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Staff Report for Abatement 4539 & 4540 
 
February 24th, 2023 
 
City: Fargo 
Appellant: Ryan LLC – Y&O Fargo Plaza LLC 
Location: 4427 13th Ave S. Fargo, ND 58103    
Parcel Numbers: 01-0277-00010-000 (Known as Hobby Lobby) 
Issue: Ryan LLC is requesting a reduction in value to match the updated assessment completed by the 
Fargo Assessment Office. 
 
Summary 
 
The Fargo assessment office has been working with Michael Block of Ryan LLC since November. They 
have reviewed the property in detail and looked at all approaches to value (market, cost, income).  
 
Analysis 
 
After analyzing the approaches to value, the Fargo Assessment office could not support the current 
valuation of $7,727,000 and determined a valuation of $7,210,000 is appropriate and equitable. This falls 
in line with the information submitted by the applicant, so a formal abatement was submitted to request 
that value for the 2022 and 2021 taxable years.  
 
It is my opinion, that after reviewing all the information submitted, the valuation arrived at by the city of 
Fargo is reasonable.  
 
The abatement applications were approved at the city commission meeting on a 5-0 vote. 
 
Recommendation 
 
It is my recommendation to approve abatements 4539 and 4540.  

mailto:assessor@casscountynd.gov












� 
THE CITY OF 

FAR�!j
0 

February 1, 2023 

Board of City Commissioners 
City Hall 
Fargo, ND 58102 

Dear Commissioners: 

ASSESSOR'S OFFICE 
Fargo City Hall 

225 4th Street North 
Fargo, ND 58102 

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

Attached is the Application for Abatement or Refund of Taxes #4539 and #4540, prepared by Michael Block of 
Ryan, Inc. The application is for the Hobby Lobby retail building located at 4427 13 Ave S. Supporting 
information submitted by the applicant has been included. The applications request the following: 

#4539-for 2021, a reduction :from $7,272,000 to $7,210,000 
#4540 - for 2022, a reduction :from $7,272,000 to $7,210,000 

We have provided information regarding the valuation of these properties and a comparison to similar 
properties for equity purposes and against the market. With the market information that was available, we 
were unable to support the values as certified. We created new approaches to value and we feel a reduction in 
value is warranted. 

SUGGESTED MOTION: 

Approve a reduction of the property value at 4427 13 Ave Sin the following manner: 
#4539- reduce the 2021 certified value to $7,210,000 
#4540- reduce the 2022 certified value to $7,210,000 

Fargo City Assessor 
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Hobby Lobby Building 
Parcel Number: 0l-0277-00010-000 

4427 13 Ave S 
Owner: Y&O Fargo Plaza LLC (65%) Et Al 

Appeal of Assessment for Year(s): 2021, 2022 

Name of Applicant: 

Representative: 

Y&O Fargo Plaza LLC 

Michael Block, Ryan Inc. 

Assessed Value(s) 2022 7,727,000 

2021 7,727,000 

Applicants Requested Value(s) 2022 

2021 

7,210,000 

7,210,000 

-6.7%

-6.7%

General Property Information 

Property Type 

Year Built 

Building Area (Total Above Grade) 

Land Area 

Last Sale: 12/21/2018 

Summary 

Retail 

1991 

95,096 sf 

365,989 sf 

6,552,200 

The property sold in December of 2018. The transaction appears to be arms-length. The property was subject to a long term lease-in-place 

that we feel is below market. Regardless, we feel the property is over-valued for 2021 and 2022. Our analysis indicates a market value of 

$7,210,000 based on our market adjusted cost approach. Further support for this reduced value is provided primarily by the sales comparison 

approach. 

Comparable Sales Summary 

Property 
Address Building Name Bldg Size 

Type 

Retail 4601 23 Ave S Hom Furniture 120,419 

Retail 2121 43 St S Former Gander Mountain 66,282 

Retail 4907 Timber Pkwy S Cash Wise 54,780 

Retail 1532 32 Ave S Hornbachers 57,258 

Retail 360 36 St S Floor to Ceiling Carpet 51,819 

Subject 4427 BAveS Hobby Lobby Bldg 95,096 

Competing Properties (Assessed Values) Summary 

We studied 11 comparable properties for equalization. The 

properties are located along the 13th Avenue S shopping corridor. 
They can be described as "big-box" retail buildings, ranging from 

30,000 to 218,579 square feet and built between 1977 and 2002. 

The 2021, 2022 and proposed valuations seem to be in line with the 

competing properties. Based on the subject's size, level of finish and 

age, we feel the proposed valuations are appropriately equalized with 

the competing set. 

