
 
 
 
 
 

ASSESSMENT DEPARTMENT 
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TAX EXEMPT REVIEW COMMITTEE APPLICATION SUMMARY 
 
 
Scheduled Meeting Date: 8/22/2017 
 
APPLICATION #1 

   
Applicant The Edge Artist Flats, LLC 
Address 1321 5 Ave. N. 
Parcel Number 01-2340-00511-000 
Project Type Low Income Housing Tax Credit Apartments 
Project Timing Commencement of operations June 2019 
Request 15 Year PILOT  
Comments PILOT & land tax equal to the tax on a project value arrived at using a 

5.5 Gross Rent Multiplier in initial year. 2% annual inflation factor used 
in years 2-15. 

Policy Concerns Meets current policy for Low Income Housing Tax Credit apartment 
projects. 

 
Current Approved Policy: 

Low Income Housing 
Qualifying projects under the federal Low Income Housing Tax Credit 
(LIHTC) program will be considered for a 15 year PILOT according to the 
following: 

• City of Fargo must approve the LIHTC participation. 
• PILOT payment schedule will be established based on a value of the 

project determined by using a gross rent multiplier (GRM) of 5.5–6.5 times 
the gross rents received from the project imposed by the low income credit 
program in the initial year. 

• An annual inflation factor of 2% will be applied to the PILOT payment 
schedule. 

 

















PROJECT FINANCIAL ANALYSIS
15 YEAR PRO FORMA

FOR:
Permanent Loan
Rate: 5.750%
DCR: 1.000
Amort: 30
Constant 7.0029%
Annual Debt Service: 42,850
Mortgage Amount 611,892

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

Rental Income from Units # Units Variables Annual Total
Average Annual % Inflation 2%
Average Monthly Rental Rates

One-Bedroom 7 100 8,400 8,568.00 8,739.36 8,914.15 9,092.43 9,274.28 9,459.76 9,648.96 9,841.94 10,038.78 10,239.55 10,444.34 10,653.23 10,866.30 11,083.62
Two Bedroom 2 441 10,584 10,795.68 11,011.59 11,231.83 11,456.46 11,685.59 11,919.30 12,157.69 12,400.84 12,648.86 12,901.84 13,159.87 13,423.07 13,691.53 13,965.36
Three Bedroom 2 514 12,336 12,582.72 12,834.37 13,091.06 13,352.88 13,619.94 13,892.34 14,170.19 14,453.59 14,742.66 15,037.52 15,338.27 15,645.03 15,957.93 16,277.09
One Bedroom 7 595 49,980 50,979.60 51,999.19 53,039.18 54,099.96 55,181.96 56,285.60 57,411.31 58,559.54 59,730.73 60,925.34 62,143.85 63,386.72 64,654.46 65,947.55
Two Bedroom 15 795 143,100 145,962.00 148,881.24 151,858.86 154,896.04 157,993.96 161,153.84 164,376.92 167,664.46 171,017.75 174,438.10 177,926.86 181,485.40 185,115.11 188,817.41
Three Bedroom 7 922 77,448 78,996.96 80,577 82,188 83,832 85,509 87,219 88,963 90,743 92,558 94,409 96,297 98,223 100,187 102,191
Total Gross Rent Revenue 301,848 307,885 314,043 320,324 326,730 333,265 339,930 346,728 353,663 360,736 367,951 375,310 382,816 390,473 398,282
Commercial Space- Daycare - - - - - - - - - - - - - - -
Laundry & Garage Income 5 2,400 2,448 2,497 2,547 2,598 2,650 2,703 2,757 2,812 2,868 2,926 2,984 3,044 3,105 3,167
Less Vacancy 7% (21,129) (21,552) (21,983) (22,423) (22,871) (23,329) (23,795) (24,271) (24,756) (25,252) (25,757) (26,272) (26,797) (27,333) (27,880)
Total Income 283,119 288,781 294,557 300,448 306,457 312,586 318,838 325,214 331,719 338,353 345,120 352,022 359,063 366,244 373,569

Operating Expenses and Real Estate Taxes Per Unit
Annual % escalation 3%

Office/Advertising 340 14,280 14,708 15,150 15,604 16,072 16,554 17,051 17,563 18,089 18,632 19,191 19,767 20,360 20,971 21,600
Personnel (Site Manager and Maintenance) 1,160 48,720 50,182 51,687 53,238 54,835 56,480 58,174 59,919 61,717 63,569 65,476 67,440 69,463 71,547 73,693
Utilities (Sewer/Water & Common Area ) 833 35,000 36,050 37,132 38,245 39,393 40,575 41,792 43,046 44,337 45,667 47,037 48,448 49,902 51,399 52,941
Property Taxes 600 22,383 22,753 23,130 23,515 23,907 24,308 24,716 25,132 25,557 25,991 26,433 26,884 27,344 27,813 28,291
Insurance 400 16,800 17,304 17,823 18,358 18,909 19,476 20,060 20,662 21,282 21,920 22,578 23,255 23,953 24,671 25,412
Other: Support Services - 5,000 5,150 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720 6,921 7,129 7,343 7,563
Repairs & Maint. 850 35,700 36,771 37,874 39,010 40,181 41,386 42,628 43,906 45,224 46,580 47,978 49,417 50,900 52,427 53,999
Property Mgmt. 0 17,471 17,995 18,535 19,091 19,664 20,254 20,862 21,487 22,132 22,796 23,480 24,184 24,910 25,657 26,427
Accounting/Audit - 6,500 6,695 6,896 7,103 7,316 7,535 7,761 7,994 8,234 8,481 8,735 8,998 9,267 9,545 9,832
NDHFA Compliance 35 1,520 1,566 1,613 1,661 1,711 1,762 1,815 1,869 1,925 1,983 2,043 2,104 2,167 2,232 2,299
Replacement Reserve 350 14,700 15,141 15,595 16,063 16,545 17,041 17,553 18,079 18,622 19,180 19,756 20,348 20,959 21,587 22,235

Total Operating Expenses 4,568 218,074 224,315 230,739 237,352 244,159 251,168 258,382 265,807 273,453 281,324 289,426 297,766 306,353 315,192 324,292

Net Operating Income 65,044 64,466 63,818 63,096 62,298 61,418 60,456 59,407 58,266 57,029 55,694 54,256 52,710 51,052 49,278

Debt Service on First Mortgage Loan 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850 42,850
Cash Flow 22,194 21,616 20,968 20,246 19,448 18,568 17,606 16,557 15,416 14,179 12,844 11,406 9,860 8,202 6,428
Accumulated Cash Flow 22,194 43,810 64,778 85,024 104,471 123,040 140,646 157,202 172,618 186,798 199,642 211,048 220,908 229,110 235,537
Debt Service Coverage - Hard Only 1.52 1.50 1.49 1.47 1.45 1.43 1.41 1.39 1.36 1.33 1.30 1.27 1.23 1.19 1.15




