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Staff Report for Abatement 4513 - 4515 
 
Thursday, January 20, 2022 
 
City: Fargo 
Appellant: Emerald Hospitality, LLC – Represented by Fredrikson & Byron, P.A. 
Location: 4041 17th Ave S  
Parcel Number: 01-8652-00200-000 
Issue: Applicant is requesting a reduction in value for the taxable years 2021, 2020, & 2019 
 
Summary 
 
The property, more commonly known as the Candlewood Suites, is a 57,964 square foot hotel built in 
2015 with 96 rooms. The land was purchased in 2015 for $1,550,000 and the declared construction costs, 
including the land, is $8,950,000. 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 $5,837,000 down to $3,610,000 
    2020 – From $5,837,000 down to $3,426,215 
    2021 – From $4,961,500 down to $2,757,217 
 
Analysis 
 
The income analysis provided by the appellant is property specific and does not reflect how similar 
properties would produce. For an income analysis to effectively work for mass appraisal purposes, 
consideration must be given to local market rates (e.g. vacancy, room, expenses, etc.). No consideration 
was given to the cost approach or sales approach to value. 
 
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 4513-4515  





 
 
 
 

 
 

 

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 Candlewood Suites hotel, under the ownership of Emerald Hospitality, LLC, 
located at 4014 17 Ave S. and is requesting a value reduction for three years: 
      
    2019 – From $5,837,000 down to $3,610,000 
    2020 – From $5,837,000 down to $3,426,215 
    2021 – From $4,961,500 down to $2,757,217 
 
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 4017 17 Ave S. and retain the 2019 value. 
 
Denial of the Application of Abatement or Refund of Taxes on 4017 17 Ave S. and retain the 2020 value. 
 
Denial of the Application of Abatement or Refund of Taxes on 4017 17 Ave S. and retain the 2021 value. 
 
 
 
 
Sincerely, 
 
        
Michael Splonskowski  
Fargo City Assessor 



Candlewood Suites     4014 17 Ave S 
Parcel Number: 01-8652-00200-000  Owner: Emerald Hospitality LLC 

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:   Emerald Hospitality, LLC 

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

      

Assessed Value(s) 2019 $ 5,837,000 
 2020 $ 5,837,000 
 2021 $ 4,961,500 

  

Applicants Requested Value(s) 2019  $ 3,610,000 -38% 
 2020 $ 3,426,215 -41% 
 2021 $ 2,757,217 -44% 

  

General Property Information  

Property Type Hotel 

Year Built 2015 

Mortgage Amount (11/2015) $ 8,692,575 

Declared Construction Cost (w/land) $ 8,950,000 

Land Sale Price (11/2015, $13.66 / SF) $ 1,550,000 

 

Summary 

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

We are concerned with a lack of market evidence in applicant’s supporting documentation.  No comparable sales are provided as support.  

Applicant’s requested value is significantly (60-69%) under the relatively recent declared construction cost of the facility.  City staff utilizes 

recent comparable sales as support for the True & Full Value.  We also use a market driven cost model (est $6.0 – 7.2M) and recent construction 

cost.  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 

Holiday Inn Express 1040 40 St S 03/01/2016 $ 9,000,000 $ 7,681,000 1993   $ 99,753 $ 190.46 

Holiday Inn Express 4711 19 Ave S 06/08/2017 $ 14,224,000 $ 12,113,300 2013 $ 110,120 $ 172.69 

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

 Subject 4014 17 Ave S 2019   2015 $ 60,175 $ 100.70 

  2020    $ 60,175 $ 100.70 

  2021    $ 51,149 $ 85.60 

 

Competing Properties (Assessed Values) Summary 

 

To test for uniformity among assessments, we studied the 

assessed valuations of similar properties.  The sample set 

consists of hotel and motel properties that are ‘suite style 

facilities’. We limited our search to those classed above 

“Economy” per STR research group.  There are 9 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 

Maximum  $ 74,726  $ 100.70 $ 63,518  $ 85.60 

  3rd Quartile $ 62,764 $ 97.06 $ 53,350 $ 82.50 

Median $ 60,175 $ 92.38 $ 51,149 $ 78.52 

  1st Quartile $ 51,227 $ 81.96 $ 43,544 $ 69.66 

Minimum $ 45,250 $ 78.06 $ 38,463 $ 66.35 

 Subject $ 60,175 $ 100.70 $ 51,149 $ 85.60 

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

 

 





 

Property Description: ___ ____Candlewood Suites____________________ 

Property Address:       __ 4014 17th Ave S              ________ 

County and State:      ___ ___Cass County, ND_______________ 

Real Property Account: _____01-8652-00200-000 ____________ 

Notice Value:                 __$5,837,000________________________  

Tax Year:                        ____2019___________________ 

2019 Tax Year Appeal Evidence 

 

A. Income Approach Valuation 

 

Income Analysis based on Industry model:   $3,950,000 

Income Analysis based on Stabilized model:   $3,610,000 
 

 

 

 

OPINION OF VALUE:    $3,610,000 



PROPERTY DESCRIPTION: Tax Year 2019

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $5,837,000
YEAR BUILT Gross Revenue Multiplier 3.12
Class $60,802

2018 2017 2016
Room Revenue $1,870,775 $1,547,045 Partial
OCCUPANCY                            71.5% 60.3% Partial
Average Daily Rate (ADR) 74.70$            73.27$         Partial

$53.59 $44.15 Partial
INCOME
Gross Room Rental Income 1,870,775$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 2.00% 37,415$           
Effective Gross Rental Income 1,908,190$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% $178,034
Adjusted taxable portion of revenue $1,730,156
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% $1,297,569

3.00% 57,246$           
TOTAL EXPENSES $1,354,815
NET OPERATING INCOME $375,341
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $3,950,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $3,950,000

INCOME ANALYSIS  -Industry Income Model

01-8652-00200-000 2018 Final Value

Value per room

Industry 38.4% to 45.2%

Copyright © Reserved by O'Connor & Associates

REVENUE PER AVAILABLE ROOM (RevPAR)  

96 2019 Noticed Value
2015

Limited Service

Candlewood Suites

4014 17th Ave S

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 # $5,837,000
# of ROOMS $5,837,000
YEAR BUILT 3.12
Class $60,8020 0 0 0 0 0

2018 2017 2016
$1,870,775 $1,547,045 Partial

OCCUPANCY                            71.5% 60.3% Partial
Average Daily Rate (ADR) $74.70 $73.27 Partial

$53.59 $44.15 Partial
INCOME
Gross Room Rental Income 1,708,910$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 2.00% 34,178$           
Effective Gross Rental Income 1,743,088$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% $162,630
Adjusted taxable portion of revenue $1,580,458
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% $1,185,300

3.00% 52,293$           
TOTAL EXPENSES $1,237,593
NET OPERATING INCOME $342,865
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $3,610,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $3,610,000

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

96 2019 Noticed Value
2015

Limited Service Value per room

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

Candlewood Suites

4014 17th Ave S

01-8652-00200-000 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%



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2018

  

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

 

        Revenue      

74.70 1,870,774.67 98.07% 2,016,560.64 98.62% -145,785.97 1,547,045.47 92.55% Room Revenue 70.79 145,333.54 97.66% 73.02 141,211.20

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00

1.47 36,846.89 1.93% 28,250.00 1.38% 8,596.89 124,508.44 7.45% Miscellaneous Revenue 1.69 3,476.47 2.34% 0.94 1,825.00

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% Lease Revenue 0.00 0.00 0.00% 0.00 0.00

              

76.17 1,907,621.56 100.00% 2,044,810.64 100.00% -137,189.08 1,671,553.91 100.00% Total Revenue 72.48 148,810.01 100.00% 73.96 143,036.20

              

              

        Departmental Expenses      

25.31 633,848.54 33.88% 620,350.89 30.76% 13,497.65 604,038.07 39.04% Rooms 23.67 48,589.76 33.43% 24.81 47,990.76

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00

0.93 23,390.80 0.00% 22,200.00 0.00% 1,190.80 22,980.09 0.00% Telephone 0.87 1,784.30 0.00% 0.96 1,850.00

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

0.49 12,288.74 0.64% 11,870.00 0.58% 418.74 10,889.96 0.65% Other 0.72 1,469.84 0.99% 0.35 675.00

              

26.73 669,528.08 35.10% 654,420.89 32.00% 15,107.19 637,908.12 38.16% Total Departmental Expenses 25.25 51,843.90 34.84% 26.12 50,515.76

              

49.44 1,238,093.48 64.90% 1,390,389.75 68.00% -152,296.27 1,033,645.79 61.84% Gross Operating Profit 47.23 96,966.11 65.16% 47.84 92,520.44

              

              

        Operating Expenses      

7.88 197,255.96 10.34% 193,266.05 9.45% 3,989.91 162,123.15 9.70% Administrative 9.51 19,532.68 13.13% 8.27 15,994.20

3.75 93,911.24 4.92% 100,828.03 4.93% -6,916.79 43,768.39 2.62% Franchise Fees 3.54 7,266.68 4.88% 3.65 7,060.56

1.59 39,728.90 2.08% 30,000.00 1.47% 9,728.90 24,658.98 1.48% Marketing 2.15 4,407.45 2.96% 1.29 2,500.00

2.74 68,647.10 3.60% 71,158.90 3.48% -2,511.80 63,272.08 3.79% Sales 2.20 4,526.24 3.04% 3.11 6,017.82

3.59 89,904.80 4.71% 78,510.44 3.84% 11,394.36 81,322.25 4.87% Property Operations 4.87 10,003.71 6.72% 3.29 6,354.70

5.13 128,551.68 6.74% 104,400.00 5.11% 24,151.68 111,716.72 6.68% Energy 6.69 13,742.40 9.23% 5.82 11,250.00

1.78 44,656.20 2.34% 71,568.37 3.50% -26,912.17 55,163.97 3.30% Management Fee 1.45 2,977.49 2.00% 2.59 5,006.27

              

26.46 662,655.88 34.74% 649,731.79 31.77% 12,924.09 542,025.54 32.43% Total Operating Expenses 30.42 62,456.65 41.97% 28.02 54,183.55

              

22.98 575,437.60 30.17% 740,657.96 36.22% -165,220.36 491,620.25 29.41% House Profit 16.81 34,509.46 23.19% 19.82 38,336.88

              

              



        Fixed Expenses      

3.04 76,157.60 3.99% 73,320.00 3.59% 2,837.60 76,415.97 4.57% Property Taxes & Specials 2.24 4,599.80 3.09% 3.16 6,110.00

1.05 26,221.04 1.37% 27,260.55 1.33% -1,039.51 21,650.28 1.30% Insurance 1.06 2,185.12 1.47% 1.22 2,361.15

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

              

4.09 102,378.64 5.37% 100,580.55 4.92% 1,798.09 98,066.25 5.87% Total Fixed Expenses 3.30 6,784.92 4.56% 4.38 8,471.15

