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ECONOMIC AND DEVELOPMENT INCENTIVE COMMITTEE 
Fargo, North Dakota 

Regular Meeting    Tuesday, November 25, 2025 

The August 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 November 
25, 2025. 

The committee members present or absent are: 

Members Present: Dave Piepkorn, Mayor Mahoney, Lucas Paper, Matt Schlenvogt, John Cosgriff, 
Jon Eisert, Erik Barner, Robert Wilson 

Others Present: Jim Gilmour, Jackie Gapp, Michael Splonskowski 

Others Absent: Levi Bachmeier  

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

Minutes Approved 

A motion was made by John Cosgriff to approve the minutes from July 22, 2025. Lucas Paper 
seconded.   Motion carries. 

Central at the Horizon 

• Jim Gilmour began the discussion by providing updates on the project.
• Project Funding Updates:

o The North Dakota Housing Finance Agency (NDHFA) had funded seven projects
statewide, including the Central on Horizon, using low-income housing tax credits
and other housing funds.

o Two other Fargo projects were included in the state funding awards: a Housing
Authority project on 25th Avenue South (funded with 9% low-income housing tax
credits), and a project by Beyond Shelter at 64th Avenue South (which had a pilot
incentive approved a year ago and is currently reapplying). The Housing Authority
will need a pilot incentive for feasibility on their project

o It appears that all funding for Central on Horizon is in place, except for the Payment
in Lieu of Taxes (PILOT).

o The project is characterized as moderate-income workforce housing, addressing a
community need. The income limits for this project are higher than those seen in
Beyond Shelter or Housing Authority projects. A financial advisor determined that
the project would not be feasible without the requested incentives.

• Developer Presentation (David Wessner, VP of Development for NX Group): Page 1



o The NX Group, based in Indianapolis, Indiana, specializes in 4% low-income housing
tax credit (LIHTC) projects and is active in about 20 states, focusing heavily on
Midwestern and Great Plains states.

o The site is located in a qualified census tract and has been zoned for high-density
development by the city.

o The developer has been approved for the Renaissance zone incentive for the first 5
years and is requesting a 15-year PILOT to ensure the project moves forward.

o The NX Group confirmed that they officially received the 4% federal tax credits this
morning (which provide 30-40% of the total capital stack/equity). They also secured
$3 million from the North Dakota Housing Incentive Fund.

o The developer noted that 4% LIHTCs are non-competitive, but they typically only
cover about 35% of the project cost, making other resources necessary for
feasibility.

• Affordability: 100% of the units will be capped at 60% area median income (AMI). Rents will be
limited to 30% of the 60% AMI, which is defined as housing burdened. The project is required to
accept vouchers from the Fargo Housing Authority.
• Project Design: The plan includes full parking and amenity space on the first floor, with four
residential stories above the garage. The developer focuses on creating accessible housing for
families, offering a heavy number of two and three-bedroom units, and no studios.
• Cost and Financing Structure: The cost per unit is roughly $360,000. The developer explained that
this higher cost is typical for such projects due to significant bond and legal costs. Additionally, the
NX Group takes a deferred developer fee, reinvesting a large chunk back into the deal to generate
more tax credit equity.
• Rents and Fees: The projected rent for a one-bedroom unit will be closer to $1,100 (based on
anticipated 2026 income). The listed monthly pet fee of $420 represents the totality of fees for the
whole project. The individual fee is generally around $10 to $15 per month per pet.
• Environmental Remediation: The land was formerly a coal gasification plant. Excell Energy
completed extensive remediation (including hauling out contaminated soil and placing a cap) in
2018, leading to current environmental covenants. The NX Group plans to comply with all
covenants by maintaining a five-foot clean cap on the site, building a podium, and installing an
active radon system.
• Project Longevity: The NX Group typically holds the property until the full federal tax credit period
is over. Due to the Housing Incentive Fund (HIF) award, the affordability period for the Central on
Horizon project will be somewhere between 15 and 30 years.

A motion was made to approve the Central at the Horizon project. John Cosgriff approved. Mayor 
Mahoney seconded.  

