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This property was included in a re-assessment effort of all 
downtown properties for 2012 and was valued based on 
the cost approach developed from sales within the DMU. 
The summary report of the cost calculation is reproduced 
on page 6.   
 
The full value increased from $2,219,300 for 2011 to 
$2,712,000 for 2012. 
 
Total Value per sf:  $67.42 
Building Value per sf:  $64.64 
 
The sales recapped below and are considered most comparable to the subject property and given 
the greatest weight when developing the opinion of value. 
 
15 Broadway N, Fargo, ND 
Sale Date:   03/31/03 
Sale Price:   $4,200,000 
Total Sale Price per sf: $84.92 
Building Sale Price per sf: $67.85 
 
 
 
 
51A & 51B Broadway N, Fargo, ND 
Sale Date:   05/31/11 
Sale Price:   $9,532,700 
Total Sale Price per sf: $89.72 
Building Sale Price per sf: $82.44 
 
 
 
 
 
322 Demers Ave, Grand Forks, ND 
Sale Date:   04/03/12 
Sale Price:   $3,125,000 
Total Sale Price per sf: $61.59 
* 21,000 square feet of unfinished area in building. 
 
 
 
ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the current assessment of $2,712,000. 
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The following table recaps recent sales of comparable properties in Fargo.  As North Dakota is a 
non-disclosure state, certain identifying information is withheld for the confidential sales.  Based 
on the age and condition of the subject property, the value indicated above is supported with 
most consideration given the “Building Sale Price per Square Foot” indication of value due to 
the subject’s small site area and limited on-site parking. 
 

Address Sale Date  Adj Sale $ 
Property 

Type  Site Area Yr Blt  Bldg sf  Total $ / sf  Bldg $ / sf 

15 Broadway N 31-Mar-03 4,200,000$          14 72,374        1926 49,460        84.92$           67.85$        
51A & 51B Broadway N 31-May-11 9,532,700$          14 & 59 69,000        1981 106,250      89.72$           82.44$        

3137 32 Ave S 30-Sep-02 4,915,100$          59 89,999        2000 27,965        175.76$         159.67$      
502 1 Ave N 17-Aug-07 618,000$             59 10,500        1902 13,296        46.48$           38.58$        

Conf South Fargo Sale 2-Dec-02 4,794,400$          59 511,830      1995 45,271        105.90$         49.38$        

1020 36 St S 9-Nov-01 1,300,400$          59 50,591        1989 25,608        50.78$           46.84$        
4357 13 Ave S 14-Mar-03 1,210,800$          59 30,260        1985 17,438        69.43$           57.28$        

3223 32 Ave S 31-Jan-03 5,227,100$          59 91,191        1999 50,129        104.27$         95.18$        

1700 42 St S 31-Mar-03 1,500,000$          59 60,583        1990 18,777        79.88$           70.19$        
Conf South Fargo Sale 8-Jan-07 1,412,200$          59 40,750        1983 18,990        74.37$           68.99$        

Conf South Fargo Sale 8-Jan-07 1,102,000$          59 44,651        1983 15,966        69.02$           64.83$        
1131 Westrac Dr S 30-May-08 1,300,000$          59 33,172        1984 15,966        81.42$           74.16$        

Minimum 9-Nov-01 10,500        1902 13,296        46.48$           38.58$        
Maximum 31-May-11 511,830      2000 106,250      175.76$         159.67$      

Mean 92,075        33,760        86.00$           72.95$        

Median 60,583        22,299        80.65$           68.42$        

 Total Value 
 Total Value / 

sf 
Bldg Value / 

sf 

215 5 St N 2,712,000$          59 14,000        1964 40,223        67.42$           64.64$         
 
Additionally, a search for comparable properties in an expanded geographic area was also made 
due to very limited sales and/or listings of multi-story office properties in the Fargo market.  This 
resulted in one sale (located in Grand Forks), an actively marketed property in Minot, two 
actively marketed properties in Fargo, and two actively marketed properties in Sioux Falls, South 
Dakota.  These properties are recapped in the following table with photos on a following page. 
 

