
EDIC MEETING 
Tuesday, February 27, 2024 – 1:00 p.m. 

City Commission Chambers, Fargo City Hall 

AGENDA 

1. Approve Tax Exempt Review Committee Meeting Minutes of 1/23/2024
a. January 23, 2024 [Page 1-2]

2. Ownership Change for Woodrow Wilson Apartments/Commercial Space [Page 3-7]
3. Border States PILOT Application for Distribution Center [Page 8-20]
4. Changes to Tax Increment Financing Policy [Page 21-26]



ECONOMIC AND DEVELOPMENT INCENTIVE COMMITTEE 
Fargo, North Dakota 

Regular Meeting    Tuesday, January 23, 2024 

The January meeting of the Economic and Development Incentive Committee of the City of Fargo, 
North Dakota was held in the City Commission Room at City Hall at 1:00 p.m., Tuesday, January 23, 
2024. 

The committee members present or absent are: 

Members Present: Dave Piepkorn, Mayor Mahoney, Jim Gilmour, Jackie Gapp, Jon Eisert, Michael 
Splonskowski and Erik Barner. 

Members Absent: Jessica Ebeling, John Cosgriff, Robert Wilson, Levi Bachmeier, and Lucas Paper. 

Commissioner Piepkorn called the meeting to order at 1:00 p.m. 

Minutes Approved 

A motion was made by Erik Barner to approve the minutes from November 28, 2023. Jon Eisert 

seconded.   Motion carries. 

Lashkowitz Housing Application- PILOT 

• Chris Brungardt- Lashkowitz
• $4.8 million into project
• Special limited partner- 99.99% owner
• 110 units. 1-3 bedrooms. 100% voucher to all units. Section 8
• They are looking at SRO building for low income housing
• Is there a waiting list for 55 and older living?

o Yes. 600 families are waiting.

A motion was made by Jon Eisert to approve application for property tax exemption. Erik Barner 
seconded.   Motion carries. 
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Anvil, Property Tax Exemption Application 

• Guy Nelson- President
• 4th and Main
• Tax exemption would be on the portion of the building that they occupy.
• The build is worth $515,000
• They currently employ 7 people but would like to expand to 15 people.

A motion was made by Jon Eisert to approve tax exemption application. Erik Barner seconded.   
Motion carries. 

Information on Growth Plan 

• Nicole Crutchfield- Planning and Development
• Currently working on phase 3 (last phase)
• They are waiting for future land use plan so they can move forward.
• Meeting with stakeholders

Packet Digital, Property Tax Exemption Application 

• Matt Steel- Director of Operations
• Building their own batteries so they do not have to import. These batteries give power to

drones.
• Plan to start Bad Land Batteries this spring
• Looking for a 5 year exemption
• 25 jobs ever 5 years paying $40 per hour

A motion was made by Jon Eisert to approve tax exemption application. Erik Barner seconded.   
Motion carries. 

The meeting was adjourned at 1:56pm. 
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Application For Property Tax Incentives For

New or Expanding Businesses

N.D.C.C. Chapter 40-57.1

Project Operator’s Application To __________________

File with the City Auditor for a project  located within a city;  County Auditor for locat ions outside of city lim its.

A representat ive of each affected school dist r ict  and township is included as a

non-vot ing m em ber in the negot iat ions and deliberat ion of this applicat ion.

This application is a public record

Identifi cation Of Project Operator

City or County

1. Name of project operator of new or expanding business _______________________________________________

2. Address of project ___________________________________________________________________________

City ___________________________________ County _______________________________

3. Mailing address of project operator _____________________________________________________________

City ___________________________ State ______ Zip __________________

4. Type of ownership of project

Partnership Subchapter S corporation Individual proprietorship

Corporation Cooperative Limited liability company

5. Federal Identifi cation No. or Social Security No. ______________________ __________________

6. North Dakota Sales and Use Tax Permit No. ______________________________________________________

7. If a corporation, specify the state and date of incorporation __________________________________________

8. Name and title of individual to contact __________________________________________________________

Mailing address _____________________________________________________________________________

City, State, Zip ____________________________________________________ Phone No. ________________

Project Operator’s Application For Tax Incentives

9. Indicate the tax incentives applied for and terms. Be specifi c.

Property Tax Exemption Payments In Lieu of Taxes 

_______ Number of years _______ Beginning year _______ Ending year

_______ Percent of exemption _______ Amount of annual payments (attach schedule

if payments will vary)

 10. Which of the following would better describe the project for which this application is being made:

New business project Expansion of a existing business project

-1-

Graystoke Capital Woodrow LLC 69% Tenant In 
Common Member & ACV ALB San Mateo, LLC 31% 
Tenant-in-Common Member.