Cass County Tax Incentive Policy 

• Jim Gilmour introduced the Cass County Tax Incentive Policy update.
• Policy Highlights:

o The policy encourages cities to limit incentives to five years but indicates support for
ten years.
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o It focuses on the primary sector and expresses support for low-income housing
projects. This support for low-income housing is considered a positive change.

o For incentives outside of the low-income housing or primary sector, the County will
participate at only 50% of the City's participation.

o Robert (representing the County) explained that the County Commission
implemented the policy to tighten approvals, especially following the enactment of
property tax caps, as the County is heavily reliant on property taxes for revenue. The
City of Fargo is less impacted by the cap because it utilizes other fees (e.g., water,
mosquito) for revenue .

o A key procedural change is that the County now intends to look at incentive
applications prior to the initiating agency (City) to get the whole picture.

• There’s a concern that being overly restrictive on tax incentives could lead to the loss of
projects and eventually result in higher property taxes for residents, noting that incentives
have historically reduced property taxes by approximately five mils.

No action was taken on this item, as it was for discussion and informational purposes regarding 
Cass County's policy. 

Incentives Reporting 

• This item was referred to the EDIC to review and potentially improve monitoring procedures
for job creation and primary sector projects.

• Current Status and Proposed Action:
o Staff (Jim Gilmore and Eric Johnson) will draft a new incentive policy/agreement to

replace the current state form. This new document will clarify reporting frequency,
requirements, and consequences for non-compliance.

o A recent internal report noted that some companies appeared non-compliant, but
this was sometimes due to reporting requirements only covering the first two years
of a five-year commitment. In several cases, companies that did not report had
exceeded their job creation commitments significantly (e.g., committing 40 jobs and
creating 100).

o The first attempt at reporting resulted in only two companies not participating.
o Staff is working with the Economic Development Corporation (EDC) to integrate

reporting with the EDC’s existing business retention expansion (BRX) visits to avoid
duplication.

• The EDIC noted that Fargo’s strategic approach to incentives is a "solid process".
• Policy Recommendation:

o It was recommended that if a company does not meet job creation requirements,
staff should bring the issue back to the EDIC for review and explanation (e.g., due to
automation, economic shifts) rather than implementing automatic termination.

Jim Gilmour will provide a summary of the proposed reporting changes at the next EDIC meeting. 
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Commercial Redevelopment Policy Amendment 

• The amendment is designed to encourage infill redevelopment by incentivizing the
conversion of older, less dense commercial spaces (like office parks) into mixed-use, higher-
density projects (e.g., housing above commercial, similar to "The Block project" in South
University).

• This approach aligns with the Go 2030 plan which promotes higher density redevelopment
within the city rather than focusing solely on expansion at the edges of town.

• The maximum incentive term would be 10 years.
• Evaluation criteria would include assessing the value per square foot and the floor area

ratio, seeking greater density than surrounding commercial areas. Other criteria include
opportunities for economic development (e.g., incubators) and the incorporation of shared
parking, which is vital for achieving higher density.

Motion was made to recommend approval of the Commercial Redevelopment Policy Amendment 
to the City Commission, pending a final review with the Planning Department approved by John 
Cosgriff. Seconded by Erick Barner.  

The meeting was adjourned at 2:03 pm. 
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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 locations outside of city limits.

A representative of each affected school district and township is included as a
non-voting member in the negotiations and deliberation of this application.

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-
Page 5



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 ....... $ ____________

-2-
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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 (%efore 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.

-3-

# 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 

&Xrrent SRsLtLRns 	 SRsLtLRns added the LnLtLal year RI SrRMeFt
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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.
________________________________________ ___________________________________ ___________

-4-
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Notice To Competitors Of Hearing On Application
For Property Tax Incentives

Notice is hereby given that the ____________________________________________________________

of _____________________________________, North Dakota, will meet at _______________________

on __________________at __________________________ to consider the application of 

 

for property tax relief on the project which the applicant will use in the operation of

 _____________________________________________________________________________________

at ___________________________________________________________________________________

 _____________________________________________________________________________________

Any competitor of that applicant may appear and be heard by the ________________________________

at the time and place designated herein. A competitor may provide written comments to the governing 

body before the scheduled hearing.

This notice is given by the above-named applicant pursuant to the provisions of North Dakota Century 

Code §  40-57.1-03

(City or county governing body)

(Project operator name and address)

(Type of business)

(Address)

(Legal description)

(City or county governing body)

(Time)(City or county)

(Date) (Location)

Page 9



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). 
 
