PROPERTY TAX INCENTIVE APPLICATION FOR
SKYLINE APARTMENTS
(Jim Gilmour)

SUGGESTED MOTION:

Move to participate in the request for a Tax Increment Finance (TIF) District in the City of Fargo
submitted by Skyline Apartments to assist with the redevelopment of a site at the 1100 block of
18t Street North for up to a fifteen-year period.

OR

Move to NOT participate in the request for a Tax Increment Finance (TIF) District in the City of
Fargo submitted by Skyline Apartments to assist with the redevelopment of a site at the 1100
block of 18t™ Street North for up to a fifteen-year period.

OR

Move to NOT participate in the request for a Tax Increment Finance (TIF) District in the City of
Fargo submitted by Skyline Apartments to assist with the redevelopment of a site at the 1100
block of 18™ Street North for up to a fifteen-year period and to negotiate the terms of the
property tax incentive as described in N.D.C.C Chapter 40-05-24.



City Administration
225 4th Street North
THE CITY OF Fargo, ND 58102

Fargo
FAR MORE&

March 4, 2025

Tony Grindberg, Chairman
Cass County Commission
211 9" Street South

Fargo, ND 58103

Dear Mr. Grindberg,

According to N.D.C.C. Chapter 40-05-24, if the City of Fargo anticipates granting a property tax
incentive for more than five years, the Chairman of the County Commission must be notified by
letter. Within thirty days of receipt of the letter, the County shall notify the City of Fargo whether
they intend to participate in the incentive. If the City does not receive a response, the County
must be treated as participating.

The City of Fargo is considering an application from a developer for up to $1.2 million of Tax
Increment Financing (TIF) assistance for the redevelopment of a site in the 1100 Block of 18"
Street North. The developer's project will be an 88-unit apartment building.

The incentive would be granted in the form of a TIF property tax exemption. The property would
be 100% exempt for the first 5 years, 75% exempt in years 6-10, and 50% exempt in years 11-
15. The TIF request is for extraordinary costs to make the site suitable for development. These

include:

Demolition, Soil Correction and Remediation
Public Works Improvements

Land Acquisition/Write Down

Administration Costs

Please respond at your earliest convenience with the determination made by the County
regarding the participation.

Feel free to contact me with any questions or concerns.
Sincerely,

Vg N

Jim Gilmour
Strategic Planning Director

CC: Robert Wilson



City Administration
225 4th Street North

F THE CITY OF Fargo, ND 58102
FAR MORE ?

MEMORANDUM

TO: FARGO PUBLIC SCHOOL DISTRICT

FARGO PARK DISTRICT

CASS COUNTY
FROM: JIM GILMOUR, STRATEGIC PLANNING DIRECTOR %
DATE: MARCH 4, 2025

SUBJECT: RENEWAL PLAN & TAX INCREMENT FINANCING DISTRICT

There will be a public hearing on a proposed renewal plan and development agreement
at 5:15 p.m. on Monday, March 17, 2025 in the City Commission Room at Fargo City Hall.

Below is a summary of the renewal plan and development agreement. In addition, the
Renewal Plan is attached for your review.

Skyline Redevelopment — The site is in the 1100 block of 18t Street North. The
redevelopment has begun and seven residential structures have been removed.
Tax Increment Financing (TIF) funds of up to $1,200,000 would be used for
payment of the building values, demolition, site cleanup, public infrastructure and
administration. The new development will be an 88-unit apartment building.

The property will pay about $2,800 a year in property taxes in the 2025 tax year. The new
development has the potential to increase the taxes to $252,000 a year, creating a tax
increment of $249,200 a year. The incentive will be in the form of a 15 year TIF property
tax exemption. The exemption will be a 100% for five years, a 75% exemption for years
6-10, and a 50% exemption or years 11-15. The estimated annual tax increment in the
first 5 years by taxing jurisdiction is $132,000 for the School District, $39,000 for the
County, and $31,000 for the Park District. The table below is a projecting of future
property tax revenue.

Future Revenue by year
6to 10 11to 15 After 15
Schools $ 32945|S$ 65890 |5S 131,780
County S 9619 ($ 19,238 | S 38,476
Parks S 7605|S$ 15210 S 30,420

If you have any questions or concerns, please feel free to contact Jim Gilmour at 701-
241-1476 or JGilmour@FargoND.gov.



RENEWAL PLAN UPDATE

DISTRICT NO. 2018-03

CITY OF FARGO, NORTH DAKOTA

February, 2025




RENEWAL PLAN UPDATE FOR TAX INCREMENT DISTRICT NO. 2018-03

This is a renewal plan update for property within Block 3 of Beardsley’s Addition. The
2018 plan did not provide a detailed plan for development. This amendment now
identifies a plan for redevelopment. The redevelopment plan and the original 2018-03
plan are attached to this amendment. Attachment A.

Subsection 1.1. Definitions.

For the purposes of the Renewal Plan, the following terms shall have the meanings
specified below, unless the context otherwise requires:

“City” means the City of Fargo, a municipal corporation under the laws of the State of North
Dakota.

“City Commission” or “Commission” means the Fargo City Commission.

“Comprehensive Plan” means the City's GO 2030 Comprehensive Plan, including the
objectives, policies, standards and programs to guide public and private land use, development,
redevelopment and preservation for all lands and water within the City as and when such plan is
adopted and finalized.

“County” means Cass County, North Dakota.

“Development” means the construction of new buildings, structures, or improvements; the
demolition, alteration, remodeling, repair or reconstruction of existing buildings, structures or
improvements; the acquisition of equipment; and the clearing and grading of land on industrial or
commercial property in the Renewal Area.

“Renewal Area” means the property described in Subsection 1.4 of this Plan.

“Renewal Plan” or “Plan” means this Plan adopted by the Commission for the Renewal
Area.

“State” means the State of North Dakota.

“Tax Increment Financing Act” or "“TIF Act” means North Dakota Century Code,
Section 40-58-20, as amended.

“Tax Increment Bonds” means any general obligation or revenue tax increment bonds or
notes issued by the City to finance the public costs associated with the TIF District as stated in this
Plan, or any obligations issued to refund the Tax Increment Bonds.

“Tax Increment Financing District” or “TIF District” means Tax Increment Financing District
No. 2018-03.

“Urban Renewal Law” means North Dakota Century Code, Chapter 40-58.



Subsection 1.2. Statutory Authority.

The creation of the Renewal Area is authorized by the Urban Renewal Law. Specifically,
the creation of the Renewal Area is authorized under North Dakota Century Code,
Sections 40-58-01.1(7) and (14), which provide that the local governing body may designate
industrial or commercial property, a slum or blighted area, or combination of these properties as
appropriate for a development or renewal project.

The Urban Renewal Law provides that communities develop a “workable program” for the
use of public and private resources to facilitate the development of industrial or commercial
properties, eliminate and prevent the development or spread of slums and urban blight, encourage
needed urban rehabilitation, provide for the redevelopment of slum and blighted areas, or
undertake these activities or other feasible municipal activities as may be suitably employed to
achieve the objectives of the workable program. North Dakota Century Code, Section 40-58-04.

Subsection 1.3. Statement of Public Purpose

In adopting the Renewal Plan Update of 2018-03, the City Commission intends to make the
following findings:

a) The Renewal Area includes a blighted area.

Factual basis: This Renewal Area is blighted due to the presence of deteriorated
or deteriorating structures (unsound basements or foundations, inadequate roofing,
deteriorated siding and windows) which substantially impairs the sound growth of a
municipality, retards the provision of housing accommodations or constitutes an
economic or social liability and is a menace to the public health, safety, morals, or
welfare in its present condition and use. Photos of the Renewal Area can be found
in Attachment B.

(b) The Renewal Area is a residential property.

Factual basis: The renewal area is residential and was considered blighted as
described in (a) above. Blighted residential areas are eligible for renewal.

(c) The Renewal Area is appropriate for a development or renewal project.

Factual basis: In 2018, the renewal area was designated in the Roosevelt/NDSU
Neighborhood Land Use Plan for higher-density residential development. The future
land use plan for Core Neighborhood Plan identified the plan area as multi-family
residential. The property is zoned University Mixed Use, which allows and requires
higher density housing.

(d) Comparable replacement dwellings or housing is available to persons displaced
by the proposed redevelopment project.

Factual basis: All of the buildings in the renewal area have been demolished.
There will not be any additional displacement.



(e) The Plan conforms to the Comprehensive Policy Plan for the City as a whole.

Factual basis: The City Commission has found that the proposed development is
consistent with the goals that are embodied in the GO 2030 Comprehensive Plan.
Most notably, the proposed development seeks to address several key initiatives of
the GO 2030 plan, including initiatives to Promote Infill, and Housing near NDSU.
In addition, the proposed development conforms to the future land use plan of the
Roosevelt Neighborhood in the Core Neighborhood Plan. The proposed use of the
property is consistent with zoning, adjacent residential land use and transportation
facilities. The proposed development will not burden the existing infrastructure as
the property is served with the water and sewer main lines.

Subsection 1.4. Description of Renewal Area

The renewal area is located southwest of NDSU in the Roosevelt Neighborhood. The
2018 Plan provides maps showing information for properties on the block. The boundary of the
renewal area is one area on the block, with the yellow line as the perimeter. This block is zoned
University Mixed Use (UMU).

There are 7 properties in the renewal area. All of the buildings were demolished
following the adoption of the 2018 Renewal Plan.

The two houses in the renewal area that were vacant in 2018 were demolished in that
year. The other houses were removed in 2024.

Subsection 1.5. Demolition of Structures and Redevelopment

Plans for the future redevelopment have been developed and are attached to this plan. The new
development is multi-family housing, the housing will comply with the current zoning.
The Development of the Renewal Area includes the following activities:

Demolition & Site Cleaning/Grading — This cost is the estimate of the cost to remove
existing buildings and foundations, trees and concrete, and inspect for and remove
asbestos, plus fill and grade the site. The estimated cost is $625,000.

Land Acquisitions — The developer has already acquired the properties. Eligible public
assistance is up to $1.2 million.

Administration — Administration costs are estimated at $75,000.

These costs represent estimated costs for planning purposes, and may be different
when this plan is implemented with a development agreement. The development agreement
costs will be determined after a review by City financial advisors. The maximum allowed costs
will be specified in the development agreement.



Subsection 1.6. Land Use Attributes.

(@) Zoning. The property is zoned UMU (University Mixed Use). No zoning or platting
changes are required to aliow redevelopment on these properties.

(b)  The property is zoned UMU ((University Mixed Use), which allows commercial and
requires residential density of 18 units per acre.

(c) Building Requirements. All properties within this district are subject to the
provisions of the City of Fargo Building Codes and the Land Development Code.

(d) Plan relationship to land use objectives (land uses, improved traffic, public
transportation, public utilities, recreational and community facilities, and other public
improvements.) The land use objective for this project complies with the UMU
(University Mixed Use) zoning district, the redevelopment goals of the GO 2030
Comprehensive Plan and the Core Neighborhood Plan. The development provides
for new residential dwelling units within an existing residential neighborhood.

Subsection 1.7. Redevelopment and Financing

The City anticipates that implementation of this Renewal Plan may involve certain public
costs. Under North Dakota Century Code, Sections 40-58-20 and 40-58-20.1 allow the use of
funds received from tax increments to be applied to certain specified costs.

The costs identified in Subsection 1.5 will be determined after a review by City financial
advisers. The maximum allowed costs will be specified in the development agreement. Based
on the proposed development, the present value of TIF savings is $1.15 million over 15 years.

This City is planning to offer a TIF exemption for this project.

Subsection 1.8. Estimate of Bonded Indebtedness

The City intends to finance certain costs of the Development through the issuance of a Tax
Increment Financing property tax exemption to the Developer. Pursuant to North Dakota Century
Code, Section 40-58-20 (11), and the City may, “As an alternative to the sale of bonds to the
amortized with tax increments as provided in this section, the governing body of a municipality
may, in its discretion, grant a total or partial tax exemption for the project in order to provide
assistance to a project developer in a development or renewal area, pursuant to agreement with
the municipality.”

Subsection 1.9. Tax Increment Financing.

The original assessed value of the property within the Renewal Area, as last assessed and
equalized before the base year of this Plan, is $195,900.



Subsection 1.10. Estimate of Tax Increment.

It is anticipated the Development will result in an increase in true and full value of the
Renewal Area redevelopment site to over $18 million. The increase in value will be approximately
$18 million. Under the mill rate in effect as of the date of this Plan, the developers benefit will be
$252,000 a year for five years, $189,000 a year for the next five years, and $126,000 a year in
years 11-15.

Subsection 1.11. Duration of the TIF District.

The TIF exemption will for a fifteen-year period.



ATTACHMENT A

PLAN FOR REDEVELOPMENT
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ATTACHMENT B

PHOTOS OF EXISTING CONDITIONS
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RENEWAL PLAN

DISTRICT NO. 2018-03

CITY OF FARGO, NORTH DAKOTA

September, 2018




RENEWAL PLAN FOR TAX INCREMENT DISTRICT NO. 2018-03

This is a renewal plan for property within Block 3 of Beardsley’s Addition. The plan
identifies property already appropriate for redevelopment, but does not describe in detail
the plans for redevelopment. When the type of redevelopment is available for review,
this plan will be amended to describe the project to be constructed.

Subsection 1.1. Definitions.

For the purposes of the Renewal Plan, the following terms shall have the meanings
specified below, unless the context otherwise requires:

“City" means the City of Fargo, a municipal corporation under the laws of the State of North
Dakota.

“City Commission” or "Commission” means the Fargo City Commission.
“Comprehensive Plan” means the City's GO 2030 Comprehensive Plan, including the
objectives, policies, standards and programs to guide public and private land use, development,

redevelopment and preservation for all fands and water within the City as and when such plan is
adopted and finalized.

“County” means Cass County, North Dakota.

“Development” means the construction of new buildings, structures, or improvements; the
demolition, alteration, remodeling, repair or reconstruction of existing buildings, structures or
improvements; the acquisition of equipment; and the clearing and grading of land on industrial or
commercial property in the Renewal Area.

“Renewal Area” means the property described in Subsection 1.4 of this Plan.

“Renewal Plan” or “Plan” means this Plan adopted by the Commission for the Renewal
Area.

“State” means the State of North Dakota.

“Tax Increment Financing Act” or ‘TIF Act’” means North Dakota Century Code,
Section 40-58-20, as amended.

“Tax Increment Bonds” means any general obligation or revenue tax increment bonds or
notes issued by the City to finance the public costs associated with the TIF District as stated in this
Plan, or any obligations issued to refund the Tax increment Bonds.

“Tax Increment Financing District” or “TIF District’ means Tax Increment Financing District
No. 2018-03.

“Urban Renewal Law” means North Dakota Century Code, Chapter 40-58



Subsection 1.2. Statutory Authority.

The creation of the Renewal Area is authorized by the Urban Renewal Law. Specifically
the creation of the Renewal Area is authorized under North Dakota Century Code,
Sections 40-58-01.1(7) and (14), which provide that the local goveming body may designate
industrial or commercial property, a slum or blighted area, or combination of these properties as
appropriate for a development or renewal project.