              

18.89 473,058.96 24.80% 640,077.41 31.30% -167,018.45 393,554.00 23.54% Operating Income B/4 Interest/Other 13.50 27,724.54 18.63% 15.44 29,865.73

              

              

        Interest Income/Expense      

18.63 466,668.80 24.46% 424,393.90 20.75% 42,274.90 464,224.30 27.77% Interest Expense 19.16 39,336.00 26.43% 18.37 35,527.04

0.00 -15.81 0.00% 0.00 0.00% -15.81 -224.58 -0.01% Interest Income 0.00 -1.67 0.00% 0.00 0.00

              

18.63 466,652.99 24.46% 424,393.90 20.75% 42,259.09 463,999.72 27.76% Total Interest Income/Expense 19.16 39,334.33 26.43% 18.37 35,527.04

              

              

        Other Income/Expense      

              

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense 0.00 0.00 0.00% 0.00 0.00

5/15/2020 at 1:02:19 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2018

  

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

              

              

0.26 6,405.97 0.34% 215,683.51 10.55% -209,277.54 -70,445.72 -4.21% Net Operating Income -5.66 -11,609.79 -7.80% -2.93 -5,661.31

              

        Owner Expenses      

1.41 35,347.81 1.85% 0.00 0.00% 35,347.81 138,276.46 8.27% Owner Expense 1.47 3,016.25 2.03% 0.00 0.00

27.59 691,054.68 36.23% 691,054.68 33.80% 0.00 677,575.78 40.54% Depreciation and Amortization 28.20 57,890.33 38.90% 29.93 57,890.33

              

29.01 726,402.49 38.08% 691,054.68 33.80% 35,347.81 815,852.24 48.81% Total Owner Expense 29.67 60,906.58 40.93% 29.93 57,890.33

              

-28.75 -719,996.52 -37.74% -475,371.17 -23.25% -244,625.35 -886,297.96 -53.02% Total Net Income -35.32 -72,516.37 -48.73% -32.86 -63,551.64

              

              

1.00 25,044.00  25,724.00  -680.00 21,114.00  Occupied Rooms - Total 1.00 2,053.00  1.00 1,934.00

1 35,040  35,040  0 35,040  Available Rooms 1 2,976  2 2,976

              

0.00% 71.47%  73.41%  -1.94% 60.26%  Occupancy 0.03% 68.99%  0.03% 64.99%

0.00 74.70  78.39  -3.69 73.27  Average Daily Rate (ADR) 0.03 70.79  0.04 73.02

0.00 53.39  57.55  -4.16 44.15  Revenue per Available Room (REVPAR) 0.02 48.84  0.02 47.45

5/15/2020 at 1:02:19 PM  



 Company: Emerald Hospitality, LLC  Property: Candlewood Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2017

 

Revenue
73.27 1,547,045.47 92.55% 2,107,934.40 99.38% -560,888.93 80,771.10 97.17% Room Revenue 72.41 135,336.66 90.99% 86.98 155,347.20 99.41%-20,010.54 72,633.07 97.16%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
5.90 124,508.44 7.45% 13,200.00 0.62% 111,308.44 2,352.44 2.83% Miscellaneous Revenue 7.17 13,394.98 9.01% 0.52 925.00 0.59% 12,469.98 2,124.99 2.84%
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%

 

79.17 1,671,553.91 100.00% 2,121,134.40 100.00% -449,580.49 83,123.54 100.00% Total Revenue 79.58 148,731.64 100.00% 87.50 156,272.20 100.00% -7,540.56 74,758.06 100.00%
 

 
Departmental Expenses

28.61 604,038.07 39.04% 592,759.83 28.12% 11,278.24 56,632.29 70.11% Rooms 29.46 55,060.48 40.68% 25.60 45,720.65 29.43% 9,339.83 41,486.39 57.12%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
1.09 22,980.09 0.00% 16,800.00 0.00% 6,180.09 3,939.66 0.00% Telephone 0.98 1,823.38 0.00% 0.78 1,400.00 0.00% 423.38 3,461.90 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
0.52 10,889.96 0.65% 5,110.00 0.24% 5,779.96 1,119.31 1.35% Other 0.82 1,528.31 1.03% 0.20 350.00 0.22% 1,178.31 1,119.31 1.50%

 

30.21 637,908.12 38.16% 614,669.83 28.98% 23,238.29 61,691.26 74.22% Total Departmental Expenses 31.25 58,412.17 39.27% 26.58 47,470.65 30.38% 10,941.52 46,067.60 61.62%
 

48.96 1,033,645.79 61.84% 1,506,464.57 71.02% -472,818.78 21,432.28 25.78% Gross Operating Profit 48.33 90,319.47 60.73% 60.92 108,801.55 69.62%-18,482.08 28,690.46 38.38%
 

 

Operating Expenses

7.68 162,123.15 9.70% 196,410.82 9.26% -34,287.67 50,700.14 60.99% Administrative 8.35 15,601.08 10.49% 9.75 17,417.87 11.15% -1,816.79 17,536.06 23.46%
2.07 43,768.39 2.62% 62,336.45 2.94% -18,568.06 3,230.85 3.89% Franchise Fees 3.62 6,766.83 4.55% 3.48 6,213.89 3.98% 552.94 2,905.32 3.89%
1.17 24,658.98 1.48% 15,000.00 0.71% 9,658.98 227.24 0.27% Marketing -0.19 -363.69 -0.24% 0.67 1,200.00 0.77% -1,563.69 227.24 0.30%
3.00 63,272.08 3.79% 69,307.60 3.27% -6,035.52 26,259.63 31.59% Sales 2.72 5,079.06 3.41% 3.28 5,863.80 3.75% -784.74 6,882.48 9.21%
3.85 81,322.25 4.87% 94,700.00 4.46% -13,377.75 16,021.08 19.27% Property Operations 2.81 5,257.58 3.53% 4.70 8,388.83 5.37% -3,131.25 9,461.17 12.66%
5.29 111,716.72 6.68% 94,850.00 4.47% 16,866.72 17,409.19 20.94% Energy 7.08 13,235.00 8.90% 4.54 8,100.00 5.18% 5,135.00 16,867.84 22.56%
2.61 55,163.97 3.30% 84,845.38 4.00% -29,681.41 21,000.00 25.26% Management Fee 2.59 4,842.26 3.26% 3.50 6,250.89 4.00% -1,408.63 7,000.00 9.36%

 

25.67 542,025.54 32.43% 617,450.24 29.11% -75,424.70 134,848.13 162.23% Total Operating Expenses 26.98 50,418.12 33.90% 29.92 53,435.28 34.19% -3,017.16 60,880.11 81.44%
 

23.28 491,620.25 29.41% 889,014.33 41.91% -397,394.08 -113,415.85 -136.44% House Profit 21.35 39,901.35 26.83% 31.00 55,366.27 35.43%-15,464.92 -32,189.65 -43.06%
 

 
Fixed Expenses

3.62 76,415.97 4.57% 100,000.00 4.71% -23,584.03 22,151.60 26.65% Property Taxes & Specials 4.93 9,205.97 6.19% 4.67 8,333.33 5.33% 872.64 14,880.12 19.90%
1.03 21,650.28 1.30% 26,459.00 1.25% -4,808.72 2,542.00 3.06% Insurance 1.17 2,185.04 1.47% 1.28 2,292.00 1.47% -106.96 1,271.00 1.70%
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%

 

4.64 98,066.25 5.87% 126,459.00 5.96% -28,392.75 24,693.60 29.71% Total Fixed Expenses 6.09 11,391.01 7.66% 5.95 10,625.33 6.80% 765.68 16,151.12 21.60%
 

18.64 393,554.00 23.54% 762,555.33 35.95% -369,001.33 -138,109.45 -166.15% Operating Income B/4 Interest/Other 15.25 28,510.34 19.17% 25.05 44,740.93 28.63%-16,230.59 -48,340.77 -64.66%
 

 

Interest Income/Expense

21.99 464,224.30 27.77% 471,506.45 22.23% -7,282.15 17,079.86 20.55% Interest Expense 36.01 67,297.18 45.25% 21.99 39,282.72 25.14% 28,014.46 5,857.30 7.84%
-0.01 -224.58 -0.01% 0.00 0.00% -224.58 -1,261.25 -1.52% Interest Income 0.00 -0.79 0.00% 0.00 0.00 0.00% -0.79 -51.15 -0.07%

 

21.98 463,999.72 27.76% 471,506.45 22.23% -7,506.73 15,818.61 19.03% Total Interest Income/Expense 36.01 67,296.39 45.25% 21.99 39,282.72 25.14% 28,013.67 5,806.15 7.77%
 

 

Other Income/Expense

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Guarantor Payments 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00-100,000.00-133.76%
 

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00-100,000.00-133.76%

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

POR CM Bud % Var
CM Last

Year %



 

 

-3.34 -70,445.72 -4.21% 291,048.88 13.72% -361,494.60 -153,928.06 -185.18% Net Operating Income -20.75 -38,786.05 -26.08% 3.06 5,458.21 3.49%-44,244.26 45,853.08 61.34%
 

Owner Expenses

6.55 138,276.46 8.27% 0.00 0.00% 138,276.46 306,325.27 368.52% Owner Expense 29.87 55,831.07 37.54% 0.00 0.00 0.00% 55,831.07 291,062.82 389.34%
32.09 677,575.78 40.54% 667,582.80 31.47% 9,992.98 70,589.26 84.92% Depreciation and Amortization 35.11 65,624.90 44.12% 31.15 55,631.90 35.60% 9,993.00 70,589.26 94.42%

 

38.64 815,852.24 48.81% 667,582.80 31.47% 148,269.44 376,914.53 453.44% Total Owner Expense 64.98 121,455.97 81.66% 31.15 55,631.90 35.60% 65,824.07 361,652.08 483.76%
 

-41.98 -886,297.96 -53.02% -376,533.92 -17.75% -509,764.04 -530,842.59 -638.62% Total Net Income -85.74-160,242.02 -107.74% -28.09 -50,173.69 -32.11%-110,068.33-315,799.00-422.43%
 

 

1.00 21,114.00 23,770.00 -2,656.00 1,105.00 Occupied Rooms - Total 1.00 1,869.00 1.00 1,786.00 83.00 1,091.00
2 35,040 35,040 0 35,136 Available Rooms 2 2,976 2 2,976 0 2,976

 

0.00% 60.26% 67.84% -7.58% 3.14% Occupancy 0.03% 62.80% 0.03% 60.01% 2.79% 36.66%
0.00 73.27 88.68 -15.41 73.10 Average Daily Rate (ADR) 0.04 72.41 0.05 86.98 -14.57 66.57
0.00 44.15 60.16 -16.01 2.30 Revenue per Available Room (REVPAR) 0.02 45.48 0.03 52.20 -6.72 24.41

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

POR CM Bud % Var
CM Last

Year %



 Company: Emerald Hospitality, LLC  Property: Candlewood Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2016

