
2024 Year in Review
ASSESSING

Tami Lazur – City Assessor

April 7, 2025



Assessing Functions
Reappraisal

Market & Sales Data
Primary Residence Credit & Homestead Credit 

Exemptions



Assessing Department Function
 Identify all real property within the City of Grand Forks and determine the 

corresponding value by using a systematic process of collecting and 
analyzing data to arrive at fair, reasonable and supportable estimates of 
value.

 Includes new construction & updating the value of existing properties when 
changes occur

1.  Physical Changes such as updates to properties, and/or 
2.  Market Adjustments
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2024 Reappraisal

2,009 properties

756 property 
owners, or 37.6%, 
allowed interior 

inspections

REAPPRAISAL PROCESS:

1. Letters are sent to each property owner within reappraisal area
2. Data collected either with an interior inspection or exterior inspection 

from sidewalk.  Items include, but are not limited to:
Condition
Basement finish, if any
Yard items such as decks, patios, sheds, etc
Garage – insulated and/or finished
Baths
Bedrooms

3. Analysis of property and local market trends that affect true and full 
value.

PURPOSE:  Verify property characteristics for 
fair and equitable valuation
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2024 SALES RATIO DATA
2024 Valuations Results in Adjusted Median Sale Ratio

PROPERTY 
CLASS HISTORIC MEDIAN RATIO AFTER

Commercial 90.00% 94.98%
Residential 90.55% 94.33%

PURPOSE GOVERNING BODY
ACCEPTABLE 

RANGE GRAND FORKS
Median Sales 

Ratio Appraisal Level
ND State Board of 

Equalization 90% - 100%
94.33%R / 
94.98%C

COD Hortizontal Equity IAAO 5.00 - 15.00 6.09R / 6.74C

PRD Vertical Equity IAAO .98 - 1.03 1.OOR / 1.01C
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Future is unknown, but…
 Inventory will continue to be a factor in Grand Forks residential market
 Number of sales have been decreasing over the past few years
 Over the past 2 years, interest rates remain around 6.5%-7.5% for 

conventional lending
 Concerns of the cost of construction persist including additional concerns of 

tariffs on construction
 New construction 

1.  Commercial projects:   Agristo, Cirrus Aircraft Expansion, Children’s Museum, 
Altru Sports Complex

Completion of Career Impact Academy, MVII, & Valley Middle School
2.  Residential new construction – currently 11 permits for new builds for 2025
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TRENDS
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2020 2021 2022 2023 2024

AVERAGE RESIDENTIAL SALE PRICE

AVERAGE RESIDENTIAL SALE PRICE

MEDIAN AVERAGE MEDIAN AVERAGE
YEAR VALUE VALUE VALUE VALUE
2016 $185,600 $206,986 $403,300 $1,257,378
2017 $192,300 $215,415 $412,950 $1,271,410
2018 $194,200 $218,533 $445,000 $1,285,723
2019 $195,900 $221,330 $458,750 $1,275,432
2020 $197,800 $223,595 $476,250 $1,297,427
2021 $201,500 $227,112 $490,100 $1,329,615
2022 $212,500 $238,381 $502,950 $1,302,332
2023 $230,000 $259,048 $533,000 $1,401,975
2024 $239,000 $269,220 $576,000 $1,512,433
2025 $249,000 $280,396 $602,500 $1,567,952

2016-2025   % CHANGE 34.16% 35.47% 49.39% 24.70%

RESIDENTIAL COMMERCIAL
IMPROVED PROPERTIES FOR THE CITY OF GRAND FORKS
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				IMPROVED PROPERTIES FOR THE CITY OF GRAND FORKS

						RESIDENTIAL				COMMERCIAL

						MEDIAN		AVERAGE		MEDIAN		AVERAGE

				YEAR		VALUE		VALUE		VALUE		VALUE

				2016		$185,600		$206,986		$403,300		$1,257,378

				2017		$192,300		$215,415		$412,950		$1,271,410																				IMPROVED PROPERTIES COUNT FOR THE CITY OF GRAND FORKS

				2018		$194,200		$218,533		$445,000		$1,285,723

				2019		$195,900		$221,330		$458,750		$1,275,432

				2020		$197,800		$223,595		$476,250		$1,297,427

				2021		$201,500		$227,112		$490,100		$1,329,615																		RESIDENTIAL				COMMERCIAL

				2022		$212,500		$238,381		$502,950		$1,302,332																		MEDIAN		AVERAGE		MEDIAN		AVERAGE

				2023		$230,000		$259,048		$533,000		$1,401,975																YEAR		VALUE		VALUE		VALUE		VALUE

				2024		$239,000		$269,220		$576,000		$1,512,433																2016		$185,600		$206,986		$403,300		$1,257,378

