(C1LY OF] FINANCE AND ADMINISTRATION COMMITTEE AGENDA

CITY OF NOVI
January 20, 2026 | 4:00 PM
Mayor’s Conference Room
Novi Civic Center | 45175 Ten Mile Road
(248) 347-0460

CALLTO ORDER

ROLL CALL - Mayor Fischer, Mayor Pro Tem Casey, Councilmember Staudt
APPROVAL OF AGENDA

APPROVAL OF MINUTES

November 24, 2025 Minutes

PURPOSE OF THE MEETING

Plante Moran Realpoint Public Safety Construction Governance Documents
Novi lce Arena Evaluation

Council Chambers Refurbishment Feedback

PUBLIC COMMENT

ADJOURNMENT

NOTICE: People with disabilities needing accommodations for effective participation in this
meeting should contact the City Clerk (248) 347-0456 at least two working days in advance of
the meeting. An attempt will be made to make reasonable accommodations.
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CI1LY OF]

CITY OF NOVI
r 1 Finance and Administration Committee Meeting
November 24, 2025, 5:00 p.m.
Mayor's Conference Room | Novi Civic Center | 45175 Ten Mile Road
L J (248) 347-0445

cityofnovi.org

CALL TO ORDER: 5:02 p.m.
ROLL CALL: Mayor Fischer, Mayor Pro Tem Casey, Councimember Staudt
STAFF LIAISON: Victor Cardenas, City Manager

ALSO PRESENT: Tom Schultz, City Attorney
Jake Austermann, Plante Moran Realpoint
Eric Helzer, Advanced Redevelopment Solutions

APPROVAL OF AGENDA
Motion: Casey; Seconded: Staudt; Approved: 3:0

APPROVAL OF MINUTES — October 21, 2025
Motion: Casey; Seconded: Staudt; Approved: 3.0

PURPOSE OF THE MEETING

Mayor Fischer opened the meeting by stating that there has been a lot of interest in the
Transformation Brownfield Program, including for Mr. Bowman of the Suburban Collection
Showplace and his upcoming proposed project in City West. As the City of Novi has not
previously been involved with the program Mayor Fischer thinks it is important that there be @
core group of Councilmembers who are able to dive into the situation and get information
from experts about these programs. He thinks that this Finance and Administration Committee
is the appropriate body to make that initial deep dive, with the expectation that City staff will
then share the presentation, minutes, and a summary of the subject on an upcoming
administrative packet so the rest of City Council is also informed on the topic. This is a fact
finding mission, that will include the presentation by Mr. Austerman as well as an informal
Question and Answer session. Mayor Fischer then invited Mr. Austerman to begin his
presentation.

1. Michigan Tax Increment Financing (TIF) Programs Presentation
with Jake Austermann of Plante Moran Realpoint

Mr. Austerman infroduced himself to the group, stating that he works with the Plante
Moran Realpoint Consulting Group and that over the last decade he has worked
primarily in the City of Detroit with economic development incentive projects there.
These include tax abatements and Tax Increment Financing (TIF) in both districts and
project specific programs. He has done work on all sides, with large occupiers, non-
profits, municipalities, Economic Development Authorities, etc.



There are two forms of TIF in Michigan:

1. Project Specific
Where the project is creating the tax production which it then reaping the benefit
of. Itis a performance-based incentive and includes the Brownfield TIF, the
Michigan State Housing Development Authority (MSHDA) Housing TIF, and the
Transformation Brownfield programs. The developer makes an investment, creates
new property taxes, and is reimbursed a share of those property taxes as a means
of incentivizing that investment. A “pull” incentive to draw
investment/development to a community.

2. District
A “push” incentive where a localized tax-increment district is created that can
capture property taxes currently being generated there (including the possibility
of levying a new millage for that area). The authority then makes investments
within the boundaries of that district using those dollars. This is somewhat similar to
the Corridor Improvement Authority (CIA) in Novi. The district concept was also
used for the Little Cesar Arena.

TIF Programs are used in all US States except Arizona. Mr. Austerman used graphs on
page three and four of his presentation to illustrate how the TIF model works. It is
effectively a temporary redirecting a portion of tax revenue to a developer, after a
set number of years the full portion of taxes again go to the local taxing body. Each
program differs on the exact percentages of how the tax revenue is divvyed up
(between authorities, local, county, state, etc.). It is not permitted to capture debt
encumbered millages like bond debt, school debt, or other specifically encumbered
millages.

Mr. Austerman provided a breakdown of the three Michigan three TIF programs that
would fall under a project-specific designation including a brief description, eligible
costs, reimbursement mechanism, and approving authorities for each on page five
of his presentation. In summary:

Brownfield TIF - Supports the cleanup of contaminated sites, the development of
transit-oriented properties, or the redevelopment of blighted, functionally obsolete,
and historic property. The Brownfield TIF essentially supports the cost of cleaning up a
contaminated brownfield site so a developer can approach it much as they would a
greenfield site. They are reimbursed through a portion of property taxes on eligible
costs for up to 30 years OR up to the amount of spend on eligible activities. This
program has been used in Novi, Dunhill Park, and Villas at Stonebrook.

MSHDA Housing TIF — a new program enacted in 2023 with the goal of increasing
housing production in the State of Michigan, especially of workforce housing. Eligible
costs include, among other expanded items, a rent-loss gap which makes up for the
difference between where market-rate rents are and the affordable rent that the
developer agrees to restrict a building or units to. The number of affordable units
varies, and is negotiated between the developer and local municipality.



Mr. Helzer added that an *affordable unit” is at or below 120% of the area median
income. Typically a minimum of units across the state is about 20% of the
development but it varies by authority. Some communities set it up so that the
developer is only financed on the affordable proportionate amount of the eligible
costs or even further tailored local policy. The cities of Ann Arbor, Grand Rapids,
Lansing, Traverse City have further requirements to force more affordability. It allows
for alarge amount of negotiability. Mr. Austerman stated that, from the State’s
perspective, this program has been hugely successful with ~$800 million in housing
investment projects (~3,000 units) approved through the program to date. It is also
supported by property taxes for up to 30 years

Transformation Brownfield Program —
* Additional information was provided for this program on page 6 of the presentation

Supports large-scale mixed-use developments on brownfield sites that have a
transformational impact on a City’s population, commercial activity, and
employment. Eligible plans must exceed $75 mil in one or more “contiguous”
buildings. In addition to property taxes for up to 30 years this TIF also includes
incentive resources of Sales fax exemption on Michigan-based construction
materials, a percentage of State Income, Withholding, and Sales tax for up to 20
years.

Counciimember Staudt asked why the limitation on State Income,
Withholding, and Sales tax were set at 20 years instead of 30 like the
State/County/Local Property Taxes? Mr. Helzer said that the state policy has
always been proportionality on real property taxes so they are maintaining
that under law. Through the additional tax resources the State is putting in
more money than the original proportionality.

Mr. Austerman added that there are caps on the resources as allocated under State
legislation. It is an incentive brought by the state to encourage local
investment/development. It is significant in getting a project that might have a gap
in financing to close that gap. It operates under that understanding that if not for
these incentives the development would not be able to start construction, get
financing, or get the proper returns to attract outside capital. The Property Tax
portion operates the same as it would under the Brownfield or MSHDA Housing TIFs
but the biggest difference is that this program makes almost all construction costs
eligible for reimbursement (IE tradition brownfield work plus any “vertical”
construction).

Councilmember Staudt expressed that he struggles with the inclusion of for-
sale units and doesn’t think they should be included in a TIF, he thinks it makes
it along-term investment strategy for wealthy developers. Mr. Helzer said that
he too has struggled with this but that he has come to understand that there a
lot of hybrid options for the financing, it all comes down to numbers.
Sometimes residential is excluded from any cost eligibility but the revenue is
captured to accelerate the payment and reimbursement, allowing the
financing on the rest of the project. Where the money is placed and what it is
captured from can be hybridized so that the entire project can be financed.



Mr. Austerman added that there are confrols and governors around the profit-
making mechanisms. The state does an underwriting analysis on the rate of
return the developer is set to make, and there are caps in place on what they
can make. The developer has to prove the need for the incentive requested
and there is a lot of negotiability built-in for the local authority, for the duration
and the eligible components and where costs are directed. The City has to
sign off an a project before it gets to the State level. The reimbursement is fully
performance based and all income/revenue is included within the TIF
financial model.

Counciimember Staudt asked if segments of the development can be sold off
during the TIF capture period and where the selling price goes (to pay off
debt)2 Mr. Austerman said that yes, segments can be sold and that ultimately
the TIF would be assigned to the new buyer or the debt holder, therefore
remaining part of the program for its duration. Ultimately because you have
the State resources it encourages the viability of the project throughout the life
cycle. If they sell it will potentially do so at a higher price, so property taxes
can be reimbursed quicker and the value placed on it after it sells on tax rolls
is higher.

Mr. Austerman then went over why Cities use TIF including the identified need for
workforce housing, the documented change in work patterns (IE more working from
home which has effected commercial office vacancy and impact to property tax
valuations on office properties), municipalities looking to create more vitality in their
urban cores, converting vacant land or vacant office buildings to housing,
encouraging the spend in major retail centers that need sufficient foot traffic to be
viable, etc. A 1% increase in vacancy can reduce a property’s value by 2 - 3% so as
Cities have struggled with office vacancies you see lagging inflation on property tax
valuations, some of which if overcome by Headlee, but that will ultimately hit a city’s
bottom line.

He then spoke on Developer use of TIF is in part because Michigan has a high
property tax burden (14 highest in the country for effective property tax rates with
Oakland County among the top 20% of counties nationwide) and construction costs
have significantly outpaced rent growth in many markets. The TIF programs are a
means to offset that.

Mayor Fischer asked why the State doesn’t focus on the effective property tax
rate being too high and working to do something there as opposed to
throwing money at “a couple winners and losers.” This helps very little in the
grand scheme of property taxes so it rubs him the wrong way a bit. Mr.
Austerman agrees with Mayor’s comment though noting that he would love
to see statewide property tax reform but that this current state is why
developers are asking for TIF. It is a fool developed to deal with the issue.
Mayor Fischer remarked that it is frustrating to see a structural problem with a
program that will only help a few developers. He asked how many projects
have gone through the Transformational Brownfield process, Mr. Austerman
guessed 12 -15 plans. Mayor followed up to ask how many developers, if any if
it is a smaller number compared o the plans. Mr. Austerman said that he



doesn’t believe anyone has “double dipped” at this point though there is at
least one applying for a second time.

Councilmember Staudt asked if the process is possible without the residential
component and for an example of a plan that did so. It is allowed under the
program as the plan must be for mixed-use developments but that mixed-use
does not have to include residential, however, all of the plans that have go
through to date have included a residential component.

Counciimember Staudt said that it would be a quandary as to how to explain
the TIF program to residents, and how it benefits them.

Mr. Austerman said that it can be a concern for municipalities that they are
contributing the “allowance” for the developer to capture local taxing jurisdictions,
leaving the jurisdiction with no new revenue to address the needs (additional staff,
road burden-based repair needs, other services, etc.) that arise from the new
development. Some ways to offset this concern are the following mechanisms:

Municipal Services Agreement

An direct agreement between the Developer and the City for the developer to fund
a specific use (operations, Police/Fire personnel, etc.) for the duration of the TIF. Less
common in Mr. Austerman’s experience.

Community Benefits Agreement

The more common mechanism in Mr. Austerman’s experience, because it helps to
directly reflect what the voters think. It is an agreement between the Developer and
a local community group/neighborhood action committee outlining contributions to
be made by the Developer to the community to offset concerns.

Mayor Fischer asked for an example of this. Mr. Austerman said that the Henry
Ford Hospital Expansion included the agreement to build an urgent care,
establish a greater presence of care for Detroit residents throughout the
neighborhoods, to contribute land to city uses — specifically the Community
Land Trust (an affordable housing concept the city was focused on). It could
include things like an affordable housing fund, a small business fund, etc. City
Attorney Schultz noted that a Municipal Services Agreement would potentially
be of more interest to Council, so it could pay for things like public safety
personnel or vehicles. Mr. Austerman said that Community Benefits
Agreements are often very political as a negotiation between residents and
developer with the City as an arbiter. They are very specific agreements with
often expansive process including many meetings and public information
sessions. Mayor Fischer agreed with Mr. Schultz that a Municipal Services
Agreement, especially towards public safety, would be the option of choice.
Mr. Schultz also said that neither the Municipal Services or Community Benefits
Agreements are referred to in the statute, they developed as allowable local
mechanisms (IE not necessarily endorsed by the state but allowable in that
they will not say no to a project that includes them). Mr. Austerman said that
the State essentially wants to see the local municipality bought-in to the
project. If the state sees the local approval and the project plan meets state



criteria then they will commit their funding to the project. These agreements
are realistically how the local municipality identify way to offset the new costs
associated with new development.

Application Fees
Fees charged by the Local Municipality to offset the cost of review

Brownfield Redevelopment Authority

An authority established by the Local Municipality or the County that can charge
fees on the captured TIF to be used for various administrative costs. This can be set
up at the local level, the is already one at Oakland County. There are a lot of existing
practices, policies and procedures and therefore a real cost associated with it. They
can charge administrative fees that can go to the benefit of the city authority.

Local Brownfield Revolving Fund

A fund established by the Local Municipality or the County that can charge fees on
the captured TIF to be used for various land development costs specific to
brownfield development.

Mayor Fischer summarized that these last three (Application fees, Brownfield
Redevelopment Authority, and Local Brownfield Revolving Fund) are
essentially a way for the City to skim a bit of the TIF to keep. Mr. Austerman
agreed. Mr. Helzer Brownfield Redevelopment Authority and Local Brownfield
Revolving Funds can be significant. Some municipalities have as high as 20%
going to those buckets, it just has to be justified that it can be spent. There is
real opportunity for the city there.

Mr. Austerman also offered a few case studies, the approved projects of Bedrock
(Hudson's Detroit, the Book Building, Campus Martius Expansion, and Cadillac
Square) and Grand Rapids (Acrisure Amphitheater, Amway Soccer Stadium, and @
mixed-use development.

City Manager Cardenas asked about the incentives reporting mechanism,
acknowledging that it has to show profits made for the length of the
agreement. For example, the lease agreement has to be divulged to...2 Mr.
Austerman said yes, divulged to the state and the state manages that from
the reimbursement process standpoint.

Mr. Schultz asked how the 30-year period works (IE approval, construction
start, construction completion, reimbursement period). Mr. Austerman said
that the program gives 5-years from the date the plan is approved for the
project to conclude. Mr. Helzer added that it is a deferred start of capture,
typically written as start of construction OR 5-years (whatever is sooner). After
those 5-years you start to eat into your period of capfture. If no investment or
construction is started then there are termination from both the City and State
standpoints. Mr. Schultz asked for clarification if it is 5-years from the start of the
1st part for the entire project or for individual nodes of it. Mr. Austerman said it is
nodes, there is a build-period allowed through the reimbursement agreement



for each component. Mr. Helser added that that would be created in a
phased build and revenue plan.

He also showed the potential project of Novi City West, being proposed by Mr.
Bowman of the Suburban Collection Showplace (page 13 of presentation).

Mr. Schultz asked why there isn’'t a slide regarding what the City West project
will ask of the City and Corridor Improvement Authority (CIA) as far as
investment/infrastructure needed. Mr. Austerman said that this session for the
Committee was designed as educational on TIF programs, not for a specific
project. There is still a lot of discussion to be had regarding City West. Mr.
Cardenas noted that the State would want to see the City have a stake in the
project though.

Counciimember Staudt asked if the County would get involved due to Grand
River, Mr. Cardenas said that the current plan does not appear to impact
Grand River, just some smaller local roads.

Following brief discussion of potential financing through the City and/or the
CIA Councilmember Staudt asked how much the CIA gets from the TIF. Mr.
Austerman said it would likely be more than 2 the capturable about. Mr.
Austerman further noted that this is one mechanism that can help keep the
City funded in this dynamic. If the CIA is extended, then that capture extends
through the full term of the brownfield plan because it's encumbrance
supersedes the developers (IE they are in 15" position because the CIA was
established prior to the transformation brownfield project). Mayor Fischer
asked what the formula is for that. Mr. Austerman said there is a formula where
the CIA gets 50% of the taxes for specific jurisdictions with new taxes
generated. Mayor Fischer if the table Mr. Austerman provided could be
updated for those capturables — Mr. Austerman said yes. Councilmember
Staudt asked if, after 12 years the CIA isn't renewed does the developer get it
allg Mr. Austerman said that there is precedent in recent brownfield approvals
to believe they would then flow to the City rather than the developer. There is
room for difference there though.

Councilmember Staudt and Mr. Schultz asked why the CIA would be
interested if the CIA got all the public infrastructure it wants paid for through
the projecte

Mr. Austerman said that if the CIA is extended then it gives a new 30-year
cycle on top of the current 12-year cycle. This would require Oakland County
to extend the CIA, in part on basis that this project was never contemplated
previously. Once the developer capture has stopped the CIA’s can still extend
outward, being the benefactor of those taxes, continuing to incent projects
long after the developer’s benefit has ended. The group briefly discussed the
viability of the County extending the CIA. Mr. Austerman noted that the
County would also be part of the Transformational Brownfield Process,
approached in much the same way the City is. Councilmember Staudt asked
who makes the legal determination if, at the termination of the brownfield



authority, the funds go back to the City2 Mr. Helzer said they have to go back
to the City, it is statutory. Mr. Cardenas said that it is similar to the CIA in that
way.

Mayor Fischer asked why in the Bedrock Case Study if it was a 2 billion dollar
investment why the incentive is only 600 million2 Mr. Austerman said it was
because they “maxed out” production. The total value of the incentive over
30 years was 600 million, they only got as much reimbursement as they could
produce. The governor is cost and/or duration.

Mayor Fischer asked for some clarification of the math on slide 4, asking if the
City didn't have a CIA it would be likely that you could have a 100 Mil project
with 100 Mil back incentive. Mr. Austerman said no, what he provided was a
simplified math example. Because property faxes on a per unit basis are
about $5,000 per year, a new unit takes $250,000 to build and is assessed for
$100,000 a unit, you aren’t going to be able to fully reimburse the value of the
unit on that $5,000 (5% on 50% of the value). Mayor noted then that on the
example all the numbers should then be cut in half and Mr. Austerman
agreed.