 

Revenue
73.10 80,771.10 97.17% 0.00 0.00% 80,771.10 0.00 0.00% Room Revenue 66.57 72,633.07 97.16% 0.00 0.00 0.00% 72,633.07 0.00 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
2.13 2,352.44 2.83% 0.00 0.00% 2,352.44 0.00 0.00% Miscellaneous Revenue 1.95 2,124.99 2.84% 0.00 0.00 0.00% 2,124.99 0.00 0.00%
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%

 

75.22 83,123.54 100.00% 0.00 0.00% 83,123.54 0.00 0.00% Total Revenue 68.52 74,758.06 100.00% 0.00 0.00 0.00% 74,758.06 0.00 0.00%
 

 
Departmental Expenses

51.25 56,632.29 70.11% 0.00 0.00% 56,632.29 0.00 0.00% Rooms 38.03 41,486.39 57.12% 0.00 0.00 0.00% 41,486.39 0.00 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
3.57 3,939.66 0.00% 0.00 0.00% 3,939.66 0.00 0.00% Telephone 3.17 3,461.90 0.00% 0.00 0.00 0.00% 3,461.90 0.00 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
1.01 1,119.31 1.35% 0.00 0.00% 1,119.31 0.00 0.00% Other 1.03 1,119.31 1.50% 0.00 0.00 0.00% 1,119.31 0.00 0.00%

 

55.83 61,691.26 74.22% 0.00 0.00% 61,691.26 0.00 0.00% Total Departmental Expenses 42.23 46,067.60 61.62% 0.00 0.00 0.00% 46,067.60 0.00 0.00%
 

19.40 21,432.28 25.78% 0.00 0.00% 21,432.28 0.00 0.00% Gross Operating Profit 26.30 28,690.46 38.38% 0.00 0.00 0.00% 28,690.46 0.00 0.00%
 

 

Operating Expenses

45.88 50,700.14 60.99% 0.00 0.00% 50,700.14 826.90 0.00% Administrative 16.07 17,536.06 23.46% 0.00 0.00 0.00% 17,536.06 735.00 0.00%
2.92 3,230.85 3.89% 0.00 0.00% 3,230.85 0.00 0.00% Franchise Fees 2.66 2,905.32 3.89% 0.00 0.00 0.00% 2,905.32 0.00 0.00%
0.21 227.24 0.27% 0.00 0.00% 227.24 0.00 0.00% Marketing 0.21 227.24 0.30% 0.00 0.00 0.00% 227.24 0.00 0.00%

23.76 26,259.63 31.59% 0.00 0.00% 26,259.63 0.00 0.00% Sales 6.31 6,882.48 9.21% 0.00 0.00 0.00% 6,882.48 0.00 0.00%
14.50 16,021.08 19.27% 0.00 0.00% 16,021.08 85.05 0.00% Property Operations 8.67 9,461.17 12.66% 0.00 0.00 0.00% 9,461.17 0.00 0.00%
15.75 17,409.19 20.94% 0.00 0.00% 17,409.19 0.00 0.00% Energy 15.46 16,867.84 22.56% 0.00 0.00 0.00% 16,867.84 0.00 0.00%
19.00 21,000.00 25.26% 0.00 0.00% 21,000.00 0.00 0.00% Management Fee 6.42 7,000.00 9.36% 0.00 0.00 0.00% 7,000.00 0.00 0.00%

 

122.03 134,848.13 162.23% 0.00 0.00% 134,848.13 911.95 0.00% Total Operating Expenses 55.80 60,880.11 81.44% 0.00 0.00 0.00% 60,880.11 735.00 0.00%
 

-102.64 -113,415.85 -136.44% 0.00 0.00% -113,415.85 -911.95 0.00% House Profit -29.50 -32,189.65 -43.06% 0.00 0.00 0.00%-32,189.65 -735.00 0.00%
 

 
Fixed Expenses

20.05 22,151.60 26.65% 0.00 0.00% 22,151.60 0.00 0.00% Property Taxes & Specials 13.64 14,880.12 19.90% 0.00 0.00 0.00% 14,880.12 0.00 0.00%
2.30 2,542.00 3.06% 0.00 0.00% 2,542.00 0.00 0.00% Insurance 1.16 1,271.00 1.70% 0.00 0.00 0.00% 1,271.00 0.00 0.00%
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%

 

22.35 24,693.60 29.71% 0.00 0.00% 24,693.60 0.00 0.00% Total Fixed Expenses 14.80 16,151.12 21.60% 0.00 0.00 0.00% 16,151.12 0.00 0.00%
 

-124.99 -138,109.45 -166.15% 0.00 0.00% -138,109.45 -911.95 0.00% Operating Income B/4 Interest/Other -44.31 -48,340.77 -64.66% 0.00 0.00 0.00%-48,340.77 -735.00 0.00%
 

 

Interest Income/Expense

15.46 17,079.86 20.55% 0.00 0.00% 17,079.86 0.00 0.00% Interest Expense 5.37 5,857.30 7.84% 0.00 0.00 0.00% 5,857.30 0.00 0.00%
-1.14 -1,261.25 -1.52% 0.00 0.00% -1,261.25 -484.30 0.00% Interest Income -0.05 -51.15 -0.07% 0.00 0.00 0.00% -51.15 -228.15 0.00%

 

14.32 15,818.61 19.03% 0.00 0.00% 15,818.61 -484.30 0.00% Total Interest Income/Expense 5.32 5,806.15 7.77% 0.00 0.00 0.00% 5,806.15 -228.15 0.00%
 

 

Other Income/Expense

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Guarantor Payments -91.66-100,000.00 -133.76% 0.00 0.00 0.00%100,000.00 0.00 0.00%
 

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense -91.66-100,000.00 -133.76% 0.00 0.00 0.00%-100,000.00 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 %



 

 

-139.30 -153,928.06 -185.18% 0.00 0.00% -153,928.06 -427.65 0.00% Net Operating Income 42.03 45,853.08 61.34% 0.00 0.00 0.00% 45,853.08 -506.85 0.00%
 

Owner Expenses

277.22 306,325.27 368.52% 0.00 0.00% 306,325.27 727.05 0.00% Owner Expense 266.79 291,062.82 389.34% 0.00 0.00 0.00%291,062.82 727.05 0.00%
63.88 70,589.26 84.92% 0.00 0.00% 70,589.26 0.00 0.00% Depreciation and Amortization 64.70 70,589.26 94.42% 0.00 0.00 0.00% 70,589.26 0.00 0.00%

 

341.10 376,914.53 453.44% 0.00 0.00% 376,914.53 727.05 0.00% Total Owner Expense 331.49 361,652.08 483.76% 0.00 0.00 0.00%361,652.08 727.05 0.00%
 

-480.40 -530,842.59 -638.62% 0.00 0.00% -530,842.59 -1,154.70 0.00% Total Net Income -289.46-315,799.00 -422.43% 0.00 0.00 0.00%-315,799.00 -1,233.90 0.00%
 

 

1.00 1,105.00 0.00 1,105.00 0.00 Occupied Rooms - Total 1.00 1,091.00 0.00 0.00 1,091.00 0.00
32 35,136 0 35,136 6,659 Available Rooms 3 2,976 0 0 2,976 2,976

 

0.00% 3.14% 0.00% 3.14% 0.00% Occupancy 0.03% 36.66% 0.00% 0.00% 36.66% 0.00%
0.07 73.10 0.00 73.10 0.00 Average Daily Rate (ADR) 0.06 66.57 0.00 0.00 66.57 0.00
0.00 2.30 0.00 2.30 0.00 Revenue per Available Room (REVPAR) 0.02 24.41 0.00 0.00 24.41 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 %
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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 61.6 57.7 106.9 68.71 85.13 80.7 42.34 49.10 86.2

Year To Date 66.4 66.7 99.6 75.30 89.96 83.7 49.97 59.97 83.3

Running 3 Month 66.1 61.7 107.1 70.50 86.83 81.2 46.59 53.56 87.0

Running 12 Month 66.4 66.7 99.6 75.30 89.96 83.7 49.97 59.97 83.3

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

Current Month -15.2 6.2 -20.2 2.3 -1.2 3.5 -13.3 4.9 -17.4

Year To Date -7.6 -2.8 -4.9 1.3 0.8 0.5 -6.4 -2.1 -4.4

Running 3 Month -12.4 -3.1 -9.6 0.5 -0.2 0.7 -12.0 -3.3 -8.9

Running 12 Month -7.6 -2.8 -4.9 1.3 0.8 0.5 -6.4 -2.1 -4.4

Hawthorn Suites by Wyndham Fargo        4014 17th Ave S        Fargo, ND 58103-3584        Phone: (701) 282-6006

STR # 65913        ChainID: 49677        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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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 62.8 52.2 120.4 72.41 85.43 84.8 45.48 44.55 102.1

Year To Date 60.3 67.6 89.2 73.44 89.88 81.7 44.25 60.72 72.9

Running 3 Month 56.3 59.3 95.0 74.09 86.61 85.5 41.73 51.38 81.2

Running 12 Month 60.3 67.6 89.2 73.44 89.88 81.7 44.25 60.72 72.9

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

Current Month 71.3 -13.6 98.3 8.8 -1.5 10.4 86.3 -14.9 119.0

Year To Date 116.0 -5.8 129.4 9.6 -2.1 12.0 136.7 -7.8 156.8

Running 3 Month 101.9 -12.2 129.9 10.5 -4.0 15.2 123.2 -15.7 164.7

Running 12 Month 116.0 -5.8 129.4 9.6 -2.1 12.0 136.7 -7.8 156.8

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 62.8 52.2 120.4 72.41 85.43 84.8 45.48 44.55 102.1

Year To Date 60.3 67.6 89.2 73.44 89.88 81.7 44.25 60.72 72.9

Running 3 Month 56.3 59.3 95.0 74.09 86.61 85.5 41.73 51.38 81.2

Running 12 Month 60.3 67.6 89.2 73.44 89.88 81.7 44.25 60.72 72.9

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

Current Month 71.3 -13.6 98.3 8.8 -1.5 10.4 86.3 -14.9 119.0

Year To Date 116.0 -5.8 129.4 9.6 -2.1 12.0 136.7 -7.8 156.8

Running 3 Month 101.9 -12.2 129.9 10.5 -4.0 15.2 123.2 -15.7 164.7

Running 12 Month 116.0 -5.8 129.4 9.6 -2.1 12.0 136.7 -7.8 156.8
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Property Description: ___ ____Candlewood Suites____________________ 

Property Address:       __ 4014 17th Ave S              ________ 

County and State:      ___ ___Cass County, ND_______________ 

Real Property Account: _____01-8652-00200-000 ____________ 

Notice Value:                 __$5,837,000________________________  

Tax Year:                        ____2020___________________ 

2020 Tax Year Appeal Evidence 

 

A. Income Approach Valuation 

 