Sign Badgers will operate a commercial sign design and fabrication shop. Activities 
include client consultation, estimating, graphic design and prepress, production 
planning, and fabrication of custom signs and related visual branding products. 

Production activities include: wide-format digital printing; cutting and weeding of 
vinyl graphics; laminating and mounting printed graphics to rigid substrates; CNC 
routing and trimming of plastic, aluminum composite panels, and similar sign 
substrates; drilling, fastening, and assembly of sign cabinets/panels; application of 
vinyl/printed graphics to panels and vehicles; and final quality inspection, packaging, 
and preparation for pickup/delivery/installation. 

Products produced and/or assembled may include: indoor and outdoor business 
signs; wall and window graphics; dimensional letters/logos; banner and temporary 
signage; wayfinding and informational signs; post-and-panel signs; vehicle decals/wrap 
components; and illuminated sign components (e.g., LED modules and power supplies) 
assembled into sign cabinets or channel letter sets as applicable. 

Storage activities include indoor storage of raw materials (vinyl rolls, printed media, 
laminates, aluminum composite panels, acrylic/polycarbonate sheets, extrusion, 
fasteners, packaging supplies), work-in-process items, and finished signs awaiting 
customer pickup or scheduled installation. Inventory is stored on racks/shelving and in 
designated staging areas. 

 

 
19. Type of machinery and equipment to be installed 

Machinery and equipment to be installed/used may include: 

• Computer workstations and design/production software 

• Wide-format inkjet printer(s) for sign graphics (latex/eco-solvent/UV as 
applicable) 

• Wide-format laminator (cold/pressure laminator) 

• Vinyl cutter/plotter(s) and/or flatbed cutting equipment 

• CNC router/engraver for cutting and shaping rigid sign substrates 

• Panel saw and/or table saw for sheet goods; chop/cold saw for extrusion 

• Drill press/hand drills, rivet tools, fastening tools, and general hand/power tools 
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• Work benches/assembly tables, clamps, measuring/leveling equipment 

• Heat press and/or heat gun tools for graphic application (as applicable) 

• LED power supplies, wiring tools, and testing equipment for illuminated sign 
assembly (as applicable) 

• Material handling and storage equipment (racks, shelving, carts, dollies) 

• Packaging equipment (tape dispensers, stretch wrap, label printer) 

• Ventilation/filtration and standard shop safety equipment (as applicable) 
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Exemption Evaluation Calculator 168.0 168.0
B2 LLC as Sign Badgers Points Points
Project Type Code (Ctrl-C to view) 1 38.0 1 38.0

Current Number Of Employees Year 1 11 Year 3 11
Hourly Salary Without Benefits # Jobs # Jobs

Under $13.00
$13.01-$15.00
$15.01-$20.00
$20.01-$28.00 Pts. For # Jobs-> 10.0 Pts. For # Jobs-> 10.0
$28.01-$35.00 Pts. For $ Jobs-> 75.0 Pts. For $ Jobs-> 75.0
Over $35.00 1 2

TOTAL # OF JOBS CREATED 1 2
% GI w/ Local Competition (not downtown) 60% -25.0 60% -25.0
Value of Proposed Buildings 2,278,900$           20.0 2,278,900$             20.0
Downtown Location (Y/N) Y 25.0 Y 25.0
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) 5 5
Company Safety Experience Rating 3 25.0 3 25.0

RECOMMENDATION IS TO APPROVE APPROVE
Description Manufacturing Manufacturing
Estimated New Annual Payroll $74,880 $149,760
Estimated Annual Real Estate Tax $34,005 $34,005
Estimated PV of Exemption $147,222 $147,222
Payroll / PV of Exemption 0.5 1.0
Property Value /  # of Jobs 2,278,900$           1,139,450$             
Total Value Of Benefit 170,023$              170,023$                
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	Lennon Lofts EDIC
	EDIC - Duplex

