% -366,661.04 3,194,501.48 34.21% Food Revenue

17.50 750,185.92 8.55% 974,335.00 9.40% -224,149.08 835,396.53 8.95% Beverage Revenue

1.20 51,428.71 0.59% 56,300.00 0.54% -4,871.29 48,788.40 0.52% Miscellaneous Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

204.64 8,773,097.31 100.00% 10,365,604.42 100.00% -1,592,507.11 9,338,930.04 100.00% Total Revenue

         

         

        Departmental Expenses

32.06 1,374,653.28 27.93% 1,546,646.56 26.13% -171,993.28 1,312,669.34 24.95% Rooms 

59.91 2,568,363.51 84.20% 2,505,077.36 73.32% 63,286.15 2,625,825.88 82.20% Food

6.69 286,726.24 38.22% 434,910.00 44.64% -148,183.76 313,728.66 37.55% Beverage 

0.53 22,821.34 0.00% 26,220.00 0.00% -3,398.66 19,903.11 0.00% Telephone

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry

0.51 22,009.45 0.25% 24,715.00 0.24% -2,705.55 21,013.26 0.23% Other

         

99.71 4,274,573.82 48.72% 4,537,568.92 43.78% -262,995.10 4,293,140.25 45.97% Total Departmental Expenses

         

104.93 4,498,523.49 51.28% 5,828,035.50 56.22% -1,329,512.01 5,045,789.79 54.03% Gross Operating Profit

         

         

        Operating Expenses

17.39 745,347.34 8.50% 825,519.24 7.96% -80,171.90 825,973.70 8.84% Administrative 

9.51 407,867.31 4.65% 484,469.38 4.67% -76,602.07 350,608.91 3.75% Franchise Fees

6.33 271,211.48 3.09% 367,736.00 3.55% -96,524.52 361,825.86 3.87% Marketing

8.75 375,088.92 4.28% 506,863.50 4.89% -131,774.58 436,188.17 4.67% Sales

9.81 420,517.63 4.79% 441,126.00 4.26% -20,608.37 463,886.72 4.97% Property Operations

9.24 396,080.61 4.51% 437,843.00 4.22% -41,762.39 437,214.13 4.68% Energy

6.42 275,359.36 3.14% 310,968.13 3.00% -35,608.77 314,694.29 3.37% Management Fee

         

67.45 2,891,472.65 32.96% 3,374,525.25 32.56% -483,052.60 3,190,391.78 34.16% Total Operating Expenses

         

37.49 1,607,050.84 18.32% 2,453,510.25 23.67% -846,459.41 1,855,398.01 19.87% House Profit

         

         

        Fixed Expenses

5.54 237,600.00 2.71% 232,332.00 2.24% 5,268.00 214,615.16 2.30% Property Taxes & Specials

2.23 95,788.40 1.09% 106,009.00 1.02% -10,220.60 97,273.26 1.04% Insurance

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2019



7.78 333,388.40 3.80% 338,341.00 3.26% -4,952.60 311,888.42 3.34% Total Fixed Expenses

         

29.71 1,273,662.44 14.52% 2,115,169.25 20.41% -841,506.81 1,543,509.59 16.53% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

17.75 760,772.97 8.67% 766,351.77 7.39% -5,578.80 790,485.40 8.46% Interest Expense

-0.05 -1,987.11 -0.02% 0.00 0.00% -1,987.11 -204.19 0.00% Interest Income

         

17.70 758,785.86 8.65% 766,351.77 7.39% -7,565.91 790,281.21 8.46% Total Interest Income/Expense

         

         

        Other Income/Expense

0.00 0.00 0.00% 0.00 0.00% 0.00 -2,673.79 -0.03% Gain/(loss) on sale of property

         

0.00 0.00 0.00% 0.00 0.00% 0.00 -2,673.79 -0.03% Total Other Income/Expense

         

         

12.01 514,876.58 5.87% 1,348,817.48 13.01% -833,940.90 755,902.17 8.09% Net Operating Income

         

        Owner Expenses

8.48 363,605.05 4.14% 335,630.93 3.24% 27,974.12 394,404.64 4.22% Owner Expense

9.86 422,880.00 4.82% 0.00 0.00% 422,880.00 993,729.00 10.64% Depreciation and Amortization

         

18.35 786,485.05 8.96% 335,630.93 3.24% 450,854.12 1,388,133.64 14.86% Total Owner Expense

         

-6.34 -271,608.47 -3.10% 1,013,186.55 9.77% -1,284,795.02 -632,231.47 -6.77% Total Net Income

         

         

1.00 42,871.00  50,477.00  -7,606.00 46,433.00  Occupied Rooms - Total

0.00 72.00  0.00  -72.00 0.00  Complimentary Rooms

0.01 503.00  0.00  -503.00 0.00  Out of Order Rooms

0.00 112.00  0.00  -112.00 0.00  No Show Rooms

2 67,525  67,525  0 67,525  Available Rooms

         

0.00% 63.49%  74.75%  -11.26% 68.76%  Occupancy

0.00 114.79  117.24  -2.45 113.29  Average Daily Rate (ADR)

0.00 72.88  87.64  -14.76 77.90  Revenue per Available Room (REVPAR)



  
YTD POR CY Act % CY Bud % Var CY Last Year %

 

        Revenue

113.29 5,260,243.63 56.33% 5,621,436.10 51.13% -361,192.47 4,467,548.58 54.41% Room Revenue

68.80 3,194,501.48 34.21% 4,002,792.00 36.40% -808,290.52 2,964,797.51 36.11% Food Revenue

17.99 835,396.53 8.95% 1,332,921.00 12.12% -497,524.47 747,996.07 9.11% Beverage Revenue

1.05 48,788.40 0.52% 38,250.00 0.35% 10,538.40 30,528.76 0.37% Miscellaneous Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 345.07 0.00% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

201.13 9,338,930.04 100.00% 10,995,399.10 100.00% -1,656,469.06 8,211,215.99 100.00% Total Revenue

         

         

        Departmental Expenses

28.27 1,312,669.34 24.95% 1,499,949.80 26.68% -187,280.46 1,181,033.65 26.44% Rooms 

56.55 2,625,825.88 82.20% 3,020,124.14 75.45% -394,298.26 2,738,228.40 92.36% Food