The Urban Renewal Law provides that communities develop a “workable program” for the
use of public and private resources to facilitate the development of industrial or commercial
properties, eliminate and prevent the development or spread of slums and urban blight, encourage
needed urban rehabilitation, provide for the redevelopment of slum and blighted areas, or
undertake these activities or other feasible municipal activities as may be suitably employed to
achieve the objectives of the workable program. North Dakota Century Code, Section 40-58-04.

Subsection 1.3. Statement of Public Purpose

In adopting the Renewal Plan 2018-03, the City Commission intends to make the following
findings:

(a) The Renewal Area includes a blighted area.

Factual basis: This Renewal Area is blighted due to the presence of deteriorated
or deteriorating structures (unsound basements or foundations, inadequate roofing,
deteriorated siding and windows) which substantially impairs the sound growth of a
municipality, retards the provision of housing accommodations or constitutes an
economic or socia! liability and is a menace to the public health, safety, morals, or
welfare in its present condition and use. Photos of the Renewal Area can be found
in Attachment A.

(b) The Renewal Area is a residential property.

Factual basis: The renewal area is residential and considered blighted as
described in (a) above. Blighted residential areas are eligible for renewal.

(c) The Renewal Area is appropriate for a development or renewal project.

Factual basis: The renewal area is designated in the RooseveltNDSU
Neighborhood Land Use Plan for higher-density residential development. The
property is zoned University Mixed Use, which allows and requires higher density
housing.

(d) Comparable replacement dwellings or housing is available to persons displaced
by the proposed redevelopment project.

Factual basis: Many of the properties are vacant. There are vacant houses and
apartments in the neighborhood and north Fargo.



(e) The Plan conforms to the Comprehensive Policy Plan for the City as a whole.

Factual basis: The City Commission has found that the proposed development is
consistent with the goals that are embodied in the GO 2030 Comprehensive Plan.
Most notably, the proposed development seeks to address several key initiatives of
the GO 2030 plan, including initiatives forto Promote Infill, Quality New
Development, and High Quality Affordable Housing near NDSU. In addition, the
proposed development conforms to the Roosevelt/NDSU Neighborhood Land Use
Plan. The proposed use of the property is consistent with zoning, adjacent
residential land use and transportation facilities. The proposed development will not
burden the existing infrastructure as the property is served with the water and sewer
main lines.

Subsection 1.4. Description of Renewal Area

The renewal area is located southwest of NDSU in the Roosevelt Neighborhood. This
subsection provides maps showing information for properties on the block. The boundary of the
renewal area is one area on the block, with the yellow line as the perimeter. This block is zoned
University Mixed Use (UMU). See Attachment B.

There are 18 properties on the block, a mix of single-family, duplexes and multi-family
buildings. There are three muiti-family buildings, each with 12 housing units. Three of the
properties are two unit buildings. There are also ten single-family houses. Seven of the
single- family homes are quite old, being over 70 years oid.

There are 7 properties in the renewal area. Of those seven properties, six are single-
family houses and one appears to be single-family house converted to a two unit building. See
Attachment C.

Bison Gold Investments is the owner of 7 of the 18 properties on the block. Two
single-family houses on the block appear to be owner occupied. The other nine properties
appear to be rental housing. See Attachment D.

There are two houses in the renewal area that are vacant, severely blighted and
dilapidated. The owner of these properties plans to demolish these houses with the
encouragement of the City. See Attachment E that shows the location of the dilapidated
houses.

Subsection 1.5. Demglition of Structures and Redevelopment

Plans for the future redevelopment is not known at this time. It is expected to be multi-family
housing for students and staff at North Dakota State University. The type of housing will
depend on market conditions at the time of the development. The housing will comply with the
current or future zoning of the area.



The Development of the Renewal Area includes the following initial activities:

Demolition & Site Cleaning/Grading — This cost is the estimate of the cost to remove
existing buildings and foundations, trees and concrete, and inspect for and remove
asbestos, plus fill and grade the site. The estimate is $15,000 per structure. The City
will encourage the owner of dilapidated and substandard properties on this block to
demolish the properties and maintain the property as green space until new structures
can be developed.

Land Acquisitions — The developer has already acquired the properties. Any public
assistance for land purchase would be determined based on a financial review of future
redevelopment plans.

Administration — Administration costs are equal to about five percent of the development
assistance of the above costs.

These costs represent estimated costs for planning purposes, and may be different
when this plan is implemented with a development agreement. The development agreement
costs will be determined after a review by City financial advisors. The maximum allowed costs
will be specified in the development agreement.

Subsection 1.6. Land Use Attributes.

(a) Zoning. The property is zoned UMU (University Mixed Use). No zoning or platting
changes are required to allow redevelopment on these properties.

(b)  The property is zoned UMU ((University Mixed Use), which allows commercial and
requires residential density of 18 units per acre.

(c) Building Requirements. All properties within this district are subject to the
provisions of the City of Fargo Building Codes and the Land Development Code.

(d) Plan relationship to land use objectives (land uses, improved traffic, public
transportation, public utilities, recreational and community facilities, and other public
improvements.) The land use objective for this project complies with the UMU
(University Mixed Use) zoning district, the redevelopment goals of the GO 2030
Comprehensive Plan and the Roosevelt Neighborhood Plan. The development
provides for new residential dwelling units within an existing residential
neighborhood.

Subsection 1.7.  Redevelopment and Financing

The City of Fargo may consider providing Tax Increment Financing to assist with
redevelopment of this area. However, a Tax Increment Financing is not being created as part of
this renewal plan. Creation of a Tax Increment Financing District and an agreement to assist the

_developer would require amendment of this plan and adoption of a developer's agreement.



The City anticipates that implementation of this Renewal Plan may involve certain public
costs. Under North Dakota Century Code, Sections 40-58-20 and 40-58-20.1 allow the use of
funds received from tax increments to be applied to certain specified costs. If the City decides to
provide costs those costs would be for property acquisition, demolition and site cleanup, and public
works improvements.

If the City decides to finance certain costs of the Development, it will be through the
issuance of a Tax Increment Financing Note to the Developer. The maximum term of the note
would be 15 years. Based on current tax rates, annual TIF revenue would be approximately 1.4%
of the increased value.

The amount of any public assistance will be based on City of Fargo Tax Increment
Financing policies, a review of the financial needs of the project, the vacancy rate for apartments in
the vicinity of NDSU and the quality of the new development.

By adoption of this Renewal Plan, the City of Fargo is encouraging owners of dilapidated
structures to demolish those structures immediately and to maintain that property as green space
until they are ready to build new on the property. Property owners are also encouraged to maintain
existing structures to comply with city housing codes, or demolish the structures.

Subsection 1.8. Renewal Plan Amendments

The City anticipates that this Renewal Plan will be amended prior to final implementation.
These amendments may, provide details on the new buildings, provide incentives to the developer,
create a Tax Increment Financing District and incorporate a schedule for implementation.
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Pag THE CITY OF City Administration
225 4th Street North

a I 0 Fargo, ND 58102

FAR MORE
é_ CITY COMMISSION ACTION
MEMORANDUM F/ continued o 4/14j25

TO: Fargo City Commission

FROM: Jim Gilmour, Director of Strategic Planning and Researchﬁ
DATE: March 24, 2025

SUBJECT: Renewal Plan for a site near NDSU

| drafted a Renewal Plan for the redevelopment of a site near North Dakota State University
(NDSU). Itisinthe 1100 block of 18th Street North. Seven blighted buildings have been
demolished and the site is vacant. The redevelopment project would clean up the site and
construct an 88-unit apartment building.

The developer is requesting Tax Increment Financing (TIF) for costs allowed by City policy. The
new development will be an 88-unit apartment building with a value of more than $11 million.
Following expiration of the TIF Note, new property taxes are estimated to be $154,000.00 a
year. The length of the TIF Note will not exceed 11 years following completion of the building,
but will also include TIF income during the construction year.

The Core Neighborhood future land use plan for the site indicates multifamily residential. The
current zoning allows housing on the block. The Planning Commission has indicated the
Renewal Plan is consistent with the GO2030 Comprehensive Plan.

The Economic Development Incentives Committee is recommending approval of the Renewal
Plan and TIF assistance. However, at the request of the Finance Department, the TIF assistance
will be structured as a TIF note rather than a TIF exemption.

A public hearing on the Renewal Plan and Developer Agreement is part of the review process.
This hearing will provide an opportunity for potential competitors to comment if they feel the

agreement would result in unfair competition.

Recommended Motion:

Approve the Resolution adopting the Renewal Plan and a Developer Agreement with Skyline,
LLC to provide a TIF note for the project.

Attachments

Resolution

Renewal Plan

Developer Agreement

TIF Application

Report from Financial Advisor

VoA e e
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March 14, 2025

Memorandum

To: City of Fargo
From: PFM Financial Advisors LLC
Re: Skyline LLC Analysis

The purpose of this memo is to provide alternative analysis related to the allowable value of
tax increment financing (TIF) for Skyline LLC, a development by RDGZ2, LLC (the
“Developer”). The original scenario analysis was presented in the “But-For” Report, dated
February 16, 2025.

The Developer approached the City of Fargo (the “City”) with a proposal to develop an 88-
unit apartment building with parking located at 18" Street North and 12" Avenue North. The
City’s Economic Development Incentives Policies and Guidelines limits TIF assistance to
15% of hard construction costs, including the costs of acquisition. Based on total hard
construction costs of $18,539,000, plus the costs of acquisition of $1,330,000, the Developer
can receive up to $2,980,350.

Original Scenario: Staggered Exemption

The Developer requested 15 years of TIF exemption, with 100% exemption for the first five
years, followed by 75% exemption for the next five years, and 50% exemption for the next
five years.

Based on the requested terms of TIF assistance, PFM estimates that $1,849,287 of TIF will
be generated over the 15 years, assuming a 2.00% market growth rate. Based on a discount
rate of 5.25%, the present value of the estimated tax benefits is $1,149,248 for the 15 years
of the project when the TIF would be in effect. This is less than the total eligible TIF
expenditures.

Alternative Scenario: Level Exemption

PFM also analyzed the value of TIF assistance with 100% exemption for all years, up to an
approximate equivalent present value of estimated tax benefits.

PFM estimates that after 11 years, $1,808,580 of TIF will be generated, assuming a 2.00%
market growth rate. Based on a discount rate of 5.25%, the present value of the tax benefits
is $1,169,179 for the 11 years of the project when the TIF would be in effect. This is less than
the total eligible TIF expenditures.



City of Fargo, North Dakota

Tax Increment Financing Program
“But-For” Report

Skyline LLC

FCITY O F
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Purpose

The purpose of this report is to establish and determine the allowable value of tax increment financing (TIF)
for Skyline LLC, a development by RDG2, LLC (the “Developer”).

PFM first reviewed the application to ensure that appropriate assumptions regarding property value, rent,
vacancy, expenses, and debt were used by the Developer. Based on those assumptions, PFM projected a
10-year cash flow, calculating an internal rate of return (“IRR”). We also made sure the Developer followed
the City of Fargo's (the "City”) Economic Development Incentives Policies and Guidelines (the “Policy”)
including the allowable costs and the Developer's calculations for determining the amount of allowable
subsidy financing. The following report details PFM's analysis and conclusions concerning the viability of
the proposed project without the subsidy.

City of Fargo, North Dakota Skyline LLC Reponl 1



The project being proposed by the Developer includes the development of a 88-unit apartment building with
parking located at 18" Street North and 12" Avenue North.

The Developer estimates the construction will be completed in June 2026 with occupancy immediately
following. The Developer has requested TIF assistance in the amount of $2,033,253 to complete the project.
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TIF Assistance Request

The Developer is requesting assistance in the form of tax increment financing under the City's Tax
Increment Financing Policy. The Palicy provides public assistance to a development through tax increment
financing for private development. The Developer is asking for 15 years of TIF exemption. The Policy states
a 100% exemption on the increased value of the improvements for the first five years, followed by 75%
exemption for the next five years, and 50% exemption for the next five years.

Eligible TIF Expenditures
Land 1,330,000
Building Demolition 375,000
Environmental 250,000
Public Works/Utilities 100,000
Total $2,055,000
City Administrative Fees (5%) 102,750
Total TIF Eligible Expenses $2,157,750

The Policy limits the TIF assistance to 15% of hard construction costs, including the costs of acquisition.
Based on total hard construction costs of $18,539,000, plus the costs of acquisition of $1,330,000, the
Developer can receive up to $2,980,350. The Developer is requesting $2,033,253, which complies with the

policy.
Land Cost
The Developer states the purchase price to acquire the property for the project is $1,330,000. Land

acquisition is reimbursable under the Policy. The Developer is requesting to be reimbursed the full
$1,330,000 for the land acquisition which complies with the Policy.

City of Fargo, North Dakota Skyline LLC Report I 3



The Policy states that the maximum eligible land costs to be recouped by the Developer should be limited
to the lesser of:

1.) The total acquisition cost for the property, provided that the acquisition cost is no
more than 150% of the assessor’s market value of the property. The Developer's cost
to acquire the property is $1,330,000. The assessor's market value for the property in 2018,
the year the Developer acquired the property was $951,500. The eligible amount for
reimbursement is 150% of $951,500 which totals $1,427,250.

2.) The difference between what was paid by the Developer for the property less the
assessor’s market value for the land (as opposed to land and buildings). The
assessor's land value was $123,400 in 2018 when the property was purchased by the
Developer. Based on an acquisition price of $1,330,000 the maximum reimbursement is
$1,206,600.

The lesser of the two tests detailed above is $1,206,600. The requested reimbursement amount for land
acquisition of $1,330,000 is greater than the amount allowed under the Policy.
Term

The Policy states the length of the term will be limited to 15 years or less. The Developer is requesting a
total of a 15-year term.

TIF Estimate

PFM estimates that $1,849,287 of TIF will be generated over the 10 years, assuming a 2.00% market
growth rate. Based on a discount rate of 5.25%, the present value of the estimated tax benefits is
$1,149,248 for the 15 years of the project when the TIF would be in effect. This is less than the total eligible
TIF expenditures.
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Project Financing

The Developer is investing 25% equity, or approximately $5,400,000, and will be privately financing about
$16,200,000. The Developer is additionally requesting annual TIF assistance in the total amount of
$487,305. The private financing is estimated to be a 25-year loan with an estimated interest rate of 6.5%
resulting in an annual principal and interest payment of $1,312,603.
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Return Analysis

In calculating the internal rate of return, PFM first analyzed the Developer’s assumptions including expected
monthly rent, vacancy rate, and operating expenses. The Developer is proposing rents of $1,300-$1,450
for a one-bedroom unit, $1,650-$1,725 for a two-bedroom unit, and $2,150-$2,250 for a three-bedroom
unit. The Developer has proposed a reasonable amount for rent for the current market and location. Annual
estimates of operating expenses for the 88-unit rental development were provided, as follows; Insurance -
$78,120, Administration - $107,877, Maintenance - $91,300, Utilities - $110,600, and Real Estate Taxes -
$160,286 (without public assistance). The total expenses are approximately 31% of gross operating income
after stabilization.

