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Executive Summary 
The City of Grand Forks, North Dakota (the “City”) retained Baker Tilly Municipal Advisors (“BTMA”) to 
review a request for public financial assistance from ACTIVATE RRGC, LLC (the “Applicant”) associated 
with the University of North Dakota / Ray Richards Golf Course project (the “Project”). The Project consists 
of two primary private components: Greenview Living (the “Housing” component), a multifamily housing 
development, and the Toptracer Facility (the “Toptracer” component), a driving range / golf entertainment 
facility. The City seeks to determine whether the Project reasonably requires the requested financial 
assistance in the current marketplace. 
 
Unlike a conventional mixed-use development in which residential and commercial components are 
physically and economically integrated, the Housing and Toptracer components are separate private 
development components within the broader Project. Accordingly, BTMA evaluated the Housing and 
Toptracer components individually and reviewed the combined Project (the “Combined Project”) results as 
supplemental context. Although the Request applies standardized abatement and payment in lieu of taxes 
(“PILOT”) terms to both components, the standardized structure does not change BTMA’s component-level 
review of each component’s costs, operating profile, and forecasted Return. 
 
For purposes of this Analysis, the Request is defined as a standardized property tax incentive structure for 
both the Housing and Toptracer components under which improvements are subject to a 90.0% abatement 
/ 10.0% taxable improvement treatment for 20 years through abatement and PILOT terms. Post-project 
land / non-PILOT value is modeled as fully taxable. Current fiscal outputs assume participation by the taxing 
entities reflected in this Report, subject to final confirmation. 
 
BTMA evaluated the need for assistance using internal rate of return (“IRR” or “Return”) and compared the 
Applicant’s forecasted Returns without public assistance to published market IRR ranges and proxy market 
references. For Housing, BTMA references the PwC Real Estate Investor Survey, First Quarter 2026, 
National Apartment IRR range of 6.00% to 9.50% as a direct published market comparison. Because PwC 
does not publish a dedicated category for golf-entertainment facilities or Toptracer facilities, BTMA 
references the PwC National Net Lease IRR range of 6.00% to 10.00% as proxy market context for the 
Toptracer component. The Housing and Toptracer results are evaluated primarily on a component basis, 
with the Combined Project reviewed as supplemental context. 
 
BTMA reviewed the Applicant’s pro forma and related materials supporting the Project’s financing, 
construction costs, and operating assumptions. Based on that information, BTMA determined that the 
Applicant’s assumptions are sufficiently developed to support this Analysis, subject to the participation, 
legal treatment, construction pricing, and operating-assumption caveats noted in this Report. 
 
The Request is estimated to materially improve the forecasted Return relative to a scenario in which the 
Project receives no public assistance. The Return for Housing is forecasted to improve from approximately 
2.50% without public assistance to approximately 6.67% under the Request. Toptracer is forecasted to 
improve from approximately 4.30% without public assistance to approximately 5.84% under the Request. 
On a Combined Project basis, the forecasted levered IRR is estimated to improve from approximately 
3.29% without public assistance to approximately 6.31% under the Request. Even with that improvement, 
Housing remains near the lower end of the published market range used for comparison, while Toptracer 
remains slightly below the lower end of the proxy market reference used for context. Based on the 
Applicant’s pro forma and related materials, the Project, as proposed, would likely not be undertaken in the 
current marketplace without some level of public assistance. This conclusion is based on the Applicant’s 
current pro forma and assumed incentive structure. 
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EXECUTIVE SUMMARY 

The fiscal outputs summarized below are based on taxable classification and assessed value assumptions 
used in this Analysis, together with assumed PILOT participation by the taxing entities reflected in this 
Report. Changes to taxing entity participation, PILOT apportionment, or legal treatment would change the 
estimated collections / net gain, incentive value, and net fiscal impact. For analytical comparison purposes, 
the Analysis estimates approximately $19.37 million in total property taxes over 30 years if the Project were 
completed without public assistance, compared to approximately $8.83 million in collections / net gain over 
the same period under the Request. The resulting difference, approximately $10.54 million, represents the 
estimated value of the incentive over the 20-year PILOT period, as reflected within the 30-year analysis 
horizon, including approximately $2.82 million attributable to City taxes forgone relative to full taxation. The 
fiscal estimates assume a $0 current/no-project taxable base, post-project land value that is fully taxable, 
improvements subject to a 90.0% abatement / 10.0% taxable improvement treatment for 20 years, 1.0% 
annual value growth, and no early-payment discount / 100.0% collections. The fiscal estimates also assume 
that construction-period value is fully taxable before the PILOT period begins. 
 
Because the Project is assumed to be located on University-owned land with a current/no-project taxable 
base value of $0, and because BTMA’s Analysis indicates the Project would likely not be undertaken without 
some level of public assistance, the practical but-for outcome is that the site would likely continue to 
generate no material property tax revenue absent the Project. Accordingly, the “without public assistance” 
scenario is used to measure the value of the Request and its effect on Project feasibility, while the fiscal 
benefit of the Project should also be understood relative to the likely no-project outcome, under which the 
new taxable value and related PILOT / property tax collections would not be created. 
 
 

 

Project Description
169-unit housing development and 32,500 
square foot Toptracer golf entertainment 
facility associated with the University of North 
Dakota / Ray Richards Golf Course.

Assistance Request

Standardized 90.0% abatement / 10.0% 
taxable improvement treatment for 20 years 
for Housing and Toptracer; approximately 
$10.54 million nominal value and $5.60 
million NPV.

Project Cost Analysis Project costs are substantial and appear to 
be a principal constraint on Return.

Operating Revenues & Expenditures
The Request improves forecasted returns, 
but operating performance, particularly for 
Toptracer, remains a key constraint.