6.76 313,728.66 37.55% 556,270.20 41.73% -242,541.54 336,210.08 44.95% Beverage 

0.43 19,903.11 0.00% 10,000.00 0.00% 9,903.11 11,605.33 3,363.18% Telephone

0.00 0.00 0.00% -0.02 0.00% 0.02 0.00 0.00% Laundry

0.45 21,013.26 0.23% 16,270.00 0.15% 4,743.26 22,425.45 0.27% Other

         

92.46 4,293,140.25 45.97% 5,102,614.13 46.41% -809,473.88 4,289,502.91 52.24% Total Departmental Expenses

         

108.67 5,045,789.79 54.03% 5,892,784.97 53.59% -846,995.18 3,921,713.08 47.76% Gross Operating Profit

         

         

        Operating Expenses

17.79 825,973.70 8.84% 775,471.58 7.05% 50,502.12 929,472.35 11.32% Administrative 

7.55 350,608.91 3.75% 404,337.76 3.68% -53,728.85 249,030.93 3.03% Franchise Fees

7.79 361,825.86 3.87% 330,957.00 3.01% 30,868.86 301,263.59 3.67% Marketing

9.39 436,188.17 4.67% 531,817.85 4.84% -95,629.68 361,806.64 4.41% Sales

9.99 463,886.72 4.97% 466,150.40 4.24% -2,263.68 417,227.43 5.08% Property Operations

9.42 437,214.13 4.68% 409,134.00 3.72% 28,080.13 401,100.63 4.88% Energy

6.78 314,694.29 3.37% 549,769.96 5.00% -235,075.67 409,489.22 4.99% Management Fee

         

68.71 3,190,391.78 34.16% 3,467,638.54 31.54% -277,246.76 3,069,390.79 37.38% Total Operating Expenses

         

39.96 1,855,398.01 19.87% 2,425,146.42 22.06% -569,748.41 852,322.29 10.38% House Profit

         

         

        Fixed Expenses

4.62 214,615.16 2.30% 265,160.00 2.41% -50,544.84 238,234.47 2.90% Property Taxes & Specials

2.09 97,273.26 1.04% 94,401.22 0.86% 2,872.04 88,851.54 1.08% Insurance

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2018



0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

6.72 311,888.42 3.34% 359,561.22 3.27% -47,672.80 327,086.01 3.98% Total Fixed Expenses

         

33.24 1,543,509.59 16.53% 2,065,585.21 18.79% -522,075.62 525,236.28 6.40% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

17.02 790,485.40 8.46% 759,824.10 6.91% 30,661.30 697,203.77 8.49% Interest Expense

0.00 -204.19 0.00% 0.00 0.00% -204.19 -322.89 0.00% Interest Income

         

17.02 790,281.21 8.46% 759,824.10 6.91% 30,457.11 696,880.88 8.49% Total Interest Income/Expense

         

         

        Other Income/Expense

-0.06 -2,673.79 -0.03% 0.00 0.00% -2,673.79 882,969.00 10.75% Gain/(loss) on sale of property

         

-0.06 -2,673.79 -0.03% 0.00 0.00% -2,673.79 882,969.00 10.75% Total Other Income/Expense

         

         

16.28 755,902.17 8.09% 1,305,761.11 11.88% -549,858.94 -1,054,613.60 -12.84% Net Operating Income

         

        Owner Expenses

8.49 394,404.64 4.22% 0.00 0.00% 394,404.64 1,017,263.94 12.39% Owner Expense

21.40 993,729.00 10.64% 422,880.00 3.85% 570,849.00 467,478.00 5.69% Depreciation and Amortization

         

29.90 1,388,133.64 14.86% 422,880.00 3.85% 965,253.64 1,484,741.94 18.08% Total Owner Expense

         

-13.62 -632,231.47 -6.77% 882,881.11 8.03% -1,515,112.58 -2,539,355.54 -30.93% Total Net Income

         

         

1 46,433  46,660  -227 41,664  Occupied Rooms

1 67,525  67,525  0 67,525  Available Rooms

         

0.00% 68.76%  69.10%  -0.34% 61.70%  Occupancy

0.00 113.29  120.48  -7.19 107.23  Average Daily Rate (ADR)

0.00 77.90  83.25  -5.35 66.16  Revenue per Available Room (REVPAR)



  
YTD POR CY Act % CY Bud % Var CY Last Year %

        Summary

         

Revenue

107.23 4467548.58 0.5441 5166263.71 0.583 -698715.13 4985744.95 0.5347 Room Revenue

71.16 2,964,797.51 36.11% 2,752,242.28 31.06% 212,555.23 3,339,618.77 35.82% Food Revenue

17.95 747,996.07 9.11% 883,153.75 9.97% -135,157.68 888,966.75 9.53% Beverage Revenue

0.73 30,528.76 0.37% 57,092.17 0.64% -26,563.41 108,447.00 1.16% Miscellaneous Revenue

0.01 345.07 0.00% 2,122.51 0.02% -1,777.44 1,203.63 0.01% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

197.08 8,211,215.99 100.00% 8,860,874.42 100.00% -649,658.43 9,323,981.10 100.00% Total Revenue

         

        

        Departmental Expenses

28.35 1,181,033.65 26.44% 1,318,053.38 25.51% -137,019.73 1,346,916.95 27.02% Rooms 

65.72 2,738,228.40 92.36% 2,294,318.85 83.36% 443,909.55 2,861,051.17 85.67% Food

8.07 336,210.08 44.95% 347,795.63 39.38% -11,585.55 380,662.91 42.82% Beverage 

0.28 11,605.33 3,363.18% 10,827.37 510.12% 777.96 8,827.79 733.43% Telephone

0.00 0.00 0.00% 0.02 0.00% -0.02 0.00 0.00% Laundry

0.54 22,425.45 73.46% 23,617.04 41.37% -1,191.59 24,281.28 22.39% Other

         

102.95 4,289,502.91 52.24% 3,994,612.29 45.08% 294,890.62 4,621,740.10 49.57% Total Departmental Expenses

         

94.13 3,921,713.08 47.76% 4,866,262.13 54.92% -944,549.05 4,702,241.00 50.43% Gross Operating Profit

         

        

        Operating Expenses

22.31 929,472.35 11.32% 905,629.04 10.22% 23843.31 898,527.73 9.64% Administrative 

5.98 249,030.93 3.03% 329,469.93 3.72% -80,439.00 195,039.16 2.09% Franchise Fees

7.23 301,263.59 3.67% 299,632.67 3.38% 1,630.92 231,465.19 2.48% Marketing

8.68 361,806.64 4.41% 416,102.96 4.70% -54,296.32 421,784.59 4.52% Sales

10.01 417,227.43 5.08% 438,389.20 4.95% -21,161.77 412,121.08 4.42% Property Operations