Tenant In Common

Graystoke Capital Woodrow - Delaware - Sept 13, 2021
ACV ALB San Mateo - Delaware - June 21, 2017

Graystoke Capital Woodrow LLC 
ACV ALB San Mateo, LLC -               
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Description of Project Property

 11. Legal description of project real property

 12. Will the project property be owned or leased by the project operator? Owned Leased

If the answer to 12 is leased, will the benefi t of any incentive granted accrue to the project operator?

Yes No

If the property will be leased, attach a copy of the lease or other agreement establishing the project operator’s 

benefi ts.

 13. Will the project be located in a new structure or an existing facility? New construction Existing facility

If existing facility, when was it constructed? ______________________________________________________

If new construction, complete the following:

a. Estimated date of commencement of construction of the project covered by this application ______________

b. Description of project to be constructed including size, type and quality of construction

c. Projected number of construction employees during the project construction ___________________________

 14. Approximate date of commencement of this project’s operations ______________________________________

16. Estimate taxable valuation of the property eligible

for exemption by multiplying the market values by

5 percent:

a. Land (not eligible) .....................

b. Eligible existing buildings and

 structures .................................... $ ____________

c. Newly constructed buildings

and structures when

 completed ................................... $ ____________

d. Total taxable valuation of

property eligible for exemption

(Add lines b and c) ..................... $ ____________

e. Enter the consolidated mill rate

for the appropriate taxing

 district ........................................  ____________

f. Annual amount of the tax

exemption (Line d multiplied

by line e) .................................... $ ____________

 15. Estimated market value of the property used for

this project:

a. Land ......................................... $ ____________

b. Existing buildings and

structures for which an exemp-

   tion is claimed.......................... $ ____________

c. Newly constructed buildings

and structures when

completed ................................ $ ____________

d. Total ......................................... $ ____________

e. Machinery and equipment ....... $ ____________
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Description of Project Business

 17. Type of business to be engaged in: Ag processing Manufacturing Retailing

Wholesaling  Warehousing Services

 18. Describe in detail the activities to be engaged in by the project operator, including a description of any products to

be manufactured, produced, assembled or stored (attach additional sheets if necessary).

19. Indicate the type of machinery and equipment that will be installed

 20. For the project only, indicate the projected annual revenue, expense, and net income (before tax) from either the

new business or the expansion itself for each year of the requested exemption.

New/Expansion New/Expansion New/Expansion New/Expansion New/Expansion

Project only Project only Project only Project only Project only

  Year (12 mo. periods) Year 1 Year 2 Year 3 Year 4 Year 5

  Annual revenue __________ __________ __________ __________ __________

  Annual expense __________ __________ __________ __________ __________

  Net income __________ __________ __________ __________ __________

 21. Projected number and salary of persons to be employed by the project for the first five years:

 Year (Before project) Year 1 Year 2 Year 3 Year 4 Year 5

  No. of Employees (1) ________ ________ ________ ________ ________ ________

(2) ________ ________ ________ ________ ________ ________

  Estimated payroll (1) ________ ________ ________ ________ ________ ________

(2) ________ ________ ________ ________ ________ ________
(1) - full time
(2) - part time

Note: “project” means a newly established business or the expansion portion of an existing business. Do not
include any established part of an existing business.