Conclusion
The Project would likely not be pursued in 
the current marketplace without public 
assistance.
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PURPOSE & APPROACH 

Purpose & Approach 
BTMA evaluated information provided by the Applicant for due diligence purposes, including expected 
project costs, financing, timing, revenues, and operating costs, in order to measure the Applicant’s expected 
Return relative to risk. BTMA’s standard process is to review the assumptions underlying the Applicant’s 
pro forma, compare those assumptions to available supporting materials and third-party reference points 
where appropriate, and estimate the Project’s rate of return with and without the requested financial 
assistance. 
 
This Analysis assumes that the Project will be owned and operated as an investment. A measure of Return 
can therefore be calculated by considering the time value of money and an assumed sale of the asset at 
an appropriate market price. This Analysis forecasts the internal rate of return and estimates the profitability 
of the Project over time. In general, the equation may be expressed as follows: 
 

�
𝐶𝐶𝐶𝐶𝑡𝑡

(1 + 𝐼𝐼𝐼𝐼𝐼𝐼)𝑡𝑡

𝑇𝑇

𝑡𝑡=0

=  0 

 

The IRR represents the annualized rate of return that makes an investment’s net present value equal to 
zero. Stated differently, it is the effective yearly growth rate the Applicant’s invested capital is expected to 
earn, taking into account the timing of all cash inflows and outflows. IRR is commonly used in real estate 
investment analysis because it allows investors, lenders, and public-sector reviewers to compare projects 
with different timing, capital structures, and cash-flow profiles on a consistent annualized-return basis. To 
evaluate whether the Project would likely be undertaken without public assistance, the forecasted Return 
without the Request is compared to published market IRR ranges and, where direct market evidence is not 
available, proxy market references. 
 
BTMA references the PwC Real Estate Investor Survey, First Quarter 2026, as a published source of 
investor return and valuation expectations. For Housing, BTMA relies principally on the survey’s National 
Apartment market data, which reports an IRR range of 6.00% to 9.50% and an overall capitalization-rate 
range of 4.25% to 6.50%. Because PwC does not publish a dedicated category for golf-entertainment 
facilities, Toptracer facilities, or comparable recreation-oriented operating assets, BTMA uses the survey’s 
National Net Lease category only as proxy context for Toptracer; that category reports an IRR range of 
6.00% to 10.00% and an overall capitalization-rate range of 5.00% to 9.00%. BTMA evaluates Housing and 
Toptracer primarily on a component basis, with the Combined Project reviewed as supplemental context. 
The use of standardized abatement and PILOT terms across both components does not change the 
component-level analytical framework; rather, it reflects the assumed structure of the Request while 
preserving separate review of each component’s costs, operating profile, and forecasted Return. 
 
BTMA selected the PwC National Net Lease category as proxy context for Toptracer because PwC does 
not publish a dedicated golf-entertainment, Toptracer, or recreation-oriented operating-asset category. 
Although Toptracer is not a conventional net lease asset, the National Net Lease category provides 
institutional investor return and capitalization-rate context for long-term, income-producing commercial real 
estate, which is directionally relevant to the terminal-value and return framework used in this Analysis. The 
reference should be read only as proxy context, not as direct market evidence for golf-entertainment facility 
performance. 
 
Unless otherwise stated, this Report references the value of the Request in both nominal and discounted 
terms where relevant. A nominal amount is the total expected value of the assistance over time, without 
regard to timing. A discounted or present-value measure reflects the fact that future dollars are worth less 
than current dollars because of inflation, risk, and alternative investment opportunities. 
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DISCLOSURE & RELIANCE 

Disclosure & Reliance 
This Analysis is not an opinion of the Project’s feasibility, including the likelihood that the relevant trade 
area will absorb the Project during the development period forecast by the Applicant. Rather, BTMA was 
engaged to independently review the Applicant’s assumptions for the Project and determine whether the 
Project would likely realize an acceptable market rate of return in the current marketplace. 
 
BTMA has based this Analysis on projections, pro forma information, construction information, site plans, 
financing assumptions, operating assumptions, and other materials provided by the Applicant, together with 
other supporting information made available for the Project. For purposes of this Report, those Applicant-
provided materials are referred to collectively as the “Applicant Materials.” BTMA completed due diligence 
to review those projections and assumptions using its institutional knowledge and, where applicable, 
supporting materials and third-party reference points. The assumptions reflected in this Report have been 
utilized as provided unless otherwise noted. 
 
Where BTMA highlights unresolved assumptions or notes alternative framing, the reason for doing so is 
described. Forecasting outcomes for projects of this nature involves subjective judgment that may or may 
not prove correct. BTMA makes no representations or warranties, expressed or implied, as to the predictive 
accuracy of this Analysis, and nothing herein is, or shall be relied upon as, a representation or warranty 
with respect to future results. 
 
BTMA has no financial interest in the Project. BTMA is compensated through a fee agreement with the City 
of Grand Forks. 
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THE PROJECT 

The Project 
The Project is associated with the Ray Richards Golf Course area in Grand Forks, North Dakota. Based on 
the Applicant Materials and county parcel records reviewed, the project area includes two parcels within 
the Ray Richards Golf Course Addition: Lot 1, Block 1, commonly identified as 3801 Demers Avenue, and 
Lot 2, Block 1, commonly identified as 3501 Demers Avenue. The parcel records reviewed identify the 
project area as public / exempt property associated with the University of North Dakota / Ray Richards Golf 
Course, with Lot 1 listed under State of North Dakota ownership and comprising approximately 65.25 acres, 
and Lot 2 listed under University of North Dakota ownership and comprising approximately 2.49 acres. 
 

(Source: Grand Forks County GIS) 
 

Parcel #: 44-2814-00001-000 
Parcel #: 44-2814-00002-000 

 
The Project is comprised of two components. The first component is Greenview Living (the “Housing” 
component), a housing development identified in the Applicant Materials as being located near the 
intersection of Demers Avenue and 34th Street South. The Applicant describes a building of approximately 
194,820 square feet, consisting of a parking level and five living levels. The building includes 169 units, 
with a mix of studios, one-bedroom, two-bedroom, three-bedroom, and four-bedroom units. 
 