	app to: Fargo
	1: B2 LLC dba Sign Badgers
	2: 601 University Dr N
	2-city: Fargo
	2-county: Cass
	3 mailing address: PO Box 2164
	3-city: Fargo
	3-state: ND
	3-zip: 58107
	4-partnership: Off
	4-subchapterS: Off
	4-proprietorship: Off
	4-corporation: Off
	4-cooperative: Off
	4-llc: Yes
	7: 
	8 - name: Dawson Schefter
	8 - mailing addr: PO Box 2164
	8 - city: Fargo, ND 58107
	8 - phone: 7013703709
	9 - exemption: Yes
	9 - in lieu: Off
	9 - exemption years: 5
	9 - exemption percent: 100%
	9 - in lieu begin: 
	9 - in lieu end: 
	9 - in lieu amount: 
	10 - new: Off
	10 - expansion: Yes
	11 - description: W 37 1/2 FT OF 1 & 2 THRU 9 & REAR 25 FT ADJ & A STRIP 5 FT WIDE ADJ ENTIRE N SIDE OF BLK 1, LESS E 12 1/2 FT OF 1
	12 - owned: Yes
	12 - leased: Off
	12 - yest: Off
	12 - no: Off
	13 - new: Off
	13 - existing: Yes
	13 - when: 1941
	13 - a: 
	13 - b: 
	13 - c: 
	14: April 1, 2026
	15 - a: 371,000
	15 - b: 2,278,900
	15 - c: 0
	15 - d: $2,649,900
	15 - e: 
	16 - b: 113,945
	16 - c: 0
	16 - d: 113,945
	16 - e: 298.43
	16 - f: 34005
	17 - ag: Off
	17 - wholesaling: Off
	17 - manufacturing: Yes
	17 - warehousing: Off
	17 - retailing: Off
	17 - services: Off
	18: See enclosed.
	19: See enclosed.
	20 - rev 1: $2.0M
	20 - rev 2: $2.3M
	20 - rev 3: $2.45M
	20 - rev 4: $2.6M
	20 - rev 5: $2.73M
	20 exp 1: $1.7M
	20 exp 2: $1.85M
	20 exp 3: $1.92M
	20 exp 4: $2.2M
	20 exp 5: $2.34M
	20 - net inc 1: $300K
	20 - net inc 2: $450K
	20 - net inc 3: $530K
	20 - net inc 4: $400K
	20 - net inc 5: $390K
	21 - emp 1 1: 13
	21 - newsal 1: 
	21 - newsal 2: 
	21 - newsal 3: 
	21 - newsal 4: 
	21 - newsal 5: 
	21 - newsal 6: 1
	21 - emp 1 bp: 11
	21 - emp 1 - 1: 12
	21 - emp 1 - 2: 12
	21 - emp 1 - 3: 13
	21 - emp 1 - 4: 14
	21 - emp 1 - 5: 14
	21 emp 2 bp: 2
	21 emp 2 - 1: 2
	21 emp 2 - 2: 2
	21 emp 2 - 3: 3
	21 emp 2 - 4: 3
	21 emp 2 - 5: 3
	21 - payroll 1 bp: $600K
	21 - payroll 1 - 1: $680K
	21 - payroll 1 - 2: $685K
	21 - payroll 1 - 3: $730K
	21 - payroll 1 - 4: $800K
	21 - payroll 1 - 5: $820K
	21 payroll 2 bp: $58K
	21 payroll 2 - 1: $58K
	21 payroll 2 - 2: $60K
	21 payroll 2 - 3: $85K
	21 payroll 2 - 4: $98K
	21 payroll 2 - 5: $102K
	22 - yes: Off
	22 - no: Yes
	23 - yes: Yes
	23 - no: Off
	24 - yes: Off
	24 - no: Yes
	24: SB currently occupies leased space at 349 11th St W, West Fargo, ND 58078. We have extensively evaluated many viable options and have a $250k forgiveable loan incentive to remain in West Fargo.
	25 - yes: Yes
	25 - no: Off
	25: Office Sign Company, Custom Graphics; Business expansion will be focused in areas with very little existing local competition.
	26 - yes: Off
	26 - no: Yes
	27 - yes: Off
	27 - no: Yes
	27: 
	28 - additional: Off
	28 - continuation: Off
	28 - additional exemption: Off
	28 - moved: Off
	28 - change operation: Off
	28 - change operators: Off
	28 - year: 
	statement: Dawson Schefter
	statement title: Member
	statement date: 02/02/26
	governing board: 
	city or county: 
	time: 
	date: 
	location: 
	name & addr: 
	business type: 
	address: 
	legal description: 
	gov body: 