The second step in determining the internal rate of return is to determine the earned incremental value of
the property over a 10-year period. That value, along with the net operating income cash flows, was used
to calculate the internal rate of return. PFM determined that without public assistance the Developer would
have about a 7.55% internal rate of return based on a 10-year internal rate of return. The Developer would
have about a 10.68% internal rate for 10 years if it received the public assistance. A reasonable rate of
return for the proposed project is 10% - 15%.

Another measure of feasibility and project viability is the debt coverage ratio. PFM has projected a maximum
debt coverage ratio in Year 10 of 1.29x without assistance, with a Year 6 coverage of 1.10x. If the City
provided assistance to the project the maximum debt coverage is projected to be 1.39x in Year 10, with a
Year 6 coverage of 1.20x.

Using PFM’s “without assistance” cash flow as the base scenario, PFM ran sensitivity analyses in order to
determine if the project would be likely to occur without public assistance. For the first sensitivity analysis,
PFM analyzed how much project funds would have to decrease in order to produce a reasonable debt
coverage ratio. We also looked at how much the rental rates would have to fluctuate in order to achieve a
reasonable debt coverage. Lastly, we looked at a combination of the two scenarios. For the sensitivity
analyses, we assumed a reasonable debt coverage ratio of 1.20x by year 5.

Sensitivity Scenario 1 — Project Costs

The project would have to be reduced by $1,900,203 or 11.7% in order for the project to become viable
without assistance. This reduces the amount to be financed from $16,200,000 to $14,299,797 and reduces
the annual payment from $1,312,603 to $1,158,639 for the loan. It is unlikely that a reduction in project
costs of this magnitude would occur at this stage in the development.

Sensitivity Scenario 2 — Rental Rates

In order for the project to be viable without public assistance, the apartment rental rates would have to
increase by 10.4%. PFM believes this is a high increase to the Developer's proposed rents. This increases
annual rental revenue from $1,682,246 to $1,867,667. PFM believes the current proposed rents are
reasonable rental rates and does not believe an increase this large would occur.

Sensitivity Scenario 3 — Combination of Project Costs and Rental Rates

The final scenario looks at both a reduction of project costs and an increase in apartment rental rates. The
analysis showed that project costs would have to be reduced by $955,800 or 5.9% and rental rates would
have to increase by about 5.2%. Either of these events could occur but may be unlikely to occur together.

The above scenarios show the circumstances in which the project would become viable without public
assistance. PFM has determined that the project is unlikely to occur "but-for" the public assistance.
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Conclusion

The Developer will bear all the risk involved with the project. The Developer is dependent on a number of
factors before and after the project is completed, including project costs, occupancy of the buildings, the
rental market, and monthly expenses. The base scenario without assistance along with the sensitivity
analyses demonstrates that the project would be unlikely to be feasible without assistance.

PFM has calculated that with public assistance, and based on the assumptions outlined in this report, a 10-
year internal rate of return is estimated to be 10.68%. In addition, the coverage ratio in Year 10 is estimated
to be 1.39x. The estimated internal rate of return is appropriate given the risk level for this type of project.
Based on the information provided to PFM, the calculated internal rate of return and the coverage
requirements, PFM concludes the project would not be feasible without public assistance.
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DEVELOPER AGREEMENT
City of Fargo — Skyline, LL.C

[
THIS AGREEMENT, dated as of the L’L day of &2 Vi ’ , 2025 (“Effective Date”), is
by and between the City of Fargo, a North Dakota municipal corporation, and Skyline, LLC, a
North Dakota limited liability company whose address is 200 45" Street South, Suite 200, Fargo,
ND 58103; and provides as follows:

ARTICLE I

Definitions

Section 1.1.  Definitions. As used in this Agreement, the following terms have the following
respective meanings:

“Agreement” means this Developer Agreement, as the same may be amended.

“Advanced Administrative Fee” means a qualified reimbursable development cost incurred
by the Developer pursuant to Section 3.3 of this Agreement.

“Available Tax Increments” means the Developer Tax Increments minus the Qualified
Administrative Costs.

"Certificate of Completion" means a certification in the form of the certificate attached
hereto as Exhibit F and hereby made a part of this Agreement, provided to the Developer pursuant
to Section 4.4 of this Agreement.

"City" means the City of Fargo, a North Dakota municipal corporation.

"Closing Date" means the date Developer closes with its institutional lender on its
financing of the Minimum Improvements.

"Condemnation Award" means the amount remaining from an award to the Developer for
the acquisition of title to and possession of the Development Property, or any material part thereof,
after deducting all expenses (including fees and disbursements of counsel) incurred in the
collection of such award.

"County" means the County of Cass, North Dakota.

“Capitalized Interest” means the portion of the principal amount of the Tax Increment Note
that represents the sum of the products of the various eligible expenses initially borne by Developer
and the City that will be reimbursed by the Tax Increment Note multiplied by an interest rate of
Four and 90/100ths Percent (4.90%) per annum, simple interest, multiplied by the number of years,
or fraction thereof, between the date such expense was incurred to the date of the Tax Increment
Note.




"Developer" means Skyline, LLC, a North Dakota limited liability company, or permitted
SUCCEsSOrs Or assigns.

"Developer Tax Increments" means the portion of Developer's Taxes which constitutes Tax
Increments, or the portion of Tax Increments derived from Developer's Taxes.

"Developer's Taxes" means taxes paid with respect to the portions of the Development
Property and Improvements completed by the Developer for the eleventh (11th) Tax Year and
earlier Tax Years. Taxes for the twelfth (12th) year following the first Tax Year, or for any
subsequent year, are not included as Developer’s Taxes.

"Development Costs" means those costs incurred and to be incurred by or on behalf of the
Developer in acquiring the Development Property, in completing the Improvements and in
financing those undertakings (including all interest charges on borrowed funds).

"Development Plan" means the development or renewal plan for the Development Property
initially approved in 2018 as Renewal Plan 2018-03, the amendment of which was approved by
the City on March 31, 2025, including all exhibits thereto, as the same may be amended from time
to time.

"Development Property" means the real property described in Exhibit A to this Agreement.

“Effective Date” means the date and year first above written or, if said date and year is not
completed, the Effective Date means the date and year that this Agreement is actually executed
and delivered.

"Environmental Laws" means the Comprehensive Environmental Response,
Compensation and Liability Act, 42 U.S.C. sec. 96.01 et seq., the Resource Conservation and
Recovery Act, 42 U.S.C. sec. 69.01 et seq., the Hazardous Materials Transportation Act, 49 U.S.C.
sec. 1802 et seq., the Toxic Substances Control Act, 15 U.S.C. sec. 2601 et seq., the Federal Water
Pollution Control Act, 33 U.S.C. sec. 1251 et seq., the Clean Water Act, 33 U.S.C. sec. 1321 et
seq., the Clean Air Act, 42 U.S.C. sec. 7401 et seq., , and any other federal, state, county,
municipal, local or other statute, law, ordinance or regulation which may relate to or deal with
human health or the environment, all as may be from time to time amended.

"Event of Default" means an event of default defined in Section 9.1 of this Agreement.

"“Good Faith” means the observance of reasonable commercial standards of fair dealing
in a given trade.

“Hazardous Substances" means asbestos, ureaformaldehyde, polychlorinated biphenyls
("PCBs"), nuclear fuel or material, chemical waste, radioactive material, explosives, known
carcinogens, petroleum products and by-products and other dangerous, toxic or hazardous
pollutants, contaminants, chemicals, materials or substances listed or identified in, or regulated by,
any Environmental Law.

"Improvements” means the improvements constructed or to be constructed by the
Developer on the Development Property, including all related landscaping, lighting, parking, and



other site improvements. The Improvements may exceed, but shall not be less than, the Minimum
Improvements, as provided in Section 4.1.

"Maturity Date" means the date that is three (3) years from the Payment Date for the
eleventh Tax Year following the date of the issuance of the Tax Increment Note.

"Minimum Improvements" means the improvements contemplated by and in accordance
with this Agreement and generally described in Section 4.1.

"Mortgage" means any mortgage or security agreement in which the Developer has granted
a Mortgage or other security interest in the Development Property, or any portion or parcel thereof,
or any improvements constructed thereon, and which is a permitted encumbrance pursuant to the
provisions of Article VII; the term "Mortgage" shall specifically include, but shall not be limited
to, leases or sale-leaseback arrangements which provide financing for the acquisition of the
Development Property, or the construction of the Minimum Improvements.

"Net Proceeds" means any proceeds paid by an insurer to the Developer or City under a
policy or policies of insurance required to be provided and maintained by the Developer pursuant
to Article V of this Agreement and remaining after deducting all expenses (including fees and
disbursements of counsel) incurred in the collection of such proceeds.

"Party" means either the Developer or City.
"Parties" means the Developer and the City.

"Project"” means the project of Improvements in and adjacent to the TIF District
contemplated in the Development Plan.

"“Qualified Administrative Costs” means the Advanced Administrative Fee and an annual
administrative fee equal to five percent (5%) of the annual increment received from the County
Auditor, as more fully set forth in Section 3.3 of this Agreement, to be used for the reasonable and
actual expenses incurred by the City in establishing and maintaining the TIF District, in preparing
and implementing this Agreement, and in general in administering the TIF District and this
Agreement and any supplements hereto and in participating in the actions or transactions
contemplated thereby.

“Qualifying Change in Law” means any amendment or modification of the law modifying
or changing the procedure or method of determining or assessing the market value of the
Improvements, including the Urban Renewal Law and/or any amendment or modification of Title
57 of the North Dakota Century Code.

Specified Event of Default" means an Event of Default for which the City may withhold
payment on the Tax Increment Note. Such Event of Default consists of a default of the Developer
after the issuance of the Tax Increment Note in the Developer's ongoing covenants set forth in
Sections 8.1 and 8.2.

"Tax Increment Note" means the City's Tax Increment Revenue Note in the initial principal
amount of $1,981,600 or in a lesser initial principal amount that represents reimbursement of




eligible costs paid by the Developer as described in this Agreement, plus Capitalized Interest at
4.90% per annum, the form of which is attached as Exhibit C to this Agreement, issued when
conditions set forth in Section 3.3 are met.

"Tax Increments" means those tax increments which the City shall be entitled to receive
and retain, and which the City shall have actually received from Cass County, from time to time
from the TIF District pursuant to the Urban Renewal Law.

“Tax Year” is one of a maximum of eleven (11) successive calendar years, with the first
year being the year that, pursuant to this Agreement, the Tax Increment Note is issued and with
the subsequent years being the ten (10) subsequent calendar years. The eleventh (11th) Tax Year,
therefore, is the tenth (10th) calendar year following the first said year.

“TIF Eligible Expenses” are Development Costs incurred, City Administrative Costs; and
interest accumulated that are eligible to be paid or reimbursed or, as an alternative, may be offset
by a property tax exemption pursuant to Urban Renewal Law.

"Urban Renewal Law" means the North Dakota Urban Renewal Law, that is, North Dakota
Century Code, Chapter 40-58, as the same may be amended.

"TIF District" means the area identified as “TIF District 2018-03" or the “District” under
the City's Development Plan in the version most recently approved by the Board of City
Commissioners of the City of Fargo on March 31, 2025, as the same may be further amended.

“Unavoidable Delays” means any delay outside the control of the Party claiming its
occurrence which is the direct result of strikes; other labor troubles; unusually severe or prolonged
bad weather; unavailability of materials; Acts of God; fire or other casualty to the Improvements;
remediation of contaminants, pollutants or hazardous substances; unforeseen soil conditions,
hazardous materials or concealed conditions; litigation (including without limitation bankruptcy
proceedings) commenced by third parties which, by injunction or other similar judicial action,
directly results in delays; or acts of any federal, state or local governmental unit, including
epidemic-related government lockdowns, which directly result in delays.

ARTICLE II

Representations, Warranties and Covenants

Section 2.1.  Representations, Warranties and Covenants by City. The City represents and
warrants that:

(a) The City is a North Dakota, Home Rule Charter City municipal corporation and has
the power to enter into this Developer Agreement and carry out its obligations hereunder. The City
has received the approval of its Board of City Commissioners to enter into and perform its
obligations under this Agreement.

(b) The City herein makes no representation or warranty, either express or implied, as
to the Development Property or its condition or the soil conditions thereon or that the Development
Property shall be suitable for the Developer’s purposes or needs.



© There is not pending, nor to the best of the City’s knowledge is there threatened, any
suit, action, or proceeding against the City before any court, arbitrator, administrative agency, or
other governmental authority that may materially and adversely affect the validity of any of the
transactions contemplated hereby, the ability of the City to perform its obligations hereunder or as
contemplated hereby, or the validity or enforceability of this Agreement.

(d) The City will reasonably cooperate in Good Faith with Developer with respect to
any litigation commenced by third parties with respect to the Project Improvements; however, this
provision does not obligate the City to incur costs, except as otherwise provided in this Agreement
or elsewhere.

(e) The execution, delivery, and performance of this Agreement, and any other
documents, instruments, or actions required or contemplated pursuant to this Agreement by the City
does not, and consummation of the transactions contemplated therein and the fulfillment of the
terms thereof will not conflict with or constitute on the part of the City a breach of or default under
any existing agreement or instrument to which the City is a party or violate any law, charter, or
other proceeding or action establishing or relating to the establishment and powers of the City or
its officers, officials, or resolutions.

Section 2.2.  Representations, Warranties and Covenants by Developer. The Developer
represents and warrants that:

(a) The Developer is a limited liability company duly organized and in good standing
under the laws of the State of North Dakota, is not in violation of any provisions of its operating
agreement or articles of organization or the laws of the State of North Dakota and is authorized to
enter into and perform its obligations under this Agreement.

(b) The execution and delivery of this Agreement, the consummation of the transactions
contemplated hereby and the fulfillment of or compliance with the terms and conditions of this
Agreement are not prevented or limited by and will not conflict with or result in a breach of any
provision or requirement applicable to the Developer or of any provision of any evidence of
indebtedness, agreement or instrument of whatever nature to which the Developer is now a party
or by which it is bound.

(©) The Developer, with respect to its construction, operation and maintenance of the
Improvements upon the Development Property, will cause the same to occur in accordance in all
material respects with this Agreement and all local, state and federal laws and regulations (including
without limitation environmental, zoning, building code and public health laws and regulations and
including any relocation requirements under local, state or federal law).

(d) The Developer has received no notice or communication from any local, state, or
federal official or body that any activities of the Developer respecting the Development Property
contemplated by this Agreement, including the construction of the Improvements on the
Development Property, may be or will be in violation of any law or regulation.

(e) The Developer will use its reasonable efforts to obtain, in a timely manner, all
required permits, licenses and approvals, and to meet, in a timely manner, all requirements of all



applicable local, state, and federal laws and regulations which must be obtained or met before the
Improvements may be lawfully constructed and completed.