The current unit mix and rental prices provided by the Applicant are as follows: 
 

• Studio Units:  Fifty-two (52) units at $1,225 / month 
• 1-Bedroom Units:  Seventy-five (75) units at $1,325 / month 
• 2-Bedroom Units:  Twenty-seven (27) units at $1,975 / month  
• 3-Bedroom Units:  Ten (10) units at $2,650 / month 
• 4-Bedroom Units:  Five (5) units at $3,200 / month 

 
The second component is the Toptracer Facility (the “Toptracer” component), identified in the Applicant 
Materials as being located near the intersection of Demers Avenue and 42nd Street South. The Applicant 
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THE PROJECT 

Materials describe a 32,500 square foot, two-level golf entertainment facility that includes hitting bays, a 
commercial kitchen, meeting and event space, and a UND Golf Training Center. The Toptracer concept is 
also understood to include a bar and grill component as a core element of the overall user experience and 
revenue model, which is dependent on the ability to obtain and maintain a liquor license; without that 
component, the operating profile, customer draw, and revenue potential of the facility would be materially 
different. The Applicant’s preliminary site map for the Combined Project is provided below. 
 

 
The Applicant-provided site materials also reflect related parking, a clubhouse, the driving range, pedestrian 
pathways, stormwater features, and modifications to the surrounding golf-course area. The Applicant 
Materials indicate that both private components are situated on leasehold interests associated with 
University-owned land. 
 
For purposes of this Analysis, the Project is reviewed in three related, but distinct, ways: the Housing 
component, the Toptracer component, and the Combined Project. The Housing and Toptracer components 
are separate private development components within the broader University of North Dakota / Ray Richards 
Golf Course (“UND / RRGC”) redevelopment context. Although the Request applies standardized 
abatement and PILOT terms to both components, BTMA continues to evaluate the Housing and Toptracer 
components separately based on their respective sources and uses, revenues, expenses, operating 
profiles, and forecasted Returns. Certain UND / RRGC golf-course operating impacts were reviewed for 
context but are not included in the Applicant’s private Return metrics except to the extent reflected in the 
component-level sources, uses, revenues, or expenses. 
 
RRGC Operating Impact 
The Applicant Materials also include projected Greenview Living land lease payments and golf course 
operating offsets intended to support ongoing RRGC operations. The materials reviewed identify recurring 
Greenview Living land lease payments of $100,000 in Year 1, $120,000 in Year 2, and $140,000 in Year 
3, with growth thereafter. The materials also identify project-related golf venue operating offsets, including 
projected salary and operating cost offsets associated with the Toptracer / golf venue operations. The 
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THE PROJECT 

materials reviewed do not identify a separate recurring Toptracer land lease payment for purposes of this 
Analysis; rather, the Toptracer / golf venue contribution appears to be reflected through operating offsets 
and other project-related support items. 
 
Based on the golf operations materials reviewed, RRGC is projected to continue requiring operating support 
absent project-related offsets. Under the current operating assumptions, the starting RRGC operating 
deficit is approximately $501,000 in Year 1. The combined Greenview Living land rent, salary offset, and 
operating offset total approximately $335,000 in Year 1, reducing the remaining estimated UND subsidy 
requirement to approximately $166,000. Over the first 10 years, those project-related offsets total 
approximately $4.12 million, including approximately $1.42 million of Greenview Living land rent, and 
reduce the projected RRGC operating subsidy requirement from approximately $5.75 million before offsets 
to approximately $1.63 million after offsets. 
 
These amounts are reviewed as part of the broader UND / RRGC project context. They are not treated as 
property tax or PILOT revenue in the fiscal impact estimates and are not included in the private Housing, 
Toptracer, or Combined Project Return metrics except to the extent separately reflected in the applicable 
component-level sources, uses, revenues, or expenses. However, they are relevant to the broader public-
sector context because they indicate that the Project would materially reduce the continuing institutional 
subsidy otherwise required to support RRGC operations. If the Project is not completed, or if the Greenview 
Living land rent and related operating offsets are not realized, UND would need to continue funding a larger 
operating deficit, identify another operating solution, or evaluate changes to the future operation of the 
course. 
 
The Project timing currently reflected in the Applicant Materials is summarized below: 
 

Component Current Status Proposed Start / Completion 
Housing / Greenview Living Design Development August 2026 to June 2028 

Toptracer Facility Design Development August 2026 to Feb 2028 

 
The Project sources and uses summarized above are presented for overall context; however, the Housing 
and Toptracer components are evaluated separately for purposes of the Analysis. 
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DESCRIPTION OF ASSISTANCE REQUEST 

Description of Assistance Request 
The Request evaluated in this Report consists of a standardized property tax incentive structure for the 
Housing and Toptracer components under which improvements are subject to a 90.0% abatement / 10.0% 
taxable improvement treatment for 20 years. Post-project land / non-PILOT value is modeled as fully 
taxable. The Request is compared to a scenario in which the Project receives no public assistance via the 
application of PILOT or abatement. 
 
Fiscal Assumptions 
The fiscal outputs in this Report are based on the following assumptions and remain subject to final taxing-
entity participation, PILOT apportionment, and legal treatment. 
 

Assumption Analysis Treatment  

Tax Rate  
Basis 

Analysis reflects the 2025 Grand Forks mill-rate detail, including a total mill rate of 343.11 
mills. Future-year mill rates and final taxing-entity participation remain subject to 
confirmation.  

First Projected 
Collection Tax Year 

2029 first projected collection tax year. Construction-period value is modeled as fully 
taxable before the PILOT begins. PILOT treatment begins with the 2030 collection tax year. 

Housing  
Taxable Classification Commercial / apartment classification at a 5.0% taxable ratio. 

Toptracer  
Taxable Classification Commercial classification at a 5.0% taxable ratio. 

Post-Completion  
True & Full Value 

$24.8 million for Housing and $8.4 million for Toptracer, based on valuation and taxable 
classification assumptions used in this Analysis.  