				2025		$249,000		$280,396		$602,500		$1,567,952																2017		$192,300		$215,415		$412,950		$1,271,410

				2016-2025   % CHANGE		34.16%		35.47%		49.39%		24.70%																2018		$194,200		$218,533		$445,000		$1,285,723

																												2019		$195,900		$221,330		$458,750		$1,275,432

																												2020		$197,800		$223,595		$476,250		$1,297,427

																												2021		$201,500		$227,112		$490,100		$1,329,615

																												2022		$212,500		$238,381		$502,950		$1,302,332

																												2023		$230,000		$259,048		$533,000		$1,401,975

																												2024		$239,000		$269,220		$576,000		$1,512,433

																												2025		$249,000		$280,396		$602,500		$1,567,952

																												2016 - 2025 '% CHANGE		34.16%		35.47%		49.39%		24.70%







2025 Preliminary True & Full Value

2024 TRUE & INCREASE/ 2025 TRUE &
FULL VALUE DECREASE % CHANGE FULL VALUE

1,862,000                  (359,000)            -19.28% 1,503,000                  

637,645,000             17,915,000        2.81% 655,560,000              

1,882,926,000          66,017,000        3.51% 1,948,943,000           
2,520,571,000          83,932,000        3.33% 2,604,503,000           

687,085,000             21,419,000        3.12% 708,504,000              
2,947,803,000          163,201,000      5.54% 3,111,004,000           
3,634,888,000          184,620,000      5.08% 3,819,508,000           

6,157,321,000          268,193,000      4.36% 6,425,514,000           

Note:  This analysis is preliminary as it does not reflect changes due to properties becoming taxable or exempt by year end.

CITY OF GRAND FORKS
2024-2025  COMPARISON OF TRUE & FULL VALUES 

CLASS OF PROPERTY

 SUB TOTAL

SUB TOTAL

AGRICULTURAL LAND    

TOTALS

COMMERCIAL LAND

RESIDENTIAL LAND

COMMERCIAL BUILDINGS

RESIDENTIAL BUILDINGS
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Compar T & F Val FOR CITY BOE

						CITY OF GRAND FORKS

						2024-2025  COMPARISON OF TRUE & FULL VALUES 

														2024 TRUE &				INCREASE/								2025 TRUE &

						CLASS OF PROPERTY								FULL VALUE				DECREASE				% CHANGE				FULL VALUE



						AGRICULTURAL LAND    								1,862,000				(359,000)				-19.28%				1,503,000



						COMMERCIAL LAND								637,645,000				17,915,000				2.81%				655,560,000

						COMMERCIAL BUILDINGS								1,882,926,000				66,017,000				3.51%				1,948,943,000

						 SUB TOTAL								2,520,571,000				83,932,000				3.33%				2,604,503,000



						RESIDENTIAL LAND								687,085,000				21,419,000				3.12%				708,504,000

						RESIDENTIAL BUILDINGS								2,947,803,000				163,201,000				5.54%				3,111,004,000

						SUB TOTAL								3,634,888,000				184,620,000				5.08%				3,819,508,000



						TOTALS								6,157,321,000				268,193,000				4.36%				6,425,514,000



						Note:  This analysis is preliminary as it does not reflect changes due to properties becoming taxable or exempt by year end.









						2024 values were final values used to establish the mill rate.



						6.58%, or $380,182,000 is the Total Estimated Increase in True & Full Value for 2024

								+.92% is the increase from all changes excluding Revaluation. 

								+5.67% is the increase from Revaluation.