Year Built 
Sale Date/ 

Assess Year 

2004 02/2020 

2004 02/2019 

2017 09/2020 

1993 10/2019 

1974 07/2022 

1991 2022 

2021 

Proposed 

Maximum 

3'd Quartile 

Median 

I" Quartile 

Minimum 

Subject 2022 

2021 

Proposed 

Recommended Action(s): 

Sale Price/ Sale Price $/SF Sale Price $/SF 

Proposed Value Total lmprOnly 

8,595,800 71.38 50.43 

3,750,000 56,58 21.63 

9,857,500 179.95 133.85 

10,290,100 179.71 141.01 

2,659,700 51.33 40.55 

7,727,000 81.25 46.62 

7,727,000 81.25 46.62 

7,210,000 75.82 41.18 

2022 2022 2021 2021 

$/SF $/SF lmpr $/SF $/SF lmpr 

Total Only Total Only 

105.50 74.63 105.50 74.63 

97.06 62.42 95.05 61.34 

84.31 50.43 83.47 46.93 

79.43 38.77 78.51 38.77 

57.22 20.17 57.22 20.17 

81.25 46.62 

81.25 46.62 

75.82 41.18 75.82 41.18 

Reduce the value of the subject to $7,210,000 (-6.70%) for 2022 and 2021. 

Information provided above is a summary of the analysis conducted. Full analysis is provided in the Assessment Department's work file. 
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2/1/2023 

GENERAL INFORMATION 

SITE NAME: 

PROPERTY PARCEL(S): 

YEARS UNDER ABATEMENT: 

ADDRESS: 

JURISDICTION: 

LAND: 
BUILDING: 

SQUARE FEET: 
RENTABLE SF: 
YR. BUILT: 
PROPERTY USE: 

COUNTY'S VALUATION 

CONCLUSION OF VALUE 

Requested Value 

SUPPORTING DOCUMENTS 

Fargo Plaza 

01-0277-00010-000 

2021 and 2022 

442713 Ave S 

Cass County 

365,904.00 

95,096 

90,525 
1991 

Retail 

We have included the following documents in support of our appeal: 

Settlement Statement from sale 

Market Income & Expense Analysis 
1/2021 and 1/2022 Rent Rolls 
2019-2021 Profit and Loss and Analysis 

Sales Comparison Analysis 
Redacted Appraisal 

Ryan�) lJloo¥ative Solur/onsto Taxing Problems·

2021/Pay 2022 2022/Pay 2023 

LAND: $3,294,000 LAND: $3,294,000 

IMPROVEMENT: $4,433,000 IMPROVEMENT: $4,433,000 

TOTAL: $7,727,000 TOTAL: $7,727,000 
PER SF: $81.25 PER SF: $81.25 

Indicated Value Per SF Indicated Value Per SF 

$7,210,000 $75.82 $7,210,000 $75.82 
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FIDELITY NATIONAL TITLE - PHOENIX NCS 
One East Washington Slreet, Suite 450, Phoenix, AZ 85004 

Phone: (602) 343 7550 Fax: (602) 343-7564 

Combined Settlement SlalBmsnt 

Estimated 

Ea crow No: 21828185. 001 MB1 Close Date: 12/21/201B Proration Date: 12"!1/2018 Olsbureoment Date: 

Buyer(s)/Borrower(s): 

Seller(&): 

Property: 

Buyer Q!Jpll 

6,480,000.00 

750.00 

889.25 

100,1)0 

100.00 

100.00 

350,00 

1,050,00 
3A73.61 

5,557.08 

6,492,349.94 

6.492,349.94 

Cole MT Fargo NO, LLC, a Delaware lrnlted Dallllty company 

4427 13th Avenue SW 
Fargo, ND 68100 

, Buyer� redlt . DeacrlpUon 

TOTAL CONSIDERATION: 
Tolal Consld8flllf<II 

150,000.00 �list o !J)IUl1 
150,000.00 Sea:ind Deposit 

PR.ORATIONSAND ADJUSTMENTS: 
19,489.55 Basa Rert & Reini!u�omont RIMln110 

COMMISSIONS: 
Comrrisnloo to CBRE 

Tlll.E CHARGES AND ESCROW CHARGES 
E=wChargo lo RdoU .... NaGoro1111lo · 

Phoo.NCS 
Owners Pdlcy �r $6,480,000.00 lo Fldei1y 

NaUonel Thie· Phoenix NCS 
SeerchE,aim ID Rdellly Nallonal Tile 

Plloenllc NCS 
IMse. Tile Fees to Fldelly Nalfonel Tille -

PhoenJx NCS 
Ovnr Endol$ernenl- CC&R! lo Fldelty 

Nallonal T�le - Phoem NCS 
Owner End«&C1110J1 � ID Adellty 

Nalbnal TIiie • Phoo,Jx NCS 
Owler Endorsemenl- S..Wy to Fldeflty 

Ni,Jooal lltle • Phoenix NCS 
OwnerEndOlliemen� Slngle Tax Parcel lo 

FldClly Nalonal TIie- Ptoamt NCS 

RECORDING FEES: 
Recoolng Fee to Ftlelitf NafoneJ Thia -

Phoe/lbc NGS 
ADDmONAL CHARGES: 
Lease PtQbes Fees to Real llllgenoo, LLC 
Fees Due (Corporals Services) lo Olvasllled 

Corporate S eMCes 
I.Bgel Fees ID Budlaler 
Sun.ey Feee lo Neael Lend SuNeys, Inc. 