Income Analysis based on Industry model:   $3,500,000 

Income Analysis based on Stabilized model:   $3,450,000 

Income Analysis – 3-year Stabilized Occupancy:  $3,426,215 
 

 

 

 

OPINION OF VALUE:    $3,426,215 



PROPERTY DESCRIPTION: Tax Year 2020

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $5,837,000
YEAR BUILT Gross Revenue Multiplier 3.34
Class $60,802

2019 2018 2017
Room Revenue $1,746,596 $1,870,775 $1,547,045
OCCUPANCY                            66.4% 71.5% 60.26%
Average Daily Rate (ADR) 75.30$            74.70$         73.27$             

$49.97 $53.59 $44.15
INCOME
Gross Room Rental Income 1,746,596$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 2.00% 34,932$           
Effective Gross Rental Income 1,781,527$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% $166,217
Adjusted taxable portion of revenue $1,615,311
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% $1,211,439

4.00% 71,261$           
TOTAL EXPENSES $1,282,700
NET OPERATING INCOME $332,611
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $3,500,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $3,500,000

INCOME ANALYSIS  -Industry Income Model

01-8652-00200-000 2019 Final Value

Value per room

Industry 38.4% to 45.2%

Copyright © Reserved by O'Connor & Associates

REVENUE PER AVAILABLE ROOM (RevPAR)  

96 2020 Noticed Value
2015

Limited Service

Candlewood Suites

4014 17th Ave S

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 2020

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $5,837,000
YEAR BUILT 3.34
Class $60,8020 0 0 0 0 0

2019 2018 2017
$1,746,596 $1,870,775 $1,547,045

OCCUPANCY                            66.4% 71.5% 60.26%
Average Daily Rate (ADR) $75.30 $74.70 $73.27

$49.97 $53.59 $44.15
INCOME
Gross Room Rental Income 1,721,472$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 2.00% 34,429$           
Effective Gross Rental Income 1,755,901$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% $163,826
Adjusted taxable portion of revenue $1,592,076
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% $1,194,013

4.00% 70,236$           
TOTAL EXPENSES $1,264,249
NET OPERATING INCOME $327,827
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $3,450,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $3,450,000

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

96 2020 Noticed Value
2015

Limited Service Value per room

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

Candlewood Suites

4014 17th Ave S

01-8652-00200-000 2019 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 2020

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $5,837,000
YEAR BUILT Gross Revenue Multiplier 3.34
Class $60,802

2020 2019 2018
Room Revenue $1,746,596 $1,870,775 $1,547,045
OCCUPANCY                            66.4% 71.5% 60.3%
Average Daily Rate (ADR) $75.30 $74.70 $73.27

$49.97 $53.59 $44.15

INCOME
Gross Potential Revenue $75.30 $2,638,512
Stabilized occupancy (3 yr average) 66.0% (895,951)$       

$1,742,561
Other Income
Effective Gross Rental Income $1,742,561
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% -$162,581
Adjusted taxable portion of revenue $1,579,980
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% $1,184,942

4.00% $69,702
TOTAL EXPENSES $1,254,644
NET OPERATING INCOME $325,336
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $3,420,000
Rent Loss -0.4% 6,215$             

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE (ROUNDED) $3,426,215

REVENUE PER AVAILABLE ROOM (RevPAR)  

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

Candlewood Suites

4014 17th Ave S
312/00315-106-004 2020 Final Value

96 2021 Noticed Value
2015

Limited Service Value per room

Industry 3.0% to 3.3%

ADR x # of rooms x 365 days
Stabilized Vacancy

Gross Room Rental Income (Stabilized)

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%



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2019

  

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

 

        Revenue

75.73 1,746,595.54 97.67% 2,059,598.30 97.60% -313,002.76 1,870,774.67 98.07% Room Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Beverage Revenue

1.80 41,450.28 2.32% 50,600.00 2.40% -9,149.72 36,846.89 1.93% Miscellaneous Revenue

0.01 240.00 0.01% 0.00 0.00% 240.00 0.00 0.00% Telephone Revenue

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

         

77.54 1,788,285.82 100.00% 2,110,198.30 100.00% -321,912.48 1,907,621.56 100.00% Total Revenue

         

         

        Departmental Expenses

27.40 631,921.61 36.18% 629,648.96 30.57% 2,272.66 633,848.54 33.88% Rooms 

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Beverage 

0.98 22,544.94 9,393.73% 22,470.00 0.00% 74.94 23,390.80 0.00% Telephone

0.00 0.00 0.00% 0.01 0.00% -0.01 0.00 0.00% Laundry

0.40 9,115.28 0.51% 19,190.00 0.91% -10,074.72 12,288.74 0.64% Other

         

28.77 663,581.83 37.11% 671,308.96 31.81% -7,727.13 669,528.08 35.10% Total Departmental Expenses

         

48.77 1,124,703.99 62.89% 1,438,889.34 68.19% -314,185.35 1,238,093.48 64.90% Gross Operating Profit

         

         

        Operating Expenses

7.52 173,351.24 9.69% 181,106.87 8.58% -7,755.63 197,255.96 10.34% Administrative 

3.82 88,175.99 4.93% 103,691.92 4.91% -15,515.93 93,911.24 4.92% Franchise Fees

1.73 40,001.28 2.24% 42,000.00 1.99% -1,998.72 39,728.90 2.08% Marketing

2.16 49,766.41 2.78% 72,556.00 3.44% -22,789.59 68,647.10 3.60% Sales

4.25 97,938.45 5.48% 114,564.33 5.43% -16,625.88 89,904.80 4.71% Property Operations

5.39 124,352.62 6.95% 123,150.00 5.84% 1,202.62 128,551.68 6.74% Energy

1.55 35,760.92 2.00% 73,856.94 3.50% -38,096.02 44,656.20 2.34% Management Fee

         

26.42 609,346.91 34.07% 710,926.05 33.69% -101,579.14 662,655.88 34.74% Total Operating Expenses

         

22.35 515,357.08 28.82% 727,963.29 34.50% -212,606.21 575,437.60 30.17% House Profit

         

         



        Fixed Expenses

3.65 84,259.72 4.71% 81,715.33 3.87% 2,544.39 76,157.60 3.99% Property Taxes & Specials

1.10 25,393.57 1.42% 27,750.50 1.32% -2,356.93 26,221.04 1.37% Insurance

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

         

4.75 109,653.29 6.13% 109,465.83 5.19% 187.46 102,378.64 5.37% Total Fixed Expenses

         

17.59 405,703.79 22.69% 618,497.46 29.31% -212,793.67 473,058.96 24.80% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

18.58 428,393.33 23.96% 409,961.49 19.43% 18,431.84 466,668.80 24.46% Interest Expense

-0.01 -238.69 -0.01% 0.00 0.00% -238.69 -15.81 0.00% Interest Income

         

18.57 428,154.64 23.94% 409,961.49 19.43% 18,193.15 466,652.99 24.46% Total Interest Income/Expense

         

         

        Other Income/Expense

         

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense

5/15/2020 at 1:01:55 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2019

  

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

         

         

-0.97 -22,450.85 -1.26% 208,535.97 9.88% -230,986.82 6,405.97 0.34% Net Operating Income

         

        Owner Expenses

3.78 87,157.14 4.87% 44,882.88 2.13% 42,274.26 35,347.81 1.85% Owner Expense

30.12 694,683.96 38.85% 694,683.96 32.92% 0.00 691,054.68 36.23% Depreciation and Amortization

         

33.90 781,841.10 43.72% 739,566.84 35.05% 42,274.26 726,402.49 38.08% Total Owner Expense

         

-34.88 -804,291.95 -44.98% -531,030.87 -25.16% -273,261.08 -719,996.52 -37.74% Total Net Income

         

         

1.00 23,062.00  25,918.00  -2,856.00 25,044.00  Occupied Rooms - Total

0.00 54.00  0.00  -54.00 0.00  Complimentary Rooms

0.00 112.00  0.00  -112.00 0.00  Out of Order Rooms

0.00 38.00  0.00  -38.00 0.00  No Show Rooms

2 35,040  35,040  0 35,040  Available Rooms

         

0.00% 65.82%  73.97%  -8.15% 71.47%  Occupancy

0.00 75.73  79.47  -3.73 74.70  Average Daily Rate (ADR)

0.00 49.85  58.78  -8.93 53.39  Revenue per Available Room (REVPAR)

5/15/2020 at 1:01:55 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2018

  

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

 

        Revenue      

74.70 1,870,774.67 98.07% 2,016,560.64 98.62% -145,785.97 1,547,045.47 92.55% Room Revenue 70.79 145,333.54 97.66% 73.02 141,211.20

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00

1.47 36,846.89 1.93% 28,250.00 1.38% 8,596.89 124,508.44 7.45% Miscellaneous Revenue 1.69 3,476.47 2.34% 0.94 1,825.00

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% Lease Revenue 0.00 0.00 0.00% 0.00 0.00

              

76.17 1,907,621.56 100.00% 2,044,810.64 100.00% -137,189.08 1,671,553.91 100.00% Total Revenue 72.48 148,810.01 100.00% 73.96 143,036.20

              

              

        Departmental Expenses      

25.31 633,848.54 33.88% 620,350.89 30.76% 13,497.65 604,038.07 39.04% Rooms 23.67 48,589.76 33.43% 24.81 47,990.76

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00

0.93 23,390.80 0.00% 22,200.00 0.00% 1,190.80 22,980.09 0.00% Telephone 0.87 1,784.30 0.00% 0.96 1,850.00

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

0.49 12,288.74 0.64% 11,870.00 0.58% 418.74 10,889.96 0.65% Other 0.72 1,469.84 0.99% 0.35 675.00

              

26.73 669,528.08 35.10% 654,420.89 32.00% 15,107.19 637,908.12 38.16% Total Departmental Expenses 25.25 51,843.90 34.84% 26.12 50,515.76

              

49.44 1,238,093.48 64.90% 1,390,389.75 68.00% -152,296.27 1,033,645.79 61.84% Gross Operating Profit 47.23 96,966.11 65.16% 47.84 92,520.44

              

              

        Operating Expenses      

7.88 197,255.96 10.34% 193,266.05 9.45% 3,989.91 162,123.15 9.70% Administrative 9.51 19,532.68 13.13% 8.27 15,994.20

3.75 93,911.24 4.92% 100,828.03 4.93% -6,916.79 43,768.39 2.62% Franchise Fees 3.54 7,266.68 4.88% 3.65 7,060.56

1.59 39,728.90 2.08% 30,000.00 1.47% 9,728.90 24,658.98 1.48% Marketing 2.15 4,407.45 2.96% 1.29 2,500.00

2.74 68,647.10 3.60% 71,158.90 3.48% -2,511.80 63,272.08 3.79% Sales 2.20 4,526.24 3.04% 3.11 6,017.82