® To the best knowledge and belief of the Developer, the construction of the
Improvements on the Development Property within the reasonably foreseeable future is conditioned
on the assistance and benefit to the Developer provided for in this Agreement. The Developer would
not undertake the Project without the financing provided by the City pursuant to this Agreement.

(8) The Developer represents and covenants that throughout the term of this Agreement
that the tax increment assistance provided under this Agreement will be used by the Developer
solely to finance those costs which are eligible costs for reimbursement of a project as defined in
the Urban Renewal Law. This provision does not apply to those costs that are initially borne by the
City and reimbursed to the City by Developer as provided in Section 3.3 of this Agreement.

(h) The Developer will cooperate fully and in Good Faith with the City with respect to
any litigation commenced by third parties or by the City or both against third parties with respect
to the Project.

(1) The Developer will cooperate fully and in Good Faith with the City in resolution of
any traffic, parking, trash removal or public safety problems which may arise in connection with
the construction and operation of the Project.

Gg) The Developer has not received any notice from any local, state, or federal official
that the activities of the Developer with respect to the Project may or will be in violation of any
Environmental Law or regulation, and the Developer, without any duty of inquiry, is not aware of
any state or federal claim filed or planned to be filed by any party relating to any violation of any
Environmental Law.

(k) The Developer understands that the City will or may subsidize or encourage the
development of other properties in the City, including properties that compete with the
Development Property and Improvements, and that such subsidies or encouragements may be more
favorable than the terms of this Agreement, and that the City has not represented that development
of the Development Property will be favored over the development of other properties.

U Subject to a Qualifying Change in Law, the Developer will spend enough in
construction of the Minimum Improvements, when combined with the value of the Development
Property, to generate an estimated minimum market value of Eleven Million Dollars ($11,000,000).
In the event of a Qualifying Change in Law, the Parties will cooperate in Good Faith to establish
and calculate the minimum market value contemplated in this Subsection 1 using the valuation
method under the law existing as of the Effective Date.

(m) The Developer expects that, barring Unavoidable Delays, the Project will be
substantially completed by September 30, 2026.

(n) As of the Closing Date, the Developer shall have binding arrangements for all the
equity and loan financing necessary to complete the Minimum Improvements.



(0) As of the Closing Date, the Developer shall have submitted to the City Construction
Plans for the Improvements as described in Section 4.1.

(p) As of the Closing Date, the City shall be satisfied in its reasonable judgment that the
Developer has firm arrangements for financing construction or acquisition of the Project in an
amount sufficient, together with equity commitments, to complete the Project in conformance with
such Construction Plans, or the City shall receive such other evidence of financial ability as in the
reasonable judgment of the City is required.

(q) As of the Closing Date, the Developer shall have obtained an opinion from its
independent legal counsel that this Agreement is in accordance with North Dakota state law,
including the provisions of N.D.C.C. Chapter 40-58, and is a binding and enforceable agreement.

(9] As of the Closing Date, the Developer has marketable record title to Developer’s
Property free and clear of any encumbrances or lienholders except as provided in Article VII of
this Agreement or, to the extent Developer does not have marketable record title, Developer has
obtained from the person, firm or entity having such title an agreement [hereinafter referred to as
an “Agency Agreement”] authorizing Developer to develop Developer’s Property as
contemplated by this agreement and authorizing Developer to enter into this Agreement, said
Agency Agreement to be in a form approved by the City.

ARTICLE T

Completion of Improvements; Reimbursement
of Certain Costs

Section 3.1.  Completion of Improvements by Developer. Subject to Unavoidable Delays as
provided in Section 4.2, below, the Developer shall have substantially completed the
Improvements by September 30, 2026. The Developer's use of the Development Property shall be
subject to (a) all of the conditions, covenants, restrictions and limitations imposed by this
Agreement and also to (b) building and zoning laws and ordinances and all other local, state and
federal laws and regulations.

Section 3.2.  Intentionally Left Blank.

Section 3.3. Reimbursement by City of Certain Costs; Terms of Tax Increment Note. The
Developer hereby represents to the City that the Developer has incurred and paid and will incur
and pay significant Development Costs. The reimbursements that establish the principal balance
of the Tax Increment Note whose principal and interest are payable to the Developer shall be as
follows. The City hereby agrees to defray a portion of the Development Costs up to $1,981,600,
as follows:

1. Property Acquisition $ 1,206,600
2. Demolition & Site Cleanup $ 375,000
3. Environmental Site Cleanup $ 250,000



4. Public Works Improvements $ 100,000

5. Advance administrative Costs (Fees) $ 50,000
Total $ 1,981,600

For purposes of the above-described Development Costs, eligible costs for Demolition and Site
Cleanup shall include, without limitation, soil remediation, building/basement removal, asbestos
removal, engineering and other consultant fees, topographic, infrastructure removal, site paving
removal, soil excavation and site fill, including reasonable fees and overhead charges and eligible
costs for public works improvements, which shall include, without limitation, storm water
infrastructure/detention, grading, including reasonable consultants’ costs and fees and including
reasonable overhead charges. The demolition and site cleanup and public works improvement
costs may be transferred between categories provided that the total costs eligible for
reimbursement will not exceed $1,981,600. Property acquisition is capped at the stated
$1,206,600. Total development costs are capped at $1,981,600 (including the stated
administrative fee of $50,000). The advance administrative fee of $50,000, set forth above, will
be paid by Developer to the City at the time of issuance of the Tax Increment Note. In addition,
an annual administrative fee equal to five percent (5%) of the annual increment received from the
County Auditor shall be retained by the City prior to remittance to Developer of said increment as
payment on the Tax Increment Note.

If there is a category of expense that is deemed ineligible under the Urban Renewal Law, but there
are additional eligible expenses not otherwise reimbursed under this Agreement, then such
otherwise non-reimbursed, but eligible, expenses may be recognized as an eligible expense under
this Agreement. In addition to the foregoing costs, Developer shall be entitled to reimbursement
over and above the foregoing eligible expenses an agreed upon interest rate of Four and 90/100ths
Percent (4.90%) Per Annum to be paid to Developer under the Tax Increment Note. All of the
said costs, and interest, meet the representation set forth at Section 2.2(g) by issuing the Tax
Increment Note, substantially in the form of Exhibit C to this Agreement, subject to the following
conditions:

(a) There shall be one (1) Tax Increment Note. The principal amount of the Tax
Increment Note shall be determined by adding the $1,981,600 (or so much thereof as shall be
demonstrated as set forth in Section 3.3(d)) plus a sum equal to Capitalized Interest. The Tax
Increment Note shall provide for payments to be made by the City to Developer of Developer’s
Tax Increment received by the City from the County for the Project for the first Tax Year and for
each of ten (10) subsequent Tax Years, with payments to be made annually on the Payment
Dates, it being further provided that Available Tax Increment exists pertaining to the eleventh
(11th) or earlier Tax Years

(b) The Tax Increment Note shall be delivered only if no Event of Default shall have
occurred and be at the time continuing.

(c) This subsection intentionally left blank.



(d) If the conditions set forth in this Section are met, the Tax Increment Note shall be
dated, issued and delivered when the Certificate of Completion has been delivered and when the
Developer shall have demonstrated in writing to the reasonable satisfaction of the City that the
Developer has incurred and paid eligible costs of the Improvements to be borne by Developer
which will not be otherwise reimbursed or paid hereunder. Demonstration of eligible costs of
Improvements up to the maximum amount of the Tax Increment Note shall be made pursuant to
one or more certifications in form and substance satisfactory to the City that all or a portion of
the costs of the Improvements have been incurred, together with lien waivers and evidence
satisfactory to the City of the nature and amount of the costs of the Improvements and of the
costs incurred by the Developer. Each certification shall demonstrate the specific purpose and
amount of the costs of the Improvements and their compliance with the representation set forth at
Section 2.2(g). The City's determination of a cost's compliance with the representation set forth
at Section 2.2(g) shall, if based on the advice the city attorney’s office after consultation with the
Developer or its counsel, be conclusive. The delivery of the Tax Increment Note itself
constitutes reimbursement of expenditures in an amount equal to the principal amount of the Tax
Increment Note; there are no monetary proceeds received by Developer upon delivery of the Tax
Increment Note.

(e) Subject to the provisions of the Tax Increment Note, the principal of and interest
on the Tax Increment Note shall in the aggregate be payable on May 15 following the date of
issuance of the Tax Increment Note and on May 15% of each year thereafter until the Maturity
Date, said May 15" dates being referred to herein as the “Payment Date” or collectively as the
“Payment Dates”. The first payment on the Tax Increment Note, to become due and payable on
the first Payment Date, shall be limited to all the Available Tax Increments received to said date
by the City on the Project. For all payments after said first payment on the Tax Increment Note,
the amounts payable on the Tax Increment Note on each Payment Date shall be limited to the
Available Tax Increments received by the City since the prior year’s Payment Date. All payments
made on the Tax Increment Note shall be applied first to pay accrued and unpaid interest on the
Tax Increment Note and second toward payment of principal. To the extent that the Available
Tax Increments are insufficient, through the Maturity Date, to pay all accrued and unpaid
interest on and the principal of the Tax Increment Note, said unpaid amounts shall then
cease to be any debt or obligation of the City or of the City whatsoever.

(f) The unpaid principal of the Tax Increment Note shall bear interest at Four and 90/100ths
Percent (4.90%) per annum from the date of issuance, compounded annually. Interest shall be
computed on the basis of a 360-day year consisting of 12 months of 30 days each.

(g) The City expresses no opinion in particular as to whether, or not, the interest income
from any such TIF Revenue Note is exempt from federal income taxation, but it is assumed that
the Tax Increment Note will be a "taxable" obligation.

(h) The Tax Increment Note shall be a special and limited revenue obligation of the City
and not a general obligation of the City, and only Available Tax Increments received by the City
shall be used to pay the principal of and interest on the Tax Increment Note.

(1) The Tax Increment Note shall be governed by and payable pursuant to the additional
terms thereof, as set forth in Exhibit C. In the event of any conflict between the terms of the Tax



Increment Note and the terms of this Section 3.3, the terms of the Tax Increment Note shall govern.
No payments will be made on the Tax Increment Note during such time as there is a Specified
Event of Default that has not been cured by the Developer.

(j) In connection with the issuance of the Tax Increment Note, and as conditions to such
issuance, the Developer shall be provided with a Private Placement Memorandum and shall
execute a receipt in a form acceptable to the City stating that it has relied on its own determinations
in acquiring the Tax Increment Note and not on representations or information provided by the
City.

(k) For purposes of this Agreement all project values shall be as valued by the City
Assessor.

Section 3.4. Release and Indemnification Covenants.

(a) The Developer releases the City and the governing body members, officers, agents,
including independent contractors, consultants and legal counsel, servants and employees thereof
(hereinafter, for purposes of this Section, collectively the "Indemnified Parties") from, covenants
and agrees that the Indemnified Parties shall not be liable for, and agrees to indemnify and hold
harmless the Indemnified Parties against, any loss or damage to property or any injury to or death
of any person for which a claim is made prior to the issuance of a Certificate of Completion and
occurring at, about or in connection with the Development Property and/or Improvements, or the
Developer's undertaking and completion thereof, or resulting from any defect therein, except to the
extent such loss, damage or death is caused by the negligence or other wrongful acts of the
Indemnified Parties. This paragraph (a) shall only apply to claims made prior to the issuance of a
Certificate of Completion.

(b) Except for any willful misrepresentation or any willful or wanton misconduct or
negligence of the Indemnified Parties, the Developer agrees to protect and defend the Indemnified
Parties, now and forever, and further agrees to hold the aforesaid harmless from any claim, demand,
suit, action or other proceeding whatsoever by any person or entity whatsoever brought prior to the
issuance of a Certificate of Completion and arising or purportedly arising from this Agreement, or
the transactions contemplated hereby or the acquisition, construction, installation, ownership, and
operation of the Improvements; provided that this indemnification shall not apply to the warranties
made or obligations undertaken by the City in this Agreement.

(c) The Indemnified Parties shall not be liable for any damage or injury to the persons
or property of the Developer or its officers, agents, servants or employees or any other person who
may be about the Project due to any act of negligence of any person, other than any act of negligence
on the part of any such indemnified party or its officers, agents, servants or employees.

(d) All covenants, stipulations, promises, agreements and obligations of the City
contained herein shall be deemed to be the covenants, stipulations, promises, agreements and
obligations of the City and not of any goveming body member, officer, agent, servant or employee
of the City.

(e) This Agreement shall not create nor be construed to create any partnership, joint
venture, agency, or employment relationship between the Parties.

10



Section 3.5. Intentionally left blank.
Section 3.6.  Use of Tax Increments.

The City receives the Tax Increments generated by the TIF District from the County. The City
may use Tax Increments which are not Developer Tax Increments for any purpose permitted by
law. Developer Tax Increments shall be used on any date of application for the following
purposes in the following order of priority:

(a) to make payments on the Tax Increment Note; and

(b) after payment of the Tax Increment Note in full, to pay or reimburse redevelopment
costs identified by the City and to pay other eligible expenses for other projects that may be
approved for the TIF District, from time to time, by the governing body of the City.

11



ARTICLE IV

Construction of Minimum Improvements

Section 4.1. Completion of Minimum Improvements. The Minimum Improvements shall
consist of the demolition of seven buildings existing on the Development Property; asbestos
remediation and the removal of substandard soils, rubble and other site clearing; right-of-way
improvements; utility relocation and connections and related street repairs, and the construction of
a multi-level apartment building with a minimum of eighty-eight (88) residential apartment
dwelling units with enclosed (indoor) parking on the ground level. The Minimum Improvements
constitute the minimum extent of the project work required to be provided hereunder by the
Developer.

Section 4.2. Commencement and Completion of Construction.

(a) Subject to Unavoidable Delays and, having already undertaken most if not all of the
demotion and site work, by October 1, 2025, the Developer shall have commenced the construction
of the Improvements, and by September 30, 2026, the Developer shall have substantially completed
the Minimum Improvements as stated in Section 3.1.

(b) Time lost as a result of Unavoidable Delays shall be added to extend the completion
date beyond such date, a number of days equal to the number of days lost as a result of Unavoidable
Delays.

(c) The Developer agrees for itself, and every successor in interest to the Development
Property, or any part thereof, that the Developer, and such successors and assigns, shall cause to be
promptly begun and diligently prosecuted to complete construction of the Minimum Improvements
thereon, and that such construction shall in any event be commenced and completed within the
period specified in this Section 4.2. Until construction of the Minimum Improvements has been
completed, the Developer shall make reports to the City, in such detail and at such times as may
reasonably be requested by the City, as to the actual progress of the Developer with respect to
construction of the Minimum Improvements.

(d) The Developer agrees that it shall permit designated representatives of the City to
enter upon the Development Property during the construction of the Minimum Improvements to
inspect such construction, after reasonable notice to Developer and at City’s risk, to determine
compliance with this agreement. This paragraph is not intended to apply to the customary building
or code inspections by the City, which inspections are otherwise required and permitted by law.

Section 4.3.  Certificate of Completion.