319,489,65 Sub Totals 

6,172,880.39 Bdana, Dua From euyar Proceeds Due Setler 

8,492,349.94 Tolals 

SellefDet;,lt 

19,489.55 

133,600.00 

8,892.50 

750,1)0 

125.00 

15,000,00 

1n,es1,os 

6,303,092.95 

8,480,760.00 

Seier Credit 

6,480,000.00 

750.00 

8,480,760.00 

6A 80,750.00 

This slelement Is bmed on lnlonnallai evaffeble lo the escrow holder as of Ille date Chis slalemenl was prapsred and the cl�ng dale """""a bow, ktuel 
emolllls may change an/or wry depending a, 14>daled lrtonnalbn recdved end Ila mat closing dale. 

Printed by on 12/21/2018 - 1 :50:3lll'M Page 1 of2 
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MARKET INCOME ANALYSIS 

Fargo Plaza 
4427 13 Ave S 
Cass County 
Square Feet 90,525 t:Xpenses 1-'St- !1>1 .::,u 

INCOME 

Market Rent 90,525 $7.64 $691,611 
Market Rent 90,525 7.64 $691,611 

Less: Vacancy Factor 6.00% ($41,497) 
Less: Credit Loss 2.00% ($13,832) 

-----

TOTAL INCOME $636,282 

Non Recoverable Expesnes 8.00% ($55,329) 
Expenses on Vacant Space 8.00% ($10,863) 

-----

NET OPERATING INCOME $570,090 

CAP IT ALIZA TION RA TE 8.00% 

INDICATED REAL ESTATE VALUE $7,126,000 

PER SQUARE FOOT $78.72 
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Fargo Plaza 

Current Rent Roll 

as of January 1, 2022 

Property Address: 4427 13th Avenue SW, Fargo, ND, 58103 

Tenant 

Hobby Lobby 

Dollar Tree 

Kirkland's 

Total (CURRENT): 

Lease Start Lease End Annual Base Rent PSF 

8/14/2003 8/31/2023 

9/21/2005 9/30/2025 
10/1/2025 9/30/2030 

12/8/2012 1/31/2025 

$375,000.00 

$111,931.00 
$120,018.50 

$122,405.52 

$609,336.52 

$6.25 

$6.92 
$7.42 

$8.53 

$6.73 

NNNs 

$86,460 

$39,627 

$39,533 

165,620 

Square Footage Occupancy 

60,000 66.28% 

16,175 17.87% 

14,350 15.85% 

90,525 100.00% 
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Fargo Plaza 

Current Rent Roll 

as of January 1, 2021 

Property Address: 4427 13th Avenue SW, Fargo, ND, 58103 

Tenant 

Hobby Lobby 

Dollar Tree 

Kirkland's 

Total (CURRENT): 

Lease Start Lease End .0.011_ual_B_as_e Rent PSF 

8/14/2003 8/31/2023 

9/21/2005 9/30/2020 

12/8/2012 1/31/2025 

$375,000.00 

$103,843.50 

$122,405.52 

$601,249.02 

$6.25 

$6.42 

$8.53 

$6.64 

NNNs 

$86,460 

$34,069 

$26,370 

146,899 

Square Footage Occupancy 

60,000 66.28% 

16,175 17.87% 

14,350 15.85% 

90,525 100% 
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8:34 AM 

12/08/22 

Accrual Basis 

Fargo Plaza 

Profit & Loss 
January 2019 through December 2021 

Fargo Plaza 

Profit & Loss 

Ordinary Income/Expense 

Income 

40000 - Rental Income 

Total Income 

Expense 

60000 - Amortization Expense 

60500 - Bank Service Charges 

60625 - CAM Reimbursement to Tenant 

61200 - Depreciation Expense 

61600 - Filing Fees 

62000 • Insurance 

62150 • Interest Expense-Mortgage 

62300 · Landscaping/Snow Removal 

63000 - Management Expenses 

65300 • Repairs-Building 

66000 · Taxes-Property 

67500 · Travel 

68000 - Utilities 

Total Expense 

Net Ordinary Income 

Jan - Dec 19 Jan - Dec 20 

743,698.58 744,053 50 

743,698.58 744,053.50 

5,939 00 10,181 00 

16 50 0 00 

971 39 0 00 

90,564 00 90,564.00 

2,320 50 650 00 

14,392 00 13,375 00 

86,803.79 167,829 48 

14,536 28 8,041 81 

59,619 45 22,628 22 

3,939 44 2,488 17 

118,107 13 118,093 96 

0 00 0 00 

2,783 32 3,256 95 

399,992 80 437,108.59 

343,705 78 306,944.91 

Jan - Dec 21 TOTAL 

761,773 64 2,249,525 72 

761,773 64 2,249,525 72 

10,181 00 26,301 00 

0 00 16 50 

0 00 971 39 

90,564 00 271,692 00 

650 00 3,620 50 

17,215 00 44,982 00 

163,721 19 418,354 46 

12,742.80 35,320.89 

29,139 31 111,386 98 

22,586 95 29,014.56 

114,650.43 350,851 52 

904 22 904 22 

3,587.27 9,627 54 

465,942.17 1,303,043 56 

295,831.47 946,482 16 

Page 1 of 1 
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Fargo Plaza 

Profit and Loss Analysis (2019-2021) 