3.59 89,904.80 4.71% 78,510.44 3.84% 11,394.36 81,322.25 4.87% Property Operations 4.87 10,003.71 6.72% 3.29 6,354.70

5.13 128,551.68 6.74% 104,400.00 5.11% 24,151.68 111,716.72 6.68% Energy 6.69 13,742.40 9.23% 5.82 11,250.00

1.78 44,656.20 2.34% 71,568.37 3.50% -26,912.17 55,163.97 3.30% Management Fee 1.45 2,977.49 2.00% 2.59 5,006.27

              

26.46 662,655.88 34.74% 649,731.79 31.77% 12,924.09 542,025.54 32.43% Total Operating Expenses 30.42 62,456.65 41.97% 28.02 54,183.55

              

22.98 575,437.60 30.17% 740,657.96 36.22% -165,220.36 491,620.25 29.41% House Profit 16.81 34,509.46 23.19% 19.82 38,336.88

              

              



        Fixed Expenses      

3.04 76,157.60 3.99% 73,320.00 3.59% 2,837.60 76,415.97 4.57% Property Taxes & Specials 2.24 4,599.80 3.09% 3.16 6,110.00

1.05 26,221.04 1.37% 27,260.55 1.33% -1,039.51 21,650.28 1.30% Insurance 1.06 2,185.12 1.47% 1.22 2,361.15

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

              

4.09 102,378.64 5.37% 100,580.55 4.92% 1,798.09 98,066.25 5.87% Total Fixed Expenses 3.30 6,784.92 4.56% 4.38 8,471.15

              

18.89 473,058.96 24.80% 640,077.41 31.30% -167,018.45 393,554.00 23.54% Operating Income B/4 Interest/Other 13.50 27,724.54 18.63% 15.44 29,865.73

              

              

        Interest Income/Expense      

18.63 466,668.80 24.46% 424,393.90 20.75% 42,274.90 464,224.30 27.77% Interest Expense 19.16 39,336.00 26.43% 18.37 35,527.04

0.00 -15.81 0.00% 0.00 0.00% -15.81 -224.58 -0.01% Interest Income 0.00 -1.67 0.00% 0.00 0.00

              

18.63 466,652.99 24.46% 424,393.90 20.75% 42,259.09 463,999.72 27.76% Total Interest Income/Expense 19.16 39,334.33 26.43% 18.37 35,527.04

              

              

        Other Income/Expense      

              

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense 0.00 0.00 0.00% 0.00 0.00

5/15/2020 at 1:02:19 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2018

  

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

              

              

0.26 6,405.97 0.34% 215,683.51 10.55% -209,277.54 -70,445.72 -4.21% Net Operating Income -5.66 -11,609.79 -7.80% -2.93 -5,661.31

              

        Owner Expenses      

1.41 35,347.81 1.85% 0.00 0.00% 35,347.81 138,276.46 8.27% Owner Expense 1.47 3,016.25 2.03% 0.00 0.00

27.59 691,054.68 36.23% 691,054.68 33.80% 0.00 677,575.78 40.54% Depreciation and Amortization 28.20 57,890.33 38.90% 29.93 57,890.33

              

29.01 726,402.49 38.08% 691,054.68 33.80% 35,347.81 815,852.24 48.81% Total Owner Expense 29.67 60,906.58 40.93% 29.93 57,890.33

              

-28.75 -719,996.52 -37.74% -475,371.17 -23.25% -244,625.35 -886,297.96 -53.02% Total Net Income -35.32 -72,516.37 -48.73% -32.86 -63,551.64

              

              

1.00 25,044.00  25,724.00  -680.00 21,114.00  Occupied Rooms - Total 1.00 2,053.00  1.00 1,934.00

1 35,040  35,040  0 35,040  Available Rooms 1 2,976  2 2,976

              

0.00% 71.47%  73.41%  -1.94% 60.26%  Occupancy 0.03% 68.99%  0.03% 64.99%

0.00 74.70  78.39  -3.69 73.27  Average Daily Rate (ADR) 0.03 70.79  0.04 73.02

0.00 53.39  57.55  -4.16 44.15  Revenue per Available Room (REVPAR) 0.02 48.84  0.02 47.45

5/15/2020 at 1:02:19 PM  



 Company: Emerald Hospitality, LLC  Property: Candlewood Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2017

 

Revenue
73.27 1,547,045.47 92.55% 2,107,934.40 99.38% -560,888.93 80,771.10 97.17% Room Revenue 72.41 135,336.66 90.99% 86.98 155,347.20 99.41%-20,010.54 72,633.07 97.16%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
5.90 124,508.44 7.45% 13,200.00 0.62% 111,308.44 2,352.44 2.83% Miscellaneous Revenue 7.17 13,394.98 9.01% 0.52 925.00 0.59% 12,469.98 2,124.99 2.84%
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%

 

79.17 1,671,553.91 100.00% 2,121,134.40 100.00% -449,580.49 83,123.54 100.00% Total Revenue 79.58 148,731.64 100.00% 87.50 156,272.20 100.00% -7,540.56 74,758.06 100.00%
 

 
Departmental Expenses

28.61 604,038.07 39.04% 592,759.83 28.12% 11,278.24 56,632.29 70.11% Rooms 29.46 55,060.48 40.68% 25.60 45,720.65 29.43% 9,339.83 41,486.39 57.12%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
1.09 22,980.09 0.00% 16,800.00 0.00% 6,180.09 3,939.66 0.00% Telephone 0.98 1,823.38 0.00% 0.78 1,400.00 0.00% 423.38 3,461.90 0.00%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
0.52 10,889.96 0.65% 5,110.00 0.24% 5,779.96 1,119.31 1.35% Other 0.82 1,528.31 1.03% 0.20 350.00 0.22% 1,178.31 1,119.31 1.50%

 

30.21 637,908.12 38.16% 614,669.83 28.98% 23,238.29 61,691.26 74.22% Total Departmental Expenses 31.25 58,412.17 39.27% 26.58 47,470.65 30.38% 10,941.52 46,067.60 61.62%
 

48.96 1,033,645.79 61.84% 1,506,464.57 71.02% -472,818.78 21,432.28 25.78% Gross Operating Profit 48.33 90,319.47 60.73% 60.92 108,801.55 69.62%-18,482.08 28,690.46 38.38%
 

 

Operating Expenses

7.68 162,123.15 9.70% 196,410.82 9.26% -34,287.67 50,700.14 60.99% Administrative 8.35 15,601.08 10.49% 9.75 17,417.87 11.15% -1,816.79 17,536.06 23.46%
2.07 43,768.39 2.62% 62,336.45 2.94% -18,568.06 3,230.85 3.89% Franchise Fees 3.62 6,766.83 4.55% 3.48 6,213.89 3.98% 552.94 2,905.32 3.89%
1.17 24,658.98 1.48% 15,000.00 0.71% 9,658.98 227.24 0.27% Marketing -0.19 -363.69 -0.24% 0.67 1,200.00 0.77% -1,563.69 227.24 0.30%
3.00 63,272.08 3.79% 69,307.60 3.27% -6,035.52 26,259.63 31.59% Sales 2.72 5,079.06 3.41% 3.28 5,863.80 3.75% -784.74 6,882.48 9.21%
3.85 81,322.25 4.87% 94,700.00 4.46% -13,377.75 16,021.08 19.27% Property Operations 2.81 5,257.58 3.53% 4.70 8,388.83 5.37% -3,131.25 9,461.17 12.66%
5.29 111,716.72 6.68% 94,850.00 4.47% 16,866.72 17,409.19 20.94% Energy 7.08 13,235.00 8.90% 4.54 8,100.00 5.18% 5,135.00 16,867.84 22.56%
2.61 55,163.97 3.30% 84,845.38 4.00% -29,681.41 21,000.00 25.26% Management Fee 2.59 4,842.26 3.26% 3.50 6,250.89 4.00% -1,408.63 7,000.00 9.36%

 

25.67 542,025.54 32.43% 617,450.24 29.11% -75,424.70 134,848.13 162.23% Total Operating Expenses 26.98 50,418.12 33.90% 29.92 53,435.28 34.19% -3,017.16 60,880.11 81.44%
 

23.28 491,620.25 29.41% 889,014.33 41.91% -397,394.08 -113,415.85 -136.44% House Profit 21.35 39,901.35 26.83% 31.00 55,366.27 35.43%-15,464.92 -32,189.65 -43.06%
 

 
Fixed Expenses

3.62 76,415.97 4.57% 100,000.00 4.71% -23,584.03 22,151.60 26.65% Property Taxes & Specials 4.93 9,205.97 6.19% 4.67 8,333.33 5.33% 872.64 14,880.12 19.90%
1.03 21,650.28 1.30% 26,459.00 1.25% -4,808.72 2,542.00 3.06% Insurance 1.17 2,185.04 1.47% 1.28 2,292.00 1.47% -106.96 1,271.00 1.70%
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%

 

4.64 98,066.25 5.87% 126,459.00 5.96% -28,392.75 24,693.60 29.71% Total Fixed Expenses 6.09 11,391.01 7.66% 5.95 10,625.33 6.80% 765.68 16,151.12 21.60%
 

18.64 393,554.00 23.54% 762,555.33 35.95% -369,001.33 -138,109.45 -166.15% Operating Income B/4 Interest/Other 15.25 28,510.34 19.17% 25.05 44,740.93 28.63%-16,230.59 -48,340.77 -64.66%
 

 

Interest Income/Expense

21.99 464,224.30 27.77% 471,506.45 22.23% -7,282.15 17,079.86 20.55% Interest Expense 36.01 67,297.18 45.25% 21.99 39,282.72 25.14% 28,014.46 5,857.30 7.84%
-0.01 -224.58 -0.01% 0.00 0.00% -224.58 -1,261.25 -1.52% Interest Income 0.00 -0.79 0.00% 0.00 0.00 0.00% -0.79 -51.15 -0.07%

 

21.98 463,999.72 27.76% 471,506.45 22.23% -7,506.73 15,818.61 19.03% Total Interest Income/Expense 36.01 67,296.39 45.25% 21.99 39,282.72 25.14% 28,013.67 5,806.15 7.77%
 

 

Other Income/Expense

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Guarantor Payments 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00-100,000.00-133.76%
 

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00-100,000.00-133.76%

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

POR CM Bud % Var
CM Last

Year %



 

 

-3.34 -70,445.72 -4.21% 291,048.88 13.72% -361,494.60 -153,928.06 -185.18% Net Operating Income -20.75 -38,786.05 -26.08% 3.06 5,458.21 3.49%-44,244.26 45,853.08 61.34%
 

Owner Expenses

6.55 138,276.46 8.27% 0.00 0.00% 138,276.46 306,325.27 368.52% Owner Expense 29.87 55,831.07 37.54% 0.00 0.00 0.00% 55,831.07 291,062.82 389.34%
32.09 677,575.78 40.54% 667,582.80 31.47% 9,992.98 70,589.26 84.92% Depreciation and Amortization 35.11 65,624.90 44.12% 31.15 55,631.90 35.60% 9,993.00 70,589.26 94.42%