Base  
Value 

$0 current/no-project taxable base value, reflecting that the identified public / University-
associated property is currently listed as exempt prior to the Project. This current/no-project 
taxable base is separate from post-project land / non-PILOT value.  

Land / Non-PILOT  
Value 

$0.8 million for Housing and $1.4 million for Toptracer. Post-project land / non-PILOT value 
is modeled as fully taxable during the PILOT period. 

PILOT  
Participation 

City, County, School District, Park District, State Medical Center, and Garrison Diversion 
participation are assumed for purposes of this Analysis. Final participation, PILOT 
apportionment, and any entity-specific treatment remain subject to confirmation.  

PILOT  
Basis 

Applied to improvements only; post-project land / non-PILOT value is modeled as fully 
taxable. Improvements are subject to a 90.0% abatement / 10.0% taxable improvement 
treatment during the 20-year PILOT period. 

Annual Value Growth 1.0% annual value growth.  
Net Collection Factor 100.0% collection factor; no early-payment discount applied. 

Discount Rate 6.0% for net present value (NPV) calculations. 

Special Assessments  
/ Excluded Levies 

Special assessments, if any, are excluded from the property tax and PILOT estimates 
unless otherwise noted. 

Construction-Period 
Treatment 

Construction-period value is modeled as fully taxable before the PILOT period begins. 
Construction-period real estate taxes are included in development costs and are not 
separately deducted as a first-period developer return cash-flow adjustment. 

 
The current fiscal estimates assume a $0 current/no-project taxable base value because the identified 
project parcels are currently listed as exempt in the county parcel records reviewed by BTMA. The Analysis 
separately treats post-project land / non-PILOT value as fully taxable, while improvement value is subject 
to a 90.0% abatement / 10.0% taxable improvement treatment for 20 years. The Analysis also assumes a 
fully taxable construction-period collection year before the PILOT period begins. To the extent taxing entity 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

participation, PILOT apportionment, leasehold treatment, or final legal structure differs from the 
assumptions reflected in this Report, the estimated collections / net gain and taxes forgone would change. 
 

Requested  
Incentive Component Structure Nominal  

Incentive Value 
NPV  

Incentive Value 
Housing  

Abatement / PILOT 
Housing / 

Greenview Living 
90.0% Abatement /  

10.0% Taxable / 20 Years  
$               8,159,336 $               4,331,615 

Toptracer  
Abatement / PILOT 

Toptracer  
Facility 

90.0% Abatement /  
10.0% Taxable / 20 Years  

2,379,806 1,263,388 

Total Combined 
Project 

90.0% Abatement /  
10.0% Taxable / 20 Years  

$            10,539,142 $              5,595,003 

 
The standardized structure applies consistent PILOT terms to both private components while maintaining 
BTMA’s component-level evaluation of each component’s costs, operating profile, and forecasted Return. 
These amounts represent taxes forgone relative to full taxation and are separate from collections / net gain 
compared to the current non-taxable base. Construction-period real estate taxes are included in 
development costs and are not separately deducted as first-period developer return cash-flow adjustments. 
 
 

Review of Applicant’s Financial Model 
The Project’s forecasted Return is driven by the assumptions used in the Applicant’s pro forma. As a result, 
several steps are necessary to evaluate the reasonableness of those assumptions and their impact on the 
Project’s Return. 
 
Because the Housing and Toptracer components are not physically or operationally integrated in the same 
manner as a conventional mixed-use development, BTMA reviewed the Applicant’s assumptions on both a 
component-level and combined basis. The component-level review identifies the distinct cost, operating, 
and return characteristics of Housing and Toptracer, while the Combined Project view provides context for 
the Project as proposed by the Applicant. The use of standardized abatement and PILOT terms across 
both components does not change BTMA’s component-level review; it only reflects the assumed structure 
of the Request evaluated in this Report. 

Step One – Evaluate Project Costs 
 
The first step in analyzing the Return to the Applicant is to determine whether the assumed Project costs 
are reasonable. If the Applicant realizes cost savings, absent any other changes, the Return would 
increase. If costs increase, the Return would decline. 
 
Project costs were reviewed separately for Housing and Toptracer because each component has a distinct 
development program, construction profile, and capital structure. 
 
Construction Costs – Housing 
The Applicant Materials reviewed for this Analysis reflect approximately $37.33 million of total Housing 
uses, including approximately $31.0 million of construction cost. Based on the materials reviewed, the $31.0 
million figure represents an Applicant-provided preliminary construction budget rather than final bids or a 
guaranteed maximum price. The Applicant’s construction information describes a precast basement and 
podium structure with wood-framed upper floors and places total development cost at approximately $192 
per square foot. The detailed Housing construction estimate includes physical sitework within the 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

construction budget, including items such as earthwork, site utilities, stormwater improvements, paving, 
curb and gutter, sidewalks, and related site improvements. 
 
RSMeans is a widely used construction-cost reference source that provides generalized cost benchmarks 
by building type and location. BTMA reviewed an RSMeans 2026 Q1 square-foot estimate for a 194,820 
square foot multifamily apartment building in Grand Forks, North Dakota, with open-shop labor and 
basement included. The RSMeans estimate indicated total building cost of approximately $37.75 million, or 
$193.77 per square foot, which is generally consistent with the Applicant’s overall Housing cost assumption. 
However, the RSMeans estimate should not be read as a project-specific construction estimate. The 
available RSMeans building model did not directly match the Project’s podium-style configuration with 
structured parking, and certain inputs were necessarily selected as proxy assumptions, including exterior 
insulation and finish system (“EIFS”) / metal stud exterior construction, 10.0% contractor fees, and 7.0% 
architectural fees. For purposes of this Analysis, the Housing construction-cost assumption is considered 
reasonable and is maintained. 
 