Income Statement Jan-Dec 2019 Jan-Dec 2020 Jan-Dec 2021 

Net Ordinary Income $343,705 $306,945 $295,831 

Amortization Expense (add back} $5,939 $10,181 $10,181 

Depreciation Expense (add back} $90,564 $90,564 $90,564 

Interest Expense- Mortgage (add back) $86,803 $167,829 $163,721 

Net Operating Income $527,011 $575,519 $560,298 

Cap rate 8.00% 8.00% 8.00% 

Indicated Value $6,588,000 $7,194,000 $7,004,000 
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Sales Comparison Analysis 

•oue to the lack of open market arm length transactions of comparable buildings in the area, the sales comparison methodology was given nttle weight in deterrminfing the value of the subject. 

Property Name Address City Parcel 
Year 

SF Land SF Sale Cate Sale Price Sale Price/SF 
Sale Price/Land 

Notes 
Built SF 

HDM Furniture 4601 23rd Ave SW Fargo 01-7880-00100-000 2004 120,419 252,212 2/28/2020 $8,580,000 $71.25 Purchased by tenant 

Southmoor Square 808-830 30th Ave S Fargo 
5S-161-0010, 58-163-

1974 67,136 273,557 12/15/2020 $3,000,000 $44.69 $10.97 Redev1opement 
0060 

Former K -Mart 2800 27th Ave S Moorhead SS-470-0010 2013 138,580 750,539 77/11/2019 $4,250,000 $30.67 
Remodeled into Moorhead High 

School Career Academy 

Gander Mountain 2121 43rd St NW Fargo 01-7340-00100-000 2004 66,282 308,840 2/27/2019 $3,750,000 $56.58 

Property Name Address City Parcel 
Year 

SF Land SF Sale Date Sale Price Sale Price/SF Notes 
Built 

Fargo Plaza 442713 Aves Cass County 01-0277-00010-000 1991 95,096 365,904 2/11/2019 $6,480,000 $68.14 Open market arms-length transaction 

r I Average �,830,432 �51 
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1 808-830 30th Ave S - Southmoor Square SOLD 

Moorhead, MN 56560 

Recorded Buyer Moorhead 8th Group LLC
1 2nd St 
Fargo, ND 58102 
(701) 478-4300 (p) 

True Buyer Enclave Development
300 23rd Ave W 
West Fargo, ND 58078 
(701) 478-4300 (p) 

Sale Date Dec 15, 2020 
Sale Price $3,000,000 

Price/SF $44.69

Parcels 58-161-0010, 58-163-0060
Comp ID 5337596 

Comp Status Research Complete

Clay 

Recorded Seller Southmoore Plaza LLC
90 S 7th St 
Minneapolis, MN 55402 
(612) 376-4000 (p) 

True Seller Colliers International
90 S 7th St 
Minneapolis, MN 55402 
(612) 376-4000 (p) 

Type 3 Star Retail Storefront (Neighborhood
Center) 

Year Built 1974 
GLA 67,136 SF

Land Acres 6.28 AC 
Land SF 273,557 SF 

Zoning Commercial 
Sale Condition Assemblage, Redevelopment Project

2 4601 23rd Ave SW - HOM Furniture SOLD 

Fargo, ND 58104 

Recorded Buyer KKMBA Fargo LLC 
1030-1 Woodcrest Dr NW 
Coon Rapids, MN 55433 
(701) 282-6393 (p) 

True Buyer HOM Furniture, Inc. 
10301 NW Woodcrest Dr 
Coon Rapids, MN 55433 
(763) 767-3600 (p) 

Sale Date Feb 28, 2020 
Sale Price $8,579,123

Price/SF $71.24

Parcels 01-7880-00100-000 
Comp ID 5138793 

Comp Status Research Complete

Cass 

Recorded Seller Spirit HM Fargo ND LLC
27227 N Harwood St 
Dallas, TX 75201 
(480) 606-0820 (p) 

True Seller Spirit Realty Capital, Inc. 
2727 N Harwood St 
Dallas, TX 75201 
(972) 476-1900 (p) 

Type 3 Star Retail Freestanding 
Year Built 2004 

GLA 120,419 SF
Land Acres 5. 79 AC 

Land SF 252,212 SF 
Sale Condition Purchase By Tenant

3 2800 27th Ave S SOLD 

Moorhead, MN 56560 

Recorded Buyer Moorhead Public School Dis-

�� 
1
r..�h Ave N 

Moorhead, MN 56560 
(218) 284-3300 (p) 