Councilmember Staudt asked much we should expect from projects if the City
establishes a Brownfield Authority. Mr. Helzer said that he sees a lot of
authorities get about 5% of all capturable revenue annually. Counciimember
Staudt asked why we would let the County capture that money, Mr. Helzer
agreed, noting that they recommend that the City establishes their own
brownfield authority. Mr. Schultz asked what the City can use the money out
of that revolving fund fore Mr. Helzer said it could be used to acquire land that
falls under the program'’s eligibility. It could also be used to set up a fund for
low-interest loans or grants to offset costs on other projects, infrastructure
improvements, parks, roads etc., as long as they are related to another
eligible project. Counciimember Staudt noted that this could be a lot of
money. Mr. Austerman noted that there is an administrative process to
establish a brownfield authority, personnel to be hired. But it can go into a
broader economic development strategy, they can be an incentive for the
next project.

Mayor Fischer stated that Novi may be quite different as a community than
those that Mr. Austerman and Mr. Helzer have worked with before. Mr. Helzer
agreed but said that every authority and city is unique. You can build the
program around what you want it to be and the goals the City has. Mr. Helzer
noted one Community he is working with is purchasing a Fire Truck under the
Community Benefit Agreement under part of the larger TIF.

Mr. Cardenas asked about Central Park South and how far an individual
project can be to sfill be included in the overall development. Mr. Austerman
said that if it is part of the continuous plan of development under the
masterplan for City West it qualifies. Mr. Helzer continued saying that originally
it was narrower, only contfiguous properties but it has since been expanded so
it can be scattered sites as long as it is part of one development initiative.



Mr. Schultz asked that we be provided with an example of the letter of
support that the City would need to submit to the state. He noted he has
some concern about submitting a letter like that when we haven'’t even seen
a site plan or reviewed criteria. Mr. Austerman said that it is less defined than a
letter of support, the municipality has to be in support in order to bring the
application to the state, but they always do the approvals coterminous,
meaning there is still a lot fo be negotiated between the municipality and
developer while they are moving through State approvals. The municipality
may use some of the State review in their own approvals, such as on tax
projections and underwriting analysis. The letter of support can be drafted so
vaguely as “We are excited to consider this project and will be supporting
pending our review and negotiation...”. Mr. Schultz stressed that it is his job as
the City Attorney to preserve the City's right o say “no”. Mr. Austerman
agreed, saying that realistically it is an uncommitted letter meant to get a
conversation going. Mr. Schutlz asked for some examples, noting that it would
need to be very loose support. Mayor Fischer made the analogy that it is a bit
like a mortgage pre-approval letter where you still need to go through the full
mortgage application. He then asked how the letter can be crafted in such a
way that ALL of City Council, with their various opinions, is prepared to sign
offg Mr. Austerman said it doesn’t need to be anything binding, just an
expression of interest or excitement for the project. Mayor Fischer says he
would like clarity on what exactly is needed from Council and the City for Mr.
Bowman to apply for the incentive. Mr. Austerman said he believes it is just the
letter of support to the State for the program to be extended, Mayor thought
there was something more needed based on the previous presentation to the
CIA.

Councilmember Staudt asked what the timeline would be for the project. Mr.
Austerman said that currently the State hasn't expanded the program and
therefore is not a resource for Mr. Bowman to go after. It will require the State
Statute to amend and expand the Transformation Brownfield Program. The
State Bill is under review in committee but has not yet been scheduled for a
hearing, it will mostly likely be heard next year.

Mr. Austerman said that before the State can approve the plan, they will need
Local, City and County, approvals (including a resolution from the City of
Novi) and the Transformational Brownfield Plan drafted, reviewed, and
approved.

Councilmember Staudt noted that MEDC hasn’t yet started reviews of the
new batch since there are not funds available. Mr. Austerman said yes,
though they have looked at a few and expressed interest in the event the
program gets refunded.

Mr. Schultz asked about retroactivity, for example if it takes a year to
negotiate, can Mr. Bowman approach the City Planning Commission with a
plan. Mr. Austerman says that can potentially create an issue with respect to



the “but for” test but that there are dynamics where you can start
construction and still apply for incentives at that point.

Counciimember Staudt then asked if Mr. Austerman has other clients applying
for these funds and therefore competing for the same pot of money? Mr.
Austerman said yes, he had other clients applying but that because the pot of
money is so large that they wouldn’t realistically be in competition.
Counciimember Staudt noted some political concerns about if the program
will be renewed. Mr. Austerman said he is not involved with the political side,
only the numbers.

To return to the process, Mr. Austerman said that the County would review
and approve the plan, including public hearings, the County brownfield
authority and board of commissioners, and then would go to the State for
approval. During that time the City could be negotiating the Municipal
Service Agreement, but it would all need to be completed in advance of
moving forward with State approvals.

Mr. Schultz again expressed concern about preserving the City's right to not
approve bad plans. He wants to know how this approval can take place prior
to the City performing standard Site Plan reviews. Mr. Austerman and Mr.
Helzer said that there are callback provisions wherein if the developer does
not deliver what the City wants per the development agreement and plan
then the incentives don't flow. There are also governors in the plan on how
much the program of investment can change (square footage, total
investment, etc.) for any project before the developer would have to come
back for an amendment. Therefore, City Council gets “another bite at the
apple” through the amendment process. Minimums can also be set regarding
number of units, square footage, investment, product types, etc. This would be
in a concept plan, in substantial form, which would be enough for the
brownfield to be approved and then if they don’'t deliver the incentive
doesn’t flow. Mr. Cardenas noted that the issue Mr. Schultz has though is that
the City has handcuffed themselves to that plan for development that hasn't
gone through any kind of site plan approval. Mr. Helzer and Mr. Austerman
agreed that was a fair point. Mr. Cadenas further put forward that doing this
usurps the legislative authority from the Planning Commission. Mr. Helzer said
that City Council is approving the concept plan, product types, and end uses
along with a detailed schedule and fiming. Mr. Schultz says this is a good
conversation, but he is still frying to understand even after having read the
statute. In the event a development and brownfield plan with this concept in
it is approved and then three years later a public hearing is taking place at
the Planning Commission for one of the components (Hotel, apartments, etfc.)
and the public express that they hate multiple components of the plan. How
can the City then say that they have already kind of approved it, how does
this mesh with our obligation to follow zoning law. Mr. Austerman said that it is
a requirement that the development meets zoning requirements. Mr. Schultz
said that it wouldn’t be a approval by right site plan but instead the more
discretionary Special Land Use. We would hold a public hearing and retain
discretion. Mr. Helzer said it these are living documents, it would trigger a
Transformational Brownfield Plan amendment that would have to be



approved and go back to the state. Mr. Austerman said that it would have to
be in alignment with the City’'s changes to the project for the special land use
and that is something that could be drafted into the development
agreement. Mr. Helzer said that the State would agree to that and recognize
the zoning in the City of Novi and the Special Land Use process. He also
pointed out that the project doesn’t mandate things like height, density, etc.
which can still go through public hearing. The transformational brownfield plan
lays out the end product use, and a change of use would require an
amendment.

Mayor Pro Tem Casey said that she doesn’t have any comment at this time,
but that she has Mr. Austerman’s contact information and reserves the right to
reach out with questions in the future.

Mayor Fischer thanked Mr. Austerman, stating that this was very useful and a
good start to the conversation. The example of City West helped better
understand some details. That said, he is sfill a bit confused as to the next steps
for City Council, he expects that Mr. Austerman and Mr. Schultz will continue
to discuss and work that out further. He thinks that several at the table have
the same concerns/reservations about the proposal currently.

Counciimember Staudt wants to ensure that we keep as much money in the
City's pocket as possible. Mr. Helzer reiterated his suggestion of establishing a
brownfield authority.

Mr. Austerman would need to submit to the State to start their application
review would be a drafted Brownfield Plan, Financial Plan, and other checklist
documents (site control, construction drawings, estimates, etc.). The State
won't schedule a hearing at the State Strategic Fund until there is a binding
resolution from the City Council saying they are in support of the brownfield
plan.

Mr. Austerman said that, from his view, the next steps for the City is negotiation
between Mr. Bowman and the City on things like a Municipal Service
Agreement and Development Agreement. Mayor Fischer expressed that at
this point we need all seven voice from the City Council fo weigh in. Mr.
Austerman said that realistically that may be what Mr. Bowman is looking for,
saying that “we support the continued review of this plan by the State while
the City continues their own due diligence”, something that isn’t a binding
letter but that involved all parties at the table so we can move forward.

Mr. Schultz asked when an initial review fee is paid for everyone’s time on this?
Mr. Austerman said it would be up to the City’s policy on how that gets set. Mr.
Helzer said that for a brownfield of this size it could be six figures between
aftorney fees, consulting fees, time, etc. It would be another reason to
establish a brownfield authority. Sometimes there is a pre-application fee, a
brownfield plan application fee, etc.



AUDIENCE COMMENTS - None
ADJOURNMENT: 7:11 p.m.

Motion: Casey; Seconded: Fischer; Approved: 3:0



CITY OF NOVI
PUBLIC SAFETY PROGRAM
PROJECT PROCEDURES
1.20.26 DRAFT

Section A: LIMITS OF AUTHORITY & BUDGET RESPONSIBILITY

City of Novi will be responsible for the following budgets, costs and bidding requirements:
Road improvements and public infrastructure costs

a.
b. Land purchases

o

Legal fees and bond issuance expenses

e

Furniture, fixtures and equipment

e. Move Management Services

Budget Adjustments

All transfers between budget line items must be approved by the Finance and Administration

Committee so long as any transfer does not exceed the Novi City Council approved budget.

Procurement Process

All Procurement shall comply with State Law, City of Novi (“CON”) Procurement Policy and with

Section B: Procurement.

Professional Services:

1. CON City Administration will determine on a case-by-case basis which will take place: City
Administration Approval, City Council (“CC”) Notification or City Council Approval, which
will be required for new contracts and / or contract amendments based on the following
minimum criteria:

a. Construction Managers, Architect/Engineers, Owner’s Representative, and all other
Professional Services:

i. New Contracts:

1. Less than $25,000: Multiple Proposals and City
Admin Approval
2. Over $25,000: CC Approval
ii. Contract Amendments and/or Change Orders within CC Approved
Contingency:
1. Less than $100,000: City Admin Approval
2. Equal to, or greater than $100,000: CC Approval

iii.  Any Contract Amendments and / or Change Order (CO) that will result in an
increase to the original CC approved project budget (Lump Sum Fee or Not-
to-Exceed Cost + Contingency) MUST be presented to and approved by the
CC.
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FF&E / Technology Equipment:
1. CON City Administration will determine on a case-by-case basis which will take place: City
Administration Approval with CC Notification or CC Approval, which will be required for
new contracts and / or contract amendments based on the following minimum criteria:

a. Furniture, Fixtures, Equipment, Technology Equipment and all other FF&E:

i New Contracts:
1. Less than $25,000: Multiple proposals
and City Admin
Approval
2. Equal to, or greater than $25,000: CC Approval
ii.  Contract Amendments and/or Change Orders within CC Approved
Contingency:
1. Less than $100,000: City Admin Approval
2. Equal to, or greater than $100,000: CC Approval

iii.  Any Contract Amendments and / or Change Order (CO) that will result in an
increase to the original CC approved project budget (Lump Sum Fee or Not-
to-Exceed Cost + Contingency) MUST be presented to and approved by the
CC.

Hard Construction:
1. CON City Administration will determine on a case-by-case basis which will take place: City
Administration Approval with CC Notification or CC Approval, which will be required for
new contracts and / or contract amendments based on the following minimum criteria:

a. All Hard Construction:

i New Contracts:
1. Less than $25,000: City Admin Approval
2. Equal to, or greater than $25,000: CC Approval

ii.  Contract Amendments, Potential Change Orders (PCO’s) & Change Orders
(CO’s) within CC Approved Contingency:
1. Zero-dollar changes utilizing funds within the GMP (General
conditions, allowances, contingencies, etc.)  City Admin Approval
2. $0 -$100,000: City Admin Approval
3. Above $100,000: CC Approval
iii.  Any Contract Amendments, Potential Change Order (PCO), Change Order

(CO) that will result in an increase to the original CC approved project



CITY OF NOVI
PUBLIC SAFETY PROGRAM
PROJECT PROCEDURES
1.20.26 DRAFT
budget (Lump Sum Fee or Not-to-Exceed Cost + Contingency) MUST be

presented to and approved by the CC.
2. Roles and approval - in accordance with the Limits of Authority
3. Funding Source — CON shall make Plante Moran Realpoint (PMR) aware of all funding
sources for the Program and shall work with their Legal Council to determine any and all
restrictions on/or requirements of those funds and shall make PMR aware of those
determinations. CON shall make PMR immediately aware of any potential changes to the

planned funding sources.

Section B: PROCUREMENT

1. See Procurement Matrix (Exhibit A) for which firms need to be engaged.
2. During Procurement, CON and Legal Counsel, with support of PMR, will determine which
method is appropriate based on market conditions.
a. Construction Manager as Constructor (cMc)
b. General Contractor (GC)
c. TBD
3. Professional Services Firms are procured via one of two methods as outlined in the table

below:

Professional Services Procurement Methods (Includes Architect/Engineer, Construction
Manager, Owners Representative, Technology Designer et. al)

Method 1: Negotiated Proposals Method 2: RFQ/RFP

1. Develop Form of Agreement / Contract 1. Develop Form of Agreement/Contract
(CON/PMR) (CON/PMR)
2. Develop Scope / Schedule/Budget (CON 2. Develop RFQ/RFP (Scope/Schedule/Budget —
Input) CON Input)
Contact Firm(s) / Solicit Proposals 3. Public Advertising (See Section B6 below) (if
4. CON Evaluate Proposals / PMR Advise desired)
PMR Prepare Award Recommendation 4. Issue RFQ/RFP - CON Procurement
Letter(s) 5. Pre-Proposal meeting - CON Procurement
6. CON Negotiate/execute contract as (PMR Assist)
required per stakeholder approval (PMR | 6. Issue Addendum(s) — CON Procurement
Assist) 7. CON to receive bids & publicly open (if
7. PMR prepare award recommendation desired)
letter 8. CON Evaluate Proposals / PMR Advise
8. CON Present to CC for Award (if 9. CON Negotiate/partially execute contract as
applicable) required per stakeholder approval (PMR
9. CON fully execute contract Assist)
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10. CON issues PO(s) as required 10. PMR Prepare Award Recommendation
Letter(s)

11. CON provides documents to CC for approval

12. CON CC Approval

13. CON fully execute contract

14. CON to issue / PO(s) as required

End of Process ‘

4. Furniture Fixtures & Equipment (FF&E) / Technology Equipment are procured via one of

three methods as outlined in the table below:

FF&E / Technology Equipment Procurement Methods

Method 1: Purchase Directly (if Method 2: Via a Consortium Method 3: RFQ/RFP
below CON’S Policy Limits)

1. Develop Form of 1. Develop 1. Develop Form of
Agreement/contract Scope/Schedule/Budget Agreement/Contract (CON/
(CON/PMR) (CON/PMR) PMR)

2. Develop 2. Contact Firm(s) / Solicit 2. Develop RFQ/RFP
Scope/Schedule/Budget Proposals (Scope/Schedule/Budget —
(CON/PMR) 3. CON Evaluate Proposals (PMR CON Input)

3. Contact Firm(s) / Solicit Advise) 3. CON Public Advertising (See
Proposals 4. PMR Prepare Award Section B6 below)

4. CON Evaluate Proposals / Recommendation Letter(s) 4. Issue RFQ/RFP - CON
PMR Advise 5. CON Present to CC for Award Procurement

5. CON issues PO(s) as required (if Applicable) 5. CON Pre-Proposal meeting

6. CON Negotiate/partially (PMR Assist)
execute contract as required 6. Issue Addendum(s) — CON
per CC approval (PMR Assist) Procurement

7. CON CC Approval 7. CON to receive bids & publicly
CON fully executed contract open (if required)

CON to issue PO(s) as required | 8. CON Evaluate Proposals —
PMR Advise

9. CON Negotiate/ partially
execute contract as required
per CC approval (PMR Assist)

10. PMR Prepare Award
Recommendation Letter(s)

11. CON provides documents to
CC for approval

12. CON CC Approval
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13. CON fully execute contract
14. CON to issue PO(s) as required

End of Process

6. Hard Construction (via CMc, GC, or Design Prime) shall be procured via one of two methods

as outlined in the table below:

Hard Construction Procurement Methods (Includes Abatement and Technology

Construction)

Method 1: Construction which is LESS than annually Method 2: Construction
published by the State of Michigan competitive bid limit will which EXCEEDS the
follow CON Procurement Policy Limits: annually published State of
Michigan competitive bid

limit must proceed as

competitive bids following
the stricter of the State of
Michigan (MCL 380.1267)

and the CON Procurement

Policy Requirements.

1. Develop Form of Agreement/Contract (CON/PMR) 1. Develop Form of

2. Develop Scope/Schedule/Budget (CON Input) Agreement/Contract -
3. Contact Firm(s) / Solicit Proposals CON/PMR

4. CON Evaluate Proposals — PMR Advise 2. Develop RFQ/RFP -

5. CON to issue PO(s) as required CON/CM (PMR Assist)

3. Public Advertising (See
Section B6 below) - CON
w/ CM (PMR assist)

4. Issue RFQ/RFP -
CM/CON (PMR assist)

5. Pre-Proposal meeting —
CM (PMR Assist)

6. Issue Addendum(s) -
CM/CON (PMR Assist)

7. Receive bids & publicly
open CON w/ CM Assist

8. Evaluate Proposals -
CM w/ CON input and
PMR Advise
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9. Negotiate/partially
execute contract as
required per CC
approval - CON w/ CM
& PMR Assist

10. Prepare Award
Recommendation
Letter(s) - CM / PMR

11. Provide documents to
CC for approval — CON

12. CC Approval - CON

13. Fully execute contract —
CON

14. Issue PO(s) as required -
CON

End of Process

6. Bid Advertising, Delivery and Selection:
a. CON will post advertisement for bids as follows:

i. Advertise one time in a newspaper of general circulation in the area where the
construction renovation / repair is to take place.

ii. Advertise for at least two-weeks on the Department of Michigan Management
and Budget website on a website maintained for this purpose or post on a
website designated by the Department of Michigan Management and Budget for
this purpose
iii. Post the advertisement for bid on BidNet Direct (bidnetdirect.com)
b. Public Advertisement must state the following information and must be reviewed by
the CON (INSERT TITLE):

i. Time, date, and place at which proposals/bids are due. For construction bids the
time, date, and place of the public meeting which all bids will be opened and
read aloud by CON or its designee.

ii. The bid must be accompanied by the following documents:

1. Familial Disclosure Statement: a sworn and notarized statement
disclosing any familial relations that exists between CON or any
employee of the bidder and any member of the Project Team

2. Iran Disclosure Statement: a sworn and notarized statement disclosing
any relationship that exists between CON or any employee of the bidder,

and the country of Iran.