9.63 401,100.63 4.88% 452,395.28 5.11% -51,294.65 399,328.62 4.28% Energy

9.83 409,489.22 4.99% 434,800.49 4.91% -25,311.27 465,044.47 4.99% Management Fee

         

73.67 3,069,390.79 37.38% 3,276,419.57 36.98% -207,028.78 3,023,310.84 32.43% Total Operating Expenses

         

20.46 852,322.29 10.38% 1,589,842.56 17.94% -737,520.27 1,678,930.16 18.01% House Profit

         

        

        Fixed Expenses

5.72 238,234.47 2.90% 237,916.68 2.69% 317.79 223,699.48 2.40% Property Taxes & Specials

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2017



2.13 88,851.54 1.08% 87,549.99 0.99% 1301.55 81,733.22 0.88% Insurance

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

7.85 327,086.01 3.98% 325,466.67 3.67% 1,619.34 305,432.70 3.28% Total Fixed Expenses

         

12.61 525,236.28 6.40% 1,264,375.88 14.27% -739,139.60 1,373,497.46 14.73% Operating Income B/4 Interest/Other

 

        

        Interest Income/Expense

16.73 697,203.77 8.49% 677,291.08 7.64% 19,912.69 420,017.17 4.50% Mortgage Interest

-0.01 -322.89 0.00% -111.99 0.00% -210.90 -1344.45 -0.01% Interest Income

        

16.73 696880.88 8.49% 677179.09 7.64% 19701.79 418672.72 4.49% Total Interest Income/Expense

        

        Other Income/Expense

21.19 882969 0.1075 0 0 882969 0 0 Gain/(loss) on sale of property

         

21.19 882969.00 10.75% 0.00 0.00% 882969.00 0.00 0.00% Total Other Income/Expense

         

        

-25.31 -1,054,613.60 -12.84% 587,196.79 6.63% -1,641,810.39 954,824.74 10.24% Net Operating Income

         

        Partnership Expenses

24.42 1,017,263.94 12.39% 63,243.31 0.71% 954,020.63 329,000.54 3.53% Partnership Expense

11.18 465,707.00 5.67% 413,040.00 4.66% 52667.00 516,070.95 5.53% Depreciation

0.04 1771.00 0.02% 0.00 0.00% 1771.00 9,962.50 0.11% Amortization

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Penalty

         

35.64 1,484,741.94 18.08% 476,283.31 5.38% 1,008,458.63 855,033.99 9.17% Total Partnership Expense

         

-60.95 -2,539,355.54 -30.93% 110,913.48 1.25% -2,650,269.02 99,790.75 1.07% Total Net Income

         

         

1.00 41,664.00  46,900.00  -5,236.00 50,031.00  Occupied Rooms

1.62 67,525.00  67,525.00  0.00 67,710.00  Available Rooms

         

0.00% 61.70%  69.46%  -7.75% 73.89%  Occupancy

0.00 107.23  110.15  -2.93 99.65  Average Daily Rate (ADR)

0.00 66.16  76.51  -10.35 73.63  Revenue per Available Room (REVPAR)
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 53.4 58.9 90.8 111.48 100.14 111.3 59.56 58.95 101.0

Year To Date 63.7 66.5 95.7 114.50 108.25 105.8 72.89 71.99 101.3

Running 3 Month 62.1 63.6 97.7 112.11 103.41 108.4 69.66 65.78 105.9

Running 12 Month 63.7 66.5 95.7 114.50 108.25 105.8 72.89 71.99 101.3

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -6.0 9.0 -13.8 10.7 -2.5 13.5 4.0 6.3 -2.2

Year To Date -7.8 1.4 -9.1 -0.1 -0.1 0.1 -7.9 1.2 -9.0

Running 3 Month -2.8 6.4 -8.6 -1.2 -2.4 1.3 -4.0 3.8 -7.5

Running 12 Month -7.8 1.4 -9.1 -0.1 -0.1 0.1 -7.9 1.2 -9.0

Delta Hotel Fargo        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: FARDE        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2019        Date Created: January 17, 2020        Monthly Competitive Set Data Excludes Subject Property

December 2019

December 2019 vs. 2018 Percent Change (%)

Occupancy (%)

The STR STAR Report is a publication of STR, Inc. and STR Global, Ltd., and is intended solely for use by paid subscribers. Reproduction or distribution of the STR STAR Report, in whole or part, without written permission is prohibited and 
subject to legal action. If you have received this report and are NOT a subscriber to the STR STAR Report, please contact us immediately. Source: 2020 STR, Inc. / STR Global, Ltd. trading as “STR”.
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 58.8 54.7 107.4 106.26 102.60 103.6 62.48 56.15 111.3

Year To Date 58.8 63.7 92.2 108.61 108.95 99.7 63.85 69.46 91.9

Running 3 Month 62.8 59.1 106.3 108.52 104.73 103.6 68.14 61.89 110.1

Running 12 Month 58.8 63.7 92.2 108.61 108.95 99.7 63.85 69.46 91.9

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -0.7 6.9 -7.1 11.3 -2.1 13.7 10.5 4.7 5.6

Year To Date -19.6 2.7 -21.7 7.8 -2.2 10.3 -13.3 0.4 -13.7

Running 3 Month -2.3 1.6 -3.8 9.3 -2.6 12.2 6.8 -1.0 7.9

Running 12 Month -19.6 2.7 -21.7 7.8 -2.2 10.3 -13.3 0.4 -13.7

Delta Hotel Fargo        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: 59A24        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2017        Date Created: January 18, 2018        Monthly Competitive Set Data Excludes Subject Property

December 2017

December 2017 vs. 2016 Percent Change (%)

Occupancy (%)
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subject to legal action. If you have received this report and are NOT a subscriber to the STR STAR Report, please contact us immediately. Source: 2018 STR, Inc. / STR Global, Ltd. trading as “STR”.
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Property Description: ___ ____Delta Hotels____________________ 

Property Address:       __ 1635 42nd St             ________ 

County and State:      ___ ___Cass County, ND_______________ 

Real Property Account: _____01-3802-00626-010 ____________ 

Notice Value:                 __$13,946,800________________________  

Tax Year:                        ____2021___________________ 

2021 Tax Year Appeal Evidence 

 

A. Income Approach Valuation 

 

Income Analysis based on Industry model:   $5,330,000 

Income Analysis based on Stabilized model:   $8,570,000 

Income Analysis – 3-year Stabilized Occupancy  $7,357,388 
 

 

