City of Grand Forks
Staff Report

01/21/2020

Committee of the Whole - December 9, 2019 (tabled)
Committee of the Whole - January 13, 2020
City Council - January 20, 2020
Agenda Item:

Appeal 2017 Value for IRET - ASHLAND APARTMENTS, LLC:
DBA: Ashland Apartments
215 l 36th Ave S
LOT A. BLK A (REPLAT OF LOTS 7&8 BLK A OF THE REPLAT OF
ALL OF BLKS l ,2,4,5,6&7), COLUMBIA PARK 26TH ADDITIO
Parcel 44.1350.007.01

Submitted by: Tami Lazur, Deputy City Assessor
Staff Recommended Action: Uphold the True and Full Value of $3,884,300 for the 2017 tax
year.
Committee Action: Moved to Council with recommendation to approve staff
recommendation and adopt findings
Council Action: Motion by Weber, second by Dachtler, to uphold the True and Full Value of $3,884,300 for
the 2017 tax year and Adopt Findings and Conclusions. Motion carried unanimously.

BACKGROUND:
This property is owned by IRET - ASHLAND APARTMENTS, LLC. This parcel
contains a 38 unit apartment building. This is a 3 story, wood frame building with no
basement built in 2010, and in normal condition overall. There is a 38,360 square foot
paved parking lot and 8,360 square feet of garage parking area.
• The Assessor's 2017 valuation is $3,884,300.
• The applicant originally asked that the 2017 true and full value be reduced to $2,298,443.
In their December 9, 20 l 9 submission, the requested value was amended to $6,311,900
for two (2) parcels collectively. No information was provided on a per-parcel basis.

ANALYSIS AND FINDINGS OF FACT:
•

•

•

The applicant submitted a rent roll & income data cumulatively for the 2 parcels that
compose their Ashland group to support the reduction in value. By law, these parcels are
valued and taxed individually. To combine parcels for valuation purposes can affect
value conclusions. No information was provided on a per-parcel basis.
The value estimate using the cost approach is $3,948,600. This is supported with
the income approach valuation of $4,080,400 using market income and expenses,
and sales approach valuation of$4,141,800 using a 9.0 gross income multiplier
(GIM) from the market. The value is fair and equitable with other buildings in the
area of similar to age and quality.
I have reviewed comparable sales and comparable listings in the local market.

BEFORE THE GRAND FORKS CITY COUNCIL, GRAND FORKS, NORTH DAKOTA

___________________________________
In the Matter of the Application for
Abatement of the 2017 real estate
taxes by Iret Ashland Apartments,
LLC.
2151 36th Avenue South

FINDINGS, CONCLUSIONS
AND RECOMMENDATIONS

This matter having been considered by the Grand Forks City Council Committee of the
Whole on the 13th day of January, 2020, and the matter having further been considered by the City
Council for the City of Grand Forks, North Dakota on the 21st day of January, 2020.
Christopher A. Stafford, Esq, Fredrikson & Byron P.A., submitted the abatement
application on behalf of the property owner, and David Tibbals appeared at the
Committee of the Whole.
Tami Lazur, Deputy City Assessor, appeared in her official capacity.
The application for abatement and settlement of taxes having been filed pursuant to law
pertaining to that real property described as:
LOT A, BLK A
(REPLAT OF LOTS 7 & 8 BLK A OF THE
REPLAT OF ALL OF BLKS 1, 2, 4, 5, 6 & 7)
COLUMBIA PARK 26TH ADDITION
Said application, having been submitted by the applicant, and considered by the Grand Forks City
Council. The Council having further received and considered the applicant’s application and
attachments and other documents and information presented by the owner’s representative to support its
application for abatement. The Council having further received and considered a Staff Report, along
with attachments, presented by Tami Lazur, Deputy City Assessor.
Following notice, all interested persons were given an opportunity to appear and present
testimony and evidence. The City Council, having considered such testimony and evidence and being
fully advised in the premises, make the following findings and conclusions:

1.
The property which is the subject matter of the application for abatement consists of a
wood frame apartment building built in 2010 and located at 2151 36th Avenue South. The building area
is 49,251 square feet and is being used as multi-family apartment building. The parcel also
includes 38,360 square feet of concrete paving and 8,360 square feet of garage parking.
2.
The 2017 true and full value as determined by the Grand Forks City Assessor for
the property hereinbefore described was: land - $472,000; improvements $3,412,300; for a total
of $3,884,300 or ($78.87/square foot).
3.