6
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3. Bid, Performance, and Payment Bond Requirements: upon award each

bidder is required to have a 5% Bid Bond, 100% Performance, 100%
Labor and Material (Payment) Bonds. The Performance and Payment
Bond is provided by the Construction Manager or Prime Contractor.

4. CON local preference resolution will be followed, if applicable

5. Additional Documents as otherwise required by law, or CON

Procurement Policy

c. CON will not consider or accept a late bid received after the date and time specified for
bid submission.

d. All bids are to be received at the CON Civic Center Building to the attention of the CON
Facilities Department (authorized representation to be identified). Alternately, bidders
may be directed to submit bids electronically, for which specific directions will be
provided in the RFP for electronic only submissions.

e. All construction bids will be public bid openings held at CON Civic Center Building or
building designated by CON. A member of CON’S staff and PMR must be present.

f. CON reserves the right, in its sole and absolute discretion, to accept or reject, in whole
or in part, any or all proposals with or without cause. CON further reserves the right to
waive any irregularity or informality in this RFP/Bid process, and the right to award
the contract to a firm other than the firm submitting the lowest financial proposal
(lowest bidder).

g. PMR will review, evaluate, and recommend all awards to the CON CC via a written
award recommendation letter. CON CC approval is required for any purchase equal to,
or greater than the State of Michigan annual competitive bid limit.

i. The Recommendation must be within the general timing as outlined below in
the reference schedule of meetings,
1. Schedule of Meetings and Document Production for Project Team
2. Schedule to be updated as needed based on CON CC Schedule guidelines

h. For any / all vendors that bid services out on behalf of CON (e.g., construction

managers, etc.) the above procedures shall apply. Coordinate with CON, as shall

conformance with all applicable state laws and Project Team policies.
Section C: PURCHASE ORDERS / CONTRACTS / AGREEMENTS

1. Templates:
a. The following contract templates will be used (as modified and current year):
i. Construction Manager (CMc): AIA-A133 / AIA-A201
ii. General Contractor (GC): AIA — A101 / AIA — A201
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iii. Architect (AE): AIA-B101 / AIA - A201

iv. Technology Designer: District Modified Template

v. Environmental Consultant: AIA-C103

vi. Materials Testing Services Consultant: AIA-C103

vii. Commissioning Agent: AIA C103

viii. Building Evelope Consultant: AIA C103
ix. Others: To be determined by CON Legal Counsel
2. Roles:
a. Contracts will be drafted, reviewed, and approved as outlined below: Roles in
contract draft, review and approval process:
i. Initial Draft: CON Legal Counsel

ii. Review Business Terms: PMR

iii. Review (Legal & Business Terms): CON and Legal Counsel

iv. Contract Negotiations: CON Legal Counsel and PMR

v. Vendor partially executes contract

vi. Approval: CON CC

vii. CON fully executes contract

3. Purchase Orders (POs) / Contract:
a. Process:
i. Prior to CC Approval, Legal Counsel will lead the contract process detailed
in item C2 above.

ii. Prior to being issued, all POs will be reviewed by (INSERT TITLE. L.E.
Executive Director of Procurement) to ensure that all bidding procedures
were followed, appropriate back-up is included and completed, and there
are adequate unencumbered funds remaining. Verify Payee, amount,
vendor, and other pertinent details.

1. Contract awards and POs will contain appropriate contingency
amounts when going to CC for approval.

iii. Upon CC approval, a copy of the Project Team resolution with all back-up
documentation will be provided to the (INSERT TITLE. I.E. Office of
Procurement), who will be responsible for creating the PO.

1. A copy of the Project Team resolution, Project Number and PO will
be sent to PMR.

iv. Upon receipt of the PO, the construction manager is now approved to issue
subcontracts.

v. PMR will ensure that the PO number and project number is referenced on

all payment applications / invoices submitted to the CON and review(s) of

8
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payment applications are completed with appropriate recommendations /

signatures provided in accordance with Limits of Authority.
Section D: CHANGES TO THE SCOPE OF SERVICES

All change orders will utilize an AIA-G701 form or similar. See sample below.
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AIA Document G701 — 2017

Change Order

PROJECT: (Name and address) CONTRACT INFORMATION: CHANGE ORDER INFORMATION:
Contract Tor: Change Order Number:
Date: Date:

OWNER: {Name and address} ARCHITECT: (Name and address) CONTRACTOR: (Nume and address)

THE CONTRACT IS CHANGED AS FOLLOWS:
(Insert a detailed description of the change and, if applicable, attach or reference specific exhibits. Also include agreed upon
adiustments attributable to executed Construction Change Divectives.)

The original Contract Sum was $ 0.00
The net change by previously authorized Change Orders $ 0.00
The Contract Sum prior to this Change Order was $ 0.00
The Contract Sum will be increased by this Change Order in the amount of $ 0.00
The new Contract Sum including this Change Order will be $ 0.00

The Contract Time will be increased by Zero (0) days.

The new date of Substantial Completion will be

NOTE: This Change Order does not include adjustments to the Contract Sum or Guaranteed Maximum Price, or the Contract Time,
that have been authorized by Construction Change Directive until the cost and time have been agreed upon by both the Owner and
Contractor, in which case a Change Order is executed to supersede the Construction Change irective.

NOT VALID UNTIL SIGNED BY THE ARCHITECT, CONTRACTOR AND OWNER.

ARCHITECT (Firm name) CONTRACTOR (Firm name) OWNER (Firm ranie)

SIGNATURE SIGNATURE SIGNATURE

PRINTED NAME AND TITLE PRINTED NAME AND TITLE PRINTED NAME AND TITLE

DATE DATE DATE

AIA Document G701™ — 2017. Copyright © 1979, 1987, 2000 , 2001 and 2017 by The American Institute of Architects. All rights reserved. The
" Ame itu of Archit Le t nd "“ATL Jontr a & - gsed

on 1

arts? Tarms

(3RGADASZ)

Sections A, B and C are required to follow the Limits of Authority. All vendors are to comply with

the terms and conditions of their Agreements regarding changes to the services of work.

10
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A. Professional Services (AE / Tech Designer / Environmental / et al. ) — See Exhibit B: Workflow

1. Changes in Scope of Services Resulting in Potential Change Order (PCO) for Construction:
a. Definition: Changes in the Scope of Services related to modification of Professional
Services Agreement.
b. Process:
i. Need for Construction Documents change or added Services from by AE,
Technology Designer, AHJ, or CON in writing.
ii. Vendor provides CON a proposal for professional fee(s) for the additional
scope/change and sends to PMR in writing.
iii. PMR reviews and provides recommended course of action to CON in writing
(see Exhibit B).
iv. CON directs course of action (approve, reject, or other) in writing (see
Exhibit B.
v. If approved, vendor moves forward with Document changes and PMR starts
the amendment process.
vi. Vendor transmits design changes to CM/contractor in writing.

vii. CM/contractor Submits PCO for the cost of the work electronically.

B. Vendors (FFE Vendor or Technology Equipment) - See Exhibit B: Workflow
1. Changes in scope resulting in a potential change order
a. Definition: A formal Change Order document that modifies the Terms and
Conditions of the Agreement (e.g. terms, scope, schedule and / or budget).
b. Process:
i. Vendor creates a proposal and routes to the Designer for review, if
applicable.
1. Routing to be in accordance with Flowchart (see Exhibit B).
ii. Designer reviews and drafts Change order and routes to PMR
iii. PMR reviews CO and recommends and sends to CON (INSERT TITLE. L.E.
Facilities).
iv. CON reviews and approves Change Order and issues PO

v. PMR enters executed CO into PMIS

C. Construction Manager / Contractors (Construction) - See Exhibit B: Workflow
1. Potential Change Order (PCO): Changes in Scope of Services
a. Definition: Changes in the Work due to: Field Issues; Design Changes or Issues;
Requests for Information (RFI); Submittals; and/or Regulatory requirements.

(Reason codes et.al, to be provided on CON approved PCO form)

11
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b. Process:

i. Need for Change in Capital Work may be identified by CMc/Contractor
in writing by way of a Potential Change Order (PCO)

1. AE / Consultant reviews PCO and either rejects or recommends
and submits to PMR for review.

2. PMR reviews, and either rejects or recommends CON for
approval.

3. CON either approves PCO or rejects PCO.

4. AE/Consultant to process accepted PCO for inclusion into a
Change Order.

5. CM/Contractor to prepare PCO log and present at each OAC
meeting.

2. Change Order (CO) (see Exhibit B)

a. Definition: A single or multiple PCOs assembled into a formal Change Order
document that modifies the Terms and Conditions of the Agreement (e.g. terms,
scope, schedule and / or budget).

b. Process:

i. AE/Consultant or CM creates the Change Order (CO) and routes for
review/ signatures in DocuSign.
1. Routing to be in accordance with Flowchart (see Exhibit B)
ii. CON reviews and approves Change Order and modifies or issues a new
PO
iii. PMR enters executed CO into PMIS
c. A Change Order Approval Flowchart is attached as Exhibit B

Section E: INVOICING - The Vendor Payment Approval (VPA) Process Flowchart - (Exhibit B) -
provides a visual representation of the payment approval process for Vendor Payments. The VPA

Process for invoices and payments are Outlined below:

1. Invoices and payments :
a. Invoices which require certification:
i. (Construction Manager, Design Prime Contractor, etc.) will submit
invoices broken down by scope of work per project to the AE to certify
ii. Environmental Contractors will submit invoice to the Environmental
Consultant to certify
iii. Technology Contractors will submit invoice to the appropriate

Technology Designer / CON Technology Department to certify

12
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The invoice, once certified, will be sent to PMR for review.

Other Professional Service providers and/or vendors not required to be certified
will submit invoices directly to PMR for review.
Reviewing the Invoice:

i. The PMR Cost Accountant will review invoices for completeness and
compliance; including waivers of lien, sworn statements, and PO balance
and submit to the PMR Project Manager for review through the PMIS
System.

ii. The PMR Project Manager will review the invoice for completeness and
approved change orders and provide a recommendation to CON through
the PMIS System.

CON will make payments to vendors per their internal procedures and will be
responsible for the means and methods of payment to its vendors.

i. In the event that CON enters into any ACH arrangement related to the
program, CON shall be responsible for the development, approval,
implementation, and administration of the required ACH policies
including the controls, verifications, and procedures related to the
establishment of the ACH arrangement or execution of an ACH
transaction.

ii. PMR WILL NOT validate any ACH related information or
recommendations regarding applications for payment (or any other
actions related to vendor payment) and should not be relied upon by
CON as an assumption of responsibility for its ACH policies.

CON will submit monthly transaction reports which includes payments made to
vendors.

i. PMR will review transactions and complete a cost reconciliation only.

Other Services or materials procured directly by CON will be processed

according to their internal policies and procedures

2. Final Payment (Project Closeout)

a.

Definition: Construction Manager, Design Prime, Environmental and
Technology Contractor or other vendors invoices which complete the remaining
payments owed for the work complete including retention.
Procedures; follow the procedures above with the following additions:

i. The vendor(s) or construction manager(s) will collect, compile, and turn

over all closeout documents as defined in the Construction Documents

13
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(such as 0&M manuals, as-built drawings, warranties, punch-list items,

etc.). to CON.
ii. PMR and CON will review for completeness.

iii. PMR will provide recommendation for payment and reference the PO
number and indicate as Final Payment. This will include a review of all
final waivers of lien, sworn statements, general releases, and consent of
surety. A review of the final balance on the PO/contract will be
addressed at this time

iv. CON will also review the final payment to ensure the amount does not
exceed the balance on the PO/contract and to confirm CON is satisfied

with the completion of the work performed and final documentation.

1. Reporting

a. Project Dashboards:
i. Audience: CON CC
ii. Frequency: Monthly
iii. Submission Date: TBD, discuss at next Owner Meeting.
iv. Submission Type: PDF via email
b. City Council Updates
i. Audience: CON CC
ii. Frequency: Weekly
iili. Submission Date: Wednesdays
iv. Submission Type: PDF via email
c. Change Order Logs
i. Audience: CON and CON CC
ii. Frequency: Weekly
iii. Submission Date: Wednesdays
iv. Submission Type: PDF via email
d. Cost to Complete - Purpose is to update on current and forecasted
commitments vs. current budget:
i. Audience: TBD
ii. Frequency: Monthly
iii. Submission Date: TBD
iv. Submission Type: Excel via email

e. Cost Reconciliation Report:

14
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Purpose: Confirm that CON accounting system and the Owner’s Rep

PMIS system match
Audience: CON TBD
Frequency: Quarterly
Submission Date: TBD

Submission Type: Excel via email

f. TFiscal Year End Reporting

i
ii.
iii.
iv.

V.

Purpose: Support CON with fiscal year-end reporting
Audience: CON TBD

Frequency: Annually

Submission Date:

Submission Type: via Email

2. Meetings and Attendees:

a. Internal Team Meeting:

i

ii.

iii.

Purpose: Provide a progress update to CON and notify administration of
any issues.
Frequency: TBD
Attendees:
1. PMR Project Manager / Project Director (Lead by PMR — PM)
2. PMR Subconsultant Team Member Leads
3. CON Administration

b. Owner Architect & Contractor (OAC) Meeting:

i

ii.

iii.

Purpose: Coordination meeting between CON, PMR, and Professional
services.

Frequency: TBD

Attendees:
1. AE and CM (Facilitator)
2. CON Staff
3. PMR Team
4. Technology Designer

c. Business Ops Budget Meeting: Facilitated by CON

i
ii.

iii.

Purpose: Coordination meeting between CON and PMR
Frequency: TBD
Agenda:

1. Outstanding Payment Applications / Invoices

2. Outstanding Requisitions and POs

3. Reconciliation

15



CITY OF NOVI
PUBLIC SAFETY PROGRAM
PROJECT PROCEDURES
1.20.26 DRAFT
4. CTC/Forecast

5. Cash Flow-confirm spending is on schedule and bond fund sale
schedule is appropriate
6. Upcoming CON CC Agenda Items
iv. Attendees:
1. CON
2. PMR-PCA/PM

Section G: Conflicts or Omission: anything not covered in the above governance document will
follow the CON Procurement Policy and administrative procedures.

Exhibits:

Exhibit A: Procurement Matrix
Exhibit B: Flowcharts

Key
PMR Plante Moran Realpoint
cc Novi City Council
CMc Construction Manager as Contractor
CMa Construction Manager as Adviser
CM Construction Manager
GC General Contractor
AE Architect
RFQ/RFP Request for Quote/Request for Purchase
PO Purchase Order
FF&E Furniture, Fixtures & Equipment
Co Change Order
PCO Potential Change Order
OAC Owner Architect Contractor (Meetings)
PMIS Project Management Information System
VPA Vendor Payment Approval
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Plante Moran Realpoint

4 plante moran 3000 Town Center, Suite 100

Southfield, MI 48075
REALPOINT Tel: 248.223.3500 | Fax: 248.223.3150

pmrealpoint.com

Date: 12/29/25
To: Novi Finance and Administration Committee:
RE: RASIC Questions

Dear Finance and Administration Committee:

In anticipation of January’s Finance and Administration Committee (FAC) meeting and the
governance discussion we will be having, I am providing more detail regarding two items flagged
for clarification by members of City Council:

Engagement of the Contractors

As the Construction Manager, Christman will be responsible for drafting contractor bid packages,
bid summaries, and Guaranteed Maximum Price Amendment recommendations for ultimate
approval by Novi’s City Council. These bid packages delineate the scope of work for a variety of
subcontractors working on the Public Safety Building project and Fire Station projects.

PMR advises that City Council be informed when bid packages are being released in PMR’s weekly
updates to Council. Once bid packages are reviewed by Christman, PMR, the City, and, if necessary,
HED (the Architect/Engineer), a recommendation will be made for City Council’s ultimate

approval.
Approval of Transfers within Budget Line Items
PMR is overseeing Novi’s Public Safety Project, which consists of four elements:
1. Public Safety Building (new construction of a joint police station and fire station)
2. Fire Station 2 (new construction)
3. Fire Station 3 (new construction)
4. Fire Station 4 (renovations and improvements) / Budget: $2 million

The total project budget is $100 million. As design and construction move forward, there may be
fluctuation in each element’s budget. Understanding that the budget cannot exceed $100 million
without City Council approval, PMR advises that City Council be informed if there are budget
alterations within the new construction elements of the program. For example, if Fire Station is
budgeted at $13 million, and savings of $1 million are achieved, PMR can program those savings as
a budgetary addition to the Public Safety Building budget or placed in project contingency. PMR
advises that City Council will be informed of PMR’s proposed budget amendments within the
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overall $100 million project budget before any transfer takes place. These proposed budget
amendments will be included in updates to City Council and/or the FAC.

Similarly, should the city receive a particular vendor’s bid that is lower than what was initially
budgeted, PMR can reprogram those dollars within the overall program so long as City Council is
informed of this reallocation in PMR’s budget updates. These proposed budget amendments will be

included in updates to City Council and/or the FAC before any transfer takes place.

Once you have had a chance to review, please send any additional questions or desired

clarifications to me in advance of our January FAC meeting.

Sincerely,

Todd Fenton

Plante Moran Realpoint

cc: Victor Cardenas
Greg VanKirk
Brian Weber
Robert Stempien

~% plante moran

REALPOINT
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Responsible: The person or people who do the work to complete the task.

Approve: The person who approves the work once it's done and is the final
decision-maker.

Support: The person who provides help and resources to the Responsible
person.

Informed: People who need to be kept up-to-date on progress, but do not
need to be consulted on decisions.