 

 

OPINION OF VALUE:    $7,357,388 



PROPERTY DESCRIPTION: Tax Year 2021

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $13,946,800
YEAR BUILT Gross Revenue Multiplier 5.24
Class $75,388

2020 2019 2018
Room Revenue $2,662,565 $4,921,336 $5,260,244
OCCUPANCY                            38.6% 63.7% 69.1%
Average Daily Rate (ADR) 101.96$          114.50$       114.61$           

$39.32 $72.89 $79.14
INCOME
Gross Room Rental Income 2,662,565$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 5.00% 133,128$         
Effective Gross Rental Income 2,795,694$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% $276,494
Adjusted taxable portion of revenue $2,519,199
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expense of effective gross income 68.00% $1,901,072

4.00% 111,828$         
TOTAL EXPENSES $2,012,899
NET OPERATING INCOME $506,300
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $5,330,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $5,330,000
A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Industry 4.7% to 6.6%
Industry 3.2% to 4.5%

Industry average 4.8%
Industry 0.9% to 1.0%

Industry 7.8% to 7.9%

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

excluding tax 

Industry 4.2% to 4.9%
Industry 3.0% to 3.3%

INCOME ANALYSIS  - Industry Income Model

01-3802-00626-010 2020 Final Value

Value per room

Industry 38.4% to 45.2%

Copyright © Reserved by O'Connor & Associates

REVENUE PER AVAILABLE ROOM (RevPAR)  

185 2021 Noticed Value
1995

Full Service

Delta Hotels

1635 42nd St



PROPERTY DESCRIPTION: Tax Year 2021

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $13,946,800
YEAR BUILT 5.24
Class $75,3880 0 0 0 0 0

2020 2019 2018
$2,662,565 $4,921,336 $5,260,244

OCCUPANCY                            38.6% 63.7% 69.09%
Average Daily Rate (ADR) $101.96 $114.50 $114.61

$39.32 $72.89 $79.14
INCOME
Gross Room Rental Income 4,281,382$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 5.00% 214,069$         
Effective Gross Rental Income 4,495,451$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% $444,600
Adjusted taxable portion of revenue $4,050,851
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expense of effective gross income 68.00% $3,056,906

4.00% 179,818$         
TOTAL EXPENSES $3,236,724
NET OPERATING INCOME $814,126
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $8,570,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $8,570,000

REVENUE PER AVAILABLE ROOM (RevPAR)  

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Stabilized Revenue

Gross Revenue Multiplier

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

excluding tax 

Industry 3.2% to 4.5%
Industry 4.2% to 4.9%
Industry 3.0% to 3.3%
Industry average 4.8%
Industry 0.9% to 1.0%

Industry 38.4% to 45.2%

INCOME ANALYSIS  - Stabilized Revenue
Copyright © Reserved by O'Connor & Associates

Delta Hotels

4014 17th Ave S

01-3802-00626-010 2020 Final Value
185 2021 Noticed Value

1995
Full Service Value per room

Industry 7.8% to 7.9%
Industry 4.7% to 6.6%



PROPERTY DESCRIPTION: Tax Year 2021

LOCATION: Cass

ACCT # $16,408,000
# of ROOMS $13,946,800
YEAR BUILT Gross Revenue Multiplier 5.24
Class $75,388

2020 2019 2018
Room Revenue $2,662,565 $4,921,336 $5,260,244
OCCUPANCY                            38.6% 63.7% 69.1%
Average Daily Rate (ADR) $101.96 $114.50 $114.61

$39.32 $72.89 $79.14

INCOME
Gross Potential Revenue $101.96 $6,884,849
Stabilized occupancy (3 yr average) 57.1% (2,951,559)$    

$3,933,290
Other Income $344,242
Effective Gross Rental Income $4,277,532
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.89% -$423,048
Adjusted taxable portion of revenue $3,854,484
EXPENSES (Sources - HVS and STR Analytics survey of 5400+ hotels, and various CAD manuals)
Rooms, Food & Beverage, telephones, others
Administrative & General
Marketing
Utilities
Property Operation & Maintenance
Management Fees
Franchise Fees - Royalties portion (per flag)
Insurance (depends on area)
Property Taxes (per location)
Total expenses excluding tax & reserves 68.00% $2,908,722

4.00% $171,101
TOTAL EXPENSES $3,079,823
NET OPERATING INCOME $774,661
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $8,150,000
Rent Loss 18.5% (792,612)$       

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE (ROUNDED) $7,357,388

excluding tax 

A significant portion of a hotel's value lies in its flag which provides name recognition, national marketing campaign, 
reservation system, management, and quality control.  These are Intangible Business Enterprise Value (BEV) that 
must be deducted in order to derive at the taxable real property value. BEV is the Net increase in revenue derived 

from the flag, less fees paid to the franchise. The Rushmore Approach deducts franchise fees but not additional BEV 
is under the misconception that intangible Business Value is equal to the fees paid to the franchise.  No one would 

purchase a franchise to have a Net Zero Gain!  

Industry average 4.8%
Industry 0.9% to 1.0%

Industry 67% to 78.2%
Reserves for Replacement & FF&E (depends on age) Industry 2% to 6%

Industry 3.0% to 3.3%

ADR x # of rooms x 365 days
Stabilized Vacancy

Gross Room Rental Income (Stabilized)
5.00%

Adjusted stabilized Revenue  2020

Industry 38.4% to 45.2%
Industry 7.8% to 7.9%
Industry 4.7% to 6.6%
Industry 3.2% to 4.5%
Industry 4.2% to 4.9%

REVENUE PER AVAILABLE ROOM (RevPAR)  

INCOME ANALYSIS  - Lease Up 3 yr Stabilized Occupancy 
Copyright © Reserved by O'Connor & Associates

Delta Hotels

1635 42nd St
312/00315-106-004 2020 Final Value

185 2021 Noticed Value
1995

Full Service Value per room



 Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

 Split Income Statement/OC

 As of 12/31/2020

 