True Buyer Moorhead Public School Dis
trict 152 
1304 15th Ave N 
Moorhead, MN 56560 
(218) 284-3300 (p) 

Sale Date Jul 11, 2019 
Sale Price $4,250,000

Price/SF $30.67

Parcels 58-470-0010
Comp ID 4812716 

Comp Status Research Complete

Clay 

Recorded Seller Sam's Real Estate Business 
Trust 
Bentonville, AR 72712 
(479) 258-2832 (p) 

True Seller Walmart 
2001 Se loth St 
Bentonville, AR 72712 
(479)277-1691 (p)

Type 3 Star Retail Freestanding
Year Built 2013 

GLA 138,580 SF
Land Acres 17.23 AC 

Land SF 750,539 SF 
Sale Condition High Vacancy Property, Redevelopment

Project 

Ryan•) ©2023 Costar Group- Licensed to Ryan, LLC - 1211B11 
.. ., 

211/2023 
.. � CoStar- Page 1 
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4 2121 43rd St NW SOLD 

Fargo, ND 58104 

Recorded Buyer Global Development 
16 N Broadwa'I'_ 
Fargo ND 581-□2 
(701) 237-5'151 (p) 

True Buyer Tma Hospitality Group Inc 
16 N BroadwaY. 
Fargo ND 58"!02 
(701) 492-2322 (p) 

True Buyer ra�[{tl-.Jtc�A,fo
(701) 237-5151 (p) 

Sale Date Feb 27, 2019 
Sale Price $3,750,000

Price/SF $56.58

Parcels 01-7340-00100-000 
Comp ID 4691177

Comp Status Research Complete

Cass 

Recorded Seller Store Master Funding VIII LLC 
8501 E Princess Dr 
Scottsdale, AZ 85255 
(480) 256-1100 (p)

True Seller STORE Capital Corporation
8377 E Hartford Dr 
Scottsdale, AZ 85255 
(480) 256-1100 (p)

Type 3 Star Retail Freestanding
Year Built 2004

GLA 66,282 SF
Land Acres 7.09 AC

Land SF 308,840 SF

Ryan•}. ©2023 costar Group - Licensed to Ryan, LLC - 1211811 ... 2/112023 
, .... CoStar"· Page 2
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VALUATION & ADVISORY SERVICES 

April 3, 2019 

CUSHMAN & WAKEFIELD GLOBAL SERVICES INC 
1900 Rand Building 
Buffalo, New York 14203 

RE: Appraisal of: Hobby Lobby Center 
4427 13th Avenue SW 
Fargo, Cass County, North Dakota 58103 
CBRE, Inc. File No. l 9- l 78MN-0385- l 
Client Reference No. 19-000464-0 l -0 l 

Dear Mr. -

CBRE 
1900 LaSalle Plaza, 800 LaSalle Avenue 

Minneapolis, MN 55402 

T 612-336-43 l 5 
F 952-831-8023 

www.cbre.com 

At your request and authorization, CBRE, Inc. has prepared an appraisal of the market value of 
the referenced property. Our analysis is presented in the following Appraisal Report (Summary). 

The subject is a 95,025-square foot retail property (neighborhood/community center) located at 
4427 13th Avenue SW in Fargo, North Dakota. The improvements were constructed in 1991, 
renovated in 2003 and are situated on an 8.40-acre site. The subject is anchored by Hobby 
Lobby, Dollar Tree and Kirkland's. As of the date of value, Hobby Lobby had 4.4, Kirkland's had 
3.75 and Dollar Tree had 1.5 remaining years on their leases. Included in the net rentable area 
is roughly 4,500 SF of space that is functionally obsolete for conventional retail but may be 
leased in the near-term to a small commercial vendor for office/outdoor storage purposes. 

Based on the analysis contained in the following report, the market value of the subject is 
concluded as follows: 

MARKET VALUE CONCLUSION 

Appraisal Premise Interest Appraised Date of Value Value Conclusion 
As Is Leased Fee Interest April 2, 2019 $6,700,000 

Compiled by CBRE 

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, 
and inseparable from, this letter. 

The following appraisal sets forth the most pertinent data gathered, the techniques employed, 
and the reasoning leading to the opinion of value. The analyses, opinions and conclusions were 
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April 3, 2019 
Page 2 

developed based on, and this report has been prepared in conformance with, the guidelines and 
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), 
and the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute. It also conforms to Title XI Regulations and the Financial 
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA) updated in 1994 and further 
updated by the lnteragency Appraisal and Evaluation Guidelines promulgated in 20 l 0. 