# Current 
Positions 

New Positions 
Under $13.00 

New Positions 
    $13.01-$15.00 

New Positions 
$15.01-$20.00 

New Positions 
$20.01-$28.00 

New Positions 
$28.01-$35.00 

New Positions 
Over $35.00 

Current positions & positions added the initial year of project
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 25. Is any similar business being conducted by other operators in the municipality? Yes No

If YES, give name and location of competing business or businesses

Business Competition

Property Tax Liability Disclosure Statement

 26. Does the project operator own real property in North Dakota which has delinquent property tax levied

against it? Yes No

27. Does the project operator own a greater than 50% interest in a business that has delinquent property tax levied

against any of its North Dakota real property? Yes No

If the answer to 26 or 27 is Yes, list and explain

Use Only When Reapplying

28. The project operator is reapplying for property tax incentives for the following reason(s):

 To present additional facts or circumstances which were not presented at the time of the original application

 To request continuation of the present property tax incentives because the project has:

moved to a new location

had a change in project operation or additional capital investment of more than twenty percent

had a change in project operators

To request an additional annual exemption for the year of ______ on structures owned by a governmental

entity and leased to the project operator. (See N.D.C.C. § 40-57.1-04.1)

 22. Is the project operator succeeding someone else in this or a similar business? Yes No

 23. Has the project operator conducted this business at this or any other location either in or outside of the state?

Yes No

24. Has the project operator or any offi cers of the project received any prior property tax incentives? Yes No

If the answer to 22, 23, or 24 is yes, give details including locations, dates, and name of former business (attach

additional sheets if necessary).

Previous Business Activity

DateTitleSignature

Notice to Competitors of Hearing

 Prior to the hearing, the applicant must present to the governing body of the county or city a copy of the affi davit of pub-

lication giving notice to competitors unless the municipality has otherwise determined there are no competitors.

I, _______________________________________, do hereby certify that the answers to the above questions and all of the 

information contained in this application, including attachments hereto, are true and correct to the best of my knowledge 

and belief and that no relevant fact pertaining to the ownership or operation of the project has been omitted.

________________________________________ ___________________________________ ___________

Percentage of Gross Revenue Received Where Underlying Business Has ANY Local Competition              %100%

Verified by pdfFiller

02/15/2024
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February 22, 2024 

Jim Gilmour  
Director of Strategic Planning & Research 
City of Fargo 
225 4th Street North 
Fargo, North Dakota 58102 

Dear Mr. Gilmour: 

Graystoke Capital Woodrow LLC purchased the Woodrow Apartments located at 301/315 
University Dr N and 1222 4th Ave N from DFI Woodrow Wilson LLC on January, 19, 2022. The 
Fargo City Commission approved DFI Woodrow Wilson for a PILOT incentive on August 17, 2015 
which was later than approved by the Fargo City Commission to be transferred to Graystoke 
Capital Woodrow LLC upon the sale. Graystoke Capital Woodrow LLC would like to sell a 30% 
interest in the project to ACV ALB San Mateo, LLC. Graystoke Capital Woodrow LLC will retain a 
70% stake in the project. This project will be held in a Tenant-in-Common ownership structure.  

Graystoke Capital Woodrow 70% Tenant-in-Common member and ALB San Mateo, LLC 30% 
Tenant-in-Common member is requesting to transfer and assume the remainder of the already 
approved PILOT tax payment schedule as is allowed under section 40-57.1.06 of the ND Century 
Code: “option to make payments in lieu of taxes for the remainder of the exemption or 
payments in lieu of taxes period.” 

Please find the attached applications, original tax schedule, and business incentive agreement 
requesting the remainder of the PILOT tax schedule transfer to Graystoke Capital Woodrow LLC 
and ACV ALB San Mateo, LLC the new operator of this project. 

Please let me know if there is any additional information needed. 

Sincerely, 

Graye Parnell 
Managing Principal 
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3. Grantor(s) agrees to provide recipient with a business incentive described as follows:

3.a. Is this incentive tax increment fi nancing? � Yes � No

 If yes, describe the type of district:

4. The business incentive will be provided on ________________________.

This date is the benefi t date.

X Increase tax base

� Indirectly increase employment opportunities

� Other _____________________

5. The public purpose(s) of the business incentive are:

� Assisting community development

X  Directly create employment opportunities

� Job retention

6. Value of Business Incentive: $5,184,224.80 if 10
year 100% exemption is granted

7. Recipient currently employs ___________ people, located in __________________________________.

8. In return for the business incentive, Recipient shall, within two years create: _______________________
Number of full-time equivalent jobs

___________________   +   __________________   =   __________________
Average hourly wage Benefi ts per hour value Average hourly compensation

9. The Recipient shall continue operations in the jurisdiction in which the business incentive was issued for

fi ve years or more after the benefi t date.