Consulted: People whose inputis needed before a decision or action can

be taken.
CITY COUNCIL NOTES PMR
PROJECT FEASIBILITY STUDIES
Prepare Conceptual Budget and Schedule S
Approve Conceptual Budget and Schedule A 5| S
PROGRM ADMINISTRTION
Approval of the Bond Sale A 5 S
Assist City in Overall Program Management | R S
Setup, maintain, and recommend Program Governance Documents | S R
Approve Program Governance Documents A 5| S
Weekly Updates to City Council | S R
Monthly Construction Summary Update (receive and file) | S R
Quarterly Dashboard Presentations to City Council | S R
Lead CON/PMR Meetings 5] R
PROPERTY DUE DILIGENCE
Surveys and Geotechnical | These will be included as standard in the weekly status update. R S S
Public Roadway & Utility Infrastructure | R
Flood Plains / Wetlands / Woodlands | R
Permitting / Regulatory Requirements 1 R S S
Site Plan approval for new construction (with Planning Commission) A R S 5]
PROJECT DELIVERY METHOD AND PROFESSIONL TEAM PROCUREMENT
Review and Recommendation of Project Delivery Method | S R
Approval of Project Delivery Method A 5] S
Develop Professional Services RFPs with analysis and Recommendations | S R
Approval of Professional Services Contracts over $25,000 A 5| S
DESIGN PHASE SERVICES
Assist and advise City through design process | | R S
Monitor and Update Project Schedule and Budget | 5 R S
Presentation of the Schematic Design Document Package | | S R
Approval of the Schematic Design Package A S S
Presentation of the Design Development Document Package | | S R
Approval of the Design Development Package A S R
Approval of Construction Drawings (90% complete with construction A S S R
estimate for bid packages)
ENGAGEMENT OF THE CONTRCTORS
Contractor Bid Package, Bid Summary, and GMP Amendment | 5] S S
Recommendations
Approval of Contractor Bid Packages and Guaranteed Maximum Price A 5 S S
(GMP)
CONSTRUCTION PHASE SERVICES
Attend Bi-Weekly Owner/architect/Construction Manager Meetings | These will be included as standard in the weekly status update. S S R
Monitor Contractor's submittals, material procurement, and RFI's | S S R
| R R
Review payment applications, waivers, sworn statements for contract R
compliance
Setup and Maintain Project Files 1 R S
Change Order Review R R R
Change Order Approval over $100,000 or over CC approved contingency A S 5 5
Change Order Approval - within council approved GMP (Notify Council for | PMR will maintain and update a change order tracking document that S S
contractor changes at $100K+) shows every change order, not just those that Council would need to 5
approve. It would be sent weekly with the CC update.
Approval of Transfers within budget line items that do not exceed CC | Finance and Administration Committee approval required. R-FAC S S
approved budget
Monitor and Update Project Schedule and Budget | These will be included as standard in the weekly status update. S R S
Expedite Project Close-Out activities | S S S
BUILDING ACTIVATION
Activation Plan Development | S R S
Procurement of Furniture, Fixtures and Equipment (FFE) and Moving | These will be included as standard in the weekly status update. R
Services
On-site Coordination during FFE Installation and Moving Services | R

DRAFT 1.20.2026

o



MEMORANDUM

C LY L]
.- 1 TO: FINANCE AND ADMINISTRATION COMMITTEE

VICTOR CARDENAS, CITY MANAGER
FROM:  JEFF MUCK, PRCS DIRECTOR
L J SUBJECT:  ICE ARENA REVENUE

INOW L bAE  JANUARY 16,2026

cityofnovi.org

Suburban Sports Group has provided the attached additional information on revenue
projections and alternate sources.

Also of note for the Committee’s discussion, Suburban Sports Group is incentivized to
maximize profits through their contract which states:

It is the common goal of MANAGEMENT FIRM and the CITY that the facility is operated so
as to generate sufficient funds to pay all direct expenses and all required debt service
payments. To encourage the generation of funds and in order for MANAGEMENT FIRM
shall be paid 25% percent of the annual growth in operating income from fiscal year to
fiscal year, the minimum operating income must be equal to or greater than $425,000
each year of the agreement.

Attached is their contract approval and motion sheet from April 2025 for reference.



TO: Jeff Muck, Director

Parks, Recreation & Cultural Services

City of Novi
FROM: Tom Anastos
Suburban Sports Group
DATE: January 15, 2026
RE: Novi lce Arena Revenue Performance

The following is a summary of revenue performance (based on FYE 2024-25) and my

general analysis:

REVENUES

Ice Rental & Leagues
Figure Skating

Learn to Skate
Drop-in/Public Skating
Concession Sales (Net of COGS)
Pro Shop Rental
Skate Rental

Room Rentals/Parties
Advertising

Cell Tower Rental
TOTAL

2024-25

1,292,082
300,603
297,724
120,923

42,664
14,500
31,214
10,119
5,338
127,395

% Rev.
58%
13%
13%
5%
2%

1%
1%
0%
0%
6%

2,242,562

As you know, since we took on management of the Novi Ice Arena back in 1999 after its
challenging start, we have been guided by the city to operate the facility in a manner that
would be “financially responsible” (cover operating expenses and debt service) as itis an
“enterprise” entity while servicing the interests of the community and patrons. As such, we
have built budgets, set pricing and have juggled the interests of various customer-interests
to achieve those objectives to date.

The key drivers to successfulice arena operations include diverse offerings, including a
vibrant amateur hockey program (youth, adult and high school), figure skating and



recreational skating programs, striving to maximize utilization and meet the challenges
presented by the seasonality of the business. All other ancillary revenues such as
concession sales, pro shop and skate rental, etc are really driven by participation levels in
the programs noted above, as well as overall utilization.

From purely a revenue prospective, the $2,242,000 overall net revenues is very much in line
with other well-performing two-sheet ice arenas (and | would estimate near the top in the
market). Programmatically, our Learn to Skate program is the largest in the State and
among the largest in the country. Our adult hockey league operates at or near capacity
annually and our figure skating related revenues are also very strong.

In assessing potential opportunities for revenue growth we can consider the following:

Ice rental rates — generally, we have maintained rates higher than other municipally-owned
facilities in the market, yet 10-15% lower than the highest rates in the market (mostly
privately held facilities who also have property tax obligations that the municipal facilities
do not).

Novi Youth Hockey Association (NYHA)/Youth Hockey -- as has been discussed and
shared in recent times, the NYHA has historically been the principal user group in the
facility, yet the NYHA’s program has reduced in size significantly from years past. | believe
that their structural business model in today’s marketplace is antiquated and has not
adapted to the demands of current market conditions and consumer interests in order to
grow their program. As such, this season we implemented a plan that we presented to
both City officials and the NYHA in January 2024 - and it’s gaining traction. It has started to
show the signs of growth that we projected, however we are in the very early stages of
implementation. | believe that growth will occur but will take time to manifest over the next
3+ years.

Events — we host a number of youth hockey tournaments throughout the year which play
an important role in both revenue generation, facility utilization as well as provide general
economic impact to the local community. We have become a primary location for many
tournament operators, including hockey’s national governing body, USA Hockey, being one
of their host sites (along with their own facility in Plymouth) of their annual 15-only boys
National Championships each year. Other than their own Plymouth-based facility, the Novi



Ice Arena is the only facility in the country to host one of USA Hockey’s National
Tournaments every year. Adding more tournament events is challenging because of its
impact on reducing ice blocks from the core user groups (and results in more of a
displacement of ice rather than new sales). We will continue to focus on trying to add
events in the spring and or summer season where possible.

Seasonality: Spring/Summer - While it’s a very challenging task, we continue to focus on
growing activity levels during the spring and summer seasons. The strong figure skating
program utilizes a lot of ice during this time which makes daytime opportunities limited.
We are reassessing ways to potentially reconstruct some of this time to see if we can find
ways to increase utilization, even if marginally. We will also be adding a summer high
school league this year which will be a very nice addition.

New Concept Considerations
There have been a number of ancillary concepts studied in recent times, which include:

Bar/Restaurant

Without consideration as to whether a bar/restaurant would make any sense in the ice
arena (compatibility/alignment with program offerings, etc.) —we assessed it strictly from a
financial viability perspective. First—space would need to be built out (basic framing
enclosure with plumbing and electrical access) to be positioned to attract a 3™ party
operator. Cost estimates to do so and locate in the center of the viewing lobby space
(which is the most feasible) was in the $70,000 -- $80,000 range for approximately 1,700
square feet of space. If we were able to attract a reputable and interested party, typical
market rental rates in a property like the ice arena would fall somewhere between $6-$12
per s.f. —which would yield at the high end $20,400 per year in rent. This is less than what
we do at our current concession stand. Keeping both open and operating at the same time
would not be feasible.

Advertising/Naming Rights

Currently we sell limited signage opportunities, primarily dasherboard signage. The net
yield off such sales based on market interest and rates is not significant and its growth
potential may range in an additional $5,000-$8,000 at capacity.



Naming rights of the building could be a consideration. Given that we aren’t experts in this
specific area, consulting with a sponsorship/marketing group that specializes in such
valuations would be our recommended course of action. My best-guest estimateis a
building naming rights deal could result in $40,000-$50,000 annually (less 3™ party sales
commissions).

Room Rentals

Since the inception of the facility (prior to Suburban taking on the management of the
facility), the Novi High School hockey team, Northville High School hockey team and Figure
Skating Club of Novi utilize dedicated locker rooms for their respective groups at no charge.
In other arenas we own and operate, similar type rooms are rented at rental rates between
$6,000-$8,000 per season. In addition, the NYHA and skating club utilize dedicated office
space at no charge as well. Rentalrates for those two spaces would likely be at a minimal
level.

Dry Floor Events/Activities

The arena was built with two sand floors under the ice surfaces which does not allow for
use in the event we take the ice out to host dry floor activities. As such, either new
concrete floors would need to be added or portable flooring would need to be purchased
(which presents a whole new set of issues, including storage, increases in labor, etc.). In
our opinion, these options are not economically feasible to attract enough event activity to
overcome the costs of conversion and the loss of ice utilization during the summer time
period.

Let me know if you have any questions.
Thank you.



City ofF Novi City COUNCIL
APRIL 7, 2025

LY

SUBJECT: Approval of a three (3) year contract with two mutually agreed upon one
(1) year renewal options with Suburban Arena Management, LLC for the
management for the Novi lce Arena, commencing on July 1, 2025.

SUBMITTING DEPARTMENT: Parks, Recreation & Cultural Services

KEY HIGHLIGHTS:

¢ The City of Novi's management (consulting) contract with Suburban Ice is set to
expire on June 30, 2025. For the past twenty-five years (25), Suburban Ice has
successfully operated a high quality, customer service-oriented facility, offering a
comprehensive range of ice skating and hockey programes.

¢ Under Suburban’s management, the arena has consistently met its debt service
obligations and established a capital replacement reserve fund.

e Given Suburban Ice’s strong frack record, staff recommends that the City
Council approve a renewal of the management agreement. In previous
contract cycles, the City issued Requests for Proposals (RFPs); however, in both
2020 and 2015, Suburban Ice was the only firm to submit a proposal.

¢ The City Council Consultant Review Committee unanimously recommended
renewal of the agreement at their March 24, 2025 meeting.

BACKGROUND INFORMATION:

The Novilce Arena is a 75,000 square foot facility with two 85 x 200 sheets of ice. The
lce Arena is operated as part of the City's Ice Arena Fund (an Enterprise Fund). It was
originally funded through revenue bonds, which are repaid using rental income from
ice sales. As a self-sustaining facility, the arena must generate sufficient revenue to
cover operational costs, including debt service payments.

The City of Novi's management (consulting) contract with Suburban Ice is set to
expire on June 30, 2025. For the past twenty-five years, Suburban Ice has successfully
operated a high quality, customer service-oriented facility, offering a comprehensive
range of ice skating and hockey programs. Under Suburban’s management, the
arena has consistently met its debt service obligations and established a capital
replacement reserve fund.



Given Suburban Ice’s strong track record, staff recommends City Council approve a
renewal of the management agreement for three years, with the option for two
additional one-year extensions. In previous contract cycles, the City issued Requests
for Proposals (RFPs); however, in both 2020 and 2015, Suburban Ice was the only firm
to submit a proposal.

Suburban Ice has submitted the following base management fee for the renewal
period:

Year 1 (2025-26) — $138,000
Year 2 (2026-27) — $138,000
Year 3 (2027-28) - $145,520
Year 4 (2028-29) — $145,520
Year 5 (2029-30) — $149,260

Proposed Shared Incentive Schedule
In addition, a Shared Incentive Schedule is also proposed:

It is the common goal of MANAGEMENT FIRM and the CITY that the facility is
operated so as to generate sufficient funds to pay all direct expenses and all
required debt service payments.

To encourage the generation of funds and in order for MANAGEMENT FIRM shall
be paid 25% percent of the annual growth in operating income from fiscal year
to fiscal year, the minimum operating income must be equal to or greater than
$425,000 each year of the agreement.

A significant change in the renewal agreement is a reduction of the Shared
Incentive threshold from $750,000 to $425,000. Over the past four years, Suburban Ice
has not received additional reimbursement under the existing threshold. Under the
proposed $425,000 threshold, the last time Suburban Ice would have qualified was
Fiscal Year 2019.

Attached in this packet are:
¢ |Ice Arena Management Agreement Memorandum - J. Muck
e Rosati, Schultz, Joppich, & Amtsbuechler PC Review Letter
e |ce Arena Management Agreement (Clean copy)
e |ce Arena Management Agreement (Redline copy)

RECOMMENDED ACTION: Approval of a three (3) year contract with two mutually
agreed upon one (1) year renewal options with Suburban Arena Management, LLC
for the management for the Novi lce Arena, commencing on July 1, 2025.



MEMORANDUM

C LY L]
TO: CITY COUNCIL CONSULTANT REVIEW COMMITTEE
FROM: JEFF MUCK, PRCS DIRECTOR
CcC: VICTOR CARDENAS, CITY MANAGER

SUBJECT: ICE ARENA MANAGEMENT AGREEMENT
N [l)" | DATE  FEBRUARY 20, 2025

cityofnovi.org

The Novilce Arena is a 75,000 square foot facility with two 85 x 200 sheets of ice. The Ice
Arena operates as part of the City's Ice Arena Fund (an Enterprise Fund). It was originally
funded through revenue bonds, which are repaid using rental income from ice sales. As a
self-sustaining facility, the arena must generate sufficient revenue to cover operational
costs, including debt service payments.

The City of Novi's management (consulting) contract with Suburban Ice is set to expire on
June 30, 2025. For the past twenty-five years, Suburban Ice has successfully operated a
high quality, customer service-oriented facility, offering a comprehensive range of ice
skating and hockey programs. Under Suburban’s management, the arena has consistently
met its debt service obligations and established a capital replacement reserve fund.

Given Suburban Ice’s strong track record, staff recommends that the City Council approve
a renewal of the management agreement for three years, with the option for two
additional one-year extensions. In previous contract cycles, the City issued Requests for
Proposals (RFPs); however, in both 2020 and 2015, Suburban Ice was the only firm to submit
a proposal.

Financial Overview

Below is a 10-year history of financial statistics the Consultant Review Committee
requested:

Asof 06/30/2015 06/30/2016  06/30/2017  06/30/2018 06/30/2019 06/30/2020  06/30/2021  06/30/2022  06/30/2023  06/30/2024

Management contract fees 108,797 108,797 113,149 117,675 122,382 122,382 122,376 122,376 122,376 142,128
NETINCOME 695,870.67| 789,165.77| 796,597.45| 657,038.24| 646,445.07| 266,826.24 76,755.59| 266,253.21| 131,280.13] 206,123.09
Capital Expenses 214,968 87,617 281,473 8,411 34,379 130,204 13,401 39,715 471,665 135,297

Suburban Ice has submitted the following base management fee for the renewal period:

Year 1 (2025-26) — $138,000
Year 2 (2026-27) - $138,000
Year 3 (2027-28) — $145,520
Year 4 (2028-29) — $145,520
Year 5 (2029-30) — $149,260



Proposed Shared Incentive Schedule
In addition, a Shared Incentive Schedule is also proposed:

It is the common goal of MANAGEMENT FIRM and the CITY that the facility is operated so
as to generate sufficient funds to pay all direct expenses and all required debt service
payments.

To encourage the generation of funds and in order for MANAGEMENT FIRM shall be paid
25% percent of the annual growth in operating income from fiscal year to fiscal year, the
minimum operating income must be equal to or greater than $425,000 each year of the
agreement.

A significant change in the renewal agreement is a reduction of the Shared Incentive
threshold from $750,000 to $425,000. Over the past four years, Suburban Ice has not
received additional reimbursement under the existing threshold. Under the proposed
$425,000 threshold, the last time Suburban Ice would have qualified was Fiscal Year 2019.

Next Steps

If the Consultant Review Committee recommends renewing the agreement with
Suburban Ice, staff will bring forward a motion at an upcoming City Council meeting to
approve a new three-year agreement starting July 1, 2025 through June 30, 2028, with two
optional one-year extensions.

A redlined version of the updated agreement has been prepared by the City Aforney’s
Office and is attached for review.



JOELLEN SHORTLEY
jshortley@rsjalaw.com

27555 Executive Drive, Suite 250

Farmington Hills, Michigan 48331

P 248.489.4100 | F 248.489.1726 ROSATI | SCHULTZ
rsjalaw.com JOPPICH | AMTSBUECHLER

January 14, 2025

Jeffrey Muck, CPRP, Director

Parks, Recreation & Cultural Services
City of Novi

45175 Ten Mile Rd

Novi, MI 48375

Via email: jmuck@cityofnovi.org

RE: Agreement with Suburban Arena Management, LLC (“Suburban”)

Dear Mr. Muck:

You asked us to review the changes proposed by Suburban to a new Agreement extending their
management services for the Novi Ice Area through June 30, 2028. After several months of

negotiation, we have finalized the terms with Suburban and do not have any legal concerns with
the Agreement.

The primary changes to the Agreement from the current Agreement, were extending the term,
clarification of the reasons the City can terminate the Agreement and of great importance to
Suburban, adding the right for Suburban to receive notice from the City if the City receives an
offer to sell or lease the Ice Arena.

Very truly yours,

ROSATI SCHULTZ JOPPICH
& AMTSBUECHLER PC

Joellen Shovtley

Joellen Shortley

cc: Thomas Schultz, City Attorney


mailto:jmuck@cityofnovi.org

ICE ARENA MANAGEMENT AGREEMENT

This Ice Arena Management Agreement, (“Agreement”) by and between the CITY OF
NOVI, a Michigan Municipal Corporation having its address at 45175 Ten Mile Road, Novi,
Michigan 48375 ("CITY"), and Suburban Arena Management, LLC, having its address at 23995
Freeway Park Drive, Farmington Hills, Ml 48335 ("MANAGEMENT FIRM"). The Agreement will
be effective on the date both parties sign it.