Revenue
102.60 2,662,565.31 63.68% 3,882,754.06 55.46%-1,220,188.75 4,921,335.72 56.10% Room Revenue 90.44 189,283.35 66.96%101.75 222,934.25 55.52%-33,650.90 341,042.29 42.84%
44.14 1,145,435.10 27.39% 2,434,382.94 34.77%-1,288,947.84 3,050,146.96 34.77% Food Revenue 29.65 62,057.94 21.95% 56.26 123,265.61 30.70%-61,207.67 361,572.12 45.41%
12.34 320,340.81 7.66% 631,145.55 9.02% -310,804.74 750,185.92 8.55% Beverage Revenue 12.11 25,337.61 8.96% 23.73 52,000.00 12.95%-26,662.39 90,336.91 11.35%
2.05 53,136.85 1.27% 52,355.07 0.75% 781.78 51,428.71 0.59% Miscellaneous Revenue 2.86 5,988.15 2.12% 1.53 3,352.23 0.83% 2,635.92 3,207.64 0.40%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Telephone Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%

 

161.13 4,181,478.07 100.00% 7,000,637.62 100.00%-2,819,159.55 8,773,097.31 100.00% Total Revenue 135.05 282,667.05 100.00%183.27 401,552.09 100.00%-118,885.04 796,158.96 100.00%
 

 
Departmental Expenses

28.74 745,834.47 28.01% 1,104,580.98 28.45% -358,746.51 1,374,653.28 27.93% Rooms 11.39 23,842.79 12.60% 34.11 74,729.61 33.52%-50,886.82 110,671.57 32.45%
36.40 944,501.85 82.46% 1,601,706.37 65.80% -657,204.52 2,568,363.51 84.20% Food 18.10 37,876.34 61.03% 43.42 95,134.03 77.18%-57,257.69 257,308.81 71.16%
4.25 110,338.53 34.44% 232,181.10 36.79% -121,842.57 286,726.24 38.22% Beverage 3.11 6,506.96 25.68% 8.73 19,137.44 36.80%-12,630.48 22,166.64 24.54%
0.82 21,374.13 0.00% 22,674.03 0.00% -1,299.90 23,405.34 0.00% Telephone 0.71 1,486.61 0.00% 0.71 1,547.75 0.00% -61.14 1,705.77 0.00%

-0.10 -2,622.83 -0.06% 3,757.25 0.05% -6,380.08 0.00 0.00% Laundry -1.25 -2,622.83 -0.93% 0.11 240.57 0.06% -2,863.40 0.00 0.00%
0.83 21,650.08 0.52% 21,301.37 0.30% 348.71 22,009.45 0.25% Other 1.15 2,412.31 0.85% 0.62 1,363.90 0.34% 1,048.41 2,449.43 0.31%

 

70.94 1,841,076.23 44.03% 2,986,201.10 42.66%-1,145,124.87 4,275,157.82 48.73% Total Departmental Expenses 33.21 69,502.18 24.59% 87.70 192,153.30 47.85%-122,651.12 394,302.22 49.53%
 

90.19 2,340,401.84 55.97% 4,014,436.52 57.34%-1,674,034.68 4,497,939.49 51.27% Gross Operating Profit 101.85 213,164.87 75.41% 95.57 209,398.79 52.15% 3,766.08 401,856.74 50.47%
 

 

Operating Expenses

17.96 466,090.30 11.15% 612,801.43 8.75% -146,711.13 745,347.34 8.50% Administrative 12.28 25,700.94 9.09% 18.51 40,556.32 10.10%-14,855.38 54,553.58 6.85%
4.72 122,423.38 2.93% 174,723.94 2.50% -52,300.56 407,867.31 4.65% Franchise Fees 4.52 9,456.91 3.35% 4.58 10,032.04 2.50% -575.13 30,649.18 3.85%

11.93 309,608.89 7.40% 413,612.62 5.91% -104,003.73 271,211.48 3.09% Marketing 10.96 22,948.61 8.12% 11.17 24,467.71 6.09% -1,519.10 21,170.15 2.66%
10.62 275,657.31 6.59% 439,845.00 6.28% -164,187.69 375,088.92 4.28% Sales 9.31 19,480.97 6.89% 12.44 27,257.00 6.79% -7,776.03 32,123.93 4.03%
12.33 319,891.14 7.65% 404,083.83 5.77% -84,192.69 420,517.63 4.79% Property Operations 8.29 17,349.86 6.14% 13.40 29,352.80 7.31%-12,002.94 41,371.04 5.20%
11.75 304,919.90 7.29% 356,874.39 5.10% -51,954.49 396,080.61 4.51% Energy 16.55 34,639.40 12.25% 15.44 33,835.31 8.43% 804.09 41,147.08 5.17%
4.83 125,403.34 3.00% 210,019.13 3.00% -84,615.79 275,359.36 3.14% Management Fee 4.08 8,540.73 3.02% 5.50 12,046.56 3.00% -3,505.83 21,881.10 2.75%

 

74.14 1,923,994.26 46.01% 2,611,960.34 37.31% -687,966.08 2,891,472.65 32.96% Total Operating Expenses 65.99 138,117.42 48.86% 81.04 177,547.74 44.22%-39,430.32 242,896.06 30.51%
 

16.05 416,407.58 9.96% 1,402,476.18 20.03% -986,068.60 1,606,466.84 18.31% House Profit 35.86 75,047.45 26.55% 14.54 31,851.05 7.93% 43,196.40 158,960.68 19.97%
 

 
Fixed Expenses

8.77 227,571.69 5.44% 237,600.00 3.39% -10,028.31 237,600.00 2.71% Property Taxes & Specials 12.84 26,880.00 9.51% 9.04 19,800.00 4.93% 7,080.00 19,800.00 2.49%
3.21 83,248.63 1.99% 98,069.40 1.40% -14,820.77 95,788.40 1.09% Insurance 3.53 7,391.11 2.61% 3.88 8,494.20 2.12% -1,103.09 7,722.01 0.97%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%

 

11.98 310,820.32 7.43% 335,669.40 4.79% -24,849.08 333,388.40 3.80% Total Fixed Expenses 16.37 34,271.11 12.12% 12.91 28,294.20 7.05% 5,976.91 27,522.01 3.46%
 

4.07 105,587.26 2.53% 1,066,806.78 15.24% -961,219.52 1,273,078.44 14.51% Operating Income B/4 Interest/Other 19.48 40,776.34 14.43% 1.62 3,556.85 0.89% 37,219.49 131,438.67 16.51%
 

 

Interest Income/Expense

30.30 786,370.55 18.81% 765,152.96 10.93% 21,217.59 760,772.97 8.67% Interest Expense -3.55 -7,437.14 -2.63% 29.16 63,899.62 15.91%-71,336.76 2,812.42 0.35%
0.00 -85.47 0.00% 0.00 0.00% -85.47 -1,987.11 -0.02% Interest Income 0.00 -8.42 0.00% 0.00 0.00 0.00% -8.42 -18.07 0.00%