10. Recipient shall fi le a recipient report with the Grantor, as described in N.D.C.C. § 54-60.1-05 annually on

or before March 1st of each year for two years, beginning in 2007, following the benefi t date or until the

goals of paragraph 8 are met, whichever is later.

10.a. Grantor shall mail the recipient a warning letter if no report is received by March 8th.  Recipient shall fi le

the progress report within 14 days of the postmarked date of the warning letter.

10.b. If a recipient report is not received within 14 days of the warning letter, Recipient agrees to pay to

Grantor a $100 penalty for each subsequent day until the report is fi led.  The maximum penalty under 

this section may not exceed $1,000.

11. Recipient shall pay back the value of the incentive to the Grantor, prorated to refl ect any partial

fulfi llment of the job and compensation goals, if, after two years, the job and compensation goals listed

in paragraph 8 are not met.

38 states3,136 (391 Fargo employees)

60

25.22 9.80 35.02
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11.a. Paragraph 11 does not apply if the job and compensation goals were not met as a result of an act of God

or terrorism.

12. This business incentive agreement shall only be modifi ed or extended by the Grantor pursuant to

N.D.C.C. § 54-60.1-04.

13. If the terms of this business incentive agreement are not met, Recipient shall not receive a business

incentive from any grantor for fi ve years from the date of failure or until a recipient satisfi es the

repayment obligation.

14. The Recipient has disclosed, in attachment “A” of this agreement, all additional fi nancial assistance

received from state or political subdivision Grantors for this project since inception.

15. By signing this agreement, Recipient verifi es that it has not failed to meet the terms of any business

incentive agreement in the last fi ve years.

Dated this ____________ day of ________________________, 20____.

Grantor: _________________________________ on behalf of ____________________________

Dated this ____________ day of ________________________, 20____.

Recipient: _________________________________ on behalf of ____________________________
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LEGAL DESCRIPTION OF PROPERTY: SIX PARCELS OF LAND INCLUDING: 

Lots one, Two, Three, Four, Five, and Six, in Block Three of Laverne’s Second Addition to the City 
of Fargo, situate in the County of Cass and the State of North Dakota.  

Common Addresses: 

• Lot 1: 3181 43rd St. N

• Lot 2: 3101 43rd St. N

• Lot 3: 3303 43rd St. N.

• Lot 4: 3030 42nd St. N.

• Lot 5: 3100 42nd St. N.

• Lot 6: 3190 42nd St. N.
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Paragraph 18: Descrip�on of Project: 

Border States Industries, Inc. (Border States) is a wholesale distributor of electrical, construc�on, 
industrial, u�lity, and data communica�on materials and equipment. Border States is a North Dakota 
corpora�on, founded in Grand Forks in 1952 and incorporated in North Dakota in 1961. Border States is 
100% employee owned and is one of the 100 largest employee-owned companies in the United States.  

Border States is headquartered in Fargo and presently has over 120 loca�ons in over 29 states and employs 
more than 3,000 individuals in 38 states. Border States has 391 employee-owners located in Fargo at our 
branch loca�on (605 25th St. S., Fargo, ND 58103) and principal office and branch support center (2400 
38th St. S., Fargo, ND 58104).  

Border States is implemen�ng a Distribu�on Network strategy over the next 5-7 years which will result in 
several opera�onal efficiencies for Border States and ul�mately lower the cost to serve our customers. 
Border States’ first distribu�on center will be constructed in the Upper Midwest and will be the model for 
our distribu�on centers in other regions of the country. The Upper Midwest distribu�on center will serve 
28 of Border States’ opera�ng branch loca�ons in the Upper Midwest (ND, MN, SD, NE, MT, WY, & IA).  

Border States is evalua�ng construc�on of its Upper Midwest Distribu�on Center in North Fargo with 
construc�on planned for July 2024 and opera�ons to commence in the Winter of 2025. While Border 
States con�nues to evaluate other loca�ons in the Upper Midwest, it has narrowed its primary focus to 
Fargo and Sioux Falls, SD. Border States prefers Fargo to Sioux Falls because of the opera�onal 
effec�veness of the loca�on and Border States’ strong connec�on to the Fargo community.  