The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. As a condition to being 
granted the status of an intended user, any intended user who has not entered into a written 
agreement with CBRE in connection with its use of our report agrees to be bound by the terms 
and conditions of the agreement between CBRE and the client who ordered the report. No other 
use or user of the report is permitted by any other party for any other purpose. Dissemination of 
this report by any party to any non-intended users does not extend reliance to any such party, 
and CBRE will not be responsible for any unauthorized use of or reliance upon the report, its 
conclusions or contents (or any portion thereof). 

It has been a pleasure to assist you in this assignment. If you have any questions concerning the 
analysis, or if CBRE can be of further service, please contact us. 

Respectfully submitted, 

CBRE - VALUATION & ADVISORY SERVICES 

Diredor 

Certified General Real Properly Appraiser 
State of North Dakota License #CG-2705 

-
• 

Senior Managing Director 
Certified General Real Property Appraiser 
State of North Dakota License #CG-2402 

CBRE 
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Certification 

Certification 

We certify to the best of our knowledge and belief: 

l . The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our personal, impartial and unbiased
professional analyses, opinions, and conclusions.

3. We have no present or prospective interest in or bias with respect to the property that is the
subject of this report and have no personal interest in or bias with respect to the parties
involved with this assignment.

4. Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

5. Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

6. This appraisal assignment was not based upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

7. Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice, as well as the
requirements of the State of North Dakota.

8. The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute.

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.

l 0. As of the date of this report, Justin Reed, MAI and Mike Moynagh, MAI each completed the
continuing education program for Designated Members of the Appraisal Institute. 

11 . Justin Reed, MAI has and Mike Moynagh, MAI has not made a personal inspection of the 
property that is the subject of this report. 

12. No one provided significant real property appraisal assistance to the persons signing this
report.

13. Valuation & Advisory Services operates as an independent economic entity within CBRE, Inc.
Although employees of other CBRE, Inc. divisions may be contacted as a part of our routine
market research investigations, absolute client confidentiality and privacy were maintained at
all times with regard to this assignment without conflict of interest.

14. Neither Justin Reed, MAI nor Mike Moynagh, MAI have provided any services, as an
appraiser or in any other capacity, regarding the property that is the subject of this report
within the three-year period immediately preceding acceptance of this assignment.

Hobby Lobby Center, Forgo, North Dakota CBRE 

Page 41



Subject Photographs 

Subiect Photographs 

Source: Cify of Fargo GIS 

IAerial View I 

II 

Hobby Lobby Center, Fargo, North Dakota CBRE 
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Subject Photographs 

Photo 1-Sub"ect Exterior Photo 2- Subject Exterior 

Photo 3- Subject Exterior Photo 4- Sub·ect Exterior 

Photo 5- Sub·ect Exterior Photo 6- Sub·ect Exterior 

iii 
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Subject Photographs 

Photo 7-Hobby Lobb Interior Photo 8- Hobb Lobb Interior 

Photo 9- Kirkland's Interior Photo 1 0- Kirkland's Interior 

Photo 11- Dollar Tree Interior Photo 12- Dollar Tree Interior 
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Subject Photographs 

Photo 13-View of 45th Street South Photo 14-Sub' ect Exterior/Northside 

Photo 15- Subject Exterior/Northside Photo l 6-0utdoor Stora e 

Photo 17-Surface Parking Photo 18-Surface Parkin 
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Property Name 

Location 

Client 

Client Reference Number 

Highest and Best Use 

As If Vacant 

As Improved 

Property Rights Appraised 

Date of Report 

Date of Inspection 

Estimated Exposure Time 

Estimated Marketing Time 

Land Area 

Zoning 

Improvements 

Property Type 

Number of Buildings 

Number of Stories 

Gross Leasable Area 

Year Built 

Effective Age 

Remaining Economic Life 

Condition 

Buyer Profile 

Financial Indicators 

Current Occupancy 

Stabilized Occupancy 

Overall Capitalization Rate 

Pro Forma Operating Data 

Effective Gross Income 

Operating Expenses 

Expense Ratio 

Net Operating Income 

Hobby Lobby Center, Forgo, North Dakota 
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Hobby Lobby Center 

4427 13th Avenue SW, Fargo, Cass County, ND 
58103 

Cushman & Wakefield Global Services Inc 

19-000464-01-01 

Retail 

Retail 

Leased Fee Interest 

April 3, 2019 

April 2, 2019 

6 - 12 Months 

6 - 12 Months 

B.40AC 365,989 SF 

CG-General Commercial 

Retail 

95,025 SF 

1991 

25 Years 

20 Years 

Average 

Investor-Regional 

95.3% 

95.0% 

8.00% 

Total 

$857,356 

$325,831 

38.00% 

$531,525 

(Neighborhood/Community Center) 

Renovated: 2003 

Per SF 

$9.02 

$3.43 

$5.59 

CBRE 
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VALUATION 

Sales Comparison Approach 

Income Capitalization Approach 

Insurable Value 

Appraisal Premise 

As Is 

Compiled by CBRE 

CONCLUDED MARKET VALUE 

Interest Appraised 

Leased Fee Interest 

Total 

$7,100,000 

$6,600,000 

$6,500,000 

Date of Value 

April 2, 2019 

STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT) 

Strengths/ Opportunities 

• The subject is located on the corner of a heavily travelled intersection within Fargo.
• The subject is l 00% occupied by three nationally-oriented tenants.

