
City of Grand Forks 
Staff Report 
Committee of the Whole – May 26, 2026 
City Council – June 1, 2026 
City Council – July 6, 2026 

Agenda Item: Beacon Development Project  
Submitted by: Todd Feland, City Administrator 

Dan Gaustad, City Attorney 
Maureen Storstad, Finance Director 
Ryan Brooks, City Planning/Community Development Director 
Andy Conlon, City Economic Development Manager  

Staff Recommended Action – June 1, 2026: Approve the following. (1) Terminate EPIC Companies 
Development Agreement to include 25 year Tax Increment Financing (TIF) revenue bond financing 
and public plaza and return the TIF revenue bond property tax proceeds to the respective local taxing 
entities, (2) Preliminary approve a five year/100% PILOT for the first two Beacon buildings (1923 
and Spirit) and eight year/100% Renaissance Zone incentive for the third Beacon building and set 
the City Council Public Hearing for Monday, July 6, 2026, (3) Do not proceed with the Beacon Public 
Plaza with any City of Grand Forks (City) ownership and capital and operation and maintenance 
costs, and (4) Subject to City Attorney final review and approval. 

June 1, 2026 – Committee Recommended Action: 
Motion by Osowski, second by Berg to recognize Lunski is conflicted and allow her to vote on this item.  Motion 
failed unanimously.  Lunski will be recused from this item.  
Staff recommended action 1 – Motion by Vein, second by Berg to refer to City Council with recommendation to 
approve the staff recommended action. Motion passed 6 votes affirmative with Lunski recused. 
Staff recommended action 2 – Motion by Berg, second by Vein to refer to City Council with a recommendation to 
approve the staff recommended action.  Motion passed 5-1 with Osowski dissenting and Lunski recused.  
Staff recommended action 3 – Motion by Osowski, second by Berg to refer to City Council with a recommendation 
to approve the staff recommended action.  Motion passed 6 votes affirmative with Lunski recused.  
Staff recommended action 4 – Motion by Osowski, second by Berg to refer to City Council with a recommendation 
to approve the staff recommended action.  Motion passed 6 votes affirmative, with Lunski recused.    

June 1 City Council Action: Motion by Weigel, second by Osowski to recognize Lunski as conflicted and allow 
her to vote.  Motion failed unanimously. Motion by Osowski, second by Weigel to approve items 1, 3 and 4. Motion 
passed 6 votes affirmative with Lunski recused. Motion by Fridolfs, second by Berg to approve item 2. Motion passed 
5-1 with Osowski dissenting and Lunski recused.

July 6, 2026 – Recommended Action:    Hold Public Hearing on: 
1) Final approval of a five year/100% PILOT for the first two Beacon Buildings (1923 and Spirit),
and 2) Approve Renaissance Zone Project GF-89  (eight year/100% Renaissance Zone incentive)
for Building 3 contingent on receipt of Certificate of Good Standing and authorize staff to submit
the project to the North Dakota Department of Commerce, Division of Community Services for
action, subject to final review and approval of City Attorney

July 6, 2026 – Council Action: 

Motion by Sande, second by Fridolfs to approve the 5 year/100% PILOT for buildings 1 and 2. 
Motion passed 5-2, with Salentiny and Osowski dissenting.
Motion by Osowski, second by Berg to approve the 8 year/100% Renaissance Zone incentive 
for Building 3.  Motion passed 6-1, with Salentiny dissenting.
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BACKGROUND:    
Beginning in 2020, the Beacon by EPIC development was envisioned as three seven story residential 
mixed-use complexes, public plaza, and parking areas in the location of the former Townhouse Hotel and 
surrounding properties at 710 North 1st Avenue (approximately four acres or 184,071 SF).  The concept 
and idea were to activate a new community and downtown space with new living and commercial 
opportunities. The plan included enhanced parking in the area, a community plaza with associated 
programming, financial and organizational plan, and broadening and connecting to the existing downtown 
and beyond.  The 2020 assessed value of the Townhouse Hotel and surrounding property was approximately 
$2.3 million ($115,470 property taxes) and the estimated Beacon by EPIC construction investment was $50 
million and estimated taxable value was $37 million, which provided an estimated TIF value of $34.7 
million. The Townhouse Hotel was demolished in 2021, and two of the three seven story mixed use 
complexes are nearly completed with the public plaza partially completed and still under consideration.  
 
The Beacon By EPIC development received the following City Council approvals (See attached City of 
Grand Forks Staff Reports). 

• February 1, 2021 – 80 percent, up to 25-year term TIF revenue bond to finance the public plaza 
improvement with the remaining 25 percent increment dedicated to the local taxing entities. 