																										4/11/24

																																																														3/29/24
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Calc T.V

						CALULATE TAXABLE VALUE with RESIDENTIAL ROUNDING 

																				3/29/24

												2024				2024				2024

		CLASS OF PROPERTY										FULL VALUES				Assessed Value				Taxable



		AGRICULTURAL LAND    										1,503,000				751,500				75,150



		COMMERCIAL LAND										655,560,000				327,780,000				32,778,000

		COMMERCIAL BUILDINGS										1,948,943,000				974,471,500				97,447,150

		 SUB TOTAL										2,604,503,000				1,302,251,500				130,225,150



		RESIDENTIAL LAND										708,504,000				354,252,000				31,882,680						31,882,680.0

		RESIDENTIAL BUILDINGS										3,111,004,000				1,555,502,000				139,995,180						139,995,180.0

		SUB TOTAL										3,819,508,000				1,909,754,000				171,877,860				-		171,877,860



		TOTALS										6,425,514,000				3,212,757,000				302,178,160



												Roll Book- 2024				289,675,775						Total taxable Value				302,178,160

												Calc's				302,178,160

												Dif				(12,502,385)
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Compar Taxable Values City BOE

				CITY OF GRAND FORKS



				2024 - 2025  COMPARISON OF TAXABLE VALUES 

												2024				INCREASE/								2025

				CLASS OF PROPERTY								TAXABLE VALUE				DECREASE				% CHANGE				TAXABLE VALUE



				AGRICULTURAL LAND    (1054.9 ac)								$95,500				($20,350)				-21.31%				$75,150

				COMMERCIAL REAL ESTATE								$115,225,250				$10,858,650				9.42%				$126,083,900

				RESIDENTIAL REAL ESTATE								$156,161,205				$7,337,520				4.70%				$163,498,725

				SUB-TOTALS								$271,481,955				$18,175,820				6.70%				$289,657,775

				*PUBLIC UTILITIES     								$5,807,482				$0				0.00%

				**INCREMENT								($164,452)				$164,452				-100.00%

										TOTALS		$277,124,985				$18,340,272				6.62%				$289,657,775

				DISABLED VETERAN CREDITS*								($2,757,576)				$0				0.00%				($2,757,576)

				SENIOR CITIZEN TAX CREDIT*								($6,807,717)				$0				0.00%				($6,807,717)

				TOTALS LESS CREDITS								$267,559,692				$12,532,790				4.68%				$280,092,482



				2024 values were final values used to establish the mill rate.

				*2024 Disabled Veterans & Senior Citizen tax credits used are from last year's annual report as credit totals were not given at mill rate time.

				*Public Utilities are assessed by the State Board of Equalization which meets in August of each year.

				**Increment is used for the Beacon project.  It is calculated by using 80% of the difference in taxable value from the established base value 

						and the value as of February 1st of every year.  It should be noted that the mill rate is still applied to this increment value

						and paid by the property owner.  These proceeds on the incremental value are then to be used to fund the anticipated TIF Bond.

						In addition, the mill rate is applied to the remaining 20% of the increment value and the base value.  The property owner  

						pays such amount, and these proceeds are distributed to the various taxing entities.  In summary, from the property owner 

						perspective, the property tax amount is unchanged, but the TIF causes a re-allocation of the proceeds.



				6.70%, or $18,193,820 is the Total Estimated Increase in Taxable Value for 2024

						+.87% is the increase from all changes excluding Revaluation. 																														2013		2014		2015		2016		2017

						+5.83% is the increase from Revaluation.																												AGRIGULTURAL		$39,590		$41,300		$67,685		$69,530		$65,895

																																		DISABLED VET CREDIT		-$885,319		-$963,784		-$1,090,461		-$1,173,772		-$1,300,816

				revised 4-19-2024: Grand Forks City Assessor's Office

																																		PUBLIC UTILITES		$2,678,718		$2,803,290		$3,287,775		$3,993,040		$3,710,478

										4-19-2024 amounts originally shown for Disabled Vets and Sr Homestead Credit were inadvertently																								TOTAL TAXABLE VALUE		$1,832,989		$1,880,806		$2,264,999		$2,888,798		$2,475,557

										placed on the incorrect line.  This revision shows the amount on the line for the Disabled 

										Vet line and the amount on the line for the Sr. Homestead Credit.
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Sheet1

