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Mr. Ethan Horn of Ryan Property Tax Services filed an appeal on the 2014 value of the above 
referenced property on behalf of the property owner.  The appeal is requesting a reduction in 
value from $3,438,000 to $2,134,000. This would result in a reduction in value of $1,304,000. 
 

 Wells Fargo @ 2501 13 Ave N – Looking North Wells Fargo @ 2501 13 Ave N – Looking South 
 

Mr. Horn’s valuation analysis is recapped in the following table. The total assessment for 2014, 
2013, and 2012 is also recapped in the last three columns with the indicated changes in value 
over the period reflected along with a comment as to the cause of the change.  It should be noted 
that a reappraisal effort was undertaken in 2013 (for 2014 values) of all bank or bank related 
properties. 
 

Ryan Property 
Tax Services

2014 2014 2013 2012
Assessed Value 2,134,000$    3,438,000$ 2,875,200$ 2,818,800$ 
Building Area            23,990 23,990        23,990        23,990        
Value / Building Area 88.95$           143.31$      119.85$      117.50$      
Dollar Change 562,800$    56,400$      82,100$      
Percent Change 19.6% 2.0% 3.0%
Change Cause Reappraisal Index Index

Total Assessment

 
 

A recap of Mr. Horn’s analysis follows along with a brief analysis.   
 

With respect to rents and the indication of value by the Income Approach: 
- The analysis considers asking rents for office space compiled by CoStar Group Inc, a 

national commercial real estate information company headquartered out of Washington, 
DC. 

- 15 rent comparables were considered, with a wide range in building age, available lease 
area, asking rents, and operating expenses, and with one located in Mapleton. 

o The analysis includes a rent premium for the space occupied by Wells Fargo. 
While this would appear appropriate due to the higher fit-up and finishes within a 
bank, no support is provided for this premium. 

o Nearly 50 percent of the subject property is tenant occupied. No consideration 
was given for the actual lease rates associated with this area or if those rates are 
market supported. 

o A number of the comparables also include an up-charge, commonly referred to as 
Common Area Maintenance or CAM. This was not considered by Mr. Horn in his 
income analysis in developing his gross rental rate. 
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- Recapped in the following table is the income analysis as provided by Mr. Horn. We 
have included two minor changes or corrections as well as a restated income analysis: 

o Corrected area allocation within the building. Net operating income was increased 
by $1,748. 

o The tax load was corrected. It did not recognize the 12 percent state credit. 
o Corrections made resulted in a $27,000 valuation increase in Mr. Horn’s analysis. 

- The restated analyses considers local survey data as compiled by Mr. Konrad Olson in his 
annual office survey: 

o Weighted average gross rental rate for suburban Class B tenant space. 
 No CAM recoveries as the survey reflect gross rents. 

o A rent premium for the bank related space as reflected by Mr. Horn. 
o An overall vacancy rate, as reflected in the annual office survey for all office 

space, was used. 
o The weighted average expense rate, less the weighted average tax rate for Class B 

tenant space, was used. 
- The indications of value by the Income Approach to Value range from $2,161,000 (Ryan 

Property Tax Service) to $3,649,000 (weighted local survey data). 
 

23,990        23,990        
12,285        12,285        
11,705        11,705        

20.10$ 246,929$    27.00$ 331,695$    
13.40$ 156,847$    18.00$ 210,690$    

403,776$    542,385$    
-$     -$            -$     -$            

403,776$    542,385$    
-10.0% (40,378)$     -6.5% (35,255)$     

363,398$    507,130$    
(5.75)$  (137,943)$   (5.27)$  (126,427)$   

225,455$    380,703$    

9.00% 9.00%
1.43% 1.43%

10.43% 10.43%

2,161,000$ 3,649,000$ 
90.08$        152.11$      

Less: V&C Loss
Potential Gross Income

Recoveries

Estimated Market Rent

Indicated Value / Building Area:
Indicated Value:

Loaded OAR

Tax Rate Load
OAR

Net Operating Income

Expenses (net of Taxes)
Effective Gross Income

(as Represented by Ryan Tax Services)
Wells Fargo - 2501 13 Ave S

Office
Bank

Total Rents

Office:
Bank:

Building Area (sf):

Net Operating Income

Wells Fargo - 2501 13 Ave S
(as Restated w/ Konrad O lson Survey Data)

Building Area (sf):
Bank:
Office:

Estimated Market Rent
Bank
Office

Total Rents
Recoveries

Potential Gross Income
Less: V&C Loss

Effective Gross Income
Expenses (net of Taxes)

OAR
Tax Rate Load

Loaded OAR

Indicated Value:
Indicated Value / Building Area:  

 

In summary, with insufficient or inaccurate data, the Income Approach to Value provides an 
overall poor analysis and does not provide a reliable indicator of value. 
 