WHEREAS the CITY is the owner of the Novi Ice Arena, located at 42400 Nick Lidstrom
Drive; and

WHEREAS MANAGEMENT FIRM is engaged in the business of managing ice arena
facilities; and

WHEREAS the CITY and MANAGEMENT FIRM desire to contract with each other, to
provide for the management of Novi Ice Arena

IT IS, THEREFORE agreed by and between the parties hereto, for and in consideration of
the mutual covenants, as follows:

1. Facility and Program Management Responsibilities. MANAGEMENT

FIRM shall provide business administration and management services to operate the Novi Ice

Arena in an economically sound manner, consistent with the best interests of the CITY, and

MANAGEMENT FIRM will have full authority to do so, to the extent authorized under this

Agreement. The facility includes the arena, parking lots, grounds, pro shop, concessions, meeting

rooms and related spaces.

a) MANAGEMENT FIRM will hire and supervise all operating personnel, including janitorial,
instructional, building and ice maintenance, secretarial, clerical and bookkeepers. All
employees hired by MANAGEMENT FIRM shall be employees of MANAGEMENT FIRM
and not employees of the City of Novi. MANAGEMENT FIRM shall be reimbursed for the
wages, taxes and fringe benefits for employees at the arena, including the General
Manager. Employees of MANAGEMENT FIRM may work at other facilities operated by

1



b)

d)

f)

)

h)

MANAGEMENT FIRM, provided that the CITY shall provide reimbursement solely for time
that is related to the Novi Ice Arena.

MANAGEMENT FIRM shall prepare maintenance and operations programs and
supervise day-to-day and long-term maintenance of the facility and grounds.
MANAGEMENT FIRM shall lease ice time and space within the facility, including the
operations of the pro shop, and concession areas. MANAGEMENT FIRM shall represent
the CITY in efforts to negotiate contracts with major ice users and long-term tenants, shall
supervise the rental of miscellaneous ice time to casual users as well as to outside
operators of tournaments or instruction programs. MANAGEMENT FIRM shall have the
authority to sell advertising at the facility or enter into sponsorship agreements on behalf
of the CITY, subject to any existing contracts and obligations. All arena operations shall
be in compliance with Internal Revenue Service Revenue Procedure 97-13.
MANAGEMENT FIRM will organize and supervise programs to utilize ice time of the
facilities for the benefit of the community. Such programs may include summer day camp
instructional programs, adult hockey leagues, general instructional programs, and on ice
or off ice social, recreational or educational programs.

MANAGEMENT FIRM shall assist in the development, operation, and promotion of Novi
Youth Hockey and Skating Club of Novi.

MANAGEMENT FIRM shall supervise the maintenance of financial and business record
keeping and reporting systems adequate and appropriate for management and oversight of
the operations of the facility.

MANAGEMENT FIRM shall attend meetings at the request of the CITY, upon reasonable
notice of the same.

MANAGEMENT FIRM may enter into contracts in its own name as necessary in the
management and operation of the arena. Contracts as to which the CITY is a party

must be approved by the Novi City Council. The City Council hereby grants the



authority to execute agreements for the rental of ice time at rental rates consistent with
the approved annual budget.

2. Financial Reporting and Money Management. MANAGEMENT FIRM will establish

timely and accurate accounting and reporting procedures, acceptable to the CITY, for receipt and
disbursement of all funds. All funds so received will be deposited daily into a bank account in the
name of MANAGEMENT FIRM and from such deposits, based on pre-approved budget,
MANAGEMENT FIRM will be authorized to disburse funds for payment of appropriate expenses of
the operation. The bank account shall have one designated MANAGEMENT FIRM employee
authorized to sign checks. The CITY, through the appropriate person(s), shall also be added as an
additional signatory to the bank account. MANAGEMENT FIRM may retain not more than
$1,000.00 in petty cash at the arena. It shall be the duty and responsibility of MANAGEMENT
FIRM, not later than one hundred twenty (120) days prior to the commencement of each fiscal
year, to submit to the CITY for approval, a proposed operating budget for the facility, setting forth
all estimated receipts and disbursements relating to the facility for the ensuing fiscal year, or in
the case of the first proposed budget, for the balance of the current year. The budget shall include
the establishment of a reserve account for current and future capital expenses. The operating
budget as approved in writing by the CITY is hereinafter referred to as the "approved budget".
Except as otherwise provided in this Agreement, MANAGEMENT FIRM shall incur no expenses
in connection with the Ice Arena facility that are not provided for in the approved budget. In the
event that a submitted budget is rejected by the CITY, MANAGEMENT FIRM shall operate under
the last approved budget on an item-by-item basis until a revised budget is approved in writing by
the CITY.

The CITY shall provide sufficient working capital for the arena so that expenses can be
paid pending receipt of initial revenues and is otherwise necessary during the term of this
Agreement. MANAGEMENT FIRM shall give the CITY at least five (5) days' notice if additional

funding is needed from the CITY to meet the expenses of operating the Arena. MANAGEMENT



FIRM shall not be obligated to make any advance to or for the account of the CITY, nor to pay any
sums except out of funds in the Operating Account, nor shall MANAGEMENT FIRM be obligated
to incur any liability or obligation on behalf of the CITY without the assurance that the necessary
funds for the payment thereof will be promptly provided by the CITY as required for payment.

If and when revenues exceed direct expenses, the capital reserve and debt service
payments, the CITY shall determine the extent to which surpluses shall be accumulated for future
expenses and/or debt services, and the extent to which such surpluses shall be returned to the
CITY for purposes of investment and shall be held in a capital replacement and reserve account.
This determination shall be made as a part of the CITY'S annual budget approval process.

In the event of certain emergencies threatening the health or safety of the public or
employees, or to protect the City's investment in the building or equipment, MANAGEMENT
FIRM shall be authorized to make emergency appropriations without prior approvals in amounts
not to exceed five thousand dollars ($5,000). Subsequent approval of such expenditures by the
CITY will have the effect of renewing MANAGEMENT FIRM'S authority to make additional such
emergency appropriations.

a) MANAGEMENT FIRM shall keep books, accounts and records that reflect all
revenues, and all expenditures incurred in connection with the management and
operation of the facility. The books, accounts and records shall be maintained at
the Ice arena, or at MANAGEMENT FIRM'S company offices in Farmington Hills,
Michigan. MANAGEMENT FIRM shall, during regular business hours, make the
books, accounts and records required to be maintained here under available to
the CITY or the representatives of the CITY FOR examination and audit by
appointment of no less than one (1) days' prior notice. All such audits shall be at
the expense of the CITY.

b) MANAGEMENT FIRM shall furnish to the CITY, a detailed statement of all

revenues and expenditures. The monthly financial statement shall be submitted



d)

3.

within fifteen (15) days after the close of the month. In addition, MANAGEMENT
FIRM shall furnish the original copy of all invoices, statements, purchase orders
and billings received and paid during a given fiscal year, as well as such other
information relating to the operation or management of the Ice Arena, within sixty
(60) days of the ending of such fiscal year.

Within sixty (60) days after each fiscal year ending June 30, MANAGEMENT FIRM
shall prepare and deliver to the CITY a detailed statement of revenues received
and expenditures incurred and paid during the calendar year, which results from
operations of the facility. Within thirty (30) days, following the expiration or
termination of this agreement, MANAGEMENT FIRM shall deliver to the CITY all
books, accounts and records pertaining to the property. MANAGEMENT FIRM may

retain copies of such records.

MANAGEMENT FIRM shall provide a fidelity bond in an amount not less than
$200,000 in favor of and for the protection of the CITY. Said fidelity bond shall be
issued by a Michigan licensed and admitted property and casualty insurance
company and subject to the approval of the CITY. Said fidelity bond shall be
maintained in full force and effect throughout the term of this Management
Agreement and shall be in effect prior to the first day of the receipt of any funds by
MANAGEMENT FIRM on behalf of the CITY. The cost of the fidelity bond shall be
deemed a reimbursable expense for operating the arena.

Liability Insurance. MANAGEMENT FIRM will assume the total cost of providing its

own liability insurance coverage, in a form and amount detailed in Attachment A to this Agreement,

to operate the Ice Arena during the life of this Agreement.

4.

Compensation for Facility & Program Management. MANAGEMENT FIRM shall be

compensated pursuant to the annual budget approved by the CITY and referenced in Section 2,

Paragraph 2, for facility and program management activities set forth above, as follows:



a) Base Annual Management Fees: The CITY shall compensate MANAGEMENT
FIRM a base monthly management fee of Eleven Thousand Five Hundred
Dollars ($11,500.00) for the first and second (2025-26 and 2026-27) years of this
Agreement and Twelve Thousand One Hundred Twenty-six and 67/100 Dollars
($12,126.67) the third year of this Agreement. Any partial month shall be paid
pro-rated.

b) Shared Incentive Schedule: It is the common goal of MANAGEMENT FIRM and the
CITY that the facility is operated to generate sufficient funds to pay all direct
expenses and all required debt service payments. To encourage the generation of
funds and in order for MANAGEMENT FIRM to be paid 5% percent of the annual
operating income from the fiscal year over $450,000 (by way of example: FYE
operating income ends at $490,000. $490,000 less $450,000 = $40,000 over
threshold x 5% = $2,000), Operating Income Defined as:

-All Proceeds (excluding the cell tower lease, grants, City programs and
interest earnings)

-Less: All Operating Expenses (including certain maintenance items that
may be capitalized pursuant to the City's policy, and not including
depreciation, amortization and debt service) = Operating Income

5. Agreement Term, Escalation and Termination. The term of this Agreement shall be

three (3) years, commencing on July 1, 2025, and ending on June 30, 2028. The CITY will have
the option to renew the Agreement for two (2) additional years in one (1) year increments. If the
CITY chooses to renew the Agreement for option year one, the CITY shall pay the MANAGEMENT
FIRM Twelve Thousand One Hundred Twenty-six and 67/100 Dollars ($12,126.67) per month
($145,520.00 per year). If the CITY chooses to renew the Agreement for a second year it
shall pay MANAGEMENT FIRM Twelve Thousand Four Hundred Thirty-eight and 33/100

dollars per month ($149,260.00 per year). Nothing contained in this Agreement shall be



construed to require the payment of a penalty or require cause for this Agreement to be terminated

by the CITY. The CITY shall have the option to terminate this Agreement for one or more of the

following reasons:

a)

b)

Failure to Make Revenue Projection: This Agreement may be canceled at any
time after June 30, 2026, and after advance written notice, for cause or failure to
generate sufficient revenues from operations to meet debt service requirements for
a given fiscal year. Such cause shall occur when the revenues from the past fiscal
year were not sufficient to pay 1) all direct expenses, and 2) all required debt
service payments.

The CITY shall provide ninety (90) days advance written notice of intent to
terminate this Agreement. MANAGEMENT FIRM shall have this ninety (90) days
"cure period" to remedy any performance deficiencies. If deficiencies are not cured
within said period, then unless the parties agree otherwise, the Agreement shall
terminate.

Option to Terminate/Sale, Lease or Closure: In the event that the CITY
determines to sell, lease or close the arena, the CITY shall have the option to
terminate this Agreement without cause. To exercise this option, the CITY shall, to
the extent possible, provide not less than one hundred eighty (180) days advance
written notice that it has decided to sell, lease or close the arena, where such sale
lease or closing will occur at least 180 days prior to the end of the third year of this
Agreement. If the City receives an offer to purchase the arena it will provide timely
notice to MANAGEMENT FIRM.

Material Breach: This Agreement may be terminated at any time by either party
without termination fee or penalty, if the other party commits a material breach of its
obligations under the Agreement, provided that the party seeking to so terminate

gives the other party notice and the opportunity to cure as set forth in paragraph
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5(a), above. If the material breach constitutes malfeasance or misfeasance, the
CITY shall not be obligated to provide an opportunity to cure. For purposes of this
Agreement, malfeasance means: evil doing; ill conduct; the commission of some
act which is positively unlawful; the doing of an act which is wholly wrongful and
unlawful; the doing of an act which the person ought not to do at all or the unjust
performance of some act which the party had no right or which he had contracted
not to do. It includes any wrongful conduct that affects, interrupts or interferes with
the performance of duties under this Agreement.

duties. For purposes of this Agreement misfeasance means the improper
performance of some act, which the party may lawfully do.

d) Mutual termination: This Agreement may be terminated at any time without

termination fee, penalty or liquidated damages if the parties so mutually agree.

e) Termination for Convenience: After the third year of the Agreement, either Party

may terminate the Agreement for convenience upon providing 180 days advanced

written notice.

6. Governing Law. All actions under this Agreement shall be governed by, subject

to, and construed according to the laws of the State of Michigan. Each party agrees, consents
and submits to the personal jurisdiction of any competent court in Oakland County, Michigan,
for any action brought against it arising out of this Agreement; agrees that service of process
at the address and in the manner specified below will be sufficient; agrees that it will not
commence any action against the other party hereto, because of any matter whatsoever
arising out of or relating to the validity, construction, interpretation and enforcement of this
Agreement, in any courts other than those of Oakland County, State of Michigan.

7. Assignment Successors and Assigns. This Agreement may not be assigned by

either party except with the advance written permission of the other party. The parties hereto

this Agreement, respectively, bind themselves, their partners, successors, permitted assigns



and legal representatives to the other party to this Agreement and to the partners, successors
permitted assigns and legal representative of such other party with respect to all terms,
covenants and provisions of this Agreement.

8. Indemnification. MANAGEMENT FIRM shall indemnify and hold CITY and its

elected and appointed officials, employees and agents harmless from and against any and all
claims, losses, costs, charges, assessments, liabilities, damages and interest, as well as legal
fees arising out of or in connection with negligence, gross negligence or willful misconduct on the
part of MANAGEMENT FIRM or any of its employees, agents, or contractors.

To the extent MANAGEMENT FIRM owes a duty to indemnify the CITY, as provided
above, there shall be a corresponding duty to defend any action or suit instituted pertaining to
such occurrence. To the extent applicable, the defense of governmental immunity shall be
asserted on behalf of MANAGEMENT FIRM, as well as the CITY.

MANAGEMENT FIRM shall reimburse the CITY within thirty (30) days of written demand
for any payment made or indebtedness incurred by the other with respect to any liability; obligation
or claim covered by the foregoing indemnification provisions.

9. City's Representative. The Parks, Recreation and Cultural Services

Director has been appointed as the City's Representative to deal with MANAGEMENT FIRM with
respect to the rights and obligations of the parties under this Agreement. CITY may designate a
new City's Representative at any time upon notice to MANAGEMENT FIRM. Except as otherwise
stated in this Agreement, the City Representative shall be MANAGEMENT FIRM'S contact person
at the CITY for purposes of fulfilling its obligations under this Agreement, including the resolution
of day-to-day operational issues. In this connection, unless otherwise specifically advised by the
CITY, MANAGEMENT FIRM shall make all reports to City's Representative and shall have the
right to rely upon communications received from the City's Representative with regard to the

arena.



10. Identification of Manager. MANAGEMENT FIRM may identify itself as the Manager

of the Arena, and may include its company logo, in all promotional literature, letterhead, business
cards, advertisements, etc., that are prepared or distributed regarding the arena.

11. Promotion Within Arena. For each ice surface in the arena, MANAGEMENT FIRM

may use two (2) pairs of dasher boards to identify itself.

12. Cooperation by City of Novi Parks, Recreation and Cultural Services Department.

The City of Novi Parks, Recreation and Cultural Services Department shall include information
about Novi Ice Arena programs in its promotional materials, at no cost to arena or
MANAGEMENT FIRM, to the extent that such space is available.

13. Disclaimers. CITY acknowledges and agrees that MANAGEMENT FIRM currently
does, and during the term of this Agreement may simultaneously perform services of the type
specified under this Agreement for other persons and parties and shall be disclosed to owner.

City further acknowledges and agrees that MANAGEMENT FIRM or an affiliated entity
operates Suburban Ice, located at 23996 Freeway Park Drive, Farmington Hills, Michigan 48335.

City further acknowledges and agrees that MANAGEMENT FIRM may rent ice time at the
arena to companies that are affiliated with MANAGEMENT FIRM, including, but not limited to,
Suburban Hockey Club and Suburban Hockey Schools, but the fees paid by these related entities
must be the same fees charged by the arena to third parties, and such companies shall not
receive preferential treatment for scheduling and reserving ice time.

14. Irrevocability and Severability. In the event that one or more provisions of this

Agreement, or any instrument or other document delivered pursuant to this Agreement or the
application thereof to any person or circumstance shall to any extent be invalid or unenforceable,
or shall jeopardize the tax exempt status of the bonds utilized to finance the establishment of the
facility, the validity, legality and enforceability of the remainder of this Agreement, or the

application of such provision to persons or circumstances other than those as to which it is invalid
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or unenforceable shall not be affected or impaired thereby, and each provision of this Agreement
shall be valid and enforceable to the fullest extent permitted by law.

15. Entire Agreement. The terms and conditions as contained herein are the entire

agreement between the parties. Neither party has made any representations except those
expressly set forth herein, and no rights or remedies are or shall be acquired by either party by
implication or otherwise unless expressly set forth herein.

16. No Waiver. No failure of either party to insist upon strict performance of any term,
covenant or provision of this Agreement, or to exercise any right, term or remedy consequent
upon a breach thereof, shall constitute a waiver of any such breach or of such term, covenant or
provision. No waiver of any breach shall affect or alter this Agreement, but each and every term,
covenant or provision of this Agreement shall continue in full force and effect with respect to any
other then-existing or subsequent breach thereof.

17. Notice. Notice, consents, approvals, requests and other communications required
or permitted under this Agreement, shall be given in writing and mailed by registered or certified
first class mail, return receipt requested, addressed as follows:

To the CITY: City of Novi
Jeffrey A. Muck
Director of Parks, Recreation and Cultural
Services
45175 Ten Mile Road
Novi, M| 48375

If to MANAGEMENT FIRM: Lyle Phair
Executive Director
Suburban Arena Management, LLC
23995 Freeway Park Drive
Farmington Hills, MI 48335
18. Time Given. All notices shall be deemed given on the day of mailing. Either Party
to this Agreement may change its address for the receipt of Notices at any time by giving notices

thereof to the other by delivery of such notice as specified above.
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19.  Amendments. The parties may from time to time consider it in their best interest to
change, modify or extend a term, condition or covenant of this Agreement. Any such change,
addition, deletion, extension or modification, which is mutually agreed upon by and between the
parties, shall be incorporated in written form ("amendment"), and no such amendment shall be
binding upon the parties unless it expressly makes reference to this Agreement and is signed by

authorized representatives of both parties.