(a) Promptly after completion of the Minimum Improvements to be completed by
Developer in accordance with the provisions of this Agreement, the City will furnish the Developer
with a Certificate of Completion, in substantially the form set forth in Exhibit F attached hereto.
Such Certificate of Completion shall be a conclusive determination that the Developer has fulfilled
the obligations of the Developer, and its successors and assigns, to construct the Minimum
Improvements to be completed by Developer.

12



(b) If the City shall refuse or fail to provide a Certificate of Completion in accordance
with the provisions of this Section 4.3, the City shall, within twenty (20) days after written request
by the Developer, provide the Developer with a written statement indicating in adequate detail in
what respects the Developer has failed to complete the Minimum Improvements in accordance
with the provisions of this Agreement, or is otherwise in default under the terms of this Agreement,
and what measures or acts it will be necessary, in the opinion of the City, for the Developer to take
or perform in order to obtain such Certificate of Completion.

13



ARTICLE V

Insurance and Condemnation
Section 5.1. Insurance.

(a) The Developer will provide and maintain or cause to be maintained at all times
during the process of constructing the Minimum Improvements and, from time to time at the request
of the City, furnish the City with proof of payment of premiums on:

(i) Builder’s risk insurance, written on the so-called “Builder’s Risk --
Completed Value Basis" in an amount equal to one hundred percent (100%) of the
insurable value of the Minimum Improvements at the date of completion, and with
coverage available in non-reporting form on the so-called "all risk" form of policy; the
interest of the City shall be protected in accordance with a clause in form and content
satisfactory to the City;

(i1) Comprehensive general liability insurance (including operations,
contingent liability, operations of subcontractors, completed operations and contractual
liability insurance) together with an Owner's Contractor's Policy with limits against bodily
injury and property damage of not less than $500,000 for each occurrence (to accomplish
the above-required limits, an umbrella excess liability policy may be used); and

(1)  Worker’s compensation insurance, with statutory coverage.

(b) All insurance required in this Article V shall be taken out and maintained in
responsible insurance companies selected by the Developer which are authorized under the laws of
the State to assume the risks covered thereby. The Developer will deposit upon the request of the
City, but no more often than annually, with the City copies of policies evidencing all such insurance,
or a certificate or certificates or binders of the respective insurers stating that such insurance is in
force and effect. In lieu of separate policies, the Developer may maintain a single policy, or blanket
or umbrella policies, or a combination thereof, which provide the total coverage required herein, in
which event the Developer shall deposit with the City a certificate or certificates of the respective
insurers as to the amount of coverage in force upon the Minimum Improvements.

Section 5.2.  Condemnation. In the ecvent that title to and possession of the
Improvements, or any material part thereof, but solely as to the Development Property and
Improvements which the Developer retains ownership of, shall be taken in condemnation or by
the exercise of the power of eminent domain by any governmental body or other person (except
the City) prior to the Maturity Date the Developer shall, with reasonable promptness after such
taking, notify the City as to the nature and extent of such taking.

14



ARTICLE VI

Reserved

15



ARTICLE VII
Mortgage Financing

Section 7.1. Limitation Upon Encumbrance of Property. Prior to the completion of the
Minimum Improvements, as certified by the City, neither the Developer nor any successor in
interest to the Development Property or any part thereof shall engage in any financing or any other
transaction creating any mortgage or other encumbrance or lien upon the Development Property,
whether by express agreement or operation of law, or suffer any encumbrance or lien to be made
on or attach to the Development Property, other than:

(a) except for the purpose of securing financing for the Development Property or
Minimum Improvements, or all of them; and

(b) if the City is given notice of such Mortgage in accordance with Sections 7.1 and 7.2.

Section 7.2.  Notice of Mortgage. The Developer shall provide the City with a copy of the
Mortgage and related note prior to the completion of the Minimum Improvements thereon.

Section 7.3.  Notice of Default; Copy to Mortgagee. Whenever the City shall deliver any notice
or demand to the Developer with respect to any breach or default by the Developer in its
obligations or covenants under this Agreement for which the remedies of Sections 9.2 and 9.3 are
available, the City shall at the same time forward a copy of such notice or demand to each holder
of any Mortgage at the last address of such holder shown in the records of the City.

Section 7.4. Mortgagee's Option to Cure Defaults. After any breach or default referred to in
Section 7.3, each such holder shall (insofar as the rights of the City are concerned) have the right,
at its option, to cure or remedy such breach or default (or such breach or default to the extent that
it relates to the part of the Development Property covered by its mortgage) and to add the cost
thereof to the Mortgage debt and the lien of its Mortgage; provided, however, that if the breach or
default is with respect to construction covered by the Mortgage, nothing contained in this Section
or any other Section of this Agreement shall be deemed to require such holder, either before or
after foreclosure or action in lieu thereof, to undertake or continue the construction or completion
of the work covered by the Mortgage (beyond the extent necessary to conserve or protect the work
or construction already made), provided that any such holder shall not devote the Development
Property or portion thereof to a use inconsistent with the Development Plan or this Agreement
without the agreement of the City.

Section 7.5.  City's Option to Cure Default on Mortgage. In the event that the Developer is
in default under any Mortgage authorized pursuant to this Article VII, whether or not the holder
of the Mortgage has given the Developer notice of such default, the Developer shall notify the City
in writing of:

(a) the fact of the default;
(b) the elements of the default; and

© the actions required to cure the default.

16



If the default is an "Event of Default" under such Mortgage, which shall entitle such holder
thereof to foreclose upon the Development Property covered by the Mortgage or any portion
thereof, the Developer shall afford the City an opportunity to cure the "Event of Default” to the
extent consistent with the Mortgage or permitted by the holder of the Mortgage upon request of
the Developer, which request the Developer hereby covenants to make, within the time for cure
provided by the Mortgage or within such longer reasonable time period as the holder shall deem
appropriate. The City shall have no obligation to cure any such default.

17



ARTICLE VIII

Prohibitions Against Assignment and Transfer; Indemnification

Section 8.1.  Status of Developer; Transfer of Substantially All Assets. As security for the
obligations of the Developer under this Agreement, the Developer represents and agrees that prior
to the earlier of the issuance of the Tax Increment Note, the Developer will maintain its existence
as a North Dakota limited liability company and maintain its authority to conduct business in the
State of North Dakota and shall not consolidate with or merge into another entity and shall not
dissolve or otherwise dispose of all or substantially all of its assets; provided that the Developer
may consolidate with or merge into another entity or sell or otherwise transfer to a partnership,
corporation, limited liability partnership or other entity organized under the laws of one of the
United States, or an individual, all or substantially all of its assets as an entirety and thereafter
dissolve and be discharged from liability hereunder if (i) the transferee partnership, corporation,
other entity or individual assumes in writing all of the obligations of the Developer under this
Agreement; and (i1) the City receives such new security from the successor Developer to assure
completion of the Project and the fulfillment of the remaining obligations of this Agreement as the
City deems necessary or desirable.

Section 8.2.  Prohibition Against Transfer of Property and Assignment of
Agreement. The Developer represents and agrees that prior to the issuance of the Tax Increment
Note:

(a) Subject to Article VII and Section 8.2(c) of this Agreement, except (i) only by way
of security for, and only for, the purpose of obtaining financing (including construction loans
secured by the Project, and loans secured by the Tax Increment Note) necessary to enable the
Developer or any successor in interest to the Development Property, or any part thereof, to perform
its obligations with respect to making the Minimum Improvements under this Agreement, (ii) for a
transfer of a portion of the Development Property to a separate entity that controls, is controlled by,
or is under common control with, Developer, or (iii) for any other purpose authorized by this
Agreement, the Developer has not made or created and will not make or create or suffer to be made
or created any total or partial sale, assignment, conveyance, or lease, or any trust or power, or
transfer in any other mode or form of or with respect to the Agreement or the relevant portion of
the Development Property or any part thereof or any interest therein, or any contract or agreement
to do any of the same, without the prior written approval of the City.

(b) Subject to Section 8.2(c), the City shall be entitled upon request delivered to the
Developer in accordance with Section 10.2 of this Agreement, to require, except as otherwise
provided in the Agreement, as conditions to any such approval that:

) Any proposed transferee shall have the qualifications and financial
responsibility, in the reasonable judgment of the City, necessary and adequate to
fulfill the remaining obligations undertaken in this Agreement by the Developer
with respect to the relevant portion of the Development Property.

(1)  Any proposed transferee, by instrument in writing satisfactory to the
City and in form recordable among the land records, shall, for itself and its
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successors and assigns, and expressly for the benefit of the City, have expressly
assumed with respect to the relevant portion of the Development Property all of the
remaining obligations of the Developer under this Agreement and agreed to be
subject to all the conditions and restrictions to which the Developer is subject
(unless the Developer agrees to continue to fulfill those obligations, in which case
the preceding provisions of this Section 8.2(b)(ii) shall not apply); provided,
however, that the fact that any transferee of, or any other successor in interest
whatsoever to, the Development Property, or any part thereof, shall not, for
whatever reason, have assumed such obligations or so agreed, shall not (unless and
only to the extent otherwise specifically provided in this Agreement or agreed to in
writing by the City) deprive the City of any rights or remedies or controls with
respect to the Development Property or any part thereof or the construction of the
Minimum Improvements; it being the intent of the parties as expressed in this
Agreement that (to the fullest extent permitted at law and in equity and excepting
only in the manner and to the extent specifically provided otherwise in this
Agreement) no transfer of, or change with respect to, ownership in the
Development Property or any part thereof, or any interest therein, however
consummated or occurring, and whether voluntary or involuntary, shall operate,
legally or practically, to deprive or limit the City of or with respect to any rights or
remedies or controls provided in or resulting from this Agreement with respect to
the Minimum Improvements that the City would have had, had there been no such
transfer or change. In the absence of specific written approval by the City to the
contrary, no such transfer or approval by the City thereof shall be deemed to relieve
the Developer, or any other party bound in any way by this Agreement or otherwise
with respect to the construction of the Minimum Improvements, from any of its
obligations with respect thereto.

(11i)  There shall be submitted to the City for review and prior written
approval all pertinent instruments and other legal documents involved in effecting
the transfer of any interest in this Agreement or the Development Property
governed by this Article VIII.

(c) Upon the furnishing of a Certificate of Completion pursuant to Section 4.4,
notwithstanding any provisions to the contrary in this Article VIII, the Developer may sell or
transfer such property or a portion thereof without any approval pursuant to Section 8.2(a) or (b).

Section 8.3.  Approvals. Any approval of a transfer of interest in the Developer, this
Agreement, or the Development Property or of a release of the Developer from its obligations
hereunder required to be given by the City under this Article VIII may be denied only in the event
that the City reasonably determines that the ability of the Developer to perform its obligations
under this Agreement and its statutory duty, as owner, to pay ad valorem real property taxes
assessed with respect to the Development Property, or any part thereof, or the overall financial
security provided to the City under the terms of this Agreement, or the likelihood of the Minimum
Improvements being successfully constructed and operated pursuant to the terms of this
Agreement, will be materially impaired by the action for which approval is sought.

Section 8.4. Pre-approved Transfers. Reserved.
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ARTICLE IX

Events of Default

Section 9.1. Events of Default Defined. The following are Events of Default under this
Agreement:

(a) There shall have occurred a failure in the observance or performance in any material
respect of any covenant, condition, obligation or agreement to be observed or performed under this
Agreement.

(b) If any representation or warranty made by the Developer herein shall at any time
prove to have been incorrect in any material respect as of the time made.

(c) If the Improvements are not substantially completed by September 30, 2026, as such
time may be extended by Unavoidable Delays.

(d) If the holder of any mortgage on the Development Property or any portion thereof
shall commence a legal action on the secured indebtedness or a foreclosure of its mortgage.

(e) If the Developer shall breach, in a material respect, any warranties, covenants or
other provisions of this Agreement not referred to in the foregoing provisions of this Section 9.1.

63 The filing by the Developer of a voluntary petition in bankruptcy or the adjudication
of the Developer as a bankrupt, the insolvency of the Developer or the filing by the Developer of
any petition or answer seeking or acquiescing in any reorganization, arrangement, composition,
readjustment, liquidation resolution or similar relief under any present or future federal, state or
other statutes, laws or regulations relating to bankruptcy, insolvency or other relief for debtors, or
if the Developer seeks or consents to or acquiesces in the appointment of any trustee, receiver or
liquidator for itself or its property, or makes any general assignment for the benefit of creditors, or
admits in writing its inability to pay its debts generally as they become due.

(2 If the Developer shall not have available, and be able to demonstrate to the
reasonable satisfaction of the City, sufficient funds to complete the Improvements and pay all costs
thereof.

An Event of Default shall also include any occurrence which would with the passage of time or
giving of notice become an Event of Default as defined hereinabove.

Section 9.2.  Remedies on Default. Whenever any Event of Default occurs, in addition to all
other remedies available to the City at law or in equity, the City (1) may, upon written notice,
suspend its performance (other than the payment of the Tax Increment Note, except as provided
below for a Specified Event of Default) under this Agreement until it receives assurances from the
Developer, deemed adequate by the City, that the Developer has cured its default and will continue
its performance under this Agreement, and (2) may, after provision of sixty (60) days written notice
to the Developer of the Event of Default, but only if the Event of Default has not been cured within
said sixty (60) days, or, if the Event of Default cannot be cured within sixty (60) days, the
Developer does not provide assurances to the City reasonably satisfactory to the City that the Event
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of Default will be cured as soon as reasonably possible, terminate this Agreement, without further
obligation whatsoever hereunder to the Developer Further, whenever an Event of Default occurs
that is described in Section 9.1(c), then, after provision of fifteen (15) days written notice to the
Developer of such Event of Default, the City shall have the right to enter and take possession of
any or all of the Development Property for the purpose of completing the Minimum Improvements
and, in the course of so doing, securing the Development Property from intruders and/or preventing
uninvited or unwanted persons from, entering the Development Property as may be necessary and
appropriate and to abate or mediate any fire hazards or other safety hazards that are reasonably
determined to exist by the City. City may enter the property under the authority granted by this
Agreement, by one or more ordinances enacted pursuant to Section 40-58-18 of the North Dakota
Century Code, or by both such authority.

Notwithstanding anything to the contrary stated in this Agreement, the City shall not
exercise any remedies at law or in equity or under this Agreement upon an Event of Default by the
Developer, other than the City's right to suspend its performance under this Agreement, until after
provision of sixty (60) days written notice to the Developer of the Event of Default, but only if the
Event of Default has not been cured within said sixty (60) days, or, if the Event of Default cannot
be cured within sixty (60) days, the Developer does not provide assurances to the City reasonably
satisfactory to the City that the Event of Default will be cured as soon as reasonably possible.

As a remedy for an Event of Default:
(a) The City may withhold a Certificate of Completion.

(b) The City may suspend or terminate payments on the Tax Increment Note, if the
Event of Default is a Specified Event of Default.

(c) The City may take any action, including legal, equitable or administrative action,
which may appear necessary or desirable to collect any payments due under this Agreement, to
recover any damages or to enforce performance and observance of any obligation, agreement, or
covenant of the Developer under this Agreement.