Construction Costs – Toptracer 
The Applicant Materials reviewed for this Analysis reflect approximately $18.69 million of total Toptracer 
uses. Within that total, approximately $10.77 million represents the primary facility construction budget and 
approximately $2.40 million represents UND condo-related construction rather than total project cost. The 
Applicant Materials describe a steel-framed, two-level golf-entertainment facility with total development cost 
at approximately $575 per square foot. BTMA reviewed available third-party cost and market reference 
materials for potential golf-entertainment, driving range, Toptracer-style, or comparable recreational-
commercial benchmarks; however, no directly applicable third-party benchmark was identified. Accordingly, 
the Toptracer cost assumption is treated as Applicant-provided and preliminary, subject to final construction 
pricing. The internal cost structure reflected in the Applicant Materials, including the identified base 
construction and condo-related construction components, is generally consistent with the facility’s 
programmatic scope, two-level design, and integrated golf-entertainment use. A comparable detailed 
construction breakout was not available for the Toptracer component; therefore, BTMA has not separately 
verified the specific sitework allocation within the Toptracer construction budget. 
 
Land / Site Control 
The Applicant Materials indicate that both project sites are leasehold sites on land owned by the University 
of North Dakota. The county parcel records reviewed show University ownership for the identified parcels 
and show zero listed true/full and net taxable value. Accordingly, the Project does not reflect a conventional 
private land-acquisition cost in the manner typically observed for fee-simple development sites. 
 
Sitework / Civil Design Treatment 
The Applicant Materials identify civil, stormwater, and survey-related costs of $232,500 for Housing and 
$192,300 for Toptracer. These amounts represent civil design, stormwater design, and survey-related fees 
rather than physical sitework construction costs. Accordingly, those amounts are more appropriately 
understood as part of the Project’s soft-cost assumptions rather than as a separate all-in sitework 
construction budget. 
 
Physical sitework is assumed to be embedded within the construction cost estimates. For Housing, this 
treatment is supported by the detailed construction estimate, which includes items such as earthwork, site 
utilities, stormwater improvements, paving, curb and gutter, sidewalks, and related site improvements. For 
Toptracer, a comparable detailed construction breakout was not available; therefore, the sitework allocation 
within the Toptracer construction budget remains subject to confirmation through final plans, contractor 
pricing, and any GMP or related construction-pricing diligence. 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

For purposes of this Analysis, BTMA maintains the current cost assumptions, with civil design, stormwater 
design, and survey-related fees treated as soft costs and physical sitework assumed to be embedded within 
the applicable construction cost estimates. 
 
Developer Fee 
For Housing, the Applicant Materials include a $2.0 million developer fee, equal to approximately 5.4% of 
total Housing uses. For Toptracer, the Applicant Materials include a developer fee of $841,713, equal to 
approximately 4.5% of total Toptracer uses. BTMA generally views developer fees in an approximate 5.0% 
to 10.0% range as common for market-oriented developments, subject to project complexity and risk 
allocation. On that basis, the Housing developer fee appears reasonable for purposes of the Analysis. The 
Toptracer developer fee is slightly below that general range but does not appear unreasonable for purposes 
of this Analysis given the broader project structure reflected in the Applicant Materials. 
 
Soft Costs, Financing Costs, & Other Expenses 
The Applicant Materials also include design, civil design, stormwater design, survey, financing, interest, 
FF&E, professional, and miscellaneous cost assumptions. As noted above, the identified civil, stormwater, 
and survey-related amounts are treated as soft costs rather than physical sitework construction costs. At 
this stage, those soft-cost and related expense assumptions appear sufficiently developed to support the 
Analysis, subject to the construction-pricing and operating-assumption caveats noted in this Report. For 
purposes of this Analysis, those assumptions are considered reasonable and are maintained. 
 
At this time, BTMA considers the current cost assumptions sufficiently developed to support this Analysis, 
while recognizing that final bids, contractor pricing, site/civil plans, and related construction-pricing 
materials may affect the ultimate Return. 
 

Step Two – Evaluate Operating Revenues & Expenditures 
 
Operating assumptions were reviewed by component because Housing is primarily a real estate operating 
asset, while Toptracer is more dependent on golf entertainment, food and beverage, and related operating 
performance. Broader UND / RRGC golf-course operating impacts were reviewed for context but are not 
included in the Applicant’s private Return metrics unless specifically reflected in the component-level 
sources, uses, revenues, or expenses. 
 
Operating Revenues – Housing 
The Housing component reflects Year 1 revenue of $3,443,196 and 1.0% annual revenue growth. The 
Applicant Materials show a 169-unit program and a unit mix that includes studios through four-bedroom 
units. The Applicant’s housing pro forma also reflects a 5% vacancy assumption, along with ancillary 
revenues such as amenity fees, underground parking revenue, convenience fee revenue, RUBS income, 
renters’ insurance income, and pet income. 
 
To provide broad market context for the Housing revenue assumptions, BTMA reviewed current multifamily 
indicators published by CoStar for Grand Forks. The exhibit below summarizes local vacancy, rent, 
absorption, and construction activity. 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

 
 
CoStar reports a low-vacancy Grand Forks multifamily market with moderate rent growth and no multifamily 
units currently under construction. This provides broad context for the Housing revenue assumptions. 
 
BTMA also reviewed CoStar’s 4 & 5 Star rent and vacancy indicators for Grand Forks because that upper-
tier segment provides a more appropriate comparison point for newer, higher-end product. The exhibit 
below summarizes that segment. 
 

 
 
The 4 & 5 Star segment provides a more appropriate comparison point for the proposed Housing 
component than the broader market as a whole. Relative to that upper-tier segment, the Applicant’s 5.0% 
vacancy assumption is reasonably conservative. 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

A further point of reference is CoStar’s by-bedroom rent data for the Grand Forks multifamily market, which 
provides context for how rents vary by unit type. The chart below summarizes that pattern. 

 
Market rents vary meaningfully by bedroom count across the local multifamily market. This chart is provided 
as broader by-unit-type context only and should not be interpreted as a direct 4 & 5 Star comparison or as 
direct support for any 4-bedroom rent assumption not explicitly shown. 
 