With respect to improved sales and the indication of value by the Sale Comparison Approach: 
- Five comparable properties were compiled using CoStar Group, Inc. data. Four closed 

sales and one listing (as of the date of their analysis) are recapped in the following table: 
 

Address Occupancy Yr Blt Sale Date
Contract 

Price
Specials 
Assumed Adj Sale Price Bldg Area

Sale $ / 
Bldg Area

404 4 Ave N Office 1916 20-Mar-14 890,625$    -$     890,625$    13,710   64.96$   
1801 38 St S Office 1972 16-Oct-13 1,075,000$ -$     1,075,000$ 13,268   81.02$   
502 1 Ave N Office 1902 Pending 1,250,000$ -$     1,250,000$ 20,000   62.50$   
1220 Main Ave 4B Office Condo 1983 2-Jan-14 1,293,750$ -$     1,293,750$ 18,665   69.31$   
1712 Main Ave Office 1959 10-Apr-14 730,000$    -$     730,000$    13,360   54.64$   

Wells Fargo on 13 Ave S Bank / Office 1981 23,990   

Ryan Property Tax Services (as provided)
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o Special Assessments assumed by the buyer were not included in the transaction 

price. 
o Three of these sales are significantly older than the subject's 1981 year of 

construction. 
o The building area is incorrectly stated on all sales. 
o 1220 Main Ave 4B is an office condo unit with 3,525 square feet of area. It is not 

18,665 square feet. 
- The following table recaps these same sales with corrected data: 

 

Address Occupancy Yr Blt Sale Date
Contract 

Price
Specials 
Assumed

Adj Sale 
Price Bldg Area

Sale $ / 
Bldg Area

404 4 Ave N Office 1916 20-Mar-14 950,000$    4,300$   954,300$    14,160   67.39$   
1801 38 St S Office 1972 16-Oct-13 1,075,000$ 13,000$  $1,088,000 13,284   81.90$   
502 1 Ave N Office 1902 27-Feb-15 1,125,000$ 2,900$    $1,127,900 13,296   84.83$   
1220 Main Ave 4B Office Condo 1983 2-Jan-14 1,293,750$ 7,600$    $1,301,350 3,525     369.18$ 
1712 Main Ave Office 1959 10-Apr-14 730,000$    500$       $   730,500 13,372   54.63$   

Wells Fargo on 13 Ave S Bank / Office 1981 23,990   

Ryan Property Tax Services (with corrected data)

 
 

Overall, the sales analysis is poorly executed and appears to be focused on developing an opinion 
of value that supports a specific or predetermined value. 
  
An analysis of property sales that consist of bank or bank related occupancies are very limited.  
However, four sales have occurred since 2003 and are recapped below.  Please note that 15 
Broadway N re-sold with an implied annual compounded appreciation rate of 2.3 percent. 
 

Bldg Name Parcel No Sale Date
 Sale Price 
Adjusted Occp

Yr 
Built

Site 
Coverage

 Bldg 
Area (SF) 

# of 
Flrs

 Total Sale $ 
/ Bldg Area 

 Impr Sale $ 
/ Bldg Area 

 Bldg Sale $ / 
Bldg Area 

 Total 
Bsmt SF 

51A BROADWAY N
51B BROADWAY N

01-1520-00016-000
01-1520-00020-000
01-1520-00021-000
01-1520-00017-000

31-May-12 9,510,500$ Office 
Bank

1986
1981

44.8% 106,250 2
6

89.51$       87.38$       83.68$       20,956    

15 BROADWAY N 01-2150-00375-000
01-2150-00330-000
01-2150-00340-000
01-3508-01391-000

18-Oct-12 5,155,200$ Bank
Office

1926 20.9% 49,460   6 104.23$     85.73$       84.05$       16,414    

1815 UNIVERSITY DR S 01-0162-01160-000 11-Aug-03 2,118,300$ Bank
Office

1957 19.6% 14,280   1 148.34$     135.60$     135.60$     -          

15 BROADWAY N 01-2150-00375-000
01-2150-00330-000
01-2150-00340-000
01-3508-01390-000

31-Mar-03 4,200,000$ Bank
Office

1926 17.7% 49,460   6 84.92$       67.85$       66.28$       16,414    

Bldg Name Parcel No  Total Value Occp 1
Yr 

Built
Site 

Coverage
 Bldg 

Area (SF) 
# of 
Flrs

 Total Value 
/ Bldg Area 

 Impr Value / 
Bldg Area 

 Bldg Value / 
Bldg Area 

 Total 
Bsmt SF 

2501 13 Ave S 01-0375-00095-000 3,438,000$ 

Bank
Office 1981

7.6%
23,990   2 143.31$     108.09$     92.73$       -           

 

While 51 Broadway N is most similar in age, there is substantially less bank occupancy; 5 
percent versus nearly 50 percent for the Wells Fargo property.  1815 University Dr S is a 2003 
sale and was included because 52 percent of the occupancy is bank or bank related; it provides 
an indication that bank or bank related occupancies sell at a higher rate than typical office 
occupancies. 
 