Property Location Status Sale Date
 Sale Price / 

Asking Price  Stories 
 Building 

Area   Land Area  
  Building to 
Land Ratio  Price / sf

322 Demers Ave, Grand Forks, ND Sold 4/3/2012 3,125,000$             5              50,735        27,878            1.82                     61.59$          

123 1 St SW, Minot, ND Active NA 5,300,000$             8              77,000        10,948            7.03                     68.83$          
101 N Phillips Ave, Sioux Falls, SD Active NA 6,900,000$             6              102,422      55,757            1.84                     67.37$          

325 1 Ave S Sioux Falls, SD Active NA 17,000,000$           5              65,129        42,689            1.53                     261.02$        

222 Broadway N, Fargo, ND Active NA 1,200,000$             2              13,860        6,930              2.00                     86.58$          
720 Main Ave, Fargo, ND Active NA 895,000$                2              11,841        10,500            1.13                     75.58$          

Mean 5              53,498        25,784            2.56                     103.50$        
Median 5              57,932        19,413            1.83                     72.21$          

 Total Value 

215 5 St S 2,712,000$             8              40,223        14,000            2.87                     67.42$           
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Furthermore, a comparison of this property to other similar use properties within the DMU was 
made for equity purposes.  The table below recaps the value of these properties on a per square 
foot basis with the American Federal Bank reflecting a value below that of competing buildings 
on both a total value per square foot and building value per square foot. 
 

Property Address  Bldg Value  Land Value  Total Value  Bldg Area 
 Total Value 

/ sf 
Bldg Value 

/ sf 

US Bank 505 2 Ave N 2,702,100$       175,000$          2,877,100$       26,774           107.46$       100.92$       

Gate City Bank 500 2 Ave N 6,877,900$       420,000$          7,297,900$       61,159           119.33$       112.46$       

State Bank 51A Bdwy N 2,595,900$       216,000$          2,811,900$       27,970           100.53$       92.81$         

51B Bdwy N 6,737,400$       223,000$          6,960,400$       78,280           88.92$         86.07$         

Alerus 15 Bdwy N 3,729,600$       202,000$          3,931,600$       49,460           79.49$         75.41$         

Wells Fargo Bank (Bank Only) 406 Main Ave 8,040,800$       840,000$          8,880,800$       84,776           104.76$       94.85$         

Bank of the West (Bank & Office Tower) 520 Main Ave 7,621,000$       422,800$          8,043,800$       101,601         79.17$         75.01$         

American Federal Bank 215 5 St N 2,600,000$       112,000$          2,712,000$       40,223           67.42$         64.64$          
 

The graphic below depicts the sale and re-sale of 15 properties located within the DMU and the 
corresponding annual percentage change in sale price between the two sale dates.  The original 
sale dates occurred from between July of 1981 and January of 2007 with the re-sales occurring 
between September 2000 and January 2012 with the graphic indicating the number of months 
between sale dates.  The mean annual percentage change is 15.54 percent while the median 
annual percentage change is 15.76 percent.  The annual percentage change in value of the subject 
property is also reflected from February 1996 (after a reduction in value resulting from a 
recheck) to the current assessment date with an indicated annual percentage change of 2.32 
percent for the 16 year period. 
 

 
 
 
  

2.32%

1.87%

2.06%

2.78%

3.18%

6.28%

7.65%

11.39%

15.76%

17.53%

19.33%

20.53%

22.31%

29.05%

36.45%

36.99%

Subject - 215 5 St N / Months: 192

Confidential DMU / Months: 127

1102 1 Ave N / Months: 25

201 5 St N / Months: 36

101 Broadway N / Months: 231

208 Bdwy N / Months: 109

27 10 St N / Months: 45

7 10 St N / Months: 18

806 2 Ave N / Months: 40

Confidential DMU / Months: 69

Confidential DMU / Months: 23

Confidential DMU / Months: 75

Confidential DMU / Months: 47

Confidential DMU / Months: 19

Confidential DMU / Months: 68

Confidential DMU / Months: 31

Annual Percentage Change Between Sale Dates
(no property improvements made between sale dates)
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Property Location

Properties Currently
 Listed For Sale

Status Active Former S&L
Sale Date NA
Asking Price 5,300,000$                        
Building Area 77,000                               
Land Area 10,948                               
List $ / sf 68.83$                             