Based on the unit mix and monthly rents in the Applicant Materials, the Housing component would generate 
approximately $3.11 million of gross scheduled annual base rent before vacancy. Applying the Applicant’s 
5.0% vacancy assumption results in approximately $2.95 million of effective base rental revenue, or 
approximately 85.7% of total Year 1 Housing revenue. The remaining approximately $0.49 million, or 14.3% 
of total Year 1 Housing revenue, is attributed to ancillary and other revenue sources, including amenity-
related charges, parking-related revenue, convenience and utility-recovery items, insurance-related 
income, and pet-related income. BTMA did not identify a direct market benchmark for these ancillary 
revenue categories other than parking-related market context, and therefore reviewed them for 
reasonableness in the context of the overall operating pro forma. 
 
Operating Revenues – Toptracer 
The Toptracer component reflects Year 1 NOI before real estate tax of approximately $1.04 million and 
1.0% annual growth. The Applicant Materials also provide a Year 1 sales build-up by major operating 
category. 
 
Based on the Toptracer revenue assumptions reflected in the Applicant Materials, the Toptracer component 
would generate approximately $3.28 million of Year 1 total sales, consisting of approximately $1.58 million 
of golf-related sales, approximately $0.05 million of event-related sales, and approximately $1.65 million of 
food and beverage sales. Golf bay and simulator rental revenue represents the largest golf-related line 
item, supplemented by player-card memberships, reservations, lessons and leagues, golf memberships or 
corporate partnerships, merchandise and equipment sales, and retail clothing sales. The Applicant 
Materials also identify approximately $2.4 million of UND-related condo and shared infrastructure 
payments; however, those amounts are reflected as project funding sources rather than recurring operating 
revenue. After cost of sales and operating expenses, the Applicant projects approximately $1.04 million of 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

Year 1 operating cash flow / NOI before real estate tax, consistent with the Year 1 NOI reflected in this 
report. 
 
To provide general commercial-market context for the Toptracer component, BTMA reviewed current retail 
indicators published by CoStar for Grand Forks. The exhibit below summarizes local vacancy, rent, 
absorption, and construction conditions. 
 

 
The Grand Forks retail market currently reflects low vacancy and limited new construction. This provides 
general commercial-market context, but not a direct operating benchmark for a specialized golf-
entertainment facility. 
 
Operating Expenditures 
For Housing, the current operating expense assumption excluding real estate tax is $888,191 in Year 1, 
with 3.0% annual growth. Based on the 169-unit program reflected in the Applicant Materials, that equates 
to approximately $5,256 per unit in Year 1. This figure is reasonably supportable when viewed against the 
Grand Forks market operating-expense benchmark and the category-level expense context reviewed for 
the local multifamily market. 
 
To provide local operating-expense context for the Housing component, BTMA reviewed category-level 
multifamily operating expense data for the Grand Forks market. The following exhibit summarizes that per-
unit operating expense context. 
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REVIEW OF APPLICANT’S FINANCIAL MODEL 

The local multifamily market reflects per-unit operating expense levels that provide context for evaluating 
the Applicant’s Housing operating expense assumption. BTMA uses this exhibit as a reasonableness check 
and concludes that the Applicant’s Year 1 Housing operating expense assumption is reasonably 
supportable when viewed against local market conditions.  
 
For Toptracer, current Year 1 common area maintenance (CAM) and land / site tax assumptions of $32,457 
each remain subject to further diligence. Replacement reserves remain unresolved because the current 
materials do not clearly establish whether reserves are fully included, excluded, or partially embedded 
within the operating assumptions for each component. Accordingly, the Toptracer operating assumptions, 
and particularly replacement reserve treatment, should be viewed cautiously until the remaining operating-
assumption items are resolved. 
 

Step Three – Evaluate Hypothetical Sale Assumptions 
 
For purposes of this Analysis, a hypothetical sale is assumed in Year 20 for both the Housing and Toptracer 
components. This assumption is necessary to avoid understating the Applicant’s Return. The Year 20 timing 
is aligned with the 20-year requested incentive term and should not be interpreted as a prediction that either 
component will be sold in that year. 
 
A 7.75% terminal capitalization rate is applied to Housing, and an 8.0% terminal capitalization rate is applied 
to Toptracer, with 2.0% sale costs applied to both components. 
 
For Housing, the PwC Real Estate Investor Survey, First Quarter 2026, reports a National Apartment overall 
capitalization-rate range of 4.25% to 6.50%. This report applies a 7.75% Housing terminal capitalization 
rate, which is above that published range and therefore supports a conservative terminal-value assumption. 
BTMA also reviewed CoStar’s multifamily capital-market indicators for Grand Forks to provide local context 
for the Housing terminal capitalization-rate assumption. The exhibit below summarizes local cap-rate 
trends. 
 

 
 
 
Local multifamily capital-market conditions in Grand Forks support a terminal capitalization-rate assumption 
that is more conservative than the national apartment range reported by PwC. BTMA uses this local cap-
rate information as an additional reasonableness check for the Housing terminal-value assumption. 
 
For the Toptracer component, the PwC survey does not provide a direct golf-entertainment benchmark. 
BTMA therefore reviewed the survey’s National Net Lease category as proxy market context; that category 
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INTERNAL RATE OF RETURN 

reports an overall capitalization-rate range of 5.00% to 9.00%. This report applies an 8.0% Toptracer 
terminal capitalization rate, which falls within that published range. Given the specialized nature of the 
Toptracer component, this should be understood as proxy context rather than a direct golf-entertainment 
market conclusion. 
 
BTMA also reviewed CoStar’s retail capital-market indicators for Grand Forks as general proxy context 
because a directly comparable golf-entertainment capitalization-rate benchmark was not identified. The 
exhibit below summarizes local retail cap-rate trends. 
 

 
Local retail capital-market conditions provide general context for long-term real estate pricing expectations 
in Grand Forks. This exhibit is used only as proxy market context and not as a direct golf-entertainment 
valuation analogue for the Toptracer component. 
 
 

Internal Rate of Return 
Because the Housing and Toptracer components are separate private development components with 
different operating profiles, capital structures, and risk characteristics, BTMA evaluated the but-for question 
primarily at the component level. The Combined Project return is presented as supplemental context. 
 