These four sales, not adjusting for time, indicate an overall range in total value of between 
$84.92 and $148.34 per square foot of building area. The subject is valued at $143.31 per square 
foot of building area.   
 

Another consideration with this property is the site coverage or potentially surplus land 
associated with this parcel.  If a site coverage ratio of 20 percent was used, it would reduce the 
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land area by 99,504 square feet and the land value by $522,000. That would result in a total 
value of $121.55 per square foot of building area. 
 
The six sales recapped on the following table consist of office occupancies only, with two being 
re-sales. The oldest sale occurred in 2005.  These sales bracket the Wells Fargo property in 
actual age and, to a lesser degree, building area. 
 

Bldg Name Parcel No Sale Date  Sale $ Adj  Occp 
Yr 

Built
Site 

Coverage Bldg Area
# of 
Flrs

 Total Sale $ 
/ Bldg Area 

 Impr Sale $ / 
Bldg Area 

 Bldg Sale $ 
/ Bldg Area 

1749 38 ST S (Improved)
1733 38 ST S (Land)

01-3800-00020-000 
01-3800-00027-000

9-May-07 1,971,100$       Office 1980 10.6% 13,969 1 141.11$       93.86$           91.91$         

1749 38 ST S (Improved)
1733 38 ST S (Land)

01-3800-00020-000
01-3800-00027-000

8-Nov-05 1,556,900$       Office 1980 10.6% 13,969 1 111.45$       85.68$           83.74$         

2301 25 ST S (Medical) 01-0172-01586-050 6-Oct-10 14,430,100$     Medi Office 1972 27.2% 51,509 1 280.15$       269.10$         265.22$       
1707 GOLD DR S 01-6370-00100-000 4-Sep-07 17,458,500$     Office 1999 16.8%     128,429 2 136.26$       116.45$         111.70$       
2829 UNIVERSITY DR S 01-0265-00043-000 2-Jan-15 7,260,200$       Medi Office 1984 10.7% 39,244 2 185.00$       161.66$         159.14$       
2829 UNIVERSITY DR S 01-0265-00043-000 8-Jan-07 4,617,000$       Office 1984 10.7% 39,244 2 117.65$       94.31$           91.78$         

Bldg Name Parcel No  Total Value  
Yr 

Built
Site 

Coverage Bldg Area
# of 
Flrs

 Total Value 
/ Bldg Area 

 Impr Value / 
Bldg Area 

 Bldg Value 
/ Bldg Area 

2501 13 Ave S 01-0375-00095-000 3,438,000$       
 Bank
Office 1981 28.6% 23,990 2 143.31$       108.09$         92.73$          

 

1749 38 St S: This is the former Production Credit Association (Ag Country Credit) 
property along with the vacant land located directly to the north.  This 
property is slightly smaller than the Wells Fargo property and was 
constructed at the same time. It provides a slightly lower indication of 
value due to its inferior location. 

 

2301 25 St S: This is an out-patient, same day surgical clinic, purchased by Sanford. 
This is a much higher intensity use (occupancy) and provides an 
extreme upper indication of value due to the higher intensity use. 

 

1707 Gold Drive S: This property consists of three buildings ranging in size from 27,362 to 
58,802 square feet.  This property is newer than the Wells Fargo 
property but is reflective of an investment grade property and provides 
a comparable indication of value. 

 

2829 University Dr S: The 2007 sale is reflective of a sale with an office occupancy while the 
2015 sale is reflective of a sale with a medical office occupancy.  This 
property is of similar age but the 2015 sale is a much higher intensity 
use (occupancy) and provides an extreme upper indication of value. 
The 2007 sale provides a lower indication of value due to location and 
condition.  The change in use (occupancy) resulted in substantial 
changes and updating to the improvements.  

 

Overall, these sales (and re-sales) tend to support the 2014 valuation of the Wells Fargo property. 
 

The final analysis consideration is equity, or how the value of the Wells Fargo property 
compares to competing properties.  Recapped in the following table is an analysis of bank or 
bank related properties that bracket the Wells Fargo property in age, building area, and bank or 
bank related properties with two or more floors.  Overall, it does not appear this property is 
valued significantly differently than the competing properties. 