Property Location

Status Active Active
Sale Date NA NA
Asking Price 17,000,000$                      1,200,000$                        
Building Area 65,129                               13,860                               
Land Area 42,689                               6,930                                 
List $ / sf 261.02$                           86.58$                             

Property Location

Status Active Active
Sale Date NA NA
Asking Price 6,900,000$                        895,000$                           
Building Area 102,422                             11,841                               
Land Area 55,757                               10,500                               
List $ / sf 67.37$                             75.58$                             

123 1 St SW, Minot, ND

325 1 Ave S Sioux Falls, SD 222 Broadway N, Fargo, ND

101 N Phillips Ave, Sioux Falls, SD 720 Main Ave, Fargo, ND
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Income Approach Consideration 
 
The income approach to value consists of an appraisal analysis procedure in which anticipated 
future benefits to be derived from the ownership of property are converted into a value estimate. 
Anticipated future income and/or reversions are discounted to a present worth figure through the 
capitalization process. 
 
The approach recognizes that potential buyers anticipate a future income stream. Investors are 
interested in the size, certainty, and timing of the income flow. Real estate investment can readily 
be substituted for other kinds of investments, and the demand for income producing real property 
is strongly influenced by the return on alternate investments. 
 
Reliance on the income approach in assessment appraisal requires income and expense data on 
multiple competing properties as well as analysis of market conditions and expectations. 
Generally, assessors do not receive a large amount of income and expense information and must 
rely on published data and trends along with the information they are able to collect. 
 
In considering the income approach for the subject property, a combination of local and national 
information was analyzed. Considering the fact that office capitalization rates are influenced by 
interest rates, in particular as interest rates and mortgage rates decline, office cap rates tend to 
also decline. 
 
Our analysis found a range of published capitalization rates that would apply to investments 
similar to the subject property from 6.75% to 8.1%. We also found a range of likely market rents 
applicable to the subject from $13 to $15 per square foot of leasable area per year and typical 
expense ratios of roughly 55% of gross income. 
 
Based on those ranges of income, expense and market information, a range of value for the 
subject property by the income approach was considered at this time to be from $2,100,000 to 
$2,900,000. 
 
The most weight was given to the market (sale) derived cost approach model due to a general 
lack of income and expense information. The summary report from the cost approach is on the 
following page.  
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Estimate Number : 1896 
Parcel Number : 01-2160-00140-000 
Property Owner : American Federal Bank 
Property Address : 215 5 ST N 
Property City : Fargo 
State/Province : ND 
ZIP/Postal Code : 58102 
 
Section 1 
Occupancy  Class  Height Rank 
 20% Bank  Fireproof structural steel frame 17.00 2.0 
 69% Office Building   Fireproof structural steel frame 11.00 2.0 
 11% Mechanical Penthouse  Fireproof structural steel frame 15.00 2.0 
 Total Area : 40,223 
 Number of Stories (Section) : 8.00 
 Shape : 2.00 
 Effective Age (years) : 30.00 
 
Components                        Units/% Other 
 Elevators: 
  Passenger # 2    Stops: 7 
 Mezzanines: 
  Mezzanines-Storage 1,496 
  Mezzanines-Office 1,496 
 HVAC (Heating): 
  Hot and Chilled Water 37,130 
 
Basement Type Area Depth Rank 
Bank  Unfinished  752  9.00 1.0 
Number of Levels :  1.00 
Shape :  1.00 
 
Basement Components Units/% Other 
 HVAC (Heating): 
 Hot Water 752 
 
 Units/%  Cost  Total 
Basic Structure 
 Base Cost 40,223 52.64 2,117,339 
 Exterior Walls 35,799 11.08 396,653 
 Heating & Cooling 37,130 19.70 731,461 
 Elevators 2 91,245.50 182,491 
 Mezzanine 2,992 24.22 72,481 
Basic Structure Cost 40,223 87.03 3,500,425 
 
Basement 
 Unfinished Basement 752 27.77 20,883  
Building Cost New 40,223 87.54 3,521,308 
 
Extras 
 Bank Equipment   55,000 
 Concrete Paving 2,100 2.00 4,200 
Replacement Cost New  40,223 89.02 3,580,508 
 
