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Public participation improves project feasibility

The forecasted levered IRR without public participation is below the referenced market return context. The requested incentive materially improves
projected feasibility and moves the Combined Project closer to the applicable component-level market references.
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e
COMBINED IRR

6.31%

With requested incentive; 3.29% without
public participation.

\

r
HOUSING IRR

6.67%

apartment market range.

J .

Near the lower end of the 6.00%-9.50%

.

r
TOPTRACERIRR

9.84%

Slightly below the 6.00%-10.00% proxy
market range.

INCENTIVE VALUE

$10.54M

Nominal incentive value; $5.60M NPV at
6.0%.

COMBINED PROJECT — SUPPLEMENTAL COMPOSITE CONTEXT

Illustrative Upper Boundary; 9.75%

@ With Requested Incentive; 6.31%

Illustrative Lower Boundary; 6.00%

. Without Public Participation; 3.29%
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Project overview

The project includes two private development components intended to support the broader UND / Ray Richards Golf Course redevelopment
opportunity.

( N ( N ( A
1. GREENVIEW LIVING / HOUSING SITE / TIMING UNITS
*  169-unit multifamily development with studio * Project area includes two Ray Richards Golf Course Addition parcels: Lot 1, Block 1,
through four-bedroom units. approximately 65.25 acres, and Lot 2, Block 1, approximately 2.49 acres.
* Applicant materials describe a 194,820 SF e Current Applicant schedule: Housing / Greenview Living, August 2026 to June 2028; ) -
building with a parking level and five living Toptracer Facility, August 2026 to February 2028. Greenview Living
levels. ~ -
*  Unit mix: 52 studios, 75 one-bedroom units, 27 L ) f HOUSING AREA h

two-bedroom units, 10 three-bedroom units,
and 5 four-bedroom units.

194,820 SF

Parking level + five living levels

* Monthly rents range from $1,225 for studios to
$3,200 for four-bedroom units.

.
( { )
2. TOPTRACER FACILITY Lol e 4 Fatel LR
» 32,500 SF, two-level golf entertainment 3 2 F
facility. 9
* Includes hitting bays, a commercial kitchen, . ”
meeting / event space, and a UND Golf Two-level golf entertainment facility
Training Center.
* The conceptalso includes a bar and grill f INCENTIVE TERM
component, which is material to the operating
profile and revenue model. 20 Ye a rs
90.0% abatement/ 10.0% PILOT
k L 7
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Assistance request & fiscal impact

The requested incentive improves project feasibility while creating new taxable value and long-term public revenue from land currently assumed to

generate no material property tax revenue.

s
REQUESTED PUBLIC PARTICIPATION STRUCTURE

90% abatement / 10% PILOT
* Applies to Housing and Toptracer
* Assumed for 20 years

* Post-projectland / non-PILOT value modeled as fully
taxable

* Final taxing entity participation remains subject to
confirmation

Housing / Greenview Living $8.16M $4.33M
Toptracer Facility $2.38M $1.26M
Total Combined Project $10.54M $5.60M

NO PROJECT CONTEXT

The project area is assumed to be on currently exempt
University-owned land with a $0 current/no-project taxable
base. Under that baseline, the requested structure is
expected to create new collections / net gain that would not
otherwise be realized absent the project.

Full taxes without incentive $19.37M
Collections / net gain under request $8.83M
Incentive value during abatement period $10.54M
City incentive value $2.82M
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Capital stack & project cost profile

The project reflects substantial private investment, UND-related participation, and specialized development costs that influence projected returns

under current assumptions.

$28.00M / 75.0%

$9.33M/ 25.0%

$8.95M / 47.9%

$7.34M / 39.3%

$2.40M / 12.8%

Housing $37.33M
Toptracer* $18.69M
Combined Project $56.02M

$36.95M / 65.9%

$16.67M / 29.8%

$2.40M / 4.3%

* Toptracer private / sponsor equity includes $6.50 million of investor cash equity and approximately $0.84 million of sponsor capital / developer fee.

(COST OBSERVATIONS

* Housing includes approximately $31.0M of construction cost.

* Housing cost assumptions are generally consistent with RSMeans context
reviewed by BTMA.

» Toptracer includes approximately $10.77M of primary facility construction and
$2.40M of UND condo-related construction.