• August 23, 2021 – Renewal and Development Plan 2021-01, Tax Increment Financing District No. 
2021-01 and Tax Increment Financing Development Agreement for Beacon Development Property 
(and related Public Plaza and City Parking Area Management Agreement), subject to City 
Attorney’s Office final review and approval of the Tax Increment Financing Development 
Agreement for Beacon Development Property and Public Plaza and City Parking Area 
Management Agreement. 

• December 18, 2023 – Amended TIF Agreement, mortgage to secure City Additional Funds, 
Purchase Agreement to acquire the Public Components, and Public Plaza, City Parking Space and 
City Building Space Agreement, as amended. 

• May 6, 2024 – Amended TIF Agreement. 
 
In May 2024, EPIC Companies offices closed due to financial difficulties and various EPIC entities 
subsequently filed bankruptcy – to date the parties enumerated on the TIF agreements have not, to the 
knowledge of the City filed for bankruptcy protection.  The other owners of the LLC’s involved in the 
Grand Forks Beacon project (which is understood to consist of 73 owners) have stepped into financial 
oversight role and hired Dakota Commercial to be the property manager for the existing two seven story 
mixed use residential complexes (1923 and Spirit Buildings).  The following are the informational updates 
and requests of the respective owners. (See attached) 

• Both properties and vacant land hold multiple sub debt notes and overleveraged primary debt. 
• Capital calls have been completed to pay real estate taxes and fund operations. 
• Future capital calls will most likely be needed to buy down debt to a level supportable by 

operations. 
• Requesting reversal of the TIF Development Agreement. 
• Requesting replacement of the TIF with a 100% and five-year PILOT incentive for the 1923 and 

Spirit buildings. 
• Requesting 100% and eight-year Renaissance Zone incentive approval for the future third building. 
• Plaza development and ownership discussions are ongoing. 

 
The 1923 building was completed in 2024 with 67 residential units and 9,541 SF of commercial space on 
the first floor and the 2025 building value is $12,689,000 and taxable value of $634,450.  The Spirit building 
was completed in 2024 with 67 residential units and 23,653 SF of commercial space on the first and second 
floors and the 2025 building value is $15,435,000 and taxable value of $771,750.  The future third building 
is planned with 87 residential units and 1,441 SF of commercial space and estimated building value of $17 
million and estimated taxable value of $850,000.    
 
The second floor of the first two seven-story mixed-use complexes (1923 and Spirit) are currently being or 
planned to be transitioned into residential units instead of being commercial spaces.   



 
The total TIF revenue bond billed for the 2023 to 2025 taxable years is $850,974.03 with $416,426.43 
received and $434,547.6 outstanding.  The total taxable billed of $850,974.03 is broken down to the taxing 
entities as follows: $320,901.30 (School), $207,400.61 (County), $227,588.78 (City), $90,156.41 (Park), 
and $4,926.93 (Other). (See attached) 
 
Per the Community Contractors construction estimate the Beacon Plaza capital costs are as follows (See 
attached). 

• Public Plaza - $3,181,433.80 
• Locker rooms, concessions rest room and skate rental Spaces - $820,918.74 
• Food equipment - $100,000.00 
• Hockey rink - $1,699,000.00 
• Total - $5,801,352.54 

 
The Public Plaza was proposed to be paid for via the 25 year/80% TIF revenue bond proceeds and City 
Beatification Funds of $1,150,752.00. 
 
Oak View Group (OVG) Public Plaza operating pro forma with ice has an estimated annual loss in year 
one of $177,882 and year five of $69,694.  The OVG Public Plaza operating pro forma no ice has an 
estimated annual loss in year one of $224,232 and year five of $163,173. (See attached) 
   
ANALYSIS AND FINDINGS OF FACT: 

• The Beacon Project provides the following community and economic development goals for the 
Grand Forks market. 

o Provides needed housing for the Grand Forks market. 
o Provides needed economic impact for the Grand Forks market. 
o Provides needed additional local property tax revenue for all local governments.  

• The City’s third-party financial analyst, Baker Tilly, analyzed the reconfigured Beacon with 
296,297 square feet of multi-family housing development and 236 housing units and 25,762 square 
feet of first floor commercial space. The total project cost is estimated at $61.6 million with 
approximately $13.56 million in equity (22%) and $48 million in debt (78%). The following are 
the overview findings from the report.  Baker Tilly representatives will provide a presentation to 
the Committee of the Whole regarding its But-For Analysis.  (See attached Baker Tilly But-For 
Analysis) 

o The current development group requested a five year/100% PILOT on the first two 
buildings (1923 and Spirit buildings) and an eight year/100% Renaissance Zone incentive 
on the third proposed building. 

o The project cost analysis provided the Beacon development estimated costs are a fair 
representation of the market and align with industry benchmarks. 

o A review of the operating revenue and expenditure provides that the rents appear elevated 
compared to the market while the expenses align with industry benchmarks. 

o The conclusion of the Beacon development is that the project would not likely be pursued 
in the current marketplace without the requested incentive.   
 