						2024 - 2025  COMPARISON OF TAXABLE VALUES 

														2024				INCREASE/								2025

						CLASS OF PROPERTY								TAXABLE VALUE				DECREASE				% CHANGE				TAXABLE VALUE



						AGRICULTURAL LAND    (1054.9 ac)								$95,500				($95,500)				-100.00%				$0

						COMMERCIAL REAL ESTATE								$115,225,250				$10,858,650				9.42%				$126,083,900

						RESIDENTIAL REAL ESTATE								$156,161,205				$7,337,520				4.70%				$163,498,725

						SUB-TOTALS								$271,481,955				$18,100,670				6.67%				$289,582,625

						*PUBLIC UTILITIES     								$5,807,482				$0				0.00%				$5,807,482

						**INCREMENT								($164,452)				($1,063,240)				646.54%				($1,227,692)

												TOTALS		$277,124,985				$17,037,430				6.15%				$294,162,415







▷Preliminary Taxable Value is $302,178,160

2025 Taxable Value
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Growth = 1.02%
Revaluation = 3.3%

2024 INCREASE/ 2025
TAXABLE VALUE DECREASE % CHANGE TAXABLE VALUE

AGRICULTURAL LAND    $93,100 ($17,950) -19.28% $75,150

COMMERCIAL REAL ESTATE $126,028,550 $4,196,600 3.33% $130,225,150
RESIDENTIAL REAL ESTATE $163,569,960 $8,307,900 5.08% $171,877,860

$289,691,610 $12,486,550 4.31% $302,178,160

*PUBLIC UTILITIES     $5,991,449 $0 0.00% $5,991,449
($1,227,692) $113,316 -9.23% ($1,114,376)

TOTALS $294,455,367 $12,599,866 4.28% $307,055,233

DISABLED VETERAN CREDITS* ($2,757,576) $0 0.00% ($2,757,576)
SENIOR CITIZEN TAX CREDIT* ($6,807,717) $0 0.00% ($6,807,717)

$284,890,074 $12,599,866 4.42% $297,489,940

2024 - 2025  COMPARISON OF TAXABLE VALUES 

CLASS OF PROPERTY

SUB-TOTALS

TOTALS LESS CREDITS

**INCREMENT


Compar T & F Val FOR CITY BOE

						CITY OF GRAND FORKS

						2024-2025  COMPARISON OF TRUE & FULL VALUES 

														2024 TRUE &				INCREASE/								2025 TRUE &

						CLASS OF PROPERTY								FULL VALUE				DECREASE				% CHANGE				FULL VALUE



						AGRICULTURAL LAND    								1,862,000				(359,000)				-19.28%				1,503,000



						COMMERCIAL LAND								637,645,000				17,915,000				2.81%				655,560,000

						COMMERCIAL BUILDINGS								1,882,926,000				66,017,000				3.51%				1,948,943,000

						 SUB TOTAL								2,520,571,000				83,932,000				3.33%				2,604,503,000



						RESIDENTIAL LAND								687,085,000				21,419,000				3.12%				708,504,000

						RESIDENTIAL BUILDINGS								2,947,803,000				163,201,000				5.54%				3,111,004,000

						SUB TOTAL								3,634,888,000				184,620,000				5.08%				3,819,508,000



						TOTALS								6,157,321,000				268,193,000				4.36%				6,425,514,000



						Note:  This analysis is preliminary as it does not reflect changes due to properties becoming taxable or exempt by year end.









						2024 values were final values used to establish the mill rate.



						6.58%, or $380,182,000 is the Total Estimated Increase in True & Full Value for 2024

								+.92% is the increase from all changes excluding Revaluation. 

								+5.67% is the increase from Revaluation.

																										4/11/24

																																																														3/29/24
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Calc T.V

						CALULATE TAXABLE VALUE with RESIDENTIAL ROUNDING 

																				3/29/24

												2024				2024				2024

		CLASS OF PROPERTY										FULL VALUES				Assessed Value				Taxable



		AGRICULTURAL LAND    										1,503,000				751,500				75,150



		COMMERCIAL LAND										655,560,000				327,780,000				32,778,000

		COMMERCIAL BUILDINGS										1,948,943,000				974,471,500				97,447,150

		 SUB TOTAL										2,604,503,000				1,302,251,500				130,225,150



		RESIDENTIAL LAND										708,504,000				354,252,000				31,882,680						31,882,680.0

		RESIDENTIAL BUILDINGS										3,111,004,000				1,555,502,000				139,995,180						139,995,180.0

		SUB TOTAL										3,819,508,000				1,909,754,000				171,877,860				-		171,877,860



		TOTALS										6,425,514,000				3,212,757,000				302,178,160



												Roll Book- 2024				289,675,775						Total taxable Value				302,178,160

												Calc's				302,178,160

												Dif				(12,502,385)
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Compar Taxable Values City BOE