Agreement made the date written above by and between the parties:

Suburban Arena Management, an LLC

Date:
By:
Its
City of Novi

Date:

By: Justin Fischer, Mayor

12



CITY OF NOVI
INSURANCE REQUIREMENTS
ATTACHMENT A

The MANAGEMENT FIRM shall maintain at its expense during the term of this
Agreement, the following insurance:

a. Worker's Compensation insurance with the Michigan statutory limits and
Employer's Liability insurance with minimum limits of $100,000 (One Hundred
Thousand Dollars) each accident.

b. Commercial General Liability Insurance - The MANAGEMENT FIRM shall
procure and maintain during the life of this Agreement, Commercial General
Liability Insurance, Personal Injury, Bodily Injury and Property Damage on an
"Occurrence Basis" with limits of liability not less than $1,000,000 (One Million
Dollars) per occurrence combined single limit.

C. Automobile liability insurance covering all owned, hired and non-owned
vehicles with Personal Protection insurance to comply with the provisions
of the Michigan No Fault Insurance Law including Residual Liability
insurance with minimum bodily injury limits of $1,000,000 (One Million
Dollars) each person and $1,000,000 (One Million Dollars) each occurrence
and minimum property damage limits of $1,000,000 (One Million Dollars)
each occurrence.

All policies shall name the MANAGEMENT FIRM as the insured and shall be
accompanied by a commitment from the insurer that such policies shall not be
canceled or reduced without at least thirty (30) days prior notice date to the City;
alternately, MANAGEMENT FIRM may agree to provide notice of such
cancellation or reduction.

The City of Novi shall be named as Additional Insured for General Liability and Auto
Liability. Certificates of Insurance evidencing such coverage shall be submitted
to City of Novi, Purchasing Department, 45175 Ten Mile Road, Novi, Michigan
48375-3024 prior to commencement of performance under this Agreement and
at least fifteen (15) days prior to the expiration dates of expiring policies. A
current certificate of insurance must be on file with the City for the duration of the
Agreement. Said coverage shall be primary coverage rather than any policies
and insurance self-insurance retention owned or maintained by the City. Policies
shall be issued by insurers who endorse the policies to reflect that, in the event
of payment of any loss or damages, subrogation rights under those Agreement
documents will be waived by the insurer with respect to claims against the City.

The MANAGEMENT FIRM shall be responsible for payment of all deductibles
contained in any insurance required hereunder.

13



If, during the term of this Agreement, changed conditions or other pertinent factors
should in the reasonable judgment of the City render inadequate insurance limits,
the MANAGEMENT FIRM will furnish on demand such additional coverage as
may reasonably be required under the circumstances. All such insurance shall be
effected at the MANAGEMENT FIRM's expense, under valid and enforceable
policies issued by the insurers of recognized responsibility which are well-rated
by national rating organizations and are acceptable to the City.

If any work is sublet in connection with this Agreement, the MANAGEMENT FIRM
shall require each subcontractor to effect and maintain at least the same types and
limits of insurance as fixed for the MANAGEMENT FIRM.

The provisions requiring the MANAGEMENT FIRM to carry said insurance shall not
be construed in any manner as waiving or restricting the liability of the MANAGEMENT
FIRM under this Agreement.

The City has the authority to vary from the specified limits as deemed necessary.

ADDITIONAL REQUIREMENTS
HOLD HARMLESS/INDEMNITY

The MANAGEMENT FIRM agrees to fully defend, indemnify and hold harmless the
City, its City Councll, its officers, employees, agents, volunteers and MANAGEMENT
FIRMs from any claims, demands, losses, obligations, costs, expenses, verdicts, and
settlements (including but not limited to attorney fees and interest) resulting from:

A. Acts or omissions by the MANAGEMENT FIRM, its agents, employees,
servants and MANAGEMENT FIRMs in furtherance of execution of this
Agreement, unless resulting from the sole negligence and tort of the City,
its officers, employees, agents and MANAGEMENT FIRMs.

B. Violations of state or federal law involving whether administrative or judicial,
arising from the nature and extent of this Agreement.

C. The MANAGEMENT FIRM agrees to defend the City from and against any
and all actions or causes of action, claims, demands or whatsoever kind
or nature arising from the operations of the MANAGEMENT FIRM and due
to the acts or omissions of the MANAGEMENT FIRM or its agents,
including, but not limited to, acts of omissions alleged to be in the nature
of gross negligence or willful misconduct. The MANAGEMENT FIRM
agrees to reimburse the City for reasonable attorney fees and court costs
incurred in the defense of any actions, suits, claims or demands arising
from the operations of the MANAGEMENT FIRM under this Agreement
due to the above-referenced acts or omissions.

The MANAGEMENT FIRM agrees that it is its responsibility and not the

responsibility of the City of safeguard the property and materials used in performing
this Agreement. Further the MANAGEMENT FIRM agrees to hold the City harmless
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for any loss of such property and materials used in pursuant to the MANAGEMENT
FIRM’s performance under this Agreement.

The MANAGEMENT FIRM shall not discriminate against any employee, or applicant
for employment because of religion, race, color, national origin, age, sex, height,
weight, handicap, ancestry, place of birth, sexual preference or marital status.
The MANAGEMENT FIRM further covenants that it will comply with the Civil
Rights Act of 1973, as amended; and the Michigan Civil Rights Act of 1976 (78.
Stat. 252 and 1976 PA 453) and will require a similar covenant on the part of any
consultant or subcontractor employed in the performance of this Agreement.
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ICE ARENA MANAGEMENT AGREEMENT-AGREEMENT

This Ice Arena Management Agreement, (“Agreement”) by and between the CITY OF
NOVI, a Michigan Municipal Corporation having its address at 45175 Ten Mile Road, Novi,
Michigan 48375 ("CITY"), and Suburban Arena Management, LLC, having its address at 23995
Freeway Park Drive, Farmington Hills, Ml 48335 ("MANAGEMENT FIRM"). The Agreement will
be effective on the date both parties sign it.

WHEREAS the CITY is the owner of the Novi Ice Arena, located at 42400 Nick Lidstrom
Drive; and

WHEREAS MANAGEMENT FIRM is engaged in the business of managing ice arena
facilities; and

WHEREAS the CITY and MANAGEMENT FIRM desire to contract with each other, to
provide for the management of Novi Ice Arena

IT IS, THEREFORE agreed by and between the parties hereto, for and in consideration of
the mutual covenants, as follows:

1. Facility and Program Management Responsibilities. MANAGEMENT

FIRM shall provide business administration and management services to operate the Novi Ice

Arena in an economically sound manner, consistent with the best interests of the CITY, and

MANAGEMENT FIRM will have full authority to do so, to the extent authorized under this

Agreement. The facility includes the arena, parking lots, grounds, pro shop, concessions, meeting

rooms and related spaces.

a) MANAGEMENT FIRM will hire and supervise all operating personnel, including janitorial,
instructional, building and ice maintenance, secretarial, clerical and bookkeepers. All
employees hired by MANAGEMENT FIRM shall be employees of MANAGEMENT FIRM
and not employees of the City of Novi. MANAGEMENT FIRM shall be reimbursed for the
wages, taxes and fringe benefits for employees at the arena, including the General
Manager. Employees of MANAGEMENT FIRM may work at other facilities operated by
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b)

d)

f)

)

h)

MANAGEMENT FIRM, provided that the CITY shall provide reimbursement solely for time
that is related to the Novi Ice Arena.

MANAGEMENT FIRM shall prepare maintenance and operations programs and
supervise day-to-day and long-term maintenance of the facility and grounds.
MANAGEMENT FIRM shall lease ice time and space within the facility, including the
operations of the pro shop, and concession areas. MANAGEMENT FIRM shall represent
the CITY in efforts to negotiate contracts with major ice users and long-term tenants, shall
supervise the rental of miscellaneous ice time to casual users as well as to outside
operators of tournaments or instruction programs. MANAGEMENT FIRM shall have the
authority to sell advertising at the facility or enter into sponsorship agreements on behalf
of the CITY, subject to any existing contracts and obligations. All arena operations shall
be in compliance with Internal Revenue Service Revenue Procedure 97-13.
MANAGEMENT FIRM will organize and supervise programs to utilize ice time of the
facilities for the benefit of the community. Such programs may include summer day camp
instructional programs, adult hockey leagues, general instructional programs, and on ice
or off ice social, recreational or educational programs.

MANAGEMENT FIRM shall assist in the development, operation, and promotion of Novi
Youth Hockey and Skating Club of Novi.

MANAGEMENT FIRM shall supervise the maintenance of financial and business record
keeping and reporting systems adequate and appropriate for management and oversight of
the operations of the facility.

MANAGEMENT FIRM shall attend meetings at the request of the CITY, upon reasonable
notice of the same.

MANAGEMENT FIRM may enter into contracts in its own name as necessary in the
management and operation of the arena. Contracts as to which the CITY is a party

must be approved by the Novi City Council. The City Council hereby grants the



authority to execute agreements for the rental of ice time at rental rates consistent with
the approved annual budget.

2. Financial Reporting and Money Management. MANAGEMENT FIRM will establish

timely and accurate accounting and reporting procedures, acceptable to the CITY, for receipt and
disbursement of all funds. All funds so received will be deposited daily into a bank account in the
name of MANAGEMENT FIRM and from such deposits, based on pre-approved budget,
MANAGEMENT FIRM will be authorized to disburse funds for payment of appropriate expenses of
the operation. The bank account shall have one designated MANAGEMENT FIRM employee
authorized to sign checks. The CITY, through the appropriate person(s), shall also be added as an
additional signatory to the bank account. MANAGEMENT FIRM may retain not more than
$1,000.00 in petty cash at the arena. It shall be the duty and responsibility of MANAGEMENT
FIRM, not later than one hundred twenty (120) days prior to the commencement of each fiscal
year, to submit to the CITY for approval, a proposed operating budget for the facility, setting forth
all estimated receipts and disbursements relating to the facility for the ensuing fiscal year, or in
the case of the first proposed budget, for the balance of the current year. The budget shall include
the establishment of a reserve account for current and future capital expenses. The operating
budget as approved in writing by the CITY is hereinafter referred to as the "approved budget".
Except as otherwise provided in this Agreement, MANAGEMENT FIRM shall incur no expenses
in connection with the Ice Arena facility that are not provided for in the approved budget. In the
event that a submitted budget is rejected by the CITY, MANAGEMENT FIRM shall operate under
the last approved budget on an item-by-item basis until a revised budget is approved in writing by
the CITY.

The CITY shall provide sufficient working capital for the arena so that expenses can be
paid pending receipt of initial revenues and is otherwise necessary during the term of this
Agreement. MANAGEMENT FIRM shall give the CITY at least five (5) days' notice if additional

funding is needed from the CITY to meet the expenses of operating the Arena. MANAGEMENT



FIRM shall not be obligated to make any advance to or for the account of the CITY, nor to pay any
sums except out of funds in the Operating Account, nor shall MANAGEMENT FIRM be obligated
to incur any liability or obligation on behalf of the CITY without the assurance that the necessary
funds for the payment thereof will be promptly provided by the CITY as required for payment.

If and when revenues exceed direct expenses, the capital reserve and debt service
payments, the CITY shall determine the extent to which surpluses shall be accumulated for future
expenses and/or debt services, and the extent to which such surpluses shall be returned to the
CITY for purposes of investment and shall be held in a capital replacement and reserve account.
This determination shall be made as a part of the CITY'S annual budget approval process.

In the event of certain emergencies threatening the health or safety of the public or
employees, or to protect the City's investment in the building or equipment, MANAGEMENT
FIRM shall be authorized to make emergency appropriations without prior approvals in amounts
not to exceed five thousand dollars ($5,000). Subsequent approval of such expenditures by the
CITY will have the effect of renewing MANAGEMENT FIRM'S authority to make additional such
emergency appropriations.

a) MANAGEMENT FIRM shall keep books, accounts and records that reflect all
revenues, and all expenditures incurred in connection with the management and
operation of the facility. The books, accounts and records shall be maintained at
the Ice arena, or at MANAGEMENT FIRM'S company offices in Farmington Hills,
Michigan. MANAGEMENT FIRM shall, during regular business hours, make the
books, accounts and records required to be maintained here under available to
the CITY or the representatives of the CITY FOR examination and audit by
appointment of no less than one (1) days' prior notice. All such audits shall be at
the expense of the CITY.

b) MANAGEMENT FIRM shall furnish to the CITY, a detailed statement of all revenues and

expenditures. The monthly financial statement shall be submitted within fifteen (15) days



d)

after the close of the month. In addition, MANAGEMENT FIRM shall furnish the original
copy of all invoices, statements, purchase orders and billings received and paid during a
given fiscal year, as well as such other information relating to the operation or management
of the Ice Arena, within sixty (60) days of the ending of such fiscal year.

Within sixty (60) days after each fiscal year ending June 30, MANAGEMENT FIRM shall
prepare and deliver to the CITY a detailed statement of revenues received and
expenditures incurred and paid during the calendar year, which results from operations of
the facility. Within thirty (30) days, following the expiration or termination of this agreement,
MANAGEMENT FIRM shall deliver to the CITY all books, accounts and records pertaining

to the property. MANAGEMENT FIRM may retain copies of such records.

MANAGEMENT FIRM shall provide a fidelity bond in an amount not less than $200,000 in
favor of and for the protection of the CITY. Said fidelity bond shall be issued by a Michigan
licensed and admitted property and casualty insurance company and subject to the
approval of the CITY. Said fidelity bond shall be maintained in full force and effect
throughout the term of this Management Agreement and shall be in effect prior to the first
day of the receipt of any funds by MANAGEMENT FIRM on behalf of the CITY. The cost of
the fidelity bond shall be deemed a reimbursable expense for operating the arena.

3. Liability Insurance. MANAGEMENT FIRM will assume the total cost of providing its

own liability insurance coverage, in a form and amount detailed in Attachment A to this Agreement,

to operate the Ice Arena during the life of this Agreement.

4, Compensation for Facility & Program Management. MANAGEMENT FIRM shall be

compensated pursuant to the annual budget approved by the CITY and referenced in Section 2,

Paragraph 2, for facility and program management activities set forth above, as follows:

a) Base Annual Management Fees: The CITY shall compensate MANAGEMENT

FIRM a base monthly management fee of Fen—TFhousand-One-Hundred-Ninety
Eight—Dellars—($16,198.:00) Eleven Thousand Five Hundred Dollars



($11,500.00) for the first and second (2025-26 and 2026-27) years of this
Agreement. and Twelve Thousand One Hundred Twenty-six and 67/100
Dollars ($12,126.67) the third year of this Agreement. Any partial month shall
be paid pro-rated.

b) Shared Incentive Schedule: It is the common goal of MANAGEMENT FIRM and
the CITY that the facility is operated to generate sufficient funds to pay all direct
expenses and all required debt service payments. To encourage the generation of
funds and in order for MANAGEMENT FIRM to be paid 25% percent of the annual

growth-in operating income from fisealyyearto the fiscal year over $450,000 (by

way of example: FYE operating income ends at $490,000. $490,000 less $450,000

= $40,000 over threshold x 5% = $2,000).-the-minimum-operating-ihcome-must-be

Operating Income Defined as:
-All Proceeds (excluding the cell tower lease, grants, City programs and
interest earnings)
-Less: All Operating Expenses (including certain maintenance items that
may be capitalized pursuant to the City's policy, and not including
depreciation, amortization and debt service) = Operating Income

5. Agreement Term, Escalation and Termination. The term of this Agreement shall be

three (3) years, commencing on July 1, 2025 and ending on June 30, 2028. The CITY will have
the option to renew the Agreement for two (2) additional years in one (1) year increments. If the
CITY chooses to renew the Agreement for option year one, the CITY shall pay the MANAGEMENT
FIRM Twelve Thousand One Hundred Twenty-six and 67/100 Dollars ($12,126.67) per
month ($145,520.00 per year). If the CITY chooses to renew the Agreement for a second
year it shall pay MANAGEMENT FIRM Twelve Thousand Four Hundred Thirty-eight and

33/100 dollars per month ($149,260.00 per year). Nothing contained in this Agreement shall be



construed to require the payment of a penalty or require cause for this Agreement to be terminated

by the CITY. The CITY shall have the option to terminate this Agreement for one or more of the

following reasons:

a).

b)

Failure to Make Revenue Projection: This Agreement may be canceled at any
time after June 30, 2026 and after advance written notice, for cause or failure to
generate sufficient revenues from operations to meet debt service requirements for
a given fiscal year. Such cause shall occur when the revenues from the past fiscal
year were not sufficient to pay 1) all direct expenses, and 2) all required debt
service payments.

The CITY shall provide ninety (90) days advance written notice of intent to
terminate this Agreement. MANAGEMENT FIRM shall have this ninety (90) days
"cure period" to remedy any performance deficiencies. If deficiencies are not cured
within said period, then unless the parties agree otherwise, the Agreement shall
terminate.

Option to Terminate/Sale, Lease or Closure: In the event that the CITY
determines to sell, lease or close the arena, the CITY shall have the option to
terminate this Agreement without cause. To exercise this option, the CITY shall, to
the extent possible, provide not less than one hundred eighty (180) days advance
written notice that it has decided to sell, lease or close the arena, where such sale
lease or closing will occur at least 180 days prior to the end of the third year of this
Agreement. If the City receives an offer to purchase the arena it will provide timely
notice to MANAGEMENT FIRM.

Material Breach: This Agreement may be terminated at any time by either party
without termination fee or penalty, if the other party commits a material breach of its
obligations under the Agreement, provided that the party seeking to so terminate

gives the other party notice and the opportunity to cure as set forth in paragraph
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5(a), above. If the material breach constitutes malfeasance or misfeasance, the
CITY shall not be obligated to provide an opportunity to cure. For purposes of this
Agreement, malfeasance means: evil doing; ill conduct; the commission of some
act which is positively unlawful; the doing of an act which is wholly wrongful and
unlawful; the doing of an act which the person ought not to do at all or the unjust
performance of some act which the party had no right or which he had contracted
not to do. It includes any wrongful conduct that affects, interrupts or interferes with
the performance of duties under this Agreement.

duties. For purposes of this Agreement misfeasance means the improper
performance of some act, which the party may lawfully do.

d) Mutual termination: This Agreement may be terminated at any time without

termination fee, penalty or liquidated damages if the parties so mutually agree.

e) Termination for Convenience: After the third year of the Agreement, either Party

may terminate the Agreement for convenience upon providing 180 days advanced written

notice.