 

38.64 815,852.24 48.81% 667,582.80 31.47% 148,269.44 376,914.53 453.44% Total Owner Expense 64.98 121,455.97 81.66% 31.15 55,631.90 35.60% 65,824.07 361,652.08 483.76%
 

-41.98 -886,297.96 -53.02% -376,533.92 -17.75% -509,764.04 -530,842.59 -638.62% Total Net Income -85.74-160,242.02 -107.74% -28.09 -50,173.69 -32.11%-110,068.33-315,799.00-422.43%
 

 

1.00 21,114.00 23,770.00 -2,656.00 1,105.00 Occupied Rooms - Total 1.00 1,869.00 1.00 1,786.00 83.00 1,091.00
2 35,040 35,040 0 35,136 Available Rooms 2 2,976 2 2,976 0 2,976

 

0.00% 60.26% 67.84% -7.58% 3.14% Occupancy 0.03% 62.80% 0.03% 60.01% 2.79% 36.66%
0.00 73.27 88.68 -15.41 73.10 Average Daily Rate (ADR) 0.04 72.41 0.05 86.98 -14.57 66.57
0.00 44.15 60.16 -16.01 2.30 Revenue per Available Room (REVPAR) 0.02 45.48 0.03 52.20 -6.72 24.41

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 61.6 57.7 106.9 68.71 85.13 80.7 42.34 49.10 86.2

Year To Date 66.4 66.7 99.6 75.30 89.96 83.7 49.97 59.97 83.3

Running 3 Month 66.1 61.7 107.1 70.50 86.83 81.2 46.59 53.56 87.0

Running 12 Month 66.4 66.7 99.6 75.30 89.96 83.7 49.97 59.97 83.3

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

Current Month -15.2 6.2 -20.2 2.3 -1.2 3.5 -13.3 4.9 -17.4

Year To Date -7.6 -2.8 -4.9 1.3 0.8 0.5 -6.4 -2.1 -4.4

Running 3 Month -12.4 -3.1 -9.6 0.5 -0.2 0.7 -12.0 -3.3 -8.9

Running 12 Month -7.6 -2.8 -4.9 1.3 0.8 0.5 -6.4 -2.1 -4.4

Hawthorn Suites by Wyndham Fargo        4014 17th Ave S        Fargo, ND 58103-3584        Phone: (701) 282-6006

STR # 65913        ChainID: 49677        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 5 - Response Report

This 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  

Last Year
Dec 3rd - First Day of Hanukkah
Dec 24th - Christmas Eve
Dec 25th - Christmas
Dec 26th - First Day of Kwanzaa
Dec 31st - New Year's Eve
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65913 Hawthorn Suites by Wyndham Fargo Fargo, ND 58103-3584 (701) 282-6006 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
39508 Wingate By Wyndham Fargo Fargo, ND 58103-7198 (701) 281-9133 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
42877 MainStay Suites I 94 Medical Park Fargo Fargo, ND 58103-7145 (701) 277-4627 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
54182 Candlewood Suites Fargo North Dakota State UniversityFargo, ND 58102-5704 (701) 235-8200 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
54308 Staybridge Suites Fargo Fargo, ND 58103-4434 (701) 281-4900 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
62746 Comfort Suites Medical Center Fargo Fargo, ND 58104-8788 (701) 277-5576 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●
63089 Home2 Suites by Hilton Fargo Fargo, ND 58103 (701) 492-4502 ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ● ●

Data received: 

○ = Monthly Only

● = Monthly & Daily

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 62.8 52.2 120.4 72.41 85.43 84.8 45.48 44.55 102.1

Year To Date 60.3 67.6 89.2 73.44 89.88 81.7 44.25 60.72 72.9

Running 3 Month 56.3 59.3 95.0 74.09 86.61 85.5 41.73 51.38 81.2

Running 12 Month 60.3 67.6 89.2 73.44 89.88 81.7 44.25 60.72 72.9

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

Current Month 71.3 -13.6 98.3 8.8 -1.5 10.4 86.3 -14.9 119.0

Year To Date 116.0 -5.8 129.4 9.6 -2.1 12.0 136.7 -7.8 156.8

Running 3 Month 101.9 -12.2 129.9 10.5 -4.0 15.2 123.2 -15.7 164.7

Running 12 Month 116.0 -5.8 129.4 9.6 -2.1 12.0 136.7 -7.8 156.8

December 2017 vs. 2016 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: 2018 STR, Inc. / STR Global, Ltd. trading as “STR”.
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Hawthorn Suites by Wyndham Fargo        4014 17th Ave S        Fargo, ND 58103-3584        Phone: (701) 282-6006

STR # 65913        ChainID: 49677        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



 

Property Description: ___ ____Candlewood Suites____________________ 

Property Address:       __ 4014 17th Ave S              ________ 

County and State:      ___ ___Cass County, ND_______________ 

Real Property Account: _____01-8652-00200-000 ____________ 

Notice Value:                 __$4,961,500________________________  

Tax Year:                        ____2021___________________ 

2021 Tax Year Appeal Evidence 

 

A. Income Approach Valuation 

 

Income Analysis based on Industry model:   $2,420,000 

Income Analysis based on Stabilized model:   $3,220,000 

Income Analysis – 3-year Stabilized Occupancy:  $2,757,217 
 

 

 

 

OPINION OF VALUE:    $2,757,217 



PROPERTY DESCRIPTION: Tax Year 2021

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $4,961,500
YEAR BUILT Gross Revenue Multiplier 4.11
Class $51,682

2020 2019 2018
Room Revenue $1,207,295 $1,746,596 $1,870,775
OCCUPANCY                            50.6% 66.4% 71.47%
Average Daily Rate (ADR) 67.93$            75.30$         74.70$             

$34.35 $49.97 $53.59
INCOME
Gross Room Rental Income 1,207,295$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 2.00% 24,146$           
Effective Gross Rental Income 1,231,441$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% $114,893
Adjusted taxable portion of revenue $1,116,547
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% $837,380

4.00% 49,258$           
TOTAL EXPENSES $886,637
NET OPERATING INCOME $229,910
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $2,420,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $2,420,000

INCOME ANALYSIS  -Industry Income Model

01-8652-00200-000 2020 Final Value

Value per room

Industry 38.4% to 45.2%

Copyright © Reserved by O'Connor & Associates

REVENUE PER AVAILABLE ROOM (RevPAR)  

96 2021 Noticed Value
2015

Limited Service

Candlewood Suites

4014 17th Ave S

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 2021

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $4,961,500
YEAR BUILT 4.11
Class $51,6820 0 0 0 0 0

2020 2019 2018
$1,207,295 $1,746,596 $1,870,775

OCCUPANCY                            50.6% 66.4% 71.47%
Average Daily Rate (ADR) $67.93 $75.30 $74.70

$34.35 $49.97 $53.59
INCOME
Gross Room Rental Income 1,608,222$      
Less Hotel Occupancy Taxes (if included in revenue) -$                
Plus Other Income 2.00% 32,164$           
Effective Gross Rental Income 1,640,386$      
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% $153,048
Adjusted taxable portion of revenue $1,487,338
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% $1,115,463

4.00% 65,615$           
TOTAL EXPENSES $1,181,078
NET OPERATING INCOME $306,260
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $3,220,000
DEFERRED MAINTENANCE

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE $3,220,000

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

96 2021 Noticed Value
2015

Limited Service Value per room

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

Candlewood Suites

4014 17th Ave S

01-8652-00200-000 2020 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 2021

LOCATION: Cass

ACCT # $5,837,000
# of ROOMS $4,961,500
YEAR BUILT Gross Revenue Multiplier 4.11
Class $51,682

2020 2019 2018
Room Revenue $1,207,295 $1,746,596 $1,870,775
OCCUPANCY                            50.6% 66.4% 71.5%
Average Daily Rate (ADR) $67.93 $75.30 $74.70

$34.35 $49.97 $53.59

INCOME
Gross Potential Revenue $67.93 $2,380,267
Stabilized occupancy (3 yr average) 62.8% (884,904)$       

$1,495,363
Other Income
Effective Gross Rental Income $1,495,363
Less Intangible BEV (Net Gain after deducting franchise fees - see attached) 9.33% -$139,517
Adjusted taxable portion of revenue $1,355,846
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% $1,016,847

4.00% $59,815
TOTAL EXPENSES $1,076,662
NET OPERATING INCOME $279,184
CAP RATE (loaded) CBRE 9.50% 9.50%
MARKET VALUE (Rounded) $2,940,000
Rent Loss 12.2% (182,783)$       

BUSINESS PERSONAL PROPERTY (Included in income model)

                 ADJUSTED  MARKET  VALUE (ROUNDED) $2,757,217

REVENUE PER AVAILABLE ROOM (RevPAR)  

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

Candlewood Suites

4014 17th Ave S
312/00315-106-004 2020 Final Value

96 2021 Noticed Value
2015

Limited Service Value per room

Industry 3.0% to 3.3%

ADR x # of rooms x 365 days
Stabilized Vacancy

Gross Room Rental Income (Stabilized)

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%



 Company: Emerald Hospitality, LLC  Property: Candlewood Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2020

 

Revenue
67.83 1,207,294.70 97.49% 1,583,314.28 97.61% -376,019.58 1,746,595.54 97.67% Room Revenue 59.31 73,665.61 97.15% 87.00 99,963.00 97.38%-26,297.39 126,014.80 96.86%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
1.75 31,134.35 2.51% 38,754.60 2.39% -7,620.25 41,450.28 2.32% Miscellaneous Revenue 1.74 2,161.42 2.85% 2.34 2,688.90 2.62% -527.48 3,849.10 2.96%
0.00 0.00 0.00% 0.00 0.00% 0.00 240.00 0.01% Telephone Revenue 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 240.00 0.18%
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%

 

69.58 1,238,429.05 100.00% 1,622,068.88 100.00% -383,639.83 1,788,285.82 100.00% Total Revenue 61.05 75,827.03 100.00% 89.34 102,651.90 100.00%-26,824.87 130,103.90 100.00%
 

 
Departmental Expenses

20.94 372,644.46 30.87% 578,160.82 36.52% -205,516.36 631,921.61 36.18% Rooms 21.64 26,877.24 36.49% 33.46 38,447.89 38.46%-11,570.65 40,943.26 32.49%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
1.56 27,837.67 0.00% 22,716.00 0.00% 5,121.67 22,544.94 9,393.73% Telephone 2.66 3,302.98 0.00% 1.65 1,893.00 0.00% 1,409.98 523.16 217.98%
0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Laundry 0.00 0.00 0.00% 0.00 0.00 0.00% 0.00 0.00 0.00%
0.68 12,028.16 0.97% 12,210.06 0.75% -181.90 9,115.28 0.51% Other 0.57 713.83 0.94% 0.63 720.15 0.70% -6.32 2,293.11 1.76%