Less Depreciation 
 Physical & Functional 26.0%  930,933 
Depreciated Cost of Improvements (Rounded)   $2,600,000 
Land Value       112,000 
 
Total Value By Cost Approach as of 5/15/2012   $2,712,000 
 
Remarks for Section 1: 
Year Built: 1964 and 1993.  The building was completely gutted for asbestos abatement. All new duct work, electrical fixtures, partitions, ceilings 
and floor cover were replaced. Construction of new stairway from Penthouse to the ground was done on Southside of structure.  Bldg was vacated 
in 1995 when lst Bank purchased Metropolitan Federal Bank. Property sold 1996 to American Federal $1,200,000 per purchase agreement.  Lot 
size: 14,000 sq. ft.  Square footage includes mezzanine and penthouse floors.  SF includes south stairs. 

 
Cost Data by Marshall & Swift 
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This property was included in a re-assessment effort of all downtown properties for 2012. The 
reappraisal effort included a review of 377 properties within the downtown area with Downtown 
Mixed Use (DMU) zoning. Properties with limited data were re-inspected. As a result of the 
review, 129 of the 377 properties were reappraised based on sales of similar properties. This 
property was included in those where the previous value indicated a need for reappraisal. 
 
 
The full value increased from $1,086,700 for 2011 to $1,361,000 for 2012 as recapped in the 
table below: 
 

Parcel #
Property 

Type Yr Blt Site Area Bldg Area Site Value Bldg Value Total Value
01-2381-00180-000 75 1893 16,334  34,618   

2012 Assessment 196,000$ 1,165,000$ 1,361,000$ 
Total Value / sf 39.31$        
Building Value / sf 33.65$        

2011 Assessment 196,000$ 890,700$    1,086,700$ 
Total Value / sf 31.39$        
Building Value / sf 25.73$        

Property Data Recap

 
 

 
 
This property also received the benefit of a remodeling exemption for the years 2007-2011. For 
the 2012 tax year, in addition to the increase in value due to the reappraisal, the exemption 
representing about 20% of the total property value expired. 
 
 
A breakdown summary of the effect of the property tax exemption is illustrated in the table 
below: 

 
Remodeling Exemption Summary

Assessment 
Year

Full Appraised 
Value Value Exempted

Net Taxable 
Appraised Value

2007 $1,044,500 $214,500 $830,000
2008 $1,065,400 $219,800 $845,600
2009 $1,065,400 $219,800 $845,600
2010 $1,065,400 $219,800 $845,600
2011 $1,086,700 $225,200 $861,500
2012 $1,361,000 $0 $1,361,000  
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ASSESSMENT DEPARTMENT RECOMMENDATION 
 
Retain the current assessment “as is” based on the following sales. 
 
The following table recaps recent sales of comparable properties in Fargo.  As North Dakota is a 
non-disclosure state, certain identifying information is withheld for the confidential sales.  Based 
on the age and condition of the subject property, the value indicated above is supported. 
 

Address Sale Date  Adj Sale $ 
Property 

Type  Site Area Yr Blt  Bldg sf  Total $ / sf  Bldg $ / sf 
214 Broadway N 26-Sep-07 275,400$    60 3,500     1898 5,200   52.96$      46.23$   
208 Broadway N 8-Jul-10 632,600$    72 7,000     1909 18,000 35.14$      31.26$   
107 Robert St  N 16-Jul-07 390,300$    60 3,163     1915 4,920   79.33$      74.25$   
107 Broadway N 30-Nov-07 292,500$    74 3,500     1902 5,000   58.50$      50.10$   
Conf DMU Sale 16-Dec-08 330,500$    59 3,500     1914 3,005   109.98$    103.00$ 
Conf DMU Sale 1-Dec-10 1,309,000$ 75 38,282   1919 15,000 87.27$      71.93$   
Conf DMU Sale 1-Nov-07 1,004,800$ 59 6,480     1893 25,920 38.77$      35.76$   
Conf DMU Sale 12-Oct-07 883,200$    59 10,500   1919 31,500 28.04$      26.04$   
Conf DMU Sale 1-Sep-05 852,900$    73 9,800     1913 25,200 33.85$      29.96$   
317-323 5 St N 1-Mar-12 755,100$    59 21,070   1927 25,000 30.20$      25.16$   
502 1 Ave N 17-Aug-07 618,000$    59 10,500   1902 13,296 46.48$      38.58$   