6. Governing Law. All actions under this Agreement shall be governed by, subject

to, and construed according to the laws of the State of Michigan. Each party agrees, consents
and submits to the personal jurisdiction of any competent court in Oakland County, Michigan,
for any action brought against it arising out of this Agreement; agrees that service of process
at the address and in the manner specified below will be sufficient; agrees that it will not
commence any action against the other party hereto, because of any matter whatsoever
arising out of or relating to the validity, construction, interpretation and enforcement of this
Agreement, in any courts other than those of Oakland County, State of Michigan.

7. Assignment Successors and Assigns. This Agreement may not be assigned by

either party except with the advance written permission of the other party. The parties hereto

this Agreement, respectively, bind themselves, their partners, successors, permitted assigns



and legal representatives to the other party to this Agreement and to the partners, successors
permitted assigns and legal representative of such other party with respect to all terms,
covenants and provisions of this Agreement.

8. Indemnification. MANAGEMENT FIRM shall indemnify and hold CITY and its

elected and appointed officials, employees and agents harmless from and against any and all
claims, losses, costs, charges, assessments, liabilities, damages and interest, as well as legal
fees arising out of or in connection with negligence, gross negligence or willful misconduct on the
part of MANAGEMENT FIRM or any of its employees, agents, or contractors.

To the extent MANAGEMENT FIRM owes a duty to indemnify the CITY, as provided
above, there shall be a corresponding duty to defend any action or suit instituted pertaining to
such occurrence. To the extent applicable, the defense of governmental immunity shall be
asserted on behalf of MANAGEMENT FIRM, as well as the CITY.

MANAGEMENT FIRM shall reimburse the CITY within thirty (30) days of written demand
for any payment made or indebtedness incurred by the other with respect to any liability; obligation
or claim covered by the foregoing indemnification provisions.

9. City's Representative. The Parks, Recreation and Cultural Services

Director has been appointed as the City's Representative to deal with MANAGEMENT FIRM with
respect to the rights and obligations of the parties under this Agreement. CITY may designate a
new City's Representative at any time upon notice to MANAGEMENT FIRM. Except as otherwise
stated in this Agreement, the City Representative shall be MANAGEMENT FIRM'S contact person
at the CITY for purposes of fulfilling its obligations under this Agreement, including the resolution
of day-to-day operational issues. In this connection, unless otherwise specifically advised by the
CITY, MANAGEMENT FIRM shall make all reports to City's Representative and shall have the
right to rely upon communications received from the City's Representative with regard to the

arena.



10. Identification of Manager. MANAGEMENT FIRM may identify itself as the Manager

of the Arena, and may include its company logo, in all promotional literature, letterhead, business
cards, advertisements, etc., that are prepared or distributed regarding the arena.

11. Promotion Within Arena. For each ice surface in the arena, MANAGEMENT FIRM

may use two (2) pairs of dasher boards to identify itself.

12. Cooperation by City of Novi Parks, Recreation and Cultural Services Department.

The City of Novi Parks, Recreation and Cultural Services Department shall include information
about Novi Ice Arena programs in its promotional materials, at no cost to arena or
MANAGEMENT FIRM, to the extent that such space is available.

13. Disclaimers. CITY acknowledges and agrees that MANAGEMENT FIRM currently
does, and during the term of this Agreement may simultaneously perform services of the type
specified under this Agreement for other persons and parties and shall be disclosed to owner.

City further acknowledges and agrees that MANAGEMENT FIRM or an affiliated entity
operates Suburban Ice, located at 23996 Freeway Park Drive, Farmington Hills, Michigan 48335.

City further acknowledges and agrees that MANAGEMENT FIRM may rent ice time at the
arena to companies that are affiliated with MANAGEMENT FIRM, including, but not limited to,
Suburban Hockey Club and Suburban Hockey Schools, but the fees paid by these related entities
must be the same fees charged by the arena to third parties, and such companies shall not
receive preferential treatment for scheduling and reserving ice time.

14. Irrevocability and Severability. In the event that one or more provisions of this

Agreement, or any instrument or other document delivered pursuant to this Agreement or the
application thereof to any person or circumstance shall to any extent be invalid or unenforceable,
or shall jeopardize the tax exempt status of the bonds utilized to finance the establishment of the
facility, the validity, legality and enforceability of the remainder of this Agreement, or the

application of such provision to persons or circumstances other than those as to which it is invalid
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or unenforceable shall not be affected or impaired thereby, and each provision of this Agreement
shall be valid and enforceable to the fullest extent permitted by law.

15. Entire Agreement. The terms and conditions as contained herein are the entire

agreement between the parties. Neither party has made any representations except those
expressly set forth herein, and no rights or remedies are or shall be acquired by either party by
implication or otherwise unless expressly set forth herein.

16. No Waiver. No failure of either party to insist upon strict performance of any term,
covenant or provision of this Agreement, or to exercise any right, term or remedy consequent
upon a breach thereof, shall constitute a waiver of any such breach or of such term, covenant or
provision. No waiver of any breach shall affect or alter this Agreement, but each and every term,
covenant or provision of this Agreement shall continue in full force and effect with respect to any
other then-existing or subsequent breach thereof.

17. Notice. Notice, consents, approvals, requests and other communications required
or permitted under this Agreement, shall be given in writing and mailed by registered or certified
first class mail, return receipt requested, addressed as follows:

To the CITY: City of Novi
Jeffrey A. Muck
Director of Parks, Recreation and Cultural
Services
45175 Ten Mile Road
Novi, M| 48375

If to MANAGEMENT FIRM: Lyle Phair
Executive Director
Suburban Arena Management, LLC
23995 Freeway Park Drive
Farmington Hills, MI 48335
18. Time Given. All notices shall be deemed given on the day of mailing. Either Party
to this Agreement may change its address for the receipt of Notices at any time by giving notices

thereof to the other by delivery of such notice as specified above.
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19.  Amendments. The parties may from time to time consider it in their best interest to
change, modify or extend a term, condition or covenant of this Agreement. Any such change,
addition, deletion, extension or modification, which is mutually agreed upon by and between the
parties, shall be incorporated in written form ("amendment"), and no such amendment shall be
binding upon the parties unless it expressly makes reference to this Agreement and is signed by

authorized representatives of both parties.

Agreement made the date written above by and between the parties:

Suburban Arena Management, an LLC

Date:
By:
Its
City of Novi

Date:

By: Justin Fischer, Mayor

12



CITY OF NOVI
INSURANCE REQUIREMENTS
ATTACHMENT A

The MANAGEMENT FIRM shall maintain at its expense during the term of this
Agreement, the following insurance:

a. Worker's Compensation insurance with the Michigan statutory limits and
Employer's Liability insurance with minimum limits of $100,000 (One Hundred
Thousand Dollars) each accident.

b. Commercial General Liability Insurance - The MANAGEMENT FIRM shall
procure and maintain during the life of this Agreement, Commercial General
Liability Insurance, Personal Injury, Bodily Injury and Property Damage on an
"Occurrence Basis" with limits of liability not less than $1,000,000 (One Million
Dollars) per occurrence combined single limit.

C. Automobile liability insurance covering all owned, hired and non-owned
vehicles with Personal Protection insurance to comply with the provisions
of the Michigan No Fault Insurance Law including Residual Liability
insurance with minimum bodily injury limits of $1,000,000 (One Million
Dollars) each person and $1,000,000 (One Million Dollars) each occurrence
and minimum property damage limits of $1,000,000 (One Million Dollars)
each occurrence.

All policies shall name the MANAGEMENT FIRM as the insured and shall be
accompanied by a commitment from the insurer that such policies shall not be
canceled or reduced without at least thirty (30) days prior notice date to the City;
alternately, MANAGEMENT FIRM may agree to provide notice of such
cancellation or reduction.

The City of Novi shall be named as Additional Insured for General Liability and Auto
Liability. Certificates of Insurance evidencing such coverage shall be submitted
to City of Novi, Purchasing Department, 45175 Ten Mile Road, Novi, Michigan
48375-3024 prior to commencement of performance under this Agreement and
at least fifteen (15) days prior to the expiration dates of expiring policies. A
current certificate of insurance must be on file with the City for the duration of the
Agreement. Said coverage shall be primary coverage rather than any policies
and insurance self-insurance retention owned or maintained by the City. Policies
shall be issued by insurers who endorse the policies to reflect that, in the event
of payment of any loss or damages, subrogation rights under those Agreement
documents will be waived by the insurer with respect to claims against the City.

The MANAGEMENT FIRM shall be responsible for payment of all deductibles
contained in any insurance required hereunder.

13



If, during the term of this Agreement, changed conditions or other pertinent factors
should in the reasonable judgment of the City render inadequate insurance limits,
the MANAGEMENT FIRM will furnish on demand such additional coverage as
may reasonably be required under the circumstances. All such insurance shall be
effected at the MANAGEMENT FIRM's expense, under valid and enforceable
policies issued by the insurers of recognized responsibility which are well-rated
by national rating organizations and are acceptable to the City.

If any work is sublet in connection with this Agreement, the MANAGEMENT FIRM
shall require each subcontractor to effect and maintain at least the same types and
limits of insurance as fixed for the MANAGEMENT FIRM.

The provisions requiring the MANAGEMENT FIRM to carry said insurance shall not
be construed in any manner as waiving or restricting the liability of the MANAGEMENT
FIRM under this Agreement.

The City has the authority to vary from the specified limits as deemed necessary.

ADDITIONAL REQUIREMENTS
HOLD HARMLESS/INDEMNITY

The MANAGEMENT FIRM agrees to fully defend, indemnify and hold harmless the
City, its City Councll, its officers, employees, agents, volunteers and MANAGEMENT
FIRMs from any claims, demands, losses, obligations, costs, expenses, verdicts, and
settlements (including but not limited to attorney fees and interest) resulting from:

A. Acts or omissions by the MANAGEMENT FIRM, its agents, employees,
servants and MANAGEMENT FIRMs in furtherance of execution of this
Agreement, unless resulting from the sole negligence and tort of the City,
its officers, employees, agents and MANAGEMENT FIRMs.

B. Violations of state or federal law involving whether administrative or judicial,
arising from the nature and extent of this Agreement.

C. The MANAGEMENT FIRM agrees to defend the City from and against any
and all actions or causes of action, claims, demands or whatsoever kind
or nature arising from the operations of the MANAGEMENT FIRM and due
to the acts or omissions of the MANAGEMENT FIRM or its agents,
including, but not limited to, acts of omissions alleged to be in the nature
of gross negligence or willful misconduct. The MANAGEMENT FIRM
agrees to reimburse the City for reasonable attorney fees and court costs
incurred in the defense of any actions, suits, claims or demands arising
from the operations of the MANAGEMENT FIRM under this Agreement
due to the above-referenced acts or omissions.

The MANAGEMENT FIRM agrees that it is its responsibility and not the

responsibility of the City of safeguard the property and materials used in performing
this Agreement. Further the MANAGEMENT FIRM agrees to hold the City harmless

14



for any loss of such property and materials used in pursuant to the MANAGEMENT
FIRM’s performance under this Agreement.

The MANAGEMENT FIRM shall not discriminate against any employee, or applicant
for employment because of religion, race, color, national origin, age, sex, height,
weight, handicap, ancestry, place of birth, sexual preference or marital status.
The MANAGEMENT FIRM further covenants that it will comply with the Civil
Rights Act of 1973, as amended; and the Michigan Civil Rights Act of 1976 (78.
Stat. 252 and 1976 PA 453) and will require a similar covenant on the part of any
consultant or subcontractor employed in the performance of this Agreement.

15
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Integra Realty Resources 400 West Maple Road T 248.540.0040
Detroit Suite 100 F 248.540.8239
Birmingham, MI 48009-3351 WWW.irr.com

IrK

August 26, 2025

Victor Cardenas

City Manager

City of Novi

45175 W. Ten Mile Road
Novi, M| 48375

SUBJECT: Market Value Appraisal
Novi Ice Arena
42400 Nick Lidstrom Dr.
Novi, Oakland County, Michigan 48375
Client Reference:
IRR - Detroit File No. 142-2025-1030

Dear Mr. Cardenas:

Integra Realty Resources — Detroit is pleased to submit the accompanying appraisal of the
referenced property. The purpose of the appraisal is to develop an opinion of the going
concern value of the fee simple interest in the property. The client for the assignment is City
of Novi, and the intended use is for property disposition purposes.

The subject is an existing ice sports arena property containing approximately 77,000 square
feet of gross building area, including a 14,000 SF mezzanine area. The improvements were
constructed in 1998 on a site estimated at approximately 7 acres.

The appraisal is intended to conform with the Uniform Standards of Professional Appraisal
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute, applicable state appraisal regulations, and the appraisal
guidelines of City of Novi. The appraisal is also prepared in accordance with the appraisal
regulations issued in connection with the Financial Institutions Reform, Recovery and
Enforcement Act (FIRREA).



Victor Cardenas
City of Novi
August 26, 2025
Page 2

To report the assignment results, we use the Appraisal Report option of Standards Rule 2-
2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an
Appraisal Report depending on the intended use and intended users of the appraisal, we
adhere to the Integra Realty Resources internal standards for an Appraisal Report.

Based on the valuation analysis in the accompanying report, and subject to the definitions,
assumptions, and limiting conditions expressed in the report, our opinion of value is as
follows:

Value Conclusion
Appraisal Premise Interest Appraised Date of Value Value Conclusion
Going Concern Value Fee Simple August 15, 2025 $3,600,000

Extraordinary Assumptions and Hypothetical Conditions

The value conclusions are subject to the following extraordinary assumptions that may affect the assignment results.
An extraordinary assumption is uncertain information accepted as fact. If the assumption is found to be false as of
the effective date of the appraisal, we reserve the right to modify our value conclusions.

1. The valuation assumes an easement access from Nick Lidstrom Drive

The value conclusions are based on the following hypothetical conditions that may affect the assignment results. A
hypothetical condition is a condition contrary to known fact on the effective date of the appraisal but is supposed for
the purpose of analysis.

1. Thesite area is estimated at approximately 7 acres, in the location indicated in the report exhibits.

The value conclusion(s) in this report consider the impact of COVID-19 on the subject
property. If you have any questions or comments, please contact the undersigned. Thank
you for the opportunity to be of service.

Respectfully submitted,

Integra Realty Resources - Detroit

—
= P /:// y
Y
H. William Hansen, Jr., MAI Anthony Sanna, MAI, CRE
State Certified General Real Estate Appraiser Certified General Real Estate Appraiser
Michigan Certificate # 1205001420 Michigan Certificate # 1205001360
Telephone: 248-593-9787 Telephone: 248-979-9663
Email: whansen@irr.com Email: asanna@irr.com
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Summary of Salient Facts and Conclusions

Summary of Salient Facts and Conclusions

Property Name

Novi Ice Arena

Address 42400 Nick Lidstrom Dr.
Novi, Oakland County, Michigan 48375
Property Type Ice Sports Arena - Skating Rink
Owner of Record City of Novi
Tax ID 22-26-101-018 (part of)
Land Area 7.00 acres; 304,920 SF

Gross Building Area
Rentable Area
Year Built

76,707 SF
76,707 SF
1998

Zoning Designation

Highest and Best Use - As if Vacant
Highest and Best Use - As Improved
Exposure Time; Marketing Period
Effective Date of the Appraisal

Date of the Report

I-1, Light Industrial

Industrial use

Privately owned ice arena use
12 months; 12 months
August 15, 2025

August 26, 2025

Property Interest Appraised Fee Simple
Market Value Indications

Cost Approach Not Used

Sales Comparison Approach $5,000,000

Income Capitalization Approach $3,400,000 Per SF
Market Value Conclusion $3,600,000 $46.93

The values reported above are subject to the definitions, assumptions, and limiting conditions set forth in the accompanying report of which this summary is
a part. No party other than City of Novi may use or rely on the information, opinions, and conclusions contained in the report. Itis assumed that the users of
the report have read the entire report, including all of the definitions, assumptions, and limiting conditions contained therein.

Novi Ice Arena



Summary of Salient Facts and Conclusions

Strengths, Weaknesses, Opportunities, Threats (SWOT Analysis)

Strengths

The subject is a multi-sheet ice sports arena that has a strong historic performance record

The subject has been well maintained over time, has good curb appeal, and represents one of
the newest public ice rink facilities in Michigan

The subject is located on a site (hypothetical) of sufficient size to support the improvements
and associated parking needs, and includes a 2+ acre parking lot

The subject is a well-managed property, with strong attention to detail and growing income

Recent capital expenditures include replacement of the roof cover, a large air handling unit,
and new refrigeration control system.

Weaknesses

The property is somewhat removed from area freeways and has no main road exposure
The parking lot is original, and will require some replacements in the near term

The subject has been operated as a municipal arena, which are generally known to have
reduced rates, as they are viewed a community amenity, thus do not focus on profit.

Opportunities

Threats

The southeast Michigan market is one of the hockey strongholds in the United States, and
Detroit is commonly known as “Hockeytown”, thus the future of the facility is promising

A large number of hockey teams continue to rent ice at the subject, and it includes a large
figure skating program, providing positive cash flow, which could be expanded

Some of the marginal rinks in the market area may have to permanently close down, providing
additional clientele to be distributed amongst the healthy facilities

The subject is a municipal arena, with a current prime ice rate of $340 per hour, which is
below that of other competing private facilities, allowing for some upside in revenue

Economic declines overall typically lead to reduced sports participation levels, and hockey and
figure skating are more expensive than most other youth sports

Novi Ice Arena
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General Information

Identification of Subject

The subject is an existing ice sports arena property containing approximately 77,000 square feet of
gross building area, including a 14,000 SF mezzanine area. The improvements were constructed in
1998 on a site estimated at approximately 7 acres.

Property Identification

Property Name Novi Ice Arena

Address 42400 Nick Lidstrom Dr.
Novi, Michigan 48375

Tax ID 22-26-101-018 (part of)

Owner of Record City of Novi

Sale History

The subject has been under the same ownership since original construction. To the best of our
knowledge, no sale or transfer of ownership has taken place within a three-year period prior to the
effective appraisal date.

Pending Transactions

To the best of our knowledge, the property is not subject to an agreement of sale or an option to buy,
nor is it listed for sale, as of the effective appraisal date.