				CITY OF GRAND FORKS



				2024 - 2025  COMPARISON OF TAXABLE VALUES 

												2024				INCREASE/								2025

				CLASS OF PROPERTY								TAXABLE VALUE				DECREASE				% CHANGE				TAXABLE VALUE



				AGRICULTURAL LAND    								$93,100				($17,950)				-19.28%				$75,150

				COMMERCIAL REAL ESTATE								$126,028,550				$4,196,600				3.33%				$130,225,150

				RESIDENTIAL REAL ESTATE								$163,569,960				$8,307,900				5.08%				$171,877,860

				SUB-TOTALS								$289,691,610				$12,486,550				4.31%				$302,178,160

				*PUBLIC UTILITIES     								$5,991,449				$0				0.00%				$5,991,449

				**INCREMENT								($1,227,692)				$113,316				-9.23%				($1,114,376)

										TOTALS		$294,455,367				$12,599,866				4.28%				$307,055,233

				DISABLED VETERAN CREDITS*								($2,757,576)				$0				0.00%				($2,757,576)

				SENIOR CITIZEN TAX CREDIT*								($6,807,717)				$0				0.00%				($6,807,717)

				TOTALS LESS CREDITS								$284,890,074				$12,599,866				4.42%				$297,489,940



				2024 values were final values used to establish the mill rate.

				*2024 Disabled Veterans & Senior Citizen tax credits used are from last year's annual report as credit totals were not given at mill rate time.

				*Public Utilities are assessed by the State Board of Equalization which meets in August of each year.

				**Increment is used for the Beacon project.  It is calculated by using 80% of the difference in taxable value from the established base value 

						and the value as of February 1st of every year.  It should be noted that the mill rate is still applied to this increment value

						and paid by the property owner.  These proceeds on the incremental value are then to be used to fund the anticipated TIF Bond.

						In addition, the mill rate is applied to the remaining 20% of the increment value and the base value.  The property owner  

						pays such amount, and these proceeds are distributed to the various taxing entities.  In summary, from the property owner 

						perspective, the property tax amount is unchanged, but the TIF causes a re-allocation of the proceeds.



				6.70%, or $18,193,820 is the Total Estimated Increase in Taxable Value for 2024

						+.87% is the increase from all changes excluding Revaluation. 																														2013		2014		2015		2016		2017

						+5.83% is the increase from Revaluation.																												AGRIGULTURAL		$39,590		$41,300		$67,685		$69,530		$65,895

																																		DISABLED VET CREDIT		-$885,319		-$963,784		-$1,090,461		-$1,173,772		-$1,300,816

				revised 4-19-2024: Grand Forks City Assessor's Office

																																		PUBLIC UTILITES		$2,678,718		$2,803,290		$3,287,775		$3,993,040		$3,710,478

										4-19-2024 amounts originally shown for Disabled Vets and Sr Homestead Credit were inadvertently																								TOTAL TAXABLE VALUE		$1,832,989		$1,880,806		$2,264,999		$2,888,798		$2,475,557

										placed on the incorrect line.  This revision shows the amount on the line for the Disabled 

										Vet line and the amount on the line for the Sr. Homestead Credit.
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Sheet1

						2024 - 2025  COMPARISON OF TAXABLE VALUES 

														2024				INCREASE/								2025

						CLASS OF PROPERTY								TAXABLE VALUE				DECREASE				% CHANGE				TAXABLE VALUE



						AGRICULTURAL LAND    (1054.9 ac)								$95,500				($95,500)				-100.00%				$0

						COMMERCIAL REAL ESTATE								$115,225,250				$10,858,650				9.42%				$126,083,900

						RESIDENTIAL REAL ESTATE								$156,161,205				$7,337,520				4.70%				$163,498,725

						SUB-TOTALS								$271,481,955				$18,100,670				6.67%				$289,582,625

						*PUBLIC UTILITIES     								$5,807,482				$0				0.00%				$5,807,482

						**INCREMENT								($164,452)				($1,063,240)				646.54%				($1,227,692)

												TOTALS		$277,124,985				$17,037,430				6.15%				$294,162,415







Homestead Credit Program  (NDCC 57-02-08.1)

The property tax credit is given in the form of reduced property tax assessment, is funded by the State of North Dakota, & 
is a reimbursement to the taxing jurisdictions.
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NON-DISCRETIONARY EXEMPTIONS

Charitable 
$471,189,000 Blind 

$3,091,000
Wheelchair
$1,998,000

Childcare
$3,988,000

Housing 
Authority

$7,743,000

Pg 11



DISCRETIONARY EXEMPTIONS

New Business,
PILOT, & TIF

$83,965,000
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Residential & 
Commercial 
Remodels  

$24,314,000

New 
Residential  

$18,150,000

Builder  
$5,652,000



Thanks!
Any questions?
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