 

30.30 786,285.08 18.80% 765,152.96 10.93% 21,132.12 758,785.86 8.65% Total Interest Income/Expense -3.56 -7,445.56 -2.63% 29.16 63,899.62 15.91%-71,345.18 2,794.35 0.35%
 

 

Other Income/Expense

-3,000.00 0.00 3,000.00 0.00 Gain/Loss on Sale of Fixed Assets 0.00 0.00 0.00 0.00 0.00
5.80 150,537.32 3.60% 0.00 0.00% 150,537.32 0.00 0.00% Miscellaneous Income 54.95 115,000.00 40.68% 0.00 0.00 0.00%115,000.00 0.00 0.00%

 

5.69 147,537.32 3.53% 0.00 0.00% 147,537.32 0.00 0.00% Total Other Income/Expense 54.95 115,000.00 40.68% 0.00 0.00 0.00%115,000.00 0.00 0.00%

CY POR CY Act % CY Bud % Var CY Last Year % CM POR CM Act %
CM Bud

POR CM Bud % Var
CM Last

Year %



 

 

-20.31 -527,160.50 -12.61% 301,653.82 4.31% -828,814.32 514,292.58 5.86% Net Operating Income 77.98 163,221.90 57.74% -27.54 -60,342.77 -15.03%223,564.67 128,644.32 16.16%
 

Owner Expenses

9.46 245,624.14 5.87% 238,791.42 3.41% 6,832.72 355,616.63 4.05% Owner Expense -79.81-167,052.34 -59.10% 9.34 20,462.50 5.10%-187,514.84 21,948.11 2.76%
41.34 1,072,937.43 25.66% 642,222.00 9.17% 430,715.43 1,033,988.00 11.79% Depreciation and Amortization 42.77 89,526.82 31.67% 48.85 107,037.00 26.66%-17,510.18 646,348.00 81.18%

 

50.81 1,318,561.57 31.53% 881,013.42 12.58% 437,548.15 1,389,604.63 15.84% Total Owner Expense -37.04 -77,525.52 -27.43% 58.19 127,499.50 31.75%-205,025.02 668,296.11 83.94%
 

-71.12-1,845,722.07 -44.14% -579,359.60 -8.28%-1,266,362.47 -875,312.05 -9.98% Total Net Income 115.03 240,747.42 85.17% -85.73-187,842.27 -46.78%428,589.69-539,651.79 -67.78%
 

 

1.00 25,951.00 34,219.00 -8,268.00 42,804.00 Occupied Rooms - Total 1.00 2,093.00 1.00 2,191.00 -98.00 3,044.00
0.01 145.00 0.00 -145.00 72.00 Complimentary Rooms 0.00 7.00 0.00 0.00 -7.00 20.00
0.32 8,383.00 0.00 -8,383.00 503.00 Out of Order Rooms 0.03 57.00 0.00 0.00 -57.00 184.00
0.01 378.00 0.00 -378.00 112.00 No Show Rooms 0.01 19.00 0.00 0.00 -19.00 93.00

3 67,710 67,710 0 67,525 Available Rooms 3 5,735 3 5,735 0 5,735
 

0.00% 38.33% 50.54% -12.21% 63.39% Occupancy 0.02% 36.50% 0.02% 38.20% -1.71% 53.08%
0.00 102.60 113.47 -10.87 114.97 Average Daily Rate (ADR) 0.04 90.44 0.05 101.75 -11.31 112.04
0.00 39.32 57.34 -18.02 72.88 Revenue per Available Room (REVPAR) 0.02 33.00 0.02 38.87 -5.87 59.47

CY POR CY Act % CY Bud % Var CY Last Year % CM POR CM Act %
CM Bud

POR CM Bud % Var
CM Last

Year %



 
CY POR CY Act % CY Bud % Var CY Last Year %

 

        Revenue

114.79 4,921,335.72 56.10% 5,918,161.42 57.09% -996,825.70 5,260,243.63 56.33% Room Revenue

71.15 3,050,146.96 34.77% 3,416,808.00 32.96% -366,661.04 3,194,501.48 34.21% Food Revenue

17.50 750,185.92 8.55% 974,335.00 9.40% -224,149.08 835,396.53 8.95% Beverage Revenue

1.20 51,428.71 0.59% 56,300.00 0.54% -4,871.29 48,788.40 0.52% Miscellaneous Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

204.64 8,773,097.31 100.00% 10,365,604.42 100.00% -1,592,507.11 9,338,930.04 100.00% Total Revenue

         

         

        Departmental Expenses

32.06 1,374,653.28 27.93% 1,546,646.56 26.13% -171,993.28 1,312,669.34 24.95% Rooms 

59.91 2,568,363.51 84.20% 2,505,077.36 73.32% 63,286.15 2,625,825.88 82.20% Food

6.69 286,726.24 38.22% 434,910.00 44.64% -148,183.76 313,728.66 37.55% Beverage 

0.53 22,821.34 0.00% 26,220.00 0.00% -3,398.66 19,903.11 0.00% Telephone

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry

0.51 22,009.45 0.25% 24,715.00 0.24% -2,705.55 21,013.26 0.23% Other

         

99.71 4,274,573.82 48.72% 4,537,568.92 43.78% -262,995.10 4,293,140.25 45.97% Total Departmental Expenses

         

104.93 4,498,523.49 51.28% 5,828,035.50 56.22% -1,329,512.01 5,045,789.79 54.03% Gross Operating Profit

         

         

        Operating Expenses

17.39 745,347.34 8.50% 825,519.24 7.96% -80,171.90 825,973.70 8.84% Administrative 

9.51 407,867.31 4.65% 484,469.38 4.67% -76,602.07 350,608.91 3.75% Franchise Fees

6.33 271,211.48 3.09% 367,736.00 3.55% -96,524.52 361,825.86 3.87% Marketing

8.75 375,088.92 4.28% 506,863.50 4.89% -131,774.58 436,188.17 4.67% Sales

9.81 420,517.63 4.79% 441,126.00 4.26% -20,608.37 463,886.72 4.97% Property Operations

9.24 396,080.61 4.51% 437,843.00 4.22% -41,762.39 437,214.13 4.68% Energy

6.42 275,359.36 3.14% 310,968.13 3.00% -35,608.77 314,694.29 3.37% Management Fee

         

67.45 2,891,472.65 32.96% 3,374,525.25 32.56% -483,052.60 3,190,391.78 34.16% Total Operating Expenses