 

23.18 412,510.29 33.31% 613,086.88 37.80% -200,576.59 663,581.83 37.11% Total Departmental Expenses 24.87 30,894.05 40.74% 35.74 41,061.04 40.00%-10,166.99 43,759.53 33.63%
 

46.41 825,918.76 66.69% 1,008,982.00 62.20% -183,063.24 1,124,703.99 62.89% Gross Operating Profit 36.18 44,932.98 59.26% 53.60 61,590.86 60.00%-16,657.88 86,344.37 66.37%
 

 

Operating Expenses

9.93 176,647.48 14.26% 166,972.47 10.29% 9,675.01 173,351.24 9.69% Administrative 8.30 10,313.11 13.60% 11.93 13,708.24 13.35% -3,395.13 16,705.90 12.84%
4.43 78,846.22 6.37% 79,165.70 4.88% -319.48 88,175.99 4.93% Franchise Fees 4.45 5,532.42 7.30% 4.35 4,998.15 4.87% 534.27 6,881.62 5.29%
1.75 31,079.89 2.51% 38,409.10 2.37% -7,329.21 40,001.28 2.24% Marketing 1.07 1,333.38 1.76% 2.00 2,295.65 2.24% -962.27 5,423.99 4.17%
3.33 59,330.20 4.79% 67,988.96 4.19% -8,658.76 49,766.41 2.78% Sales 4.55 5,652.22 7.45% 5.01 5,753.25 5.60% -101.03 4,512.02 3.47%
5.16 91,765.69 7.41% 101,690.40 6.27% -9,924.71 97,938.45 5.48% Property Operations 9.51 11,809.90 15.57% 7.84 9,003.57 8.77% 2,806.33 9,140.03 7.03%
6.09 108,467.13 8.76% 146,200.00 9.01% -37,732.87 124,352.62 6.95% Energy 8.25 10,251.30 13.52% 14.27 16,400.00 15.98% -6,148.70 16,403.23 12.61%
1.39 24,768.58 2.00% 32,435.38 2.00% -7,666.80 35,760.92 2.00% Management Fee 1.22 1,516.54 2.00% 1.79 2,052.54 2.00% -536.00 2,597.28 2.00%

 

32.08 570,905.19 46.10% 632,862.01 39.02% -61,956.82 609,346.91 34.07% Total Operating Expenses 37.37 46,408.87 61.20% 47.18 54,211.40 52.81% -7,802.53 61,664.07 47.40%
 

14.33 255,013.57 20.59% 376,119.99 23.19% -121,106.42 515,357.08 28.82% House Profit -1.19 -1,475.89 -1.95% 6.42 7,379.46 7.19% -8,855.35 24,680.30 18.97%
 

 
Fixed Expenses

4.65 82,811.47 6.69% 76,800.00 4.73% 6,011.47 84,259.72 4.71% Property Taxes & Specials 8.45 10,497.89 13.84% 5.57 6,400.00 6.23% 4,097.89 13,859.72 10.65%
1.35 23,992.13 1.94% 23,740.14 1.46% 251.99 25,393.57 1.42% Insurance 1.81 2,244.87 2.96% 1.61 1,855.41 1.81% 389.46 2,066.86 1.59%
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%

 

6.00 106,803.60 8.62% 100,540.14 6.20% 6,263.46 109,653.29 6.13% Total Fixed Expenses 10.26 12,742.76 16.81% 7.18 8,255.41 8.04% 4,487.35 15,926.58 12.24%
 

8.33 148,209.97 11.97% 275,579.85 16.99% -127,369.88 405,703.79 22.69% Operating Income B/4 Interest/Other -11.45 -14,218.65 -18.75% -0.76 -875.95 -0.85%-13,342.70 8,753.72 6.73%
 

 

Interest Income/Expense

24.11 429,190.00 34.66% 407,521.12 25.12% 21,668.88 428,393.33 23.96% Interest Expense 29.05 36,083.84 47.59% 30.05 34,523.77 33.63% 1,560.07 -1,053.11 -0.81%
-0.04 -627.73 -0.05% 150.00 0.01% -777.73 -238.69 -0.01% Interest Income -0.02 -25.74 -0.03% 0.02 25.00 0.02% -50.74 -111.27 -0.09%

 

24.08 428,562.27 34.61% 407,671.12 25.13% 20,891.15 428,154.64 23.94% Total Interest Income/Expense 29.03 36,058.10 47.55% 30.07 34,548.77 33.66% 1,509.33 -1,164.38 -0.89%
 

 

Other Income/Expense

5.53 98,358.56 7.94% 0.00 0.00% 98,358.56 0.00 0.00% Miscellaneous Income 72.46 90,000.00 118.69% 0.00 0.00 0.00% 90,000.00 0.00 0.00%
 

5.53 98,358.56 7.94% 0.00 0.00% 98,358.56 0.00 0.00% Total Other Income/Expense 72.46 90,000.00 118.69% 0.00 0.00 0.00% 90,000.00 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 %



 

 

-10.23 -181,993.74 -14.70% -132,091.27 -8.14% -49,902.47 -22,450.85 -1.26% Net Operating Income 31.98 39,723.25 52.39% -30.83 -35,424.72 -34.51% 75,147.97 9,918.10 7.62%
 

Owner Expenses

5.27 93,826.00 7.58% 46,589.88 2.87% 47,236.12 87,157.14 4.87% Owner Expense 13.11 16,284.83 21.48% 3.60 4,132.49 4.03% 12,152.34 4,749.58 3.65%
40.14 714,329.43 57.68% 684,384.08 42.19% 29,945.35 694,683.96 38.85% Depreciation and Amortization 46.55 57,814.08 76.24% 50.32 57,813.98 56.32% 0.10 57,890.33 44.50%

 

45.41 808,155.43 65.26% 730,973.96 45.06% 77,181.47 781,841.10 43.72% Total Owner Expense 59.66 74,098.91 97.72% 53.91 61,946.47 60.35% 12,152.44 62,639.91 48.15%
 

-55.63 -990,149.17 -79.95% -863,065.23 -53.21% -127,083.94 -804,291.95 -44.98% Total Net Income -27.68 -34,375.66 -45.33% -84.74 -97,371.19 -94.86% 62,995.53 -52,721.81 -40.52%
 

 

1.00 17,798.00 19,686.00 -1,888.00 23,062.00 Occupied Rooms - Total 1.00 1,242.00 1.00 1,149.00 93.00 1,834.00
0.00 57.00 0.00 -57.00 54.00 Complimentary Rooms 0.01 10.00 0.00 0.00 -10.00 37.00
0.34 6,096.00 0.00 -6,096.00 112.00 Out of Order Rooms 0.40 503.00 0.00 0.00 -503.00 54.00
0.01 95.00 0.00 -95.00 38.00 No Show Rooms 0.00 4.00 0.00 0.00 -4.00 11.00

2 35,136 35,136 0 35,040 Available Rooms 2 2,976 3 2,976 0 2,976
 

0.00% 50.65% 56.03% -5.37% 65.82% Occupancy 0.03% 41.73% 0.03% 38.61% 3.13% 61.63%
0.00 67.83 80.43 -12.60 75.73 Average Daily Rate (ADR) 0.05 59.31 0.08 87.00 -27.69 68.71
0.00 34.36 45.06 -10.70 49.85 Revenue per Available Room (REVPAR) 0.02 24.75 0.03 33.59 -8.84 42.34

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

POR CM Bud % Var
CM Last

Year %



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2019

  

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

 

        Revenue

75.73 1,746,595.54 97.67% 2,059,598.30 97.60% -313,002.76 1,870,774.67 98.07% Room Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food Revenue

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Beverage Revenue

1.80 41,450.28 2.32% 50,600.00 2.40% -9,149.72 36,846.89 1.93% Miscellaneous Revenue

0.01 240.00 0.01% 0.00 0.00% 240.00 0.00 0.00% Telephone Revenue

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

         

77.54 1,788,285.82 100.00% 2,110,198.30 100.00% -321,912.48 1,907,621.56 100.00% Total Revenue

         

         

        Departmental Expenses

27.40 631,921.61 36.18% 629,648.96 30.57% 2,272.66 633,848.54 33.88% Rooms 

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Beverage 

0.98 22,544.94 9,393.73% 22,470.00 0.00% 74.94 23,390.80 0.00% Telephone

0.00 0.00 0.00% 0.01 0.00% -0.01 0.00 0.00% Laundry

0.40 9,115.28 0.51% 19,190.00 0.91% -10,074.72 12,288.74 0.64% Other

         

28.77 663,581.83 37.11% 671,308.96 31.81% -7,727.13 669,528.08 35.10% Total Departmental Expenses

         

48.77 1,124,703.99 62.89% 1,438,889.34 68.19% -314,185.35 1,238,093.48 64.90% Gross Operating Profit

         

         

        Operating Expenses

7.52 173,351.24 9.69% 181,106.87 8.58% -7,755.63 197,255.96 10.34% Administrative 

3.82 88,175.99 4.93% 103,691.92 4.91% -15,515.93 93,911.24 4.92% Franchise Fees

1.73 40,001.28 2.24% 42,000.00 1.99% -1,998.72 39,728.90 2.08% Marketing

2.16 49,766.41 2.78% 72,556.00 3.44% -22,789.59 68,647.10 3.60% Sales

4.25 97,938.45 5.48% 114,564.33 5.43% -16,625.88 89,904.80 4.71% Property Operations

5.39 124,352.62 6.95% 123,150.00 5.84% 1,202.62 128,551.68 6.74% Energy

1.55 35,760.92 2.00% 73,856.94 3.50% -38,096.02 44,656.20 2.34% Management Fee

         

26.42 609,346.91 34.07% 710,926.05 33.69% -101,579.14 662,655.88 34.74% Total Operating Expenses

         

22.35 515,357.08 28.82% 727,963.29 34.50% -212,606.21 575,437.60 30.17% House Profit

         

         



        Fixed Expenses

3.65 84,259.72 4.71% 81,715.33 3.87% 2,544.39 76,157.60 3.99% Property Taxes & Specials

1.10 25,393.57 1.42% 27,750.50 1.32% -2,356.93 26,221.04 1.37% Insurance

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

         

4.75 109,653.29 6.13% 109,465.83 5.19% 187.46 102,378.64 5.37% Total Fixed Expenses

         

17.59 405,703.79 22.69% 618,497.46 29.31% -212,793.67 473,058.96 24.80% Operating Income B/4 Interest/Other

         

         

        Interest Income/Expense

18.58 428,393.33 23.96% 409,961.49 19.43% 18,431.84 466,668.80 24.46% Interest Expense

-0.01 -238.69 -0.01% 0.00 0.00% -238.69 -15.81 0.00% Interest Income

         

18.57 428,154.64 23.94% 409,961.49 19.43% 18,193.15 466,652.99 24.46% Total Interest Income/Expense