Section 9.3.  No Remedy Exclusive. No remedy herein conferred upon or reserved to the either
Party is intended to be exclusive of any other available remedy or remedies, but each and every
such remedy shall be cumulative and shall be in addition to every other remedy given under this
Agreement or now or hereafter existing at law or in equity. No delay or omission to exercise any
right or power accruing upon any default shall impair any such right or power or shall be construed
to be a waiver thereof, but any such right and power may be exercised from time to time and as
often as may be deemed expedient.

Section 9.4. No Additional Waiver Implied by One Waiver. If any agreement contained in
this Agreement should be breached by either Party and thereafter waived by the other Party, such
waiver shall be limited to the particular breach so waived and shall not be deemed to waive any
other concurrent, previous or subsequent breach hereunder.

Section 9.5. Agreement to Pay Attorneys' Fees and Expenses. Whenever any Event of
Default occurs and has not been cured within sixty (60) days and the City shall employ attorneys
or incur other expenses for the enforcement, performance or observance of any obligations or
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agreement on the part of the Developer contained herein, or for the identification and/or pursuit of
any remedies or possible workouts of such default, the Developer agrees that it shall, on demand
therefor, pay to the City the reasonable fees of such attorneys and such other reasonable expenses
so incurred by the City. If an Event of Default cannot be cured within sixty (60) days, but the
Developer has provided assurances to the City reasonably satisfactory to the City that the Event of
Default will be cured as soon as reasonably possible (as provided in Section 9.2), and the
Developer does so cure said Event of Default in the manner as assured to the City, the Event of
Default shall be deemed to have been cured within said sixty (60) days for purposes of this Section.
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ARTICLE X

Additional Provisions

Section 10.1. Titles of Articles and Sections. Any titles of the several parts, Articles and
Sections of this Agreement are inserted for convenience of reference only and shall be disregarded
in construing or interpreting any of the provisions hereof.

Section 10.2. Notices and Demands. Except as otherwise expressly provided in this Agreement,
a notice, demand or other communication under this Agreement by ecither Party to the other shall
be sufficiently given or delivered if sent by registered or certified mail, postage prepaid, return
receipt requested, or delivered personally; and,

(a) in the case of the Developer, to Skyline, LLC, 200 45™ Street South, Suite 200,
Fargo, ND 58103, Attention: Shannon Roers Jones, its General Counsel; and,

(b) in the case of the City, to the City at 225 4" Street North, North Dakota 58102,
Attention: Director of Strategic Planning and Research AND to the City at 225 North 4™ Street,
Fargo, North Dakota 58102, Attention: City Auditor;

or at such other address with respect to either such Party as that Party may, from time to time,
designate in writing and forward to the other as provided in this Section.

Section 10.3. Counterparts. This Agreement may be executed in any number of counterparts,
each of which shall constitute an original hereof.

Section 10.4. Law Governing. The Parties agree that this Agreement shall be governed and
construed in accordance with the laws of the State of North Dakota.

To the extent the ability of the City to perform any obligations under this agreement is impaired
or limited by modifications in North Dakota law, as established either by the legislature or the
courts, this agreement shall be interpreted and construed to maximize the fulfillment of such
obligations under the law; however, no breach of this agreement may be deemed to occur as a
result of such impairment or limitation

Section 10.5. No Filing of Agreement. The Parties agree that this Agreement shall not be filed
against the Development Property, and each Party agrees that if it shall inadvertently cause or
suffer this Agreement to be so filed, it will take such actions as may be necessary to remove, satisfy
and render ineffective any such filing.

Section 10.6. Modification. If the Developer is requested by the holder of a Mortgage or by a
prospective holder of a prospective Mortgage to amend or supplement this Agreement in any
manner whatsoever, the City will, in good faith, consider the request with a view to granting the
same unless the City, in its reasonable judgment, concludes that such modification is not in the
public interest, or will significantly and undesirably weaken the financial security provided to the
interests of the City by the terms and provisions of this Agreement.
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Section 10.7. Legal Opinions. Upon execution of this Agreement, each party shall, upon request
of the other parties, supply the other parties with an opinion of its legal counsel to the effect that
this Agreement is legally issued or executed by, and valid and binding upon, such party, and
enforceable in accordance with its terms.

Section 10.8. General Response Time. In the event that this Agreement does not specify a
specific time period for a Party to respond to a request, demand, or inquiry regarding this
Agreement by another Party to this Agreement, then the response period shall be sixty (60) days
unless specifically set forth in this Agreement.

Section 10.9. Relationship of the Parties. Nothing in this Agreement is intended, or shall be
construed, to create a partnership or joint venture among or between the parties hereto, and the
rights and remedies of the Parties hereto shall be strictly as set forth in this Agreement.

Section 10.10. Severability. If any court of competent jurisdiction finds any provision or part of
this Agreement is invalid, illegal, or unenforceable, that portion will be deemed severed from this
Agreement, and all remaining terms and provisions of this Agreement will remain binding and
enforceable. The Parties, however, agree that this Agreement will be reformed to replace any
invalid, illegal, or unenforceable provision or portion of this Agreement with an alternative
provision that is enforceable and bears as close a resemblance as possible to any provision
determined to be invalid, illegal, or unenforceable.

Section 10.11. Approvals; Mayor Authority-Action. Wherever in this Agreement the consent or
approval of the City or Developer is required or requested, such consent or approval shall not be
unreasonably withheld or unduly delayed (except to the extent that, as a remedy upon the
occurrence of an Event of Default, the City is entitled to withhold its performance). Any approval,
execution of documents, or other action to be taken by the City pursuant to this Agreement or for
the purpose of determining sufficient performance by the Developer under this Agreement may be
made, executed or taken by the Mayor of the City without further approval by the Board of City
Commissioners of the City, to the extent permitted by law. The Mayor may, but shall not be
required to, consult with other City staff with respect to such matters. Any approval, execution of
documents, or other action to be taken by the City pursuant to this Agreement or for the purpose
of determining sufficient performance by the Developer under this Agreement may be made,
executed or taken by the Mayor without further approval by the Board of City Commissioners of
the City, to the extent permitted by law. The Mayor may, but shall not be required to, consult with
City staff with respect to such matters.

Section 10.12. Representation. The Parties, having been represented by counsel or having waived
the right to counsel, have carefully read and understand the contents of this Agreement and agree
they have not been influenced by any representations or statements made by any other parties.

Section 10.13. Electronic Signatures. In the event that any signature is delivered by facsimile
transmission or by e-mail delivery of a “.pdf” format data file, such signature shall create a valid
and binding obligation of the Party executing (or on whose behalf such signature is executed) with
the same force and effect as if such facsimile or “.pdf” signature page was an original thereof.
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ARTICLE XI
Termination of Agreement; Expiration

Section 11.1. City's Option to Terminate. As provided and under the conditions specified in
Section 9.2, the City may terminate this Agreement if an uncured Event of Default shall have
occurred hereunder and be continuing following notice as set forth in Section 9.2. Nothing in that
or in this Section shall affect the City’s right, should the City not so elect to terminate this
Agreement and as recourse against the Developer, to insist on performance hereunder by the
Developer.

Section 11.2. Expiration. This Agreement shall expire when the Tax Increment Note is paid in
full or, if earlier, on the Maturity Date.

Section 11.3. Effect of Termination or Expiration. No termination or expiration of this
Agreement pursuant to the terms hereof shall terminate any rights or remedies of the City arising
hereunder due to an Event of Default, or of the Developer arising hereunder due to a breach of this
Agreement by the City, occurring prior to such termination or expiration.

Section 11.4. No Third Party Beneficiaries. There shall, as against the City, be no third party
beneficiaries to this Agreement. More specifically, the City enters into this Agreement, and intends
that the consummation of the City obligations contemplated hereby shall be, for the sole and
exclusive benefit of the Developer, and notwithstanding the fact that any other “persons” may
ultimately participate in or have an interest in the Improvements, the City does not intend that any
party other than the Developer shall have, as alleged third party beneficiary or otherwise, any rights
or interests hereunder as against the City, and no such other party shall have standing to complain
of the City's exercise of, or alleged failure to exercise, its rights and obligations, or of the City's
performance or alleged lack thereof, under this Agreement.
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IN WITNESS WHEREOF, the City and Developer have caused this Agreement to be
executed by their duly authorized representatives.

CITY OF FARGO,
a North Dakota municipal corporation

(SEAL)

MICHELLE R. VANYO
Notary Public
State of Notth Dakota
My Commission Expires Oct. 26, 2025

ATTEST:

BYM
teven Sprague, City Auditor

STATE OF NORTH DAKOTA )

COUNTY OF CASS )

The foregoing instrument was acknowledged before me this / 2 day of / %’"I /, 2025,
by Dr. Tim Mahoney and Steven Sprague, the Mayor and City Auditor, respectively, of the City
of Fargo, North Dakota, on behalf of said City.

Notary Public

This document drafied by:

Erik R. Johnson
Assistant City Attorney
City of Fargo
701-371-6850

Execution Page to Developer Agreement between the City of Fargo and
Skyline, LLC



Skyline, LLC

N

, its:

STATE OF NORTH DAKOTA )
)ss.
COUNTY OF CASS )

The foregoipg-instrument nowledged before me this&k"’l‘da}r of .\ , 2025,
bym% the XVeRuensd—  of Skyline, LLC, a Ror{h Dakota

limited liability company, on behalf of said company.

4 MARILYN STINE-DOEDEN
4 Notary Public

L State of North Dakota

4 My Commission Expires December 08, 2027

N

T————

Execution Page to Developer Agreement between the City of Fargo and
Skyline, LLC



EXHIBIT A
LEGAL DESCRIPTION OF DEVELOPMENT PROPERTY

The Development Property consists of that certain real property situate in the City of Fargo,
County of Cass and State of North Dakota, more fully described as:

Lot One (1), Block One (1), Skyline Addition to the City of Fargo.

The property address is , Fargo, ND 58102.
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EXHIBIT C
FORM OF TAX INCREMENT NOTE

No. R-1 $

UNITED STATES OF AMERICA
STATE OF NORTH DAKOTA
CASS COUNTY
CITY OF FARGO

TAX INCREMENT
REVENUE NOTE OF 20
(TAX INCREMENT DISTRICT 2018-03 PROJECT)

KNOW ALL PERSONS BY THESE PRESENTS that the City of Fargo, Cass County, North
Dakota (the "City"), certifies that it is indebted and for value received promises to pay to Skyline,
LLC, a North Dakota limited liability company (the "Developer"), or the registered assign, the
principal sum of Million Hundred Thousand and no/100
Dollars ($_, ,000.00), an amount issued in reimbursement of eligible costs paid by the
Developer, unless due sooner by redemption or early payment, on the Maturity Date defined
below; but only in the manner, at the times, from the sources of revenue, and to the extent
hereinafter provided; and to pay interest on the unpaid principal amount of this Note at the rate of
interest of Four and 90/100ths Percent (4.90%) per annum, compounded annually. Interest shall
accrue from the date of this Note on the amount issued and shall be computed on the basis of a
360-day year consisting of 12 30-day months. This Note is the "Tax Increment Note" (the "Note")
described and defined in that certain Developer Agreement, dated as of ,
20___ (as the same may be amended from time to time, the "Developer Agreement"), by and
between the City and Skyline, LLC, a North Dakota limited liability company, as the initial
Developer under the Developer Agreement. Each capitalized term which is used but not otherwise
defined in this Note shall have the meaning given to that term in the Developer Agreement or in
the resolution authorizing the issuance of this Note. Principal and interest are payable at such
address as shall be designated in writing by Skyline, LLC, or other registered holder of this Note,
in any coin or currency of the United States of America which at the time of payment is legal
tender for public and private debts.

Payment Dates. Subject to the terms hereof, the principal of and interest on the
Tax Increment Note shall in the aggregate be payable on May 15" following the date of issuance
of the Tax Increment Note and on May 15™ of each year thereafter until the Maturity Date, said
May 15" dates being referred to herein as the “Payment Date” or collectively as the “Payment
Dates™.

Payment Amounts. On each Payment Date (or, if not a business day of the City,
the first business day thereafter) the City shall pay by check or draft mailed to the person that was
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the Registered Owner of the Note at the close of the last business day of the City preceding such
Payment Date an amount as follows: (a) the first payment on the Tax Increment Note, to become
due and payable on the first Payment Date, shall be limited to all the Available Tax Increments
received to said date by the City on the Project and (b) for all payments after said first payment on
the Tax Increment Note, the amounts payable on the Tax Increment Note on each Payment Date
shall be limited to the Available Tax Increments received by the City since the the prior year’s
Payment Date. All payments made on the Tax Increment Note shall be applied first to pay accrued
and unpaid interest on the Tax Increment Note and second toward payment of principal. To the
extent that the Available Tax Increments are insufficient, through the Maturity Date, to pay all
accrued and unpaid interest on and the principal of the Tax Increment Note, said unpaid amounts
shall then cease to be any debt or obligation of the City or of the City whatsoever. In no event
shall any City be obligated to remit payment of principal in excess of the aggregate amount of the
unpaid principal of the Note. The City shall have the option at any time to prepay in whole or in
part the principal amount of this Note at par plus accrued interest. All payments made by the City
under this Note shall be applied first to pay accrued and unpaid interest on this Note and second
toward payment of principal hereof.

Redemption. In addition to the amounts of principal required to be paid by the City
as hereinabove set forth, the City shall have the right to prepay on any date the entire principal
amount hereof then remaining unpaid, or such lesser portion thereof as it may determine upon, in
multiples of $1,000, at par plus accrued interest. Notice of any such optional prepayment shall be
given prior to the prepayment date by mailing to the registered owner of this Note a notice fixing
such prepayment date and the amount of principal to be prepaid.

Available Tax Increments. “Available Tax Increments” are defined in the
Developer Agreement as follows:

“Developer Tax Increments minus the Qualified Administrative Costs.
Developer Tax Increments” are defined in the Developer Agreement as follows:

"The portion of Developer's Taxes which constitutes Tax Increments, or the portion
of Tax Increments derived from Developer's Taxes."

“Tax Increments” are defined in the Developer Agreement as follows:

“’Tax Increments’ means those tax increments which the City shall be entitled to receive
and retain, and which the City shall have actually received from Cass County, from time
to time from the TIF District pursuant to the Urban Renewal Law.

In addition, “Developer’s Taxes” are defined in the Developer Agreement as follows:

‘“’Developer's Taxes’ means taxes paid with respect to the portions of the Development
Property and Improvements completed by the Developer for the eleventh (11th) Tax Year
and earlier Tax Years. Taxes for the twelfth (12th) year following the first Tax Year, or
for any subsequent year, are not included as Developer’s Taxes.”
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In addition, “Tax Year” is defined in the Developer Agreement as follows:

“Tax Year” is one of a maximum of eleven (11) successive calendar years, with the first
year being the year that, pursuant to this Agreement, the Tax Increment Note is issued and
with the subsequent years being the ten (10) subsequent calendar years. The eleventh
(11th) Tax Year, therefore, is the tenth (10th) calendar year following the first said year.