The Grand Forks multifamily market does not support sufficient returns to attract 
conventional investment without assistance and the Beacon project Internal Rate of Return 
(IRR) of 2.01% with incentive remains well below the IRR benchmark floor of 6%.  While 
the construction estimate is slightly below the benchmark, overall construction costs in the 
current environment compress project returns and limit feasibility without gap financing.  
The acquisition costs for the two existing buildings are above appraised values, reflecting 
prior developer financial issues and acquisition complexity and increases the total capital 
requirement and reduces return metrics.  

• The City of Grand Forks (City) administration provided a financial comparison over 22 years based 
on the Townhouse Hotel based case; 80% TIF 25 YR/20% Taxed All 3 Bldgs.; and 5 Year/100% 



PILOT on two buildings and 8 Year/100% RZ on one building. (See attached analysis) 
o Townhouse Hotel Base Case - $910,000 property tax revenue of 22 years. 
o 80% TIF 25 year/20% Taxed on 3 Buildings - $3,609,113.00 property tax revenue over 22 

years. 
o 5 Year /100% PILOT on 2 Buildings and 8 Year/100% RZ on 1 Building - $11,767,406 

property tax revenue over 22 years.  The recommended tax incentive way forward 
provides the least risk and most needed housing units, economic/community 
development impact, and property tax revenue gains. 

• The City administration recommendation is to terminate the existing EPIC Companies Beacon 
Development Agreements that included the 25-year and 80% TIF revenue bond and public plaza 
for failure to comply with numerous terms and conditions of such agreement.  The City 
administration is recommending the following as a way forward on the Beacon Project. 

o Replace the 25-year and 80% TIF revenue bond with a five year/100% PILOT on the first 
two buildings (1923 and Spirit) and eight year/100% Renaissance Zone incentive on the 
third building.  The five year/100% PILOT on the first two buildings (1923 and Spirit) are 
within the City Council’s authority solely.  The eight year/100% Renaissance Zone 
incentive is within the City Council’s authority solely because the Renaissance Zone Plan 
has been approved by the City, County Commission, and School Board and individual 
projects within the Renaissance Zone do not need to go back on a case-by-case basis. 

o The total TIF revenue bond billed for the 2023 to 2025 taxable years is $850,974.03 with 
$416,426.43 received and $434,547.6 outstanding.  The total taxable billed of $850,974.03 
is broken down to the taxing entities as follows: $320,901.30 (School), $207,400.61 
(County), $227,588.78 (City), $90,156.41 (Park), and $4,926.93 (Other).  The TIF revenue 
bond revenues would be returned to the respective taxing entities. 

o Do not move forward with the City investment and ownership of the Public Plaza with 
and without the ice amenity due to significant upfront capital costs and ongoing 
operational and maintenance estimated costs and deficits.  The City would not expend the 
$1,150,752 in City Beautification Funds. 
 

SUPPORT MATERIALS: 

• Baker Tilly But-For Analysis Beacon Prepared for the City of Grand Forks, ND dated May 21, 2026. 
• City of Grand Forks Finance Overall – Beacon Project Revised VS. Original and No Project 

Comparison of Tax Revenue. 
• Grand Forks Renaissance Zone Plan. 
• City of Grand Forks Staff Report Beacon by EPIC Project Update and TIF Agreement Amendment 

dated May 6, 2024. 
• City of Grand Forks Staff Report - Beacon by EPIC TIF Agreement, Mortgage, Purchase Agreement 

and Management Agreement dated December 18, 2023. 
• City of Grand Forks Staff Report - Resolution of the City Council of the City of Grand Forks Approving 

Renewal and Development Plan 2021-01, Tax Increment Financing District No. 2021-01 and Tax 
Increment Financing Development Agreement for Beacon Development Property dated August 23, 
2021. 

• City of Grand Forks Staff Report - Tax Incentive Project Approvals – Beacon by EPIC; Memorial 
Village; Lyon’s; and Block V dated February 1, 2021. 

• The Beacon Development Presentation (Dakota Commercial Overview) 
• TIF Revenue Bond Billed Taxes. 
• Beacon Plaza Costs 
• OVG The Beacon Operating Pro Forma – With Ice. 
• OVG The Beacon Operating Pro Forma – No Ice. 
• Beacon Amended TIF Agreement (Fully Executed with all Exs 1.09.24). 

 