Opera�ons at the distribu�on center will primarily consist of inventory management, consolida�on and 
repackaging for distribu�on to Border States “final mile” opera�ng branches. Collateral opera�ons will 
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include wire cu�ng, return staging and processing, Border States services, Material Handling Equipment 
(MHE), and asset storage. While Border States does not manufacture the products it sells, this facility will 
include a Border States service center which may focus on some light assembly, modifica�on and ki�ng 
operaitons.  

Inventory will be received at the distribu�on center from Border States’ various manufacturer and vendor 
partners. Border States will house approximately $40 to $50 million dollars in inventory at the distribu�on 
center. The inventory stored will consist primarily of electrical, construc�on, & u�lity materials and 
equipment. The majority of products are materials that can be stored efficiently indoors and that can be 
transported on standard pallets. Border States an�cipates 25,000 -30,000 unique SKU’s housed within the 
Upper Midwest distribu�on center once fully opera�onal.  

At least 58 full-�me employees will be needed on day one of opera�ons. The distribu�on center will 
include office space, a conference room, a breakroom, and a recep�on area for distribu�on center 
employees and distribu�on center support. All administra�ve and branch support func�ons will remain at 
Border States’ branch support center in Fargo.  

Paragraph 20: Annual Expense, Revenue, and Net Income: The distribu�on center will not directly 
generate revenue because sales are not generated from the distribu�on center. Rather, the distribu�on 
center will serve Border States’ Upper Midwest opera�ng branch loca�ons which generate revenue. 
Calcula�ng the increase in revenue and net income because of the opera�onal efficiencies created by the 
distribu�on center is a complex and nuanced analysis. Upon request, Border States can provide on a 
confiden�al basis financial informa�on needed to evaluate the applica�on.  
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Supplement to Border States Industries, Inc.’s Application for 
Property Tax Incentives for New or Expanding Businesses 

Question 21 

Question 25: 

Border States’ planned distribution center will not compete directly with the competitors listed in 
the application. However, the distribution center will supply Border States’ branch locations which 
do compete directly with the competitors listed. WESCO and Graybar, specifically, are large 
wholesale distributors and 100% of our gross revenue competes directly with these entities.  

Border States Industries, Inc. 

_______________________________ 
By:  James Sipe 
Title:  Exec. VP - Supply Chain 

Dated: February 15, 2024 
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Exemption Evaluation Calculator 145.0 145.0
Border States Industries Inc Points Points
Project Type Code (Ctrl-C to view) 3 25.0 3 25.0
Current Number Of Employees Year 1 391 Year 3 391
Hourly Salary Without Benefits # Jobs # Jobs

Under $13.00
$13.01-$15.00
$15.01-$20.00
$20.01-$28.00 58 Pts. For # Jobs-> 40.0 62 Pts. For # Jobs-> 40.0
$28.01-$35.00 Pts. For $ Jobs-> 30.0 Pts. For $ Jobs-> 30.0
Over $35.00

TOTAL # OF JOBS CREATED 58 62
% GI w/ Local Competition (not downtown) 100% -25.0 100% -25.0
Value of Proposed Buildings 38,119,300$         50.0 38,119,300$          50.0
Downtown Location (Y/N) N 0.0 N 0.0
Startup Firm (Y/N) N 0.0 N 0.0
Has Const Started or Has Bldg Been
Occupied If Existing (Y/N) N 0.0 N 0.0
Number of Years (Exemption) 10 10
Company Safety Experience Rating 3 25.0 3 25.0

RECOMMENDATION IS TO APPROVE APPROVE
Description Primary Sector Dist Primary Sector Dist
Estimated New Annual Payroll $2,895,360 $3,095,040
Estimated Annual Real Estate Tax $518,422 $518,422
Estimated PV of Exemption $4,003,121 $4,003,121
Payroll / PV of Exemption 0.7 0.8
Property Value /  # of Jobs 657,229$              614,827$  
Total Value Of Benefit 5,184,225$           5,184,225$            
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