Per Sf 

$74.72 

$69.46 

$68.40 

Value 

$6,700,000 

• The subject has roughly 4,500 of 'dead space' which could be leased to an ancillary tenant
for general storage or non-investment grade commercial tenancy.

• Ownership reports that the Hobby Lobby is one of the highest performing stores in the
country at $9M in sales per year ($150 PSF). Further, the Dollar Tree tenant achieves revenue
in the $3M range ($185 PSF) where the average sales for this tenant are typically $1 M-$2M.

Weaknesses/ Threats 

• The subject's out parcels are not owned.
• The existing assessment of $8, 134,000 is above the recent transaction price and concluded

market value.
• The subject was originally developed as a K-Mart in 1991, was later converted to its current

multi-tenant design and is in average condition.
• The surface lots are in fair to average condition.
• The existing tenancy has limited remaining term (excluding renewal options).

EXTRAORDINARY ASSUMPTIONS 

An extraordinary assumption is defined as "an assignment-specific assumption as of the effective 

date regarding uncertain information used in an analysis which, if found to be false, could alter 

the appraiser's opinions or conclusions." 

• Historical financial performance was not made available for this appraisal. The valuation is
therefore market-derived and assumes no atypical property liabilities.

• Written documentation of tenant sales were not provided, although ownership stated Hobby
Lobby has historically achieved $9M in annual sales and Dollar Tree 3M in annual sales.
Hobby Lobby lease does contain a clause for percentage rent but the breakpoint is $12 .SM.
No percentage rent has been projected.

1 The Appraisal Foundation, USPAP, 2018-2019
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• The appraiser was not provided with a property condition report and assumes no deferred
maintenance.

• Ownership reported being in discussions with a local lawnmowing repair business to take
occupancy of roughly 4,500 SF of 'dead space' in the back of the building for $2500/month.
The business mostly desires the space due to the availably of outdoor storage/yard area. No
lease was provided so this valuation assumes no income is immediately derived from 'dead
space'.

• The use of these extraordinary assumptions may have affected the assignment results.

HYPOTHETICAL CONDITIONS 

A hypothetical condition is defined as "a condition, directly related to a specific assignment, 
which is contrary to what is known by the appraiser to exist on the effective date of the 
assignment results, but is used for the purposes of analysis." 2 

• None noted

OWNERSHIP AND PROPERTY HISTORY 

OWNERSHIP SUMMARY 

Owner: 
Date Purchased: 
Purchase Price: 
Legal Reference 
County/Locality Name: 
Pending Sale: 
Change of Ownership - Post 3 Years 

Compiled by CBRE

Current 

December-18 
$6,480,000 

Cass 
No 
No 

A representative of ownership, stated that the subject was professionally 
marketed by CBRE out of Dallas and that the buying group has a history of buying similar 
properties on a national basis with broker. The property was sold on a cash basis with a quick 
close given a strong level of comfort with the property. - indicated the transaction was 
arm's length and generally within market terms but he believes there is upside given the existing 
tenant's strong sales as well as the strength of the local trade area. 

To the best of our knowledge and according to County deed records, there have been no 
transfers of ownership involving the subject since the December 2018 Sale. The property is not 
currently known to be listed for sale. 

EXPOSURE/MARKETING TIME 

Current appraisal guidelines require an estimate of a reasonable time period in which the subject 
could be brought to market and sold. This reasonable time frame can either be examined 

2 
The Appraisal Foundation, USPAP, 2018-2019 
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historically or prospectively. In a historical analysis, this is referred to as exposure time. Exposure 

time always precedes the date of value, with the underlying premise being the time a property 

would have been on the market prior to the date of value, such that it would sell at its appraised 

value as of the date of value. On a prospective basis, the term marketing time is most often 

used. The exposure/marketing time is a function of price, time, and use. It is not an isolated 

estimate of time alone. In consideration of these factors, we have analyzed the following: 

• exposure periods for comparable sales used in this appraisal;
• exposure/marketing time information from the CBRE, Inc. National Investor Survey and the

PwC Real Estate Investor Survey; and
• the opinions of market participants.

The following table presents the information derived from these sources. 

EXPOSURE/MARKETING TIME DATA 

Investment Type 

PwC Strip Shopping Center 

National Data 

Local Market Professionals 

CBRE Exposure Time Estimate 

CBRE Marketing Period Estimate 

Exposure/Mktg. (Months) 

Range Average 

2 18 6.8 

6.0 - 12.0 9.0 

6 - 12 Months 

6 - 12 Months 

Source: CBRE National Investor Survey, RealtyRates.com Survey & PwC Real Estate Survey 
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Scope of Work 

Scope of Work 

This Appraisal Report is intended to comply with the reporting requirements set forth under 

Standards Rule 2 of USPAP. The scope of the assignment relates to the extent and manner in 

which research is conducted, data is gathered and analysis is applied. 