~

s
ITEMS SUBJECT TO CONFIRMATION
* Nodirectly applicable third-party Toptracer cost benchmark was identified.

e Final construction pricing, site/civil plans, and replacement reserve treatment
remain subject to confirmation as the project advances.

e BTMA maintained the current cost assumptions for purposes of this analysis.
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But-for analysis framework

BTMA evaluated how the requested public participation affects project feasibility under current market, cost, financing, and operating assumptions.

-
PURPOSE

Assess whether the requested public participation supports project feasibility based on forecasted return relative to
market expectations.

\_
4 N\ [
SCOPE NOT IN SCOPE
* Review Applicant pro formas and materials * Not a market feasibility opinion
* Evaluate costs, revenues, expenses, financing, and exit * Not a guarantee that projected rents,
assumptions expenses, financing terms, or exit
* Estimate return with and without the requested incentive TALES Bl 56 AClivEs
* Compare returns to market ranges or proxy references © NeEEr mc_lepend_ent SRl
construction estimate
\_ J L

-
FINANCIAL INTEREST

BTMA has no financial interest in the project and is compensated through a fee agreement with the City of Grand
Forks.

\_
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Analysis approach

The analysis was performed by component because Housing and Toptracer have different operating profiles, capital structures, and market
reference points.

1

Evaluate project costs

Review development costs using Applicant materials and benchmark context where available.

r . -
2 KEY DISTINCTION

Housing is reviewed against a

Evaluate operating assumptions -
published apartment market range.

| Review projected revenues, expenses, vacancy, growth, and operating performance by component. J Toptracer is reviewed using proxy
market context because there is no
3 dedicated published Toptracer /
. golf-entertainment return category.
Evaluate sale assumptions \ y

Apply terminal capitalization rates and sale costs to estimate residual value.

TERMINAL SALE ASSUMPTIONS
4 Year 20 sale; 7.75% Housing terminal cap rate;
8.0% Toptracer terminal cap rate; 2.0% sale costs.

Calculate return

Estimate levered and unlevered IRR with and without the requested incentive.

7

Compare to market expectations

Compare Housing to PwC National Apartment range and Toptracer to proxy context.
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Operating assumptions

Housing operating assumptions are generally supportable based on available market context, while Toptracer reflects a specialized entertainment

and golf operating profile.

Year 1 revenue $3.44M
Units 169
Vacancy 5.0%
Annual revenue growth 1.0%
Effective base rent after vacancy $2.95M
Ancillary / other revenue $0.49M / 14.3%
HOUSING EXPENSES
Year 1 operating expenses excluding real estate tax are
approximately $888,191, or $5,256 per unit, with 3.0% annual
expense growth assumed for purposes of the analysis.

Year 1 total sales $3.28M
Golf-related sales $1.58M
Food and beverage sales $1.65M
Event-related sales $0.05M
Year 1 NOI before real estate tax $1.04M
Annual NOI growth 1.0%

DILIGENCE NOTE

Toptracer replacement reserve treatment, CAM / land-site tax
assumptions, liquor license status, and final operating terms
remain subject to confirmation as the project advances.
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Return & debt service results

The requested incentive improves projected returns and DSCR for both private components. Housing moves near the lower end of the published
apartment range, while Toptracer remains slightly below the lower end of the proxy market context. Taken together, the results support the conclusion

that the requested structure is directionally aligned with the project’s feasibility needs.

Housing 6.00% —9.50% 6.67% 2.50%

Toptracer 6.00% — 10.00% proxy 5.84% 4.30%

Combined Project Supplemental context only 6.31% 3.29%
INTERPRETATION

Housing 1.09x 1.30x
Toptracer 1.29x 1.46x
Combined Project 1.14x 1.34x

The requested incentive improves projected returns and
DSCR for both private components. Even with the
incentive, the component-level returns remain within or
near the referenced market context, supporting the
conclusion that the requested structure is directionally
aligned with the project’s feasibility needs.
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RRGC / UND operating context

The projectis also expected to provide operating offsets that reduce the projected UND operating support requirement for RRGC, separate from the
property tax / PILOT fiscal impact.

r
STARTING SUPPORT NEED

$501K

Estimated RRGC operating support
needinYear 1.

s
YEAR 1 OFFSETS

$335K

Greenview land rent, salary offset, and
operating offset.

e
REMAINING SUPPORT NEED

$166K

Estimated Year 1 UND operating support
requirement after offsets.

s
10-YEAR OFFSETS

$4.12M

Project-related offsets over first 10
years.

G J J U J L J
A AR | s
Eroeneranaent $1.42M These amounts are separate from property tax and PILOT

revenue and are notincluded in the private return metrics
$5.75M except to the extent separately reflected in component-level
) sources, USes, revenues, or expenses.