In addition, “Maturity Date” is defined in the Developer Agreement as follows:

"Maturity Date" means the date that is three (3) years from the Payment Date for the
eleventh Tax Year following the date of the issuance of the Tax Increment Note.

In addition, Section 3.6 of the Developer Agreement provides as follows:

"The City receives the Tax Increments generated by the TIF District from the County. The City
may use Tax Increments which are not Developer Tax Increments for any purpose permitted by
law. Developer Tax Increments shall be used on any date of application for the following
purposes in the following order of priority:

(a) to make payments on the Tax Increment Note; and,

(b) after payment of the City Development Costs and Tax Increment Note in full,
to pay or reimburse redevelopment costs identified by the City and to pay other
eligible expenses for other projects that may be approved for the TIF District,
from time to time, by the governing body of the City.

No Payment Upon Default. No payments will be made on this Note during
such time as there is an Event of Default under the Developer Agreement which has not been
cured by the Developer.

Lack of Protective Covenants. The City of Fargo, North Dakota (the "City"), has
not covenanted to endeavor in any fashion to cause Tax Increments to be sufficient to generate
Available Tax Increments sufficient to pay this Note, nor have they covenanted to take actions
under the Developer Agreement with such sufficiency as a goal.

Sufficiency of Revenues. The City makes no representation or covenant, express
or implied, that the revenues described herein will be sufficient to pay, in whole or in part, the
amounts which are or may otherwise become due and payable hereunder. Any amounts which
have not become due and payable on this Note on or before the Maturity Date shall no longer be
payable, as if this Note had ceased to be any debt or obligation of the City or of the City
whatsoever.
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Issuance; Purpose: Special Limited Obligation. This Note is in the aggregate
principal amount of § | , (the "Note"), which Note has been issued pursuant to and in
full conformity with the Constitution and laws of the State of North Dakota including North Dakota
Century Code Chapter 40-58, for the purpose of providing money to finance certain eligible costs
within the City's Urban Renewal District 2018-03, specifically the costs identified in Section 3.3
of the Developer Agreement. The Notes are payable out of the Tax Increment Revenue Note of
20 -0 (Skyline Project) Fund of the City, to which have been pledged amounts representing
Available Tax Increments to be received by the City from the City's 2018-03 Tax Increment
District in the City. This Note is not any obligation of any kind whatsoever of any public body,
except that this Note is a special and limited revenue obligation but not a general obligation of the
City and is payable by the City only from the sources and subject to the qualifications and
limitations stated or referenced herein. Neither the full faith and credit nor the taxing powers of
the City or of the City are pledged to or available for the payment of the principal of or interest on
this Note, and no property or other asset of the City or of the City, save and except the above
referenced Available Tax Increments, is or shall constitute a source of payment of the City's
obligations hereunder.

Limitation on Transfer. This Note may only be transferred to a person who is
(1) a successor of Skyline, LL.C, by reorganization, merger or acquisition, (2) a member of
Skyline, LL.C, (3) to a lender of Skyline, LL.C, as collateral for financing as permitted by the
Developer Agreement, (4)a related person to such partner or successor, (5) a "qualified
institutional buyer" as defined in Rule 144A promulgated under the federal Securities Act
of 1933, or (6) an "accredited investor'" as defined in Rule 501(a)(1), (2), (3) or (7)
promulgated under the federal Securities Act of 1933. The City shall not register any
transfer of this Note unless (i) a registered owner's prospective transferee delivers a
representation letter in form satisfactory to the City verifying that the transferee is a
"qualified institutional buyer"; or (ii) such transferee is an "accredited investor" which has
delivered a representation letter in form satisfactory to the City; or (iii) the prospective
transferee demonstrates to the satisfaction of the City that it is the successor, partner or
related person to Skyline, LLC, noted above.

Any registered owner desiring to effect a transfer shall, and does hereby, agree
to indemnify the City against any liability, cost or expense (including attorneys' fees) that
may result if the transfer is not so made.

Registration; Transfer. This Note shall be registered in the name of the payee on
the books of the City by presenting this Note for registration to the officer of the City performing
the functions of the Treasurer, who will endorse his or her name and note the date of registration
opposite the name of the payee in the certificate of registration on the reverse side hereof.
Thereafter this Note may be transferred to a bona fide purchaser who is a permitted transferee only
by delivery with an assignment duly executed by the registered owner or his, her or its legal
representative, and the City may treat the registered owner as the person exclusively entitled to
exercise all the rights and powers of an owner until this Note is presented with such assignment
for registration of transfer, accompanied by assurance of the nature provided by law that the
assignment is genuine and effective, and until such transfer is registered on said books and noted
hereon by the Treasurer of the City.
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Developer Agreement. The terms and conditions of the Developer Agreement are
incorporated herein by reference and made a part hereof. The Developer Agreement may be
attached to this Note, and shall be attached to this Note if the holder of this Note is any person
other than Skyline, LLC. No payments will be made on this Note during such time as there is a
Specified Event of Default under the Developer Agreement which has not been cured by the
Developer.

Taxable Obligation. This Note is intended to bear interest that is included in the
gross income of the owner.

IT IS HEREBY CERTIFIED AND RECITED that all acts, conditions and things
required by the Constitution and laws of the State of North Dakota to be done, to happen and to be
performed, precedent to and in the issuance of this Note, have been done, have happened and have
been performed, in regular and due form, time and manner as required by law; and that this Note,
together with all other debts of the City outstanding on the date hereof, being the date of its actual
issuance and delivery, does not exceed any constitutional or statutory limitation of indebtedness.
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IN WITNESS WHEREQF, the City of Fargo, a North Dakota municipal corporation, by its Board
of City Commissioners has caused this Note to be executed on its behalf by the signature of its

Mayor and attested by the signature of the City Auditor, all as of ,20 .
CITY OF FARGO, a North Dakota municipal
corporation
By:

Dr. Tim Mahoney, its Mayor

ATTEST:

Steven Sprague, City Auditor

(SEAL)

Tax Increment Revenue Note of 20 (District 20 -0 )
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CERTIFICATE OF REGISTRATION

The transfer of ownership of the principal amount of the attached Note may be made only by the
registered owner or his, her or its legal representative last noted below.

DATE OF SIGNATURE OF
REGISTRATION REGISTERED OWNER AUTHORITY'S TREASURER
Skyline, LLC
, 20
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EXHIBIT E

INTENTIONALLY LEFT BLANK.
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EXHIBIT F

CERTIFICATE OF COMPLETION

WHEREAS, the City of Fargo, North Dakota, a municipal corporation, (the "City") and
Skyline, LLC, a North Dakota limited liability company (the "Developer") have entered into an
agreement dated as of the day of , 2025; and

WHEREAS, the Developer has to the present date performed said covenants and conditions
insofar as it is able in a manner deemed sufficient by the City to permit the execution and recording
of this certification:

NOW, THEREFORE, this is to certify that all building construction and other physical
improvements specified to be done and made by the Developer have been completed, and the
above covenants and conditions in said Developer Agreement have been performed by the
Developer therein, and that the Tax Increment Note, referred to in said Developer Agreement, may
be issued to Developer by the City.

CITY OF FARGO,
a North Dakota municipal corporation

By:

, Mayor

Attest:

, City Auditor




City of Fargo
Application for Tax Increment Financing

Contact Information

lames Roers Shannon Roers Jones
200 45" St S Suite 200 200 45™ St S Suite 200
Fargo, ND 58103 Fargo, ND 58103
701-356-5050 701-356-6418
Jim@roers.com shannon@roers.com

General Information
* Name and description of Corporation/Partnership:
o Skyline LLC
® Project Location:
o Southeast block of 18" St N and 12*" Ave N Fargo ND 58102
® Project Description with conceptual plans:
o 88 unit, 5 story apartment building with enclosed parking for 60 vehicles, 48 surface
parking stalls, and associated handicap accessible improvements. Project will include
improvements to sidewalks along 18" St N and 12t Ave N.
o Conceptual Plans are attached.

®  Propose Schedule:
o Demolition of the existing structures completed Fall of 2024. Construction to begin Aprll
of 2025 with completion in June of 2026.
Project Financials and Financing
e Name of Developer:

o RDG2LLC
* Ultimate owner of development:
o Skyline LLC

® Type of Project (Commercial, Downtown, Mixed-Use):
o Multi-Family/Student Housing in the UMU zoning area
® Dollar request of TIF assistance:;
o Approximately $2,033,000 - See attached ‘TIF Exemption-Estimated Tax Generation’
®  Minimum of a 10-Year Proforma, showing the year in which the property is at full rent
o Preliminary Proforma attached
® Total project cost:

o $21.6M

e Hard Capital Costs
o S$18.3M

e Contributed equity:
o S$5.4M

* Loan amount(s) with terms (anticipated rate, first maturity, final maturity):
o Final loan package currently being finalized. $16.2M, 6.5% interest rate with 5 year
maturity with a 25 year amortization



Number of housing units by type:

88 units in total

17 - Efficiency Units ~ Various layouts
24 - 1-BR units — Various layouts

35 - 2-BR units — Various layouts

12 - 3-BR units ~ Various layouts

O 0O 0O 0 o

Proposed rents by housing unit types:
o Efficiency Units — $1,200-$1,250/month
o 1-BR units — 51,300 - $1,450/month
o 2-BRunits - $1,650 - $1,725/month
o 3-BRunits - $2,150 - $2,250/month

Detailed assumptions for any other revenues:
o 1*floor {covered parking) - $125 stall/month
o On-grade parking - $75/month

Expenditures broken out by category:

Land Cost S
Construction Cost
Architecture/Engineering
Financing/construction period interest
Developer Fee
Contingency

Total Expenditures §

Extraordinary Costs broken out by cost. (Land, demolition, public facilities)
1,330,000

Land S
Building Demolition

Environmental

Public Works/Utilities

1,330,000

18,539,000

502,000

83,000
900,000
251,000

21,605,000

375,000
250,000
100,000

Tota Extraordinary Costs S

2,055,000



CL'TST'EE0'T 01°029'9€S TE'0€9'SLL'C £T°9£8'09C  ANU3AAIXe1 IedAGT

Y0'LyL'S0T ¥0'£LPL'SOT %05 L0'vEY 11T 08'650'LT  1¥0C 5T
/5'€/9'80T £5°€/9'80T %06 ET°LpE'L0T 62°62L'9T 00T 128
SL'0P9'10T SZ'0¥9'10T %05 05'182'€02 GE'/6E'ST  6£0T €T
6/°L%9'66 8L'L¥9'66 %05 65°562'661 £8'G/0'9T  8£0T 41
26'669'L6 76'€69'/6 %05 £8'/8€'S6T 29°094'ST  Lg£0T 1T
CS°L99'EVT L1'688'Ly %SL 0£'9S5'T6T 6S°TSY'ST 9£0¢ 01
15°0S8°0VT L1°056'9Y %SL 89°008'£8T 19'8¥1'ST SE02 6
¥/°880'SET 85'620'9t %SL 2E'8TT'YRL 8G'1S8'YT  PEOT k]
TT'TI8E'SET $0°L21'SPh %SL 9T°80S'08T LE09S'PT  €E0T A
BGS'9ZL'2ET 81 'zve vy %SL 8/'896'9/1 887421 ze0z 3
08°867'eLT . %00T 08'86V'ELT 86766'ET  1£0T [
/8'960°0LT - %00T £8°960'0L1 L5°02L'€T 080T ¥
£9'79/'99T E %00T €9'19,'991 YSISP'ET 6202 €
08'16v'£9T E %00T 08'T6V'€9T 8L /BT'ET  820Z z
80°98Z°09T : %001 80'982'09T 0z'626'CT 1202 1

. LE'QEL'E L€'98L'E X 89°S/9'¢T  920T 0

c TT°E99'E TT'E99°E X vi'/Z¥'et S20z

LY'EBT'CT  pTOT
191194 Xe| wu:®E>mn_ XEej :o_unvam Xel uuc—ohm MaN mw_tmno.n_ 1BBA pojad
diL Bunsixz

M013Q 3Y] 0JUI P3I0IDRY JEaA 1IN0 JBBA 858310Ul 447 :3)ON

'UDIIBN|BA SI0SBSSE U Paseq

98ueyd 01 329fgns uopdwax3 'gg0g J0 uNf Joj paINPayds s11aaloid syl Jo uonaldwod pue ‘vzoz Jo 12} p20Wap aiam sasnoy se sjaaued £ Bullsixa Jo ameA AlUo PUB) U PASEQ SaXel 9Z0¢ PUB SZ0Z X

%SG 0€ LY'EBT'TT 69'8ST'T 9T ZYE'ET %0S't 188'6€ ZrE'ET 002'988 008'G9Z 00t'029
%IE v8'/(8Y G9'E8Z 6V 1LL %08’y 08G'1T TLL 001'GSe 001'sg - LITT 000-08200-00T0-10
%1€ 9/°895'C 13w £0'995°C %05y 78¢€'8 995'¢ 00£'98T 008'TY 005'vT 11441 000-06200-00T0-T0
%0€ ST'8€8'C TE¢C 9v'0v8'e %05 90€'6 ove'z 008°902 0081V 000'S9T SeltT 000-00£00-00T0-T0
%0¢g 9E'YSL'T S9'EBC 10'8€0'e %05y Sr0'6 8£0' 000'T0C 00t'se 006'S9T 6CIT 000-0TE00-00TO-TO
%TE 78°L8Y G9'E8T 6Y'1LL %0S'¥ 08s'T TLL 00T'SE 001'se - EETT 000-02€00-00T0-T0
%IE 8G°9vS'T £0°85¢ I9'V0B'T %05y £90's 508'T 005'CTT oo1'se oov'LL LETT 000-0€£00-00T0-T0
%IE ¥6'70ST 60'Sy €0°085'T %08y £Z6'V 0S85'T 00%'60T 008'TY 008'29 rit 000-0£00-00T0-T0
#9snoH #1921ed
saxe] Apadoid pue amep Apadosd Suns|xg
%1E 80°98¢Z'09T 4 80'982'09T %05y 9/9'ves . LSV'6S9'TT 008'S92 £G9'E6E'TT (Tuonemep psiewnsy ) 971 aunfng
ajey xe| sjejdads sje|dads saxe) uogen|ep oy anjep siejaads sapnjau| 12101 pueq Buipiing
pawnssy  ssaqsaxep amep a|gexe]  ajgexe] JaN Xe) 20z uoneneA £202

000-00200-92/8-T04#1921ed ‘N 1Q Ausianun €TTT 1€ paleao) syuauwiliedy malA ay) (0 uonemena uun Jad $yZ0Z 341 40 YO paseq s1 977 aunis 10y uoiiemen pajewnsy T

‘paardwod aau0 1030id jo UOIBNEA 5,10553S5Y LD paseq

98ueys o} uondwaxa 4| s139dxa S180Y "€0-§T0Z Ealy [EMaUaY JO luawdalanapal ay} wouy pajesaus ag ued 1ey) 3palo uondwaxg 411 PSIBWISS ay) Jo UOIIEINDIED ,SIA0Y 51 MOJRg 310N