         

37.49 1,607,050.84 18.32% 2,453,510.25 23.67% -846,459.41 1,855,398.01 19.87% House Profit

         

         

        Fixed Expenses

5.54 237,600.00 2.71% 232,332.00 2.24% 5,268.00 214,615.16 2.30% Property Taxes & Specials

2.23 95,788.40 1.09% 106,009.00 1.02% -10,220.60 97,273.26 1.04% Insurance

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2019



7.78 333,388.40 3.80% 338,341.00 3.26% -4,952.60 311,888.42 3.34% Total Fixed Expenses

         

29.71 1,273,662.44 14.52% 2,115,169.25 20.41% -841,506.81 1,543,509.59 16.53% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

17.75 760,772.97 8.67% 766,351.77 7.39% -5,578.80 790,485.40 8.46% Interest Expense

-0.05 -1,987.11 -0.02% 0.00 0.00% -1,987.11 -204.19 0.00% Interest Income

         

17.70 758,785.86 8.65% 766,351.77 7.39% -7,565.91 790,281.21 8.46% Total Interest Income/Expense

         

         

        Other Income/Expense

0.00 0.00 0.00% 0.00 0.00% 0.00 -2,673.79 -0.03% Gain/(loss) on sale of property

         

0.00 0.00 0.00% 0.00 0.00% 0.00 -2,673.79 -0.03% Total Other Income/Expense

         

         

12.01 514,876.58 5.87% 1,348,817.48 13.01% -833,940.90 755,902.17 8.09% Net Operating Income

         

        Owner Expenses

8.48 363,605.05 4.14% 335,630.93 3.24% 27,974.12 394,404.64 4.22% Owner Expense

9.86 422,880.00 4.82% 0.00 0.00% 422,880.00 993,729.00 10.64% Depreciation and Amortization

         

18.35 786,485.05 8.96% 335,630.93 3.24% 450,854.12 1,388,133.64 14.86% Total Owner Expense

         

-6.34 -271,608.47 -3.10% 1,013,186.55 9.77% -1,284,795.02 -632,231.47 -6.77% Total Net Income

         

         

1.00 42,871.00  50,477.00  -7,606.00 46,433.00  Occupied Rooms - Total

0.00 72.00  0.00  -72.00 0.00  Complimentary Rooms

0.01 503.00  0.00  -503.00 0.00  Out of Order Rooms

0.00 112.00  0.00  -112.00 0.00  No Show Rooms

2 67,525  67,525  0 67,525  Available Rooms

         

0.00% 63.49%  74.75%  -11.26% 68.76%  Occupancy

0.00 114.79  117.24  -2.45 113.29  Average Daily Rate (ADR)

0.00 72.88  87.64  -14.76 77.90  Revenue per Available Room (REVPAR)



  
YTD POR CY Act % CY Bud % Var CY Last Year %

 

        Revenue

113.29 5,260,243.63 56.33% 5,621,436.10 51.13% -361,192.47 4,467,548.58 54.41% Room Revenue

68.80 3,194,501.48 34.21% 4,002,792.00 36.40% -808,290.52 2,964,797.51 36.11% Food Revenue

17.99 835,396.53 8.95% 1,332,921.00 12.12% -497,524.47 747,996.07 9.11% Beverage Revenue

1.05 48,788.40 0.52% 38,250.00 0.35% 10,538.40 30,528.76 0.37% Miscellaneous Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 345.07 0.00% Telephone Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Revenue

         

201.13 9,338,930.04 100.00% 10,995,399.10 100.00% -1,656,469.06 8,211,215.99 100.00% Total Revenue

         

         

        Departmental Expenses

28.27 1,312,669.34 24.95% 1,499,949.80 26.68% -187,280.46 1,181,033.65 26.44% Rooms 

56.55 2,625,825.88 82.20% 3,020,124.14 75.45% -394,298.26 2,738,228.40 92.36% Food

6.76 313,728.66 37.55% 556,270.20 41.73% -242,541.54 336,210.08 44.95% Beverage 

0.43 19,903.11 0.00% 10,000.00 0.00% 9,903.11 11,605.33 3,363.18% Telephone

0.00 0.00 0.00% -0.02 0.00% 0.02 0.00 0.00% Laundry

0.45 21,013.26 0.23% 16,270.00 0.15% 4,743.26 22,425.45 0.27% Other

         

92.46 4,293,140.25 45.97% 5,102,614.13 46.41% -809,473.88 4,289,502.91 52.24% Total Departmental Expenses

         

108.67 5,045,789.79 54.03% 5,892,784.97 53.59% -846,995.18 3,921,713.08 47.76% Gross Operating Profit

         

         

        Operating Expenses

17.79 825,973.70 8.84% 775,471.58 7.05% 50,502.12 929,472.35 11.32% Administrative 

7.55 350,608.91 3.75% 404,337.76 3.68% -53,728.85 249,030.93 3.03% Franchise Fees

7.79 361,825.86 3.87% 330,957.00 3.01% 30,868.86 301,263.59 3.67% Marketing

9.39 436,188.17 4.67% 531,817.85 4.84% -95,629.68 361,806.64 4.41% Sales

9.99 463,886.72 4.97% 466,150.40 4.24% -2,263.68 417,227.43 5.08% Property Operations

9.42 437,214.13 4.68% 409,134.00 3.72% 28,080.13 401,100.63 4.88% Energy

6.78 314,694.29 3.37% 549,769.96 5.00% -235,075.67 409,489.22 4.99% Management Fee

         

68.71 3,190,391.78 34.16% 3,467,638.54 31.54% -277,246.76 3,069,390.79 37.38% Total Operating Expenses

         

39.96 1,855,398.01 19.87% 2,425,146.42 22.06% -569,748.41 852,322.29 10.38% House Profit

         

         

        Fixed Expenses

4.62 214,615.16 2.30% 265,160.00 2.41% -50,544.84 238,234.47 2.90% Property Taxes & Specials

2.09 97,273.26 1.04% 94,401.22 0.86% 2,872.04 88,851.54 1.08% Insurance

Company: Paramount Hotel Limited Partnership  Property: Delta Hotel by Marriott Fargo

Split Income Statement/OC

As of 12/31/2018



0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Lease Expense

         

6.72 311,888.42 3.34% 359,561.22 3.27% -47,672.80 327,086.01 3.98% Total Fixed Expenses

         

33.24 1,543,509.59 16.53% 2,065,585.21 18.79% -522,075.62 525,236.28 6.40% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

