
EDIC MEETING 
Tuesday, March 26, 2024 – 1:00 p.m. City 
Commission Chambers, Fargo City Hall 

AGENDA 

1. Approve Tax Exempt Review Committee Meeting Minutes of 2/27/2024
a. February 27, 2024 [Page 1-2]

2. Commonwealth PILOT Application for Senior Housing [Page 3-10]
3. Proposed Change to TIF Policy [Page 11-20]



ECONOMIC AND DEVELOPMENT INCENTIVE COMMITTEE 
Fargo, North Dakota 

Regular Meeting    Tuesday, February 27, 2024 

The February 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, February 27, 
2024. 

The committee members present or absent are: 

Members Present: Dave Piepkorn, Mayor Mahoney, Jim Gilmour, Jackie Gapp, Jon Eisert, Michael 
Splonskowski, Robert Wilson, Lucas Paper and John Cosgriff. 

Members Absent: Jessica Ebeling, Erik Barner, and Levi Bachmeier. 

Commissioner Piepkorn called the meeting to order at 1:02 p.m. 

Minutes Approved 

A motion was made by Mayor Mahoney to approve the minutes from November 28, 2023. John 

Cosgriff seconded.   Motion carries. 

Ownership Change for Woodrow Wilson Apartments/Commercial Space 

• Graystoke Capital Woodrow LLC purchased the Woodrow Apartments located at 301/315
University Dr N and 1222 4 Ave n from DFI Woodrow Wilson LLC on January 19, 2022.

• Would like the remainder of the PILOT tax schedule transferred to Graystoke Capital
Woodrow LLC and ACV ALB San Mateo LLC the new operator of the project.

A motion was made by Lucas Paper to approve remainder of the PILOT to be transferred. Jon Eisert 
seconded.   Motion carries. 

Border States PILOT Application for Distribution Center 

• James Sipe- Executive VP of Supply Chain
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• Tony Serati- VP of Operations
• Border States is constructing a 350,000 square foot distribution center with $5 per square 

foot in specials.
• Asking for a 10 year PILOT
• This will be the first distribution center for Border States that will be nation wide
• Border States has 120 operating facilities over 29 states and employs more than 3,000 

individuals in 38 states. They would like to leverage branch locations.
• Expecting to be done with the expansion in late 2025 or early 2026

A motion was made by Mayor Mahoney to approve PILOT application. Jon Eisert seconded.   Motion 
carries. 

Changes to Tax Increment Financing Policy 

• The change would encourage developers for remove blighted buildings in a first phase of
development.

• The second phase would be review of the details of the proposed development and a
financial review to determine if additional incentives are needed.

• Limit to 5 year TIF
• If the developer does not start in the required time, the developer would not receive TIF

income.

Discussion will continue regarding tax increment financing policy. 

Jessica Ebling resigned.  

The meeting was adjourned at 1:26pm. 
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NEX Senior
1728 42nd Street 

Fargo, ND 

SOURCES Entity
Federal LIHTC Equity Regions Bank 9,019,098$                 
First Mortgage Legacy Bank & Trust 1,975,000 
Other: HTF 2,852,413.21             
Other: HOME 1,558,248.01             
GP/SLP Equity 100 
Total Third Party Sources 15,404,859$              
Deferred Fee 208,997 

TOTAL   15,613,856$               

USES
Land 700,000.00                 
Hard Costs 11,101,440.00          
Design & Engineering Fees 567,000.00                 
Professional Fees 133,500.00                 
Financing Costs 736,377.00                 
Soft Costs 2,083,177.00             
Tax Credit Fees 111,000.00                 
Development Reserves 181,362.00                 

TOTAL   15,613,856$               
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Permanent Loan
Rate: 5.00%
DCR: 1.15
Amort: 35
Constant: 6.06%
Annual Debt Service: 119,611$  
Mortgage Amount 1,975,000$                

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15
REVENUE
REV Growth % 2.00%

Gross Potential Revenue 406,980$        415,120$        423,422$        431,890$        440,528$        449,339$        458,326$        467,492$        476,842$        486,379$        496,106$        506,028$        516,149$        526,472$        537,001$        
Other Income 4,800               4,896               4,994               5,094               5,196               5,300               5,406               5,514               5,624               5,736               5,851               5,968               6,088               6,209               6,333               
Less: Vacancy 7.00% (28,825)           (29,401)           (29,989)           (30,589)           (31,201)           (31,825)           (32,461)           (33,110)           (33,773)           (34,448)           (35,137)           (35,840)           (36,557)           (37,288)           (38,033)           

- Total Income 382,955$        390,615$        398,427$        406,395$        414,523$        422,814$        431,270$        439,895$        448,693$        457,667$        466,820$        476,157$        485,680$        495,394$        505,302$        

Operating Expenses
Annual % Expense Growth 3.00%
Operating Expenses 206,135          212,319          218,689          225,250          232,007          238,967          246,136          253,521          261,126          268,960          277,029          285,340          293,900          302,717          311,798          

Property Management Fee 22,977             23,667             24,377             25,108             25,861             26,637             27,436             28,259             29,107             29,980             30,880             31,806             32,760             33,743             34,755             
Reserves for Replacement 350$  14,000             14,420             14,853             15,298             15,757             16,230             16,717             17,218             17,735             18,267             18,815             19,379             19,961             20,559             21,176             

- Total Operating Expenses 243,113$        250,406$        257,918$        265,656$        273,626$        281,834$        290,289$        298,998$        307,968$        317,207$        326,723$        336,525$        346,621$        357,019$        367,730$        

- Net Operating Income 139,843$        140,208$        140,509$        140,739$        140,898$        140,979$        140,981$        140,897$        140,725$        140,460$        140,097$        139,632$        139,059$        138,374$        137,572$        