- There are a total of 48 competing properties: 
o Indicated mean total value per square foot of building area: $183.96. 

 Indicated mean building value per square foot of building area: $123.73. 
o Indicated median total value per square foot of building area: $176.54. 
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 Indicated median building value per square foot of building area: $118.92. 
- There are five competing properties that bracket the Wells Fargo property in age and are 

greater than 5,000 square feet: 
o Indicated mean total value per square foot of building area: $117.52. 

 Indicated mean building value per square foot of building area: $93.80. 
o Indicated median total value per square foot of building area: $111.51. 

 Indicated median building value per square foot of building area: $90.31. 
- There are eight competing properties that bracket the Wells Fargo property in building 

area: 
o Indicated mean total value per square foot of building area: $159.69. 

 Indicated mean building value per square foot of building area: $126.19. 
o Indicated median total value per square foot of building area: $171.79. 

 Indicated median building value per square foot of building area: $136.87. 
- There are 18 competing properties that are two or more floors: 

o Indicated mean total value per square foot of building area: $147.69. 
 Indicated mean building value per square foot of building area: $118.64. 

o Indicated median total value per square foot of building area: $145.91. 
 Indicated median building value per square foot of building area: $108.96. 

 

Address Parcel # Total Value Yr Blt Bldg SF
Total Val / 

sf Impr Val / sf
Bldg Val / 

sf
Land Val / 

sf
Site 

Coverage

Minimum Count 48 1917 1,039         69.46$      66.68$      67.21$   1.67$      3.5%
Maximum 2013 106,250     383.60$    301.64$    261.20$ 12.00$    97.3%

Mean 1986 15,078       183.96$    145.87$    123.73$ 6.01$      19.4%
Median 1993 6,415         176.54$    144.47$    118.92$ 6.00$      13.9%

Std Dev 21 20,772       72.30$      49.50$      40.06$   2.22$      18.4%

- 1 Std Dev 1965 (5,694)       111.66$    96.37$      83.68$   3.78$      1.0%
+ 1 Std Dev 2007 35,850       256.25$    195.36$    163.79$ 8.23$      37.8%

Minimum Count 5 1973 5,057         90.13$      80.81$      78.20$   1.67$      14.0%
Maximum 1986 106,250     174.21$    148.51$    123.79$ 12.00$    53.7%

Mean 1980 42,997       117.42$    102.81$    93.80$   6.33$      24.6%
Median 1981 30,087       111.51$    93.26$      90.31$   5.00$      19.4%

Std Dev 6 43,401       33.02$      26.43$      17.67$   3.88$      16.5%

- 1 Std Dev 1974 (404)          84.40$      76.38$      76.13$   2.45$      8.1%
+ 1 Std Dev 1985 86,399       150.43$    129.24$    111.46$ 10.21$    41.1%

Minimum Count 8 1963 19,312       98.36$      91.87$      84.22$   5.75$      8.1%
Maximum 2013 31,864       202.16$    175.28$    159.49$ 9.97$      77.1%

Mean 1993 26,756       159.69$    136.44$    126.19$ 7.13$      22.1%
Median 1998 28,129       171.79$    146.13$    136.87$ 6.66$      16.5%

Std Dev 17 4,774         41.62$      34.08$      30.07$   1.45$      22.7%

- 1 Std Dev 1976 21,981       118.07$    102.37$    96.11$   5.68$      -0.6%
+ 1 Std Dev 2010 31,530       201.32$    170.52$    156.26$ 8.58$      44.7%

Minimum Count 18 1917 3,698         69.46$      66.68$      67.21$   3.00$      8.1%
Maximum 2013 106,250     224.91$    186.76$    172.71$ 12.00$    97.3%

Mean 1981 32,457       147.69$    126.53$    118.64$ 7.55$      27.5%
Median 1989 28,129       145.91$    111.93$    108.96$ 7.26$      16.7%

Std Dev 27 25,883       49.94$      39.01$      34.12$   2.32$      25.9%

- 1 Std Dev 1953 6,574         97.75$      87.51$      84.51$   5.23$      1.5%
+ 1 Std Dev 2008 58,341       197.63$    165.54$    152.76$ 9.86$      53.4%

2501 13 AVE S
WELLS FARGO BANK OF ND 01-0375-00095-000 1 3,438,000$   1981 23,990       143.31$    108.09$    92.73$   5.25$      7.6%

All Bank or Bank Related Properties

Bracketed by Bldg SF (8,000 sf +/-)

Bracketed by Age (10 Yrs +/-) & > 5,000 sf

Buildings w/ 2 Flrs +

 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 

Retain the 2014 assessment of $3,438,000, and deny Abatement #4449. 






