The following table summarizes the forecasted levered Returns for the Housing, Toptracer, and Combined 
Project scenarios. Housing is compared to the PwC National Apartment IRR range of 6.00% to 9.50% as a 
direct published market comparison. Toptracer is compared to the PwC National Net Lease IRR range of 
6.00% to 10.00% as proxy context. The Combined Project is shown as supplemental context only. The 
Toptracer levered IRR is based on the private equity contribution structure presented in the Applicant 
Materials and excludes certain sponsor-related fee or capital items consistent with that structure. 
 

Component Published Market IRR  
Range / Proxy Context 

Levered IRR Under the 
Request 

Levered IRR Without 
Public Assistance 

Housing 6.00% - 9.50% 6.67% 2.50% 
Toptracer 6.00% - 10.00% (Proxy Context) 5.84% 4.30% 

Combined Project Supplemental Context Only 6.31% 3.29% 
* Published market ranges are based on the PwC Real Estate Investor Survey, First Quarter 2026. The Toptracer reference uses 
the National Net Lease category as proxy context because PwC does not publish a dedicated golf-entertainment or Toptracer 
category. Combined Project results are shown as supplemental context only. 
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INTERNAL RATE OF RETURN 

The Request is estimated to materially improve the forecasted Returns for both private components. Under 
the standardized structure, Housing remains near the lower end of the published market range used for 
comparison, while Toptracer remains slightly below the lower end of the proxy market reference used for 
context. BTMA places primary emphasis on those component-level results, with the Combined Project 
discussed as supplemental context. 
 
Debt Service Coverage Ratio (DSCR) 
Another measure of project feasibility is the debt service coverage ratio (“DSCR”), which measures the 
extent to which projected operating income exceeds required debt-service payments. A DSCR above 1.0x 
indicates that projected operating income is sufficient to cover debt service with some margin, while a DSCR 
below 1.0x indicates insufficient operating income to fully cover debt service. Lenders generally require a 
DSCR above 1.0x to provide a cushion against operating underperformance relative to projections. BTMA 
has not independently underwritten the availability, pricing, or terms of the Applicant’s debt financing. The 
DSCR calculations are based on the financing assumptions reflected in the Applicant Materials and are 
used only to evaluate how the Request affects projected debt-service coverage under those assumptions. 
 
For the Housing component, the average DSCR over the first twenty years of the Project is approximately 
1.09x without the Request and approximately 1.30x under the Request. For the Toptracer component, the 
average DSCR over the first twenty years of the Project is approximately 1.29x without the Request and 
approximately 1.46x under the Request. On a Combined Project basis, the average DSCR over the first 
twenty years of the Project is approximately 1.14x without the Request and approximately 1.34x under the 
Request. These results indicate that the Request materially improves projected debt-service coverage for 
each private component, as well as for the Combined Project viewed as supplemental context. 
 
Sensitivity to Hold Period & Housing Rent Growth 
BTMA reviewed additional return sensitivities to illustrate how the Project’s results change under alternative 
assumptions for hold period and Housing rent growth. Specifically, BTMA compared the current governing 
case of a 20-year hold with 1.0% annual Housing rent growth to three additional scenarios: 10-year hold 
with 1.0% rent growth, 10-year hold with 3.0% rent growth, and 20-year hold with 3.0% rent growth. The 
purpose of this sensitivity review is not to replace the governing case used in this Analysis, but rather to 
show the degree to which forecasted returns are affected by key assumptions. 
 
The sensitivity results indicate that Housing and the Combined Project are particularly responsive to the 
assumed annual rate of Housing rent growth. Under the current governing case, the Analysis indicates 
Housing levered / unlevered IRR of approximately 6.67% / 6.01% with incentive and 2.50% / 4.83% without 
incentive, while the Combined Project indicates approximately 6.31% / 5.43% with incentive and 3.29% / 
4.41% without incentive. Under the higher Housing rent-growth sensitivity, the forecasted Housing and 
Combined Project returns improve materially, demonstrating the importance of long-term residential 
revenue growth to the Project’s feasibility. 
 
The sensitivity results also indicate that the assumed hold period materially affects return. A shorter hold 
period reduces forecasted returns because the Project has less time to realize operating income growth 
and recover the upfront development investment before the assumed sale. Taken together, these 
sensitivities show that the Project’s forecasted returns are responsive to both hold period and Housing rent-
growth assumptions, while also supporting the use of the current governing case as a conservative 
analytical framework. 
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CONCLUSION 

Conclusion 
BTMA’s Analysis indicates that, without public assistance, the forecasted levered Returns for both private 
components are materially below the published market comparison for Housing and the proxy market 
reference for Toptracer. The Request is estimated to materially improve the forecasted Returns for Housing 
from approximately 2.50% without public assistance to approximately 6.67% under the Request, for 
Toptracer from approximately 4.30% without public assistance to approximately 5.84% under the Request, 
and for the Combined Project from approximately 3.29% without public assistance to approximately 6.31% 
under the Request. However, Housing remains near the lower end of the published market range used for 
comparison, while Toptracer remains slightly below the lower end of the proxy market reference used for 
context. 
 
BTMA places primary emphasis on the component-level results, while also considering the Combined 
Project as supplemental context. On that basis, and in light of the Applicant Materials and other supporting 
information reviewed by BTMA, the Project, as proposed by the Applicant, would likely not be undertaken 
in the current marketplace without some level of public assistance. 
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APPENDIX – DATA SOURCES  

Appendix – Data Sources 
CoStar Group www.costar.com 

 
CoStar Group (NASDAQ: CSGP) is a leading 
global provider of commercial and residential real 
estate information, analytics, and online 
marketplaces. Included in the S&P 500 Index and 
the NASDAQ 100, CoStar has provided data and 
information services for over 37 years to the 
commercial real estate market. The platform 
allows access to a comprehensive inventory of 
over 7 million properties, twenty million lease and 
sale comparables, and 8.3 million commercial 
tenants. 
 