INTENDED USE OF REPORT 

This appraisal is to be used for loan underwriting and-or credit decisions and no other use is 

permitted. 

CLIENT 

The client is Cushman & Wakefield Global Services Inc. 

INTENDED USER OF REPORT 

This appraisal is to be used by Fieldpoint Private Bank and Trust and or affiliates and Cushman 

and Wakefield Global Services, Inc. No other user may rely on our report unless as specifically 

indicated in the report. 

Intended Users - the intended user is the person (or entity) who the appraiser intends 
will use the results of the appraisal. The client may provide the appraiser with 
information about other potential users of the appraisal, but the appraiser ultimately 
determines who the appropriate users are given the appraisal problem to be solved. 
Identifying the intended users is necessary so that the appraiser can report the 
opinions and conclusions developed in the appraisal in a manner that is clear and 
understandable to the intended users. Parties who receive or might receive a copy of 
the appraisal are not necessarily intended users. The appraiser's responsibility is to 
the intended users identified in the report, not to all readers of the appraisal report. 3 

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market value of the subject property. 

DEFINITION OF VALUE 

The current economic definition of market value agreed upon by agencies that regulate federal 

financial institutions in the U.S. (and used herein) is as follows: 

The most probable price which a property should bring in a competitive and open market under 

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from seller 

to buyer under conditions whereby: 

3 Appraisal Institute, The Appraisal of Real Estate, 14th ed. (Chicago: Appraisal Institute, 2013), 50.
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l. buyer and seller are typically motivated;

Scope of Work 

2. both parties are well informed or well advised, and acting in what they consider their own
best interests;

3. a reasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and
5. the price represents the normal consideration for the property sold unaffected by special

or creative financing or sales concessions granted by anyone associated with the sale. 4 

INTEREST APPRAISED 

The value estimated represents the leased fee interest as defined below: 

Fee Simple Estate - Absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation, 
eminent domain, police power and escheat. 5 

Leased Fee Interest - The ownership interest held by the lessor, which includes the right 
to receive the contract rent specified in the lease plus the reversionary right when the
lease expires. 6 

Leasehold Interest - The tenant's possessory interest created by a lease. 7

Going Concern - An established and operating business having an indefinite future 
life. 8 

Extent to Which the Property is Identified 

The property is identified through the following sources: 

• postal address
• assessor's records
• legal description

Extent to Which the Property is Inspected 

The extent of the inspection included the following: full interior/exterior walk-through. 

Type and Extent of the Data Researched 

CBRE reviewed the following: 

• applicable tax data
• zoning requirements
• flood zone status

4 lnteragency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 237, 

Page 77472. 

5 Appraisal Institute, The Dictionary of Real Estate Appraisal,6 th ed. (Chicago: Appraisal Institute, 2015), 90. 

6 Dictionary of Real Estate Appraisal, 1 28.

7 Dictionary of Real Estate Appraisal, 1 28.

8 Dictionary of Real Estate Appraisal, 102.
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• demographics
• income and expense data
• comparable data

Type and Extent of Analysis Applied 

Scope of Work 

CBRE, Inc. analyzed the data gathered through the use of appropriate and accepted appraisal 

methodology to arrive at a probable value indication via each applicable approach to value. The 

steps required to complete each approach are discussed in the methodology section. 

Data Resources Utilized in the Analysis 

Item: 

Site Data 
Size 

Improved Data 
Building Area 
No. Bldgs. 
Parking Spaces 
Year Built/Developed 

Economic Data 
Deferred Maintenance: 
Building Costs: 
Income Data: 
Expense Data: 

Compiled by CBRE 

APPRAISAL METHODOLOGY 

DATA SOURCES 

Source(s): 

City of Fargo 

ALTA Survey 
Inspection 
ALTA Survey 
City of Fargo 

N/A 
N/A 
Leases, Market-Derived 
P&L, Market-Derived 

In appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

Cost Approach 

The cost approach is based on the proposition that the informed purchaser would pay no more 

for the subject than the cost to produce a substitute property with equivalent utility. This approach 

is particularly applicable when the property being appraised involves relatively new improvements 

that represent the highest and best use of the land, or when it is improved with relatively unique 

or specialized improvements for which there exist few sales or leases of comparable properties. 

Sales Comparison Approach 

The sales comparison approach utilizes sales of comparable properties, adjusted for differences, 

to indicate a value for the subject. Valuation is typically accomplished using physical units of 

comparison such as price per square foot, price per unit, price per floor, etc., or economic units 

of comparison such as gross rent multiplier. Adjustments are applied to the physical units of 

comparison derived from the comparable sale. The unit of comparison chosen for the subject is 

then used to yield a total value. Economic units of comparison are not adjusted, but rather 

3 
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