Minimum 1-Sep-05 3,163     1893 3,005   28.04$      25.16$   
Maximum 1-Mar-12 38,282   1927 31,500 109.98$    103.00$ 

Mean 10,663   15,640 54.59$      48.39$   
Median 7,000     15,000 46.48$      38.58$    
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Cost Approach Summary Report 

 
 



2012 Cass County Board of Equalization 

Lenora Dittmer 

Lenora Dittmer had questions regarding land that she owns in Durbin Township. She 
indicates that the land is valued higher in Durbin than land owned in other townships, 
even though she feels that the productivity is lower. 

I did visit with Ms. Dittmer regarding her valuation. For 2012, all agricultural land was 
valued using detailed soil survey data. Soils were rated using the productivity indexes 
that were assigned by the USDA soil survey scientists. These soil ratings were applied 
across township lines. 

The Durbin Twp assessor and I visited in regards to her concerns. We also viewed the 
property. 

Soils within a specific mapping unit can vary somewhat. There also is a certain amount 
of subjectivity when assigning the soil productivity indexes. Weather can also affect 
production. However, this is the best available information available to assessment 
officials. The state legislature requires assessors us to use detailed soils information. It 
appears that the land is equitably assessed based on the soil ratings that were assigned. 

However, there may be drainage issues that need to be reviewed. Due to time constraints, 
the assessor has agreed to further review the assessment this fall. 

Suggested Motion: "I move to uphold the Lenora Dittmer assessments, as equalized 
by Durbin Twp and as recommended by the Director of Equalization. However, the 
Director of Equalization will fully review Ms. Dittmer's concerns with the local 
assessor and local board." 



2012 Cass County Board of Equalization 

Monte Baumgarten 

Monte Baumgarten is appealing the assessments on two tracts of land located in Sections 
29 and 33 of Durbin Twp. For 2012, the assessment in section 29 increased 46% from 
$68,400 to $99,700. The assessment in section 33 increased 31% from $109,900 to 
$144,300. Mr. Baumgarten indicates that both tracts have flooding issues, either from the 
Buffalo Creek or the Maple River. 

Mr. Baumgarten is asking that the increase on both tracts be reduced to the average 
increase for Cass County, or a 19% increase. 

In 2012, Cass County implemented the detailed soils survey method of assessing 
farmland as required by statute. Soils were rated using the productivity indexes assigned 
by the USDA soil survey scientists. For 2012, agland assessments in Cass County 
increased 19%, with agland in Durbin Twp increasing 22%. There was a shifting of 
values in Durbin Twp. The north half of the township (sec 1-18) increased an average of 
12% and the south half (sec 19-36) increased an average of 32%. The predominant soil 
throughout Durbin Twp is Fargo Silty Clay. 

Mr. Baumgarten attended the township board of equalization. There appeared to be some 
confusion regarding procedures to address adjustments to the soil assessment 
computation. For 2012, neither the assessor nor the board made any adjustments to the 
soil survey computation for Durbin Twp. 

The local assessor and I did drive by the parcels in question and discussed the appeal. 
His appeal may have merit and may be entitled to some type of reduction. However, we 
both feel that the issue should be discussed fully with the local board, as they are most 
knowledgeable about drainage. 

There may be other tracts that should also be reviewed. Due to time constraints, the issue 
will need to be reviewed this fall. The assessor has agreed to meet with Mr. Baumgarten 
and possibly others to make sure the assessments are equitable. The township board will 
be provided additional information regarding assessments and procedure. 

For these reasons, it is my recommendation to deny the appeal at this time. However, our 
office will work with the applicant, assessor and board to fully review the assessment. If 
an adjustment is warranted, Mr. Baumgarten could then file for abatement of taxes on his 
2012 assessment. This approach appears to be acceptable to Mr. Baumgarten. 

Suggested Motion: "I move to uphold the Monte Baumgarten assessments, as 
equalized by Durbin Twp and as recommended by the Director of Equalization. 
However, the Director of Equalization will fully review Mr. Baumgarten's concerns 
with the local assessor and local board." 
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