§2'8T'T

uonesauas xey pajewnsy - uopdwax3y 4)1

OT13unAys



£52'988'L

99E'044"L

GBY'E0L'L GLEGED'L BL5'028'L yHL'BSS | LoL'Log’L g5 bl 9pLBEE"L SEEBDS awoou Bunessdo
Zv668F 65 1By SZYELY YEP'SSY AL BEF /0P ¥8L00% LIZ'¥6E 168 2BE TLZ OFL sasuadx3 Bunessdo (ejo)
{DBv gEL) (582°5E1) [E0LEEL] TEGP OEL) To35'vg 206 28 TR 285°64] l0z1'8d) (rit'az] [e10)-gns
T1o8'Zg1) [T (805°081] [CETETTY G6¥'ELL) 1260°044) {zas 99t} (eareal] (8gz081] 9ELE XE)} 91€)57 By
(0£S'16) (5€.'68) (9/6'28) (15Z'98) (095'v8) (z08'z8) (922'18) (zr9'64) (oz1'8L) (0s8'62) SouBInsUy
LG8'0pL 680'8EL LBE'SEL 122281 66V'ELL £60'041 292'991 Z6b'egL 982'09L " snuanay HIL
(asuadxa)/awoou) tay0
¥aL'6LL 248'811 vOpILLL ZrZaLL LB0'GLE VSBELL LZEZLL S0L°LLL oo9'0lL 000’5y 1e103-qns
[Tk~ Sig'Z ZEZ'ZL (VI E5E L2 N Zri niz'le 000’1z [T Jamas ¥ Jalem
£rz'oL z80'9lL £26'G) §92'S 609'St SSK'GL 20E'SH 0S1'SL 000'SL 0se'9 1auisp)
S6E'0L 262'04 L6L'0L 060'01 066'6 168'6 £62'6 969’6 009'6 000'v sbequen
98£'0/ 689'69 666'89 9L€'89 6£9'29 026'99 £0€'99 059'69 00059 000'92
598'86 988'46 1698 £5656 £00°SE 890°¥E SEL'ER EIZ26 00E'L6 S22 fewi-qns
Evz'al z80'9lL £26'S1 59.'61 BOR'SL SSESL Z0c's) 05151 000's1 000's Buideospueyspuncig
120'22 £08'92 8€5'92 6.2'sz §10'9Z 862'sg £05'5Z 0s2'sz 00052 = JaAouin Jousiuy
16t'9 EEV'9 69€'9 90€'9 vvz'e 28L'9 1zL'e 090’9 0009 005'z uowwos-IoLB)u|
686'5C LE2'ST 9.p'52 vez'se v.6'vT 122'vZ 28v've ovz v 000'v2 0000} saBem soueusiulepy
167’9 £EF'D 69€'9 90¢'9 ¥vZ'9 281’9 izL'e 090'9 000'9 00s'z OVAH
6b6'L 0£6'L L't 266'L €284 658') 968t aLg'L 008’} 052 {esuioaig
vea't 909’} 265’1 218} 195"t SPS'L 0€5't S1S'L 005"t 529 Buigunig
¥66'Z1 999'z1 8€L'ZL zia'zL 18%'2L ¥9E'Z) e'zL 0zL'zL 000'Z1 000'S W3Y [BJousD
aJueusjuen
EER'ZEL yIE's2L Z00'9Z1 ThL'ET) ZBSELL 615911 BESELL 028'0L1 LiE 201 vBL'Ly [e10)-qns
eLv'e 86E°L veEL 282'L 0814 6012 BEOL 696’9 006’9 GIRT ABojouyaay
728’9 ¥sL'9 889'9 lz9'g 955'9 L6v'9 Lzh'9 £9€'9 00£'9 528'C dxa osipy
SL6'0L 208'0L 0020} ¥65'0L 68101 SBE'DL £82'0) 18L°04 08001 00z'y Busisapy
£v2'91 z80'91 £26'51L 692°GL 609'SL SS¥'S) 20E'SL 054Gl 000'GH 0sz'9 Jayio-sabem aayo
28E'L6 £ec'as 498’58 60528 BY.'6L 62024 00S'vZ 100'2L 165'69 vER'ST $99) Jwibyy
uonesiuwpy
sasuadx3g
—_ ——
G69'8ZE 2 BSEISZZ 501212 E5LF0LE BLEYEDT 222 496L FaR’LO6 L BZLBER L PESLLL L 865 8¥0 'S8NUBNGY [BJ0
YOETE ERLEZ {55722 vEEZE EL1zZz PRELZ LT K LT 052z = anuaaay Janownj
0£60) 09501 £0Z°01L 958'6 ¥25'6 z0Z'e 168'9 165'8 00€'8 00s'9 anusasy 824 ddy
0zs'L 9lt'L EEYL 16EL LSE'} LIE'L £L2't 9€T’| 0gz'L 005 siejusy aseds Auswwy
008'E 069'c 2685'e 8.p'E LEE 8.2'e £8L'E 060't 000'c osz'L AEVISNPSIN
109'2 626'2 v91'2 956'9 €52'9 9559 S9€'9 08sL'e 000'9 005'Z s394 jad
looo'z) loog'z) {0o0°z) {ooo'e) faoo'z) fooo'2) (oco'e) lgep'z) {000°2) (ooo's) suoyowioly
LSYEZ'Z ZL0'80Z'2 g9L'peEL'z LE2'790'C Z0L'E66' L 086 9Z6'L SBYZOE'L 0£1'008'L PEE'EEL | Bra'sye Juay Juswyedy jon
[ETC osezou) Toro'v0L) [0 1560°26] [Liaes ¥15 /8 GvZ val faueosep
¥85'ES ¥20'2S 80505 LEO'6Y 609'2¥ zez'oy 9.8'vb 695'EY 00€'Z¥ 529’21 Buped epes uo
600'7LL 689'0L1 S9v'201 SEE'POL 962°1L0L GvE'86 18%'S6 002'26 000'06 005'2€ 1uay abesen
S9E'822'Z OLO'ESL'Z £0Z'080'2 858'600'7 168'L¥E'L vZz'9.8'L 9,218t Sip'LSLL 9vZ'269'L 896'v69 Uy Jusuiedy
‘auoou|
0T’z § 6802 0L6'T $ E06'T $ 628'T $ 't $ a 659'T £09'T $ 68 $ Jusy abessay
%S %S %S %S %8 %5 %S %S %5 %51 ueoea %,
%SE uoneyuy|
5€02 ¥E0Z £€0z 2€02 =04 0£0Z 6202 8202 1202 9z02 ICEIN
o]} [ 8 i 9 3 14 £ [4 L uondwax3z 41t yum

5202/92/1
INC-1[0Y JeBA 91 - PEXX PAPUT pouag o jebpng
977 auyhxg



—\o ) F< E— NYId TI¥HIN0 YOO14 L5¥1d @
me, 9.9 .99 ¢ oole o o 006e oo

Tt

TIVHIAO ¥OO14 - - o - | - . ~ _ - _ i {
GNOJ3S 7 LSMI4 i T x T ! = g = = - -
SINIINOD LIFHS

L3S 308 B NGNS 'OLd
3SVHd INIWNDCO

SLNNOD DNV 3LIS TIV YO SNYTd UAID 338
NON AB ONOIHD 03 =

ONIYYE HOOT4 LSHId
STIVLS DNINYVY

Waw A8 NMYNQ
S20T 5L 834 3va

80072  ON133rONd @

L U T
SNOISIAZY

1103r0Hd

V.1OMVA HLYON ‘0D¥V4
N 1S H18l ' N JAV H1Zl 40 ¥INNOD
NSAN - SLNINLYVAVY INITAYS

o
v
S3LON TwE3INID
@.
i
w - SLINN 1d¥ TvL0L
[AS § T L 3 L} Qg
€ W L) [ 8 a;mz
124 & 13 i i o o381
ngmmwnnwm.ﬂmuhﬁ Ll ¥ £ r r 0 ‘343
201# S 1S Hivb 0007 IVIOL Mif Wi O oM@ 18k ELmD
P = KWLV LIND
TN AL Pre i
SNVINATOD




251 %, VL1OMva HL¥ON ‘09YVvA EERIEIN -
25 1 peg N 1S H18L ® N IAV H1Z) 40 ¥3ANMNOD LB, F7 380y
CHEN - z° 27 p a5 8623
gg e NSAN - SLNIWLYVAVY INITAMS ;. R

71

A1.02

SHEET

o T T

g
i |
{ 3 }—ﬂ;g : = —:E! e

OVERALL PLAN

. 4

@ FOURTH FLOOR
e

! z
Blmxar~g :
5
Ble w am s g
. i
&le o g
£. ... g !
2 L
5 z ]
EE 2 = g
2o 000 3 1
2 : 3
Elal o0ao 3 = ;
HEHREER z E
Df5|E -~ 2 al ~

@ THIRD FLOOR OVERALL PLAN

T



€o'Lv

SNV 1d
TIVHIAO 4004
¥ HOOT4d HLJIY

SLINIINOD 133HS

AFF IV FHONE DLs
3SYHd INJWND0Q

ADN A8 03XI3HD
WIKW A8 NMYHT
5202 'S 834 31va

80022 ON LO3royd

L T
SNOISIAZY

153rOMd

V10XV HLYON ‘09¥V4
N 1S H18L ® N 3AV H1ZI 40 ¥3IN¥OD
NSAN - SINJNLHVdV INITAMS

WEVTRR 0
£0185 ON "0D¥YS
20487 LS HLYY 000

e v

RO TR DN W

SRIVINGTOD

—=—errTe——

Seie AV T

iz

NY1d TIvd3IAQ0 ¥001d HL41d @

¥ A P =
| | 2 .»._
: 2| A _,u—mw
= | 5 P =
= G ] a
‘3
i 3
A - sl
ES i
IR = = & "
i Ml Saw \_, _l—r
p K 2 - T =l +
9
|
|
=t _
= i :
b s A v
ES) ; 3 75
P —— _n..l:lﬁ.-:u... e e e
- ~ a~ ~ L
4 1) — _ _tn
i
.
— ?
o |
;
i
| - 9
.
— Pll:ll!*iiiii» — -] = = Jic o
it :
=
-t |
i "
o4 o) p—a

S3LON TwHINID

8 SLINN 1dv 1¥101

zn L1 [ 4 T L a’s £

e & & & 0 gme

[ L3 € i L] a3gt

11 [ > b 0 443
WI0L HIS WL E_ONz_iSL__ SuNnd
XRILVIN LINN




ANINA0INIQ GNY NOISIQ DNIMAANTY TVNLdIINOD STO0C HLL!I AMVANVY(
SNVINATOD

I MAIA - SINIWNLIVIY ANITAAS

$s233ns Guipying

I & & & & I 4



INIWOTIIAIO AONY NOIS3O

S VINATOD

—

ONIYIANTAY TVALdAINOD

SCOT HLLI AdVONVI

AT

3

74 ,f,f‘.

Vs
A

¢ MAIA - SINIWLIAVAY ANITAIS

'$$200ns Bulpjing

Y OV @ V- a y



INIW4OTIIA3A ONY NDIS3A N
ONIYAANAY TVNLIIINOD STOT HLLL AMVANVI
SIAVIAATOD

£ MHIA - SILNIWLIVAY ANITAMS

= o0 Lt

PR TR ...mnlmﬂv..ir.u_iuma.a:. -

$sa30ns Buipping

V & & & F



INIWAOTIAIT ANV NDIS3Ia
ONIYAANTY TVvAQLdAINO, c0c
SIAVINATOD i e

v MAIA - SINAWLEVIY ANITANS

£n
|5
L
i
£t
S
g4
Er
[y
L
EE
(B
3
B

Ay
L
I
I &
| &l EHEE
[
f
E [
[}
E | ;
EL
il
Er
E L

- P = fr— .1"
~ r._..l_- . b
EFE ™ ~J rrw.n._l,., .
| o ~ ST -
. / =3 — ==ty = -
- ..M‘ - <1 H.v#f.

$5203Ns Buplng



LN3Wd0713AIC ANV NDISIA SCO0C HLLI AYdVNNVI
,_meaimqow STVIdHLVIN YOIddLXd - SINAWLAVAY ANITAS

aNTg JISSVTD 4N74d DISSVID ANOLAVTID AZNOYEY AAVNILVILS NVOdd
NILLVE ANV ddvOod dVT TVLNOZINOH JLIYINOD dVT IVLNOZIYOH NHLLVE ANV d¥VOd AA0ED A
TVLIW - 00aa TVLIW - 00a3 LSVOIUd TYLIW - 0DAd TVILINW - 0Dd3 TVIAW - dVT XN7T

‘'ss80ans Buspiing

FVFEF Y 4



Review of Developer Agreement - Skyline

Lot 1, Block 1 Skyline Addition. 1100 Block of 18" Street North

photos 2018, 2024, and 2025



FTEET)

Az - l\ ‘N..-' s
) EJJ
wii Shli“lt Rm“_.

A R
B e TR w!ﬁﬂiw

e Tl S ) :.

Schools with

LAND USE MAP
BN recreational amenities

ROOSEVELT/NDSU
FUTURE

| Single-Family Residential
|2 Park, Open Space and Trails

. Commercial

. Industrial/Warehousing

I. Multi-Family Reaidentiall

A i
N L Y
mﬁ S

&ien 4 0 R

Effﬁﬁfh'llllémﬁ .ﬂ%dqiﬂmm

NUni waé_cﬁ-

15th,AveN.

R o cn e A

EGTSE  Baar detsee v g7
&

o /
‘
g - v
’

T N
“-l.uﬂ.l-

P
“H /

. Mixed Use Neighborhood Commercial



photo 2018

photo 2018

T

i3
-

photo 2024



1137 18th Street North
photos 2018
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| 1129 18t Street North
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1125 18t Street North

photo 2018
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1121 18t Street North

photo 2018

photo 2024 o A




1117 18" Street North
photos 2018




All residences have been demolished.
photos January, 2025

< Facing northeasterly across the subject property
from 18t Street North.

Facing southwesterly across the subject property -
from the intersection of the alley and 12" Avenue
North.



SKYLINE APARTMENTS - VIEW 1

JANUARY 17TH 2025 CONCEPTUAL RENDERING

GOLDMARK™

DESIGN AND CEVELOPMENT

SKYLINE APARTMENTS - VIEW 2 GOLDMARK"

JANUARY I7TH 2025 CONCEPTUAL RENDERING DESIGN AND DEVELOPMENT




SKYLINE APARTMENTS - VIEW 3 GOLDMARK"

JANUARY 17TH 2025 CONCEPTUAL RENDERING OESIGN AND DEVELOPMENT
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SKYLINE APARTMENTS - VIEW 4

T . e GOLDMARK"
JANUARY [7TH 2025 CONCEPTUAL RENDERING DESIGN AND DEVELOPMENT




Property Taxes - Skyline

Property Taxes 2025 Future
Total 2,693 154,000
County 410 23,513




REQUESTED MOTION

Participate in the TIF District for the Skyline
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