17.02 790,485.40 8.46% 759,824.10 6.91% 30,661.30 697,203.77 8.49% Interest Expense

0.00 -204.19 0.00% 0.00 0.00% -204.19 -322.89 0.00% Interest Income

         

17.02 790,281.21 8.46% 759,824.10 6.91% 30,457.11 696,880.88 8.49% Total Interest Income/Expense

         

         

        Other Income/Expense

-0.06 -2,673.79 -0.03% 0.00 0.00% -2,673.79 882,969.00 10.75% Gain/(loss) on sale of property

         

-0.06 -2,673.79 -0.03% 0.00 0.00% -2,673.79 882,969.00 10.75% Total Other Income/Expense

         

         

16.28 755,902.17 8.09% 1,305,761.11 11.88% -549,858.94 -1,054,613.60 -12.84% Net Operating Income

         

        Owner Expenses

8.49 394,404.64 4.22% 0.00 0.00% 394,404.64 1,017,263.94 12.39% Owner Expense

21.40 993,729.00 10.64% 422,880.00 3.85% 570,849.00 467,478.00 5.69% Depreciation and Amortization

         

29.90 1,388,133.64 14.86% 422,880.00 3.85% 965,253.64 1,484,741.94 18.08% Total Owner Expense

         

-13.62 -632,231.47 -6.77% 882,881.11 8.03% -1,515,112.58 -2,539,355.54 -30.93% Total Net Income

         

         

1 46,433  46,660  -227 41,664  Occupied Rooms

1 67,525  67,525  0 67,525  Available Rooms

         

0.00% 68.76%  69.10%  -0.34% 61.70%  Occupancy

0.00 113.29  120.48  -7.19 107.23  Average Daily Rate (ADR)

0.00 77.90  83.25  -5.35 66.16  Revenue per Available Room (REVPAR)
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 36.6 30.6 119.6 90.07 81.07 111.1 32.98 24.83 132.8

Year To Date 38.6 39.5 97.6 101.96 93.93 108.5 39.32 37.13 105.9

Running 3 Month 35.2 37.6 93.5 92.08 84.35 109.2 32.37 31.73 102.0

Running 12 Month 38.6 39.5 97.6 101.96 93.93 108.5 39.32 37.13 105.9

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -31.5 -48.0 31.7 -19.2 -18.9 -0.3 -44.6 -57.8 31.3

Year To Date -39.4 -40.6 1.9 -11.0 -13.1 2.5 -46.1 -48.3 4.4

Running 3 Month -43.4 -40.9 -4.3 -17.9 -18.4 0.6 -53.5 -51.7 -3.8

Running 12 Month -39.4 -40.6 1.9 -11.0 -13.1 2.5 -46.1 -48.3 4.4

Delta Hotel Fargo        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: FARDE        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2020        Date Created: January 20, 2021        Monthly Competitive Set Data Excludes Subject Property

December 2020

December 2020 vs. 2019 Percent Change (%)

Occupancy (%)
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Tab 5 - Response Report

This Year
Dec 11th - First Day of Hanukkah
Dec 24th - Christmas Eve
Dec 25th - Christmas Day
Dec 26th - First Day of Kwanzaa
Dec 31st - New Year's Eve  

Last Year
Dec 23rd - First Day of Hanukkah
Dec 24th - Christmas Eve
Dec 25th - Christmas Day
Dec 26th - First Day of Kwanzaa
Dec 31st - New Year's Eve
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32673 Delta Hotel Fargo Fargo, ND 58103-3323 (701) 277-9000 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
328 Holiday Inn Fargo Fargo, ND 58103-3301 (701) 282-2700 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
9613 Radisson Blu Hotel Fargo Fargo, ND 58102-4827 (701) 232-7363 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
30047 Holiday Inn Express Fargo West Acres Fargo, ND 58103-2100 (701) 282-2000 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
45640 Courtyard Moorhead Moorhead, MN 56560-4406 (218) 284-1000 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
60121 Hilton Garden Inn Fargo Fargo, ND 58103-6200 (701) 499-6000 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ○ ● ● ● ● ● ● ●
61628 Hampton by Hilton Inn & Suites Fargo Medical CenterFargo, ND 58104-8901 (701) 356-8070 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ○
63143 DoubleTree by Hilton Hotel West Fargo West Fargo, ND 58078-2696 (701) 551-0120 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
63333 element Fargo West Fargo, ND 58078 (701) 478-5333 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●

Data received: 

○ = Monthly Only

● = Monthly & Daily

This STR Report is a publication of STR, LLC and STR Global, Ltd., CoStar Group companies, and is intended solely for use by paid subscribers. The information in the STR Report is provided on an “as is” and “as available” basis and should not be construed as 

investment, tax, accounting or legal advice. Reproduction or distribution of this STR Report, in whole or part, without written permission is prohibited and subject to legal action. If you have received this report and are NOT a subscriber to this STR Report, please contact us 
immediately. Source: 2021 STR, LLC / STR Global, Ltd. trading as “STR”. © CoStar Realty Information, Inc.
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Tab 2 - Monthly Performance at a Glance - My Property vs. Competitive Set

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month 53.4 58.9 90.8 111.48 100.14 111.3 59.56 58.95 101.0

Year To Date 63.7 66.5 95.7 114.50 108.25 105.8 72.89 71.99 101.3

Running 3 Month 62.1 63.6 97.7 112.11 103.41 108.4 69.66 65.78 105.9

Running 12 Month 63.7 66.5 95.7 114.50 108.25 105.8 72.89 71.99 101.3

My Prop Comp Set Index (MPI) My Prop Comp Set Index (ARI) My Prop Comp Set Index (RGI)

Current Month -6.0 9.0 -13.8 10.7 -2.5 13.5 4.0 6.3 -2.2

Year To Date -7.8 1.4 -9.1 -0.1 -0.1 0.1 -7.9 1.2 -9.0

Running 3 Month -2.8 6.4 -8.6 -1.2 -2.4 1.3 -4.0 3.8 -7.5

Running 12 Month -7.8 1.4 -9.1 -0.1 -0.1 0.1 -7.9 1.2 -9.0

Delta Hotel Fargo        1635 42nd St SW        Fargo, ND 58103-3323        Phone: (701) 277-9000

STR # 32673        ChainID: FARDE        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2019        Date Created: January 17, 2020        Monthly Competitive Set Data Excludes Subject Property

December 2019

December 2019 vs. 2018 Percent Change (%)

Occupancy (%)
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