Temporary Income - TIF - - - - - - - - - - - - - - - 

Debt Service: First Mortgage Loan 119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        119,611$        
MIP / Guarantee Fee (on declining loan balance)
Debt Service: Second Mortgage Loan - - - - - - - - - - - - - - - 
Debt Service: TIF Mortgage - - - - - - - - - - - - - - - 

Cash Flow After Debt Service 20,232$          20,597$          20,898$          21,129$          21,287$          21,368$          21,370$          21,286$          21,114$          20,849$          20,486$          20,021$          19,448$          18,763$          17,961$          
Accumulated Cash Flow 20,232$          40,829$          61,727$          82,855$          104,142$       125,510$       146,880$       168,166$       189,281$       210,130$       230,616$       250,637$       270,086$       288,849$       306,810$       

DSCR - HARD 1.17                 1.17                 1.17                 1.18                 1.18                 1.18                 1.18                 1.18                 1.18                 1.17                 1.17                 1.17                 1.16                 1.16                 1.15                 

Asset Management Fee 100$  4,000$             4,120$             4,244$             4,371$             4,502$             4,637$             4,776$             4,919$             5,067$             5,219$             5,376$             5,537$             5,703$             5,874$             6,050$             

Cash Flow Available to Pay Deferred Fee 16,232$          16,477$          16,654$          16,758$          16,785$          16,731$          16,593$          16,367$          16,047$          15,630$          15,111$          14,484$          13,745$          12,889$          11,910$          

Cash Flow Loan Repayment -$                 -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  
Cash Flow Loan Repayment -$                 -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  

Deferred Fee Payoff
Payment 208,997$  16,232$          16,477$          16,654$          16,758$          16,785$          16,731$          16,593$          16,367$          16,047$          15,630$          15,111$          14,484$          13,745$          1,382$             -$                 
Current Balance 192,765$        176,288$        159,634$        142,876$        126,092$        109,360$        92,767$          76,400$          60,353$          44,723$          29,612$          15,128$          1,382$             -$                 -$  

Cash Flow Available to Partnership -$                 -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  11,507$          11,910$          
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16 17 18 19 20 21 22 23 24 25 26 27 28 29 30

547741 558696 569870 581268 592893 604751 616846 629183 641766 654602 667694 681048 694669 708562 722733
6460.168024 6589.371384 6721.158812 6855.581988 6992.693628 7132.5475 7275.198451 7420.70242 7569.116468 7720.498797 7874.908773 8032.406949 8193.055088 8356.91619 8524.054513
-38794.1165 -39569.99883 -40361.39881 -41168.62679 -41991.99932 -42831.839 -43688.4761 -44562.24562 -45453.49053 -46362.56034 -47289.81155 -48235.60778 -49200.31993 -50184.32633 -51188.01286

515,408$       525,716$  536,230$           546,955$           557,894$           569,052$     580,433$        592,041$        603,882$         615,960$         628,279$       640,845$         653,661$        666,735$         680,069$         

321152.2366 330786.8037 340710.4078 350931.7201 361459.6717 372303.462 383472.5657 394976.7426 406826.0449 419030.8263 431601.751 444549.8036 457886.2977 471622.8866 485771.5732

35797.92211 36871.85978 37978.01557 39117.35604 40290.87672 41499.603 42744.59111 44026.92884 45347.73671 46708.16881 48109.41387 49552.69629 51039.27718 52570.45549 54147.56916
21811.54383 22465.89015 23139.86685 23834.06286 24549.08474 25285.5573 26044.124 26825.44772 27630.21116 28459.11749 29312.89102 30192.27775 31098.04608 32030.98746 32991.91708

378,762$       390,125$  401,828$           413,883$           426,300$           439,089$     452,261$        465,829$        479,804$         494,198$         509,024$       524,295$         540,024$        556,224$         572,911$         

136,646$       135,591$  134,402$           133,071$           131,594$           129,963$     128,171$        126,212$        124,078$         121,762$         119,255$       116,550$         113,638$        110,510$         107,158$         

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

119,611$       119,611$  119,611$           119,611$           119,611$           119,611$     119,611$        119,611$        119,611$         119,611$         119,611$       119,611$         119,611$        119,611$         119,611$         

- - - - - -                - - - - - - - - - 
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

17,035$          15,980$  14,791$              13,460$              11,983$              10,352$       8,560$             6,601$             4,467$              2,151$              (356)$              (3,061)$            (5,973)$           (9,101)$            (12,453)$          
323,845$       339,825$  354,616$           368,076$           380,059$           390,411$    398,972$       405,573$       410,040$        412,191$        411,835$       408,773$        402,800$       393,699$        381,247$        

1.14 1.13 1.12 1.11 1.10 1.09 1.07 1.06 1.04 1.02 1.00 0.97 0.95 0.92 0.90

6,232$            6,419$  6,611$                6,810$                7,014$                7,224$         7,441$             7,664$             7,894$              8,131$              8,375$            8,626$              8,885$             9,152$              9,426$              

10,803$          9,561$  8,179$                6,651$                4,969$                3,128$         1,119$             (1,063)$           (3,427)$            (5,981)$            (8,731)$           (11,688)$          (14,858)$         (18,252)$          (21,879)$          

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

-$                -$  -$  -$  -$  -$  (0)$  (1,063)$           (3,427)$            (5,981)$            (8,731)$           (11,688)$          (14,858)$         (18,252)$          (21,879)$          
-$                -$  -$  -$  -$  -$  0$  1,063$             4,490$              10,471$           19,202$          30,890$           45,748$          64,001$           85,880$           

10,803$          9,561$  8,179$                6,651$                4,969$                3,128$         1,119$             -$                 -$  -$  -$  -$  -$  -$  -$  
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