The property owner originally requested a reduction in the true and full value for
2017 to $2,298,443 or ($46.66/square foot) for parcel #44.1350.007.01. On December
9, 2019, a revised valuation for 2 parcels totaling $6,311,900 was submitted for parcels
#44.1350.007.01 & 44.1350.008.01. No valuation on a per-parcel basis was submitted to
City Assessor.

4.
Written notice of the hearing scheduled for Monday, December 9, 2019 at 5:30
p.m. in the Grand Forks City Council Chambers, City Hall, 255 North 4th Street, Grand Forks,
North Dakota was issued to the property owner by First Class Mail on November 8, 2019.
5.
The property owner has not provided any appraisal to support its submitted value.
The property owner has not submitted a cost approach or a sales comparison approach to
support the requested value reduction. On December 9, 2019, owner submitted a “Summary
Memorandum of Evidence and Procedure”, which included a purported income approach for
the meeting to be held that evening. The matter was tabled until January 13, 2020.
6.
The owner’s proposed values are not supported by the local market evidence,
and the owner’s submitted values are unreliable. The income information provided to City
Assessor’s office was combined income and expenses for multiple parcels. No income
information was provided on a per-parcel basis. The capitalization rates presented by the owner
are based on regional capitalization rate indexes, not local market data. The City Assessor’s
model used capitalization rates which were derived and extracted from multi-family property
sales occurring between 2013 and 2016. Additionally, the owner’s submitted only the income
approach to value without any consideration of value from the cost approach or sales
comparison approach. The City Assessor’s value is consistent with similar properties within
the city.

7.
The valuation, determined by the City Assessor, utilized a cost approach, which is
recognized and accepted within the field of real estate appraisal as a valid method for the
determination of market value. The City Assessor’s office also considered an income approach
utilizing market rents. The City Assessor’s office considered comparable sales of apartment
buildings and a gross income multiplier (GIM) resulting from those sales.
8.

The City Council has considered the definition of true and full value utilized for

determining tax valuation as established by North Dakota Century Code § 57-02-01(15):
"True and full value" means the value determined by considering the earning or
productive capacity, if any, the market value, if any, and all other matters that affect
the actual value of the property to be assessed. This shall include, for purposes of
arriving at the true and full value of property used for agricultural purposes, farm
rentals, soil capability, soil productivity, and soils analysis.
9.
All approaches utilized by the City Assessor indicate and support a true and full value
of the property for tax purposes in the amount of $4,735,900. The City Council finds that the cost
approach is a reliable and accurate indication of the true and full value of the property described
herein for tax purposes and that the valuation as determined by the cost approach is supported by
the income approach and further supported by the gross income multiplier in the comparable sales
approach. The City Council does not find the evidence and/or opinion of market value of the
property owner to be persuasive, nor does the evidence or opinion of market value submitted by
the property owner persuasively demonstrate that the value for determination in 2017 by the
Grand Forks City Assessor is in error, incorrect or unreliable.
10.
The Grand Forks City Council further adopts the rationale and explanation as set forth
in the Staff Report prepared by Tami Lazur, in the determination of the true and full value for
the property for 2017. Such Staff Report is hereby incorporated herein by reference.
11.
For the reasons set forth herein, the Grand Forks City Council hereby determines that the
true and full value for the property described herein for 2017 be established as follows:
Land value
Improvement value

$ 472,000
$ 3,412,300

Total value

$ 3,884,300

12.
The 20l7 valuation as set by the Grand Forks City Assessor’s Office is the true and
full value as now determined by the Grand Forks City Council. The application for abatement
should be, in all things, denied.
13.
That the Minutes of the Grand Forks Committee of the Whole meeting held on
January 13, 2020 and the Minutes of the Grand Forks City Council held on January 21st , 2020
are hereby incorporated by reference.

From the foregoing Findings, the Grand Forks City Council makes the following:

CONCLUSIONS
The Grand Forks City Council concludes that the 2017 true and full value for the property
described herein shall be $3,884,300 and that the abatement and refund of taxes as sought by the
property owner be denied.
Further, such Conclusions and the determination of the true and full value by the City
Council for the City of Grand Forks, North Dakota, should be forwarded as a recommendation to
the Grand Forks County Board of Commissioners as provided for by law.

Dated this 21st day of January, 2020

Attest:

______________________________
MAUREEN STORSTAD
Director of Finance

___________________________________
MICHAEL R. BROWN, Mayor