PWC Investor Survey www.pwc.com 
 
The PwC Investor Survey is a trusted source of 
research and investment criteria. For over 35 
years, the PWC Investor Survey has provided 
data and insights for commercial real estate 
investors. The PwC Investor Survey includes 
regional and national data for investor 
expectations concerning commercial real estate 
and is published on a quarterly basis. Survey 
participants represent a cross-section of major 
institutional equity real estate investors who invest 
primarily in institutional-grade property. Survey 
results are intended to be interpreted as 
expectations and do not reflect actual property 
performance. 
 

RS Means www.rsmeans.com 
 
Gordian is a leading provider of facility and 
construction cost data, software and services for 
all phases of the building lifecycle. A pioneer of 
Job Order Contracting (JOC), Gordian’s offerings 
also include proprietary RSMeans Data and 
facility intelligence solutions. The RS Means 
square foot estimator uses a predictive pricing 
model based on national, regional, and local data 
for a variety of commercial real estate 
developments.  

 
 
 

http://www.costar.com/
http://www.pwc.com/
http://www.rsmeans.com/
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APPENDIX – GLOSSARY OF TERMS  

Appendix – Glossary of Terms 
Basis Point 1/100th of a percentage point (0.01%) 
Capitalization Rate (Cap Rate) The relationship between a single year’s net operating 

income expectancy and the market price or value. Also 
a useful measure of risk. 
 

Development Land / Pad Sites Land that has been purchased, readied for 
development (i.e. entitlements and infrastructure), and 
subsequently sold to builders. 
 

Developer’s Fee / Profit A market-derived figure that reflects the amount an 
Applicant or sponsor expects to receive for their 
contribution to a project and risk. 
 

Discount Rate Assumed rate of return used to discount future cash 
flows back to their present value. 

Equity Cash provided by the Applicant or sponsor for the 
Project or share of ownership. 
 

Levered Return The use of borrowed funds to increase the yield (return) 
that would otherwise be realized on an equity 
investment when there is no debt financing (see 
“Unlevered Return”). 
 

Management Fee An expense representing the sum paid for or the value 
of management services, including incentives, 
expressed as a percentage of total revenue. 
 

Net Lease A lease in which the landlord passes all expenses on to 
the tenant. As an investment, an income-producing 
property leased, often for 20 years or longer, to a 
creditworthy tenant. 
 

Net Operating Income (NOI) Income remaining after deduction of all the property’s 
operating expenses. 
 

Operating Expenses The ongoing expenditures incurred during the ordinary 
course of business necessary to maintain and continue 
the production of gross revenues, not including 
reserves, debt service, and capital costs. 
 

Replacement Reserve Amount allocated for periodic replacement of building 
components during a property’s economic life. 
 

Tenant Improvement Allowance A dollar amount (usually expressed as an amount per 
square foot) provided to the tenant by the landlord for 
the construction of tenant improvements, which may or 
may not equal the cost of remodeling. 
 

Unlevered Return Assumes that a Project is financed and completed 
entirely with cash from the Applicant or sponsor and no 
debt.  
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APPENDIX – 30-YEAR TAXING ENTITY BREAKDOWN  

Appendix – 30-Year Taxing Entity Breakdown 

Entity 30-Year  
Full Taxes 

Collections / Net  
Gain Under Request 

Taxes  
Forgone 

State Medical Center $                             56,449  $                             25,733  $                             30,717  

Garrison Diversion 56,449  25,733  30,717  

Grand Forks County 4,692,077  2,138,921  2,553,156  

City of Grand Forks 5,189,961  2,365,885  2,824,076  
Grand Forks Park District 2,047,421  933,333  1,114,088  

Grand Forks School District 7,326,008  3,339,619  3,986,389  

Other / Rounding -  -  -  
Total $                      19,368,367  $                        8,829,225  $                      10,539,142  

* Amounts are nominal over the 30-year analysis horizon and reflect the current fiscal assumptions, including 1.0% annual value 
growth, no early-payment discount / 100.0% collections, land fully taxable, construction-period value fully taxable before the PILOT 
begins, and improvements subject to a 90.0% abatement / 10.0% taxable improvement treatment for 20 years. Final taxing-entity 
participation, PILOT apportionment, and legal treatment remain subject to confirmation. 
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APPENDIX – SENSITIVITY OF RETURN TO HOLD PERIOD & HOUSING RENT 
GROWTH  

Appendix – Sensitivity of Return to Hold Period & Housing 
Rent Growth 

  
 

Levered IRR Sensitivity

Scenario Housing
IRR

Housing IRR
No Incentive

Toptracer 
IRR

Toptracer IRR
No Incentive

Combined Project 
IRR

Combined Project IRR
No Incentive

20-Year Hold; 1% Rent Growth (Current Scenario) 6.67% 2.50% 5.84% 4.30% 6.31% 3.29%
10-Year Hold; 1% Rent Growth 0.10% -6.06% 1.16% -0.86% 0.59% -3.59%
10-Year Hold; 3% Rent Growth 11.94% 8.44% 1.16% -0.86% 8.24% 5.32%
20-Year Hold; 3% Rent Growth 14.29% 11.67% 5.84% 4.30% 11.53% 9.37%

Unlevered IRR Sensitivity

Scenario Housing
IRR

Housing IRR
No Incentive

Toptracer 
IRR

Toptracer IRR
No Incentive

Combined Project 
IRR

Combined Project IRR
No Incentive

20-Year Hold; 1% Rent Growth (Current Scenario) 6.01% 4.83% 4.25% 3.54% 5.43% 4.41%
10-Year Hold; 1% Rent Growth 4.60% 3.44% 1.46% 0.73% 3.60% 2.58%
10-Year Hold; 3% Rent Growth 7.56% 6.55% 1.46% 0.73% 5.77% 4.85%
20-Year Hold; 3% Rent Growth 9.05% 8.13% 4.25% 3.54% 7.70% 6.85%
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