         

         

        Other Income/Expense

         

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense

5/15/2020 at 1:01:55 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2019

  

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

         

         

-0.97 -22,450.85 -1.26% 208,535.97 9.88% -230,986.82 6,405.97 0.34% Net Operating Income

         

        Owner Expenses

3.78 87,157.14 4.87% 44,882.88 2.13% 42,274.26 35,347.81 1.85% Owner Expense

30.12 694,683.96 38.85% 694,683.96 32.92% 0.00 691,054.68 36.23% Depreciation and Amortization

         

33.90 781,841.10 43.72% 739,566.84 35.05% 42,274.26 726,402.49 38.08% Total Owner Expense

         

-34.88 -804,291.95 -44.98% -531,030.87 -25.16% -273,261.08 -719,996.52 -37.74% Total Net Income

         

         

1.00 23,062.00  25,918.00  -2,856.00 25,044.00  Occupied Rooms - Total

0.00 54.00  0.00  -54.00 0.00  Complimentary Rooms

0.00 112.00  0.00  -112.00 0.00  Out of Order Rooms

0.00 38.00  0.00  -38.00 0.00  No Show Rooms

2 35,040  35,040  0 35,040  Available Rooms

         

0.00% 65.82%  73.97%  -8.15% 71.47%  Occupancy

0.00 75.73  79.47  -3.73 74.70  Average Daily Rate (ADR)

0.00 49.85  58.78  -8.93 53.39  Revenue per Available Room (REVPAR)

5/15/2020 at 1:01:55 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2018

  

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

 

        Revenue      

74.70 1,870,774.67 98.07% 2,016,560.64 98.62% -145,785.97 1,547,045.47 92.55% Room Revenue 70.79 145,333.54 97.66% 73.02 141,211.20

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage Revenue 0.00 0.00 0.00% 0.00 0.00

1.47 36,846.89 1.93% 28,250.00 1.38% 8,596.89 124,508.44 7.45% Miscellaneous Revenue 1.69 3,476.47 2.34% 0.94 1,825.00

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% Lease Revenue 0.00 0.00 0.00% 0.00 0.00

              

76.17 1,907,621.56 100.00% 2,044,810.64 100.00% -137,189.08 1,671,553.91 100.00% Total Revenue 72.48 148,810.01 100.00% 73.96 143,036.20

              

              

        Departmental Expenses      

25.31 633,848.54 33.88% 620,350.89 30.76% 13,497.65 604,038.07 39.04% Rooms 23.67 48,589.76 33.43% 24.81 47,990.76

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Food 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% Beverage 0.00 0.00 0.00% 0.00 0.00

0.93 23,390.80 0.00% 22,200.00 0.00% 1,190.80 22,980.09 0.00% Telephone 0.87 1,784.30 0.00% 0.96 1,850.00

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

0.49 12,288.74 0.64% 11,870.00 0.58% 418.74 10,889.96 0.65% Other 0.72 1,469.84 0.99% 0.35 675.00

              

26.73 669,528.08 35.10% 654,420.89 32.00% 15,107.19 637,908.12 38.16% Total Departmental Expenses 25.25 51,843.90 34.84% 26.12 50,515.76

              

49.44 1,238,093.48 64.90% 1,390,389.75 68.00% -152,296.27 1,033,645.79 61.84% Gross Operating Profit 47.23 96,966.11 65.16% 47.84 92,520.44

              

              

        Operating Expenses      

7.88 197,255.96 10.34% 193,266.05 9.45% 3,989.91 162,123.15 9.70% Administrative 9.51 19,532.68 13.13% 8.27 15,994.20

3.75 93,911.24 4.92% 100,828.03 4.93% -6,916.79 43,768.39 2.62% Franchise Fees 3.54 7,266.68 4.88% 3.65 7,060.56

1.59 39,728.90 2.08% 30,000.00 1.47% 9,728.90 24,658.98 1.48% Marketing 2.15 4,407.45 2.96% 1.29 2,500.00

2.74 68,647.10 3.60% 71,158.90 3.48% -2,511.80 63,272.08 3.79% Sales 2.20 4,526.24 3.04% 3.11 6,017.82

3.59 89,904.80 4.71% 78,510.44 3.84% 11,394.36 81,322.25 4.87% Property Operations 4.87 10,003.71 6.72% 3.29 6,354.70

5.13 128,551.68 6.74% 104,400.00 5.11% 24,151.68 111,716.72 6.68% Energy 6.69 13,742.40 9.23% 5.82 11,250.00

1.78 44,656.20 2.34% 71,568.37 3.50% -26,912.17 55,163.97 3.30% Management Fee 1.45 2,977.49 2.00% 2.59 5,006.27

              

26.46 662,655.88 34.74% 649,731.79 31.77% 12,924.09 542,025.54 32.43% Total Operating Expenses 30.42 62,456.65 41.97% 28.02 54,183.55

              

22.98 575,437.60 30.17% 740,657.96 36.22% -165,220.36 491,620.25 29.41% House Profit 16.81 34,509.46 23.19% 19.82 38,336.88

              

              



        Fixed Expenses      

3.04 76,157.60 3.99% 73,320.00 3.59% 2,837.60 76,415.97 4.57% Property Taxes & Specials 2.24 4,599.80 3.09% 3.16 6,110.00

1.05 26,221.04 1.37% 27,260.55 1.33% -1,039.51 21,650.28 1.30% Insurance 1.06 2,185.12 1.47% 1.22 2,361.15

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

              

4.09 102,378.64 5.37% 100,580.55 4.92% 1,798.09 98,066.25 5.87% Total Fixed Expenses 3.30 6,784.92 4.56% 4.38 8,471.15

              

18.89 473,058.96 24.80% 640,077.41 31.30% -167,018.45 393,554.00 23.54% Operating Income B/4 Interest/Other 13.50 27,724.54 18.63% 15.44 29,865.73

              

              

        Interest Income/Expense      

18.63 466,668.80 24.46% 424,393.90 20.75% 42,274.90 464,224.30 27.77% Interest Expense 19.16 39,336.00 26.43% 18.37 35,527.04

0.00 -15.81 0.00% 0.00 0.00% -15.81 -224.58 -0.01% Interest Income 0.00 -1.67 0.00% 0.00 0.00

              

18.63 466,652.99 24.46% 424,393.90 20.75% 42,259.09 463,999.72 27.76% Total Interest Income/Expense 19.16 39,334.33 26.43% 18.37 35,527.04

              

              

        Other Income/Expense      

              

0.00 0.00 0.00% 0.00 0.00% 0.00 0.00 0.00% Total Other Income/Expense 0.00 0.00 0.00% 0.00 0.00

5/15/2020 at 1:02:19 PM  



 Company: Emerald Hospitality, LLC  Property: Hawthorn Suites - Fargo

 Split Income Statement/OC

 As of 12/31/2018

  

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

              

              

0.26 6,405.97 0.34% 215,683.51 10.55% -209,277.54 -70,445.72 -4.21% Net Operating Income -5.66 -11,609.79 -7.80% -2.93 -5,661.31

              

        Owner Expenses      

1.41 35,347.81 1.85% 0.00 0.00% 35,347.81 138,276.46 8.27% Owner Expense 1.47 3,016.25 2.03% 0.00 0.00

27.59 691,054.68 36.23% 691,054.68 33.80% 0.00 677,575.78 40.54% Depreciation and Amortization 28.20 57,890.33 38.90% 29.93 57,890.33

              

29.01 726,402.49 38.08% 691,054.68 33.80% 35,347.81 815,852.24 48.81% Total Owner Expense 29.67 60,906.58 40.93% 29.93 57,890.33

              

-28.75 -719,996.52 -37.74% -475,371.17 -23.25% -244,625.35 -886,297.96 -53.02% Total Net Income -35.32 -72,516.37 -48.73% -32.86 -63,551.64

              

              

1.00 25,044.00  25,724.00  -680.00 21,114.00  Occupied Rooms - Total 1.00 2,053.00  1.00 1,934.00

1 35,040  35,040  0 35,040  Available Rooms 1 2,976  2 2,976

              

0.00% 71.47%  73.41%  -1.94% 60.26%  Occupancy 0.03% 68.99%  0.03% 64.99%

0.00 74.70  78.39  -3.69 73.27  Average Daily Rate (ADR) 0.03 70.79  0.04 73.02

0.00 53.39  57.55  -4.16 44.15  Revenue per Available Room (REVPAR) 0.02 48.84  0.02 47.45

5/15/2020 at 1:02:19 PM  
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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 42.1 53.0 79.4 58.92 69.34 85.0 24.79 36.74 67.5

Year To Date 50.6 53.1 95.3 67.93 78.22 86.8 34.35 41.52 82.7

Running 3 Month 54.4 59.8 91.0 62.38 73.35 85.0 33.92 43.83 77.4

Running 12 Month 50.6 53.1 95.3 67.93 78.22 86.8 34.35 41.52 82.7

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

Current Month -31.7 -5.7 -27.6 -14.3 -15.5 1.5 -41.5 -20.4 -26.5

Year To Date -23.8 -20.9 -3.7 -9.8 -8.7 -1.2 -31.3 -27.8 -4.8

Running 3 Month -17.7 -3.9 -14.3 -11.5 -11.7 0.2 -27.2 -15.2 -14.1

Running 12 Month -23.8 -20.9 -3.7 -9.8 -8.7 -1.2 -31.3 -27.8 -4.8

Candlewood Suites Fargo        4014 17th Ave S        Fargo, ND 58103-3584        Phone: (701) 282-6006

STR # 65913        ChainID: 20922        MgtCo: National Hospitality Services        Owner: None

For the Month of: December 2020        Date Created: January 16, 2021        Monthly Competitive Set Data Excludes Subject Property

December 2020

December 2020 vs. 2019 Percent Change (%)

Occupancy (%)

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 61.6 57.7 106.9 68.71 85.13 80.7 42.34 49.10 86.2

Year To Date 66.4 66.7 99.6 75.30 89.96 83.7 49.97 59.97 83.3

Running 3 Month 66.1 61.7 107.1 70.50 86.83 81.2 46.59 53.56 87.0

Running 12 Month 66.4 66.7 99.6 75.30 89.96 83.7 49.97 59.97 83.3

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

Current Month -15.2 6.2 -20.2 2.3 -1.2 3.5 -13.3 4.9 -17.4

Year To Date -7.6 -2.8 -4.9 1.3 0.8 0.5 -6.4 -2.1 -4.4

Running 3 Month -12.4 -3.1 -9.6 0.5 -0.2 0.7 -12.0 -3.3 -8.9

Running 12 Month -7.6 -2.8 -4.9 1.3 0.8 0.5 -6.4 -2.1 -4.4

Hawthorn Suites by Wyndham Fargo        4014 17th Ave S        Fargo, ND 58103-3584        Phone: (701) 282-6006

STR # 65913        ChainID: 49677        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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