Projected operating support need before offsets

Projected operating support need after offsets $1.63M
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Conclusion & decision considerations

BTMA’s analysis indicates that public participation would help support project feasibility and advance the broader UND / RRGC redevelopment
objectives.

( N\ [ )
CONCLUSION CONSIDERATIONS FOR DECISION MAKERS
* Housing improves from 2.50% without public participation to 6.67% with * Housing and Toptracer should continue to be reviewed on a
the requested incentive, placing the component near the lower end of the component-level basis.
published apartment market range. * Combined Project return is useful context but should not
e Toptracerimproves from 4.30% without public participation to 5.84% with override component-level economics.
;:ngfq;?terg;n(r::;:lrz’cil:f;?fr?ﬁe(xen;pbon;_?:/ISAllghtly below the lower * Therequested structure creates estimated 30-year
proxy y ’ collections / net gain relative to a $0 current taxable base,
\_ ) while also representing an incentive value relative to full
taxation.
4 ) ) A * Final PILOT participation, PILOT apportionment, entity-
Based on the current Applicant materials and assumed specific legal treatment, final construction pricing, and
incentive structure, BTMA’s analysis indicates that the replacement reserve treatment remain subject to
requested public participation would help support COTRILED,
project feasibility under current market conditions.
\_ /L J
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Data sources & reliance

BTMA reviewed Applicant materials and available third-party market information where applicable.

Vs

CoStar

Used for Grand Forks multifamily,
retail, rent, vacancy, operating
expense, and capitalization-rate
context.

.

p
PwC Investor Survey

Used for published investor return
and capitalization-rate expectations.

.

Vs

RSMeans

Used as construction-cost
benchmark context where applicable.

r

Applicant Materials

Used for project cost, capital stack,
timing, unit mix, operating
assumptions, and RRGC operating
offset assumptions.

p
Reliance Note

The analysis relies on current projections and assumptions that may change as
PILOT participation, PILOT apportionment, entity-specific legal treatment, final
construction pricing, financing, and operating details are finalized.
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Thank you.

Questions?

@ bakertilly

The information provided here is of a general nature and is not intended to address the specific circumstances of any individual or entity. In specific circumstances, the
services of a professional should be sought. Tax information, if any, contained in this communication was not intended or written to be used by any person for the
purpose of avoiding penalties, nor should such information be construed as an opinion upon which any person may rely. The intended recipients of this communication
and any attachments are not subject to any limitation on the disclosure of the tax treatment or tax structure of any transaction or matter that is the subject of this
communication and any attachments. Baker Tilly Advisory Group, LP and Baker Tilly US, LLP, trading as Baker Tilly, operate under an alternative practice structure and
are members of the global network of Baker Tilly International Ltd., the members of which are separate and independent legal entities. Baker Tilly US, LLP is a licensed
CPA firm that provides assurance services to its clients. Baker Tilly Advisory Group, LP and its subsidiary entities provide tax and consulting services to their clients and
are not licensed CPA firms. The name Baker Tilly and its associated logo is used under license from Baker Tilly International limited. ©2026 Baker Tilly Advisory Group, LP




Contacts

Kolbe Krzyzanowski
Senior Manager

kolbe.krzyzanowski@bakertilly.com
(816) 333-6899

Kolbe Krzyzanowski advises public-sector clients on economic
development, financial analysis, and local government strategy.
Before joining Baker Tilly Municipal Advisors, LLC, he worked as
an independent research consultant and economist for a large
city in Missouri, where he supported annual budgeting, strategic
initiatives, complex financial modeling, fiscal and economic
analysis, and development feasibility work. He earned a Master of
Arts in economics and Bachelor of Arts in economics from the
University of Missouri — Kansas City and is a registered Municipal
Advisor with the Securities and Exchange Commission.
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Steve Scharff

Director

steve.scharff@bakertilly.com
(651) 223-3003

Steve Scharff advises government entities on capital finance,
including debt and capital structuring, debt management,
security pricing analysis, pro forma cash flow forecasting,
financing RFP processes, legal document review, and related
financial analysis. He earned a Bachelor of Science in finance
from Quincy University and a Master of Business Administration
from the University of Minnesota - Carlson School of
Management. He is MSRB Municipal Advisor Series 50 Qualified,
Municipal Advisor Principal Series 54 Qualified, holds a Series 65
Uniform Investment Adviser certification, and was recognized as
a Bond Buyer Rising Star in 2023.
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