Purpose of the Appraisal

The purpose of the appraisal is to develop an opinion of the going concern value of the fee simple
interest in the property as of the effective date of the appraisal, August 15, 2025. The date of the
report is August 26, 2025. The appraisal is valid only as of the stated effective date or dates.

Prior Services

USPAP requires appraisers to disclose to the client any other services they have provided in
connection with the subject property in the prior three years, including valuation, consulting, property
management, brokerage, or any other services. We have not performed any services, as an appraiser
or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

Novi Ice Arena
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Definition of Market Value

Market value is defined as:

“The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

e Buyer and seller are typically motivated;

e Both parties are well informed or well advised, and acting in what they consider their own
best interests;

e Avreasonable time is allowed for exposure in the open market;

e Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

e The price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.”

(Source: Code of Federal Regulations, Title 12, Chapter |, Part 34.42[g]; also Interagency Appraisal and
Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472)

Definition of Going-Concern

A going concern is an established and operating business with an indefinite future life. For certain
types of property (e.g., hotels and motels, restaurants, bowling alleys, golf courses, marinas, skating
rinks, athletic clubs, landfills, etc.), the physical real property assets are integral parts of an on-going
business.

(The Appraisal of Real Estate, 14th Edition, The Appraisal Institute, Chicago, lllinois, U.S., 2013, page
63)

Definition of Property Rights Appraised

Fee simple estate is defined as, “Absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation, eminent domain,
police power, and escheat.”

Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal
Institute, 2015)

While there are rented spaces, all leases but one have one year or less to run; there are licenses for

locker rooms, however, these are conditioned upon seasonal ice rental contracts, thus are not strictly
enforceable leases.

Novi Ice Arena
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Leased fee interest is defined as, “A freehold (ownership interest) where the possessory interest has
been granted to another party by creation of a contractual landlord-tenant relationship (i.e., a lease).”

Lease is defined as: “A contract in which rights to use and occupy land or structures are transferred by
the owner to another for a specified period of time in return for a specified rent.”

(Source: The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, Chicago, Illinois,
2010)

Intended Use and User

The intended use of the appraisal is for property disposition purposes. The client and intended user is
City of Novi. The appraisal is not intended for any other use or user. No party or parties other than City
of Novi may use or rely on the information, opinions, and conclusions contained in this report.

Applicable Requirements

This appraisal is intended to conform to the requirements of the following:

e Uniform Standards of Professional Appraisal Practice (USPAP);

e Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute;

e Applicable state appraisal regulations.

Report Format

This report is prepared under the Appraisal Report option of Standards Rule 2-2(a) of USPAP. As
USPAP gives appraisers the flexibility to vary the level of information in an Appraisal Report depending
on the intended use and intended users of the appraisal, we adhere to the Integra Realty Resources
internal standards for an Appraisal Report — Standard Format. This format summarizes the information
analyzed, the appraisal methods employed, and the reasoning that supports the analyses, opinions,
and conclusions.

Scope of Work

To determine the appropriate scope of work for the assignment, we considered the intended use of
the appraisal, the needs of the user, the complexity of the property, and other pertinent factors. Our
concluded scope of work is described below.

Valuation Methodology

Appraisers usually consider the use of three approaches to value when developing a market value
opinion for real property. These are the cost approach, sales comparison approach, and income
capitalization approach. Use of the approaches in this assignment is summarized as follows:

Novi Ice Arena
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Approaches to Value

Approach Applicability to Subject Use in Assignment
Cost Approach Not Applicable Not Utilized

Sales Comparison Approach Applicable Utilized

Income Capitalization Approach Applicable Utilized

The income capitalization approach is the most reliable valuation method for the subject due to the
following:

e The probable buyer of the subject would base a purchase price decision primarily on the
income generating potential of the property and an anticipated rate of return.
e Sufficient market data regarding income, expenses, and rates of return, is available for
analysis.
The sales comparison approach is an applicable valuation method because:
e There is an active market for similar properties, and sufficient sales data is available for
analysis.

e This approach directly considers the prices of alternative properties having similar utility.
The cost approach is not applicable to the assignment considering the following:

e The age of the property would limit the reliability of an accrued depreciation estimate.

o There are limited land transactions in the market area of the subject, making estimates of
underlying land value subjective.

e This approach is not typically used by market participants, except for new or nearly new
properties.

Research and Analysis

The type and extent of our research and analysis is detailed in individual sections of the report. This
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale
profile sheets in the addenda to the report. Although we make an effort to confirm the arms-length
nature of each sale with a party to the transaction, it is sometimes necessary to rely on secondary
verification from sources deemed reliable.

Inspection

H. William Hansen, Jr., MAI, conducted an interior and exterior inspection of the property on August
18, 2025.

Novi Ice Arena
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Economic Analysis

Oakland County Area Analysis

Oakland County is located in Michigan and is 868 square miles in size and has a population density of
1,465 persons per square mile.

Population

Oakland County has an estimated 2025 population of 1,271,424, which represents little to no change
from the 2020 census of 1,274,395. The level population trend in Oakland County is similar to that of
the State of Michigan.

Looking forward, Oakland County's population is projected to increase at a 0.1% annual rate from
2025-2030, equivalent to the addition of an average of 1,735 residents per year. Oakland County's
growth rate is expected to lag that of Michigan, which is projected to be 0.2%.

Population Trends

Population Compound Ann. % Chng
2020 Census 2025 Estimate 2030 Projection  2020-2025 2025-2030
Oakland County 1,274,395 1,271,424 1,280,099 0.0% 0.1%
State of Michigan 10,077,331 10,052,475 10,129,941 0.0% 0.2%

Source: Claritas

Employment

Total employment in Oakland County was estimated at 734,885 jobs as of June 2024. Between year-
end 2014 and 2024, employment rose by 29,608 jobs, equivalent to a 4.2% increase over the entire
period. There were gains in employment in nine out of the past ten years. Although Oakland County's
employment rose over the last decade, it underperformed Michigan, which experienced an increase in
employment of 7.8% or 324,864 jobs over this period.

A comparison of unemployment rates is another way of gauging an area’s economic health. Over the
past decade, the Oakland County unemployment rate has been consistently lower than that of
Michigan, with an average unemployment rate of 4.4% in comparison to a 5.3% rate for Michigan. A
lower unemployment rate is a positive indicator.

Recent data shows that the Oakland County unemployment rate is 3.8% in comparison to a 5.0% rate
for Michigan, a positive sign for the Oakland County economy but one that must be tempered by the
fact that Oakland County has underperformed Michigan in the rate of job growth over the past two
years.

Novi Ice Arena
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Employment Trends

Total Employment (Year End)

Unemployment Rate (Ann. Avg.)

Oakland % %
Year County Change Michigan Change Oakland County Michigan
2014 705,277 4,155,638 6.4% 7.2%
2015 720,268 2.1% 4,219,861 1.5% 4.7% 5.4%
2016 731,967 1.6% 4,283,497 1.5% 4.1% 5.0%
2017 735,240 0.4% 4,321,713 09% 3.5% 4.6%
2018 744,401 1.2% 4,366,147 1.0% 34% 4.2%
2019 754,275 13% 4,387,708 0.5% 3.4% 4.1%
2020 681,420 -9.7% 3,999,406 -8.8% 9.3% 10.0%
2021 714,072 4.8% 4,251,309 6.3% 4.6% 5.8%
2022 725,078 1.5% 4,353,358 24%  3.0% 4.2%
2023 731,030 0.8% 4,409,498 13% 2.9% 3.9%
2024% 734,885 0.5% 4,480,502 1.6% 3.6% 4.5%
Overall Change 2014-2024 29,608 4.2% 324,864 7.8%
Avg Unemp. Rate 2014-2024 4.4% 5.3%
Unemployment Rate - December 2024 3.8% 5.0%

*Total employment data is as of June 2024.

Source: U.S. Bureau of Labor Statistics and Moody's Analytics. Employment figures are from the Quarterly Census of Employment and Wages (QCEW).
Unemployment rates are from the Current Population Survey (CPS). The figures are not seasonally adjusted.

Employment Sectors

The composition of the Oakland County job market is depicted in the following chart, along with that
of Michigan. Total employment for both areas is broken down by major employment sector, and the
sectors are ranked from largest to smallest based on the percentage of Oakland County jobs in each

category.
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Employment Sectors - 2024
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Source: U.S. Bureau of Labor Statistics and Moody's Analytics

Oakland County has greater concentrations than Michigan in the following employment sectors:

1. Professional and Business Services, representing 21.8% of Oakland County payroll
employment compared to 14.5% for Michigan as a whole. This sector includes legal,
accounting, and engineering firms, as well as management of holding companies.

2. Education and Health Services, representing 16.7% of Oakland County payroll employment
compared to 15.4% for Michigan as a whole. This sector includes employment in public and
private schools, colleges, hospitals, and social service agencies.

3. Financial Activities, representing 8.5% of Oakland County payroll employment compared to
4.9% for Michigan as a whole. Banking, insurance, and investment firms are included in this
sector, as are real estate owners, managers, and brokers.

4. Information, representing 1.8% of Oakland County payroll employment compared to 1.3% for
Michigan as a whole. Publishing, broadcasting, data processing, telecommunications, and
software publishing are included in this sector.

Novi Ice Arena
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Oakland County is underrepresented in the following sectors:

1. Trade; Transportation; and Utilities, representing 17.2% of Oakland County payroll
employment compared to 18.1% for Michigan as a whole. This sector includes jobs in retail
trade, wholesale trade, trucking, warehousing, and electric, gas, and water utilities.

2. Leisure and Hospitality, representing 9.8% of Oakland County payroll employment compared
to 10.2% for Michigan as a whole. This sector includes employment in hotels, restaurants,
recreation facilities, and arts and cultural institutions.

3. Manufacturing, representing 9.5% of Oakland County payroll employment compared to 13.6%
for Michigan as a whole. This sector includes all establishments engaged in the manufacturing
of durable and nondurable goods.

4. Government, representing 6.4% of Oakland County payroll employment compared to 13.0%
for Michigan as a whole. This sector includes employment in local, state, and federal
government agencies.

Major Employers
Major employers in Oakland County are shown in the following table.

Major Employers - Oakland County

Name Number of Employees Industry
1  Corewell Health 13,712 Health Care System
2 Stellantis (formerly FCAUS LLC) 1,462 Automobile Manufacturer
3 General Motors Co. 7,451 Automobile Manufacturer
4  UWM Holdings Corp. 730 Mortgage Lender
5  Henry Ford Health 5,588 Health Care System
6 Ascension Michigan 5,250 Health Care System
7  US. Postal Service 4,873 Postal Service
8 Amazon 4,310 E-Commerce, Tech & Telecom
9 Oakland County 3,742 County Government
10 Comerica Bank 3,021 Financial Institution

Source: Crain's Detroit Business, The Book, July 2024

Gross Domestic Product

Gross Domestic Product (GDP) is a measure of economic activity based on the total value of goods and
services produced in a defined geographic area, and annual changes in Gross Domestic Product (GDP)
are a gauge of economic growth.

Economic growth, as measured by annual changes in GDP, has been slightly higher in Oakland County
than Michigan overall during the past decade. Oakland County has grown at a 1.7% average annual
rate while the State of Michigan has grown at a 1.6% rate. Oakland County continues to perform
better than Michigan. GDP for Oakland County rose by 2.2% in 2023 while Michigan's GDP rose by
1.9%.
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Oakland County has a per capita GDP of $90,422, which is 64% greater than Michigan's GDP of
$55,220. This means that Oakland County industries and employers are adding relatively more value
to the economy than their counterparts in Michigan.

Gross Domestic Product

($,000s) ($,000s)
Year Oakland County % Change  Michigan % Change
2013 96,781,619 - 472,779,900 -
2014 97,813,071 1.1% 479,534,900 1.4%
2015 100,405,846 2.7% 490,618,700 23%
2016 102,272,094 1.9% 500,159,500 1.9%
2017 103,948,141 1.6% 505,101,500 1.0%
2018 106,919,794 2.9% 516,843,000 23%
2019 108,730,076 1.7% 521,085,100 0.8%
2020 104,254,094 -4.1% 501,893,800 -3.7%
2021 109,665,412 5.2% 530,380,900 5.7%
2022 112,436,089 2.5% 543,720,900 2.5%
2023 114,874,085 2.2% 554,256,200 1.9%
Compound % Chg (2013-2023) 1.7% 1.6%
GDP Per Capita 2023 $90,422 $55,220

Source: U.S. Bureau of Economic Analysis and Moody's Analytics; data released December 2024.
The release of state and local GDP data has a longer lagtime than national data. The data represents inflation-adjusted "real"
GDP stated in 2017 dollars.

Household Income

Oakland County is more affluent than Michigan. Median household income for Oakland County is
$93,885, which is 34.8% greater than the corresponding figure for Michigan.

Median Household Income - 2025

Median
Oakland County $93,885
State of Michigan $69,662
Comparison of Oakland County to State of Michigan +34.8%

Source: Claritas

The following chart shows the distribution of households across twelve income levels. Oakland County
has a greater concentration of households in the higher income levels than Michigan. Specifically, 28%
of Oakland County households are at the $150,000 or greater levels in household income as compared
to 17% of Michigan households. A lesser concentration of households is apparent in the lower income
levels, as 26% of Oakland County households are below the $50,000 level in household income versus
36% of Michigan households.
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Household Income Distribution - 2025

$500,000 and more
$250,000 - 499,999
$200,000 - $249,999
$150,000 - $199,999
$125,000 - $149,999
$100,000 - $124,999
$75,000 - $99,999
$50,000 - $74,999 —
$35,000 - $49,999
$25,000 - $34,999

$15,000 - $24,999

Less than $15,000 9.1%

T T T 1
0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.0% 14.0% 16.0% 18.0%

= Oakland County W State of Michigan

Source: Claritas

Education and Age

Residents of Oakland County have a higher level of educational attainment than those of Michigan. An
estimated 50% of Oakland County residents are college graduates with four-year degrees, versus 32%
of Michigan residents. People in Oakland County are slightly older than their Michigan counterparts.
The median age for Oakland County is 42 years, while the median age for Michigan is 41 years.
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Education & Age - 2025

Percent College Graduate Median Age

80% /

:
NZa
50% 1

40%
30% 1
20% 1
10% -

Oakland County State of Michigan Oakland County State of Michigan

Source: Claritas

Conclusion

The Oakland County economy will benefit from a stable to slightly growing population base and higher
income and education levels. Oakland County experienced growth in the number of jobs and has
maintained a consistently lower unemployment rate than Michigan over the past decade. It is
anticipated that the Oakland County economy will improve and employment will grow, strengthening
the demand for real estate.

=
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Surrounding Area Analysis

Location

The subject is located in the south central area of the City of Novi, which contains 31.28 square miles
and are surrounded by the communities of Commerce Township, Walled Lake, and Wixom to the
north, Farmington and Farmington Hills to the east, Northville and Wayne County to the south, and
Lyon Township to the west. Novi is situated in the southwest portion of Oakland County. The market
area is located approximately 30 miles north of downtown Detroit, 25 miles northeast of Ann Arbor,
50 miles southeast of Flint, and 65 miles east of Lansing. Area boundaries and delineation are
indicated in the following table. A map identifying Novi and the location of the property follows below.

Boundaries & Delineation
Boundaries
Market Area  Metropolitan Detroit
Area Type Suburban

Delineation
North West 14 Mile Road/ Pontiac Trail
South 8 Mile Road
East Haggerty Road
West Napier Road

Wixom . i . — T = R

Q - _:._I .I,-".: Luis i

1]
Ly Owks |

[ Pl

Mo [
Townehip
[ e
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Access and Linkages

Primary access and linkages to the market area, including highways, roadways, public transit, and
airports, are summarized in the following table.

Access & Linkages
Vehicular Access

Major Highways 1-96, 1-696, and 1-275
Primary Corridors Beck Road, Pontiac Trail, Napier Road, Grand River Avenue, 7 - 11 Mile Roads
Vehicular Access Rating Average

Public Transit

Providers Not Provided

Airport(s)
Name Detroit Metropolitan Wayne County Airport (DTW)
Driving Time 25 - 30 Minutes

Primary Transportation Mode  Automobile

Novi has a logistical advantage given the access to 1-96, I-696, and I-275. These freeways allow quick
access to major employers throughout Southeastern Michigan. As a result, the city has a strong
residential foundation. In fact, Novi is annually recognized by various national publications as one of
the top places to live and work in Michigan.

Public transportation in metro-Detroit is provided by the SMART bus service (Suburban Mobility
Authority for Regional Transportation); however, this system does not extend to Novi except for
limited services available to senior residents. Train services are provided by Amtrak and nearby
stations are found in Ann Arbor, Birmingham, Dearborn, Detroit, Pontiac, and Royal Oak.

Demand Generators

The typical generators of demand affecting the Novi market area are discussed and analyzed below.

Employment and Employment Centers

Novi is viewed as a desirable residential address in Southeastern Michigan. While primarily a bedroom
community, the city is home to a number of major employers. The city is home to a mix of 3,000 large
and small businesses including 1,000 international companies. The city has a varied employment base
from manufacturing, energy, high tech, construction and logistics.

Major employers in Novi include Henry Ford Providence Hospital, Harman International, Novi
Community Schools, Fox Run Retirement, Ryder Systems, ITC Holdings, Eberspaecher North America,
Magna International, and Cooper Standard.

The Southeast Michigan Council of Governments (SEMCOG) is projecting that employment in Novi will
continue to grow through 2050.

Novi Ice Arena



Surrounding Area Analysis 16
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2019 2020 2025 2030 2035 2040 2045 2050

Forecasted Jobs By Change Pct Change
Industry Sector 2019 2020 2025 2030 2035 2040 2045 2050 2019-2050 2019-2050

Natural Resources, Mining,

i 2219 2200 3,029 3015 2991 2906 2,831 2840 621 28%
& Construction
Manufacturing 4670 4239 4627 4575 4344 4101 3935 3913 -757 -16.2%
Wholesale Trade 3118 2929 3139 3197 3,288 3266 3202 3,138 20 0.6%
Retail Trade 7892 6944 7207 6823 6338 6,029 5777 5623 -2,269 -28.8%
Transportation,
N e 1,418 1410 1667 1,701 1,747 1,751 1,774 1,783 365 25.7%
Warehousing, & Utilities
Information & Financial
o 6,576 6,145 7,173 7,806 8290 8615 8922 9,254 2,678 40.7%
Activities
Professional and Technical
X 8,452 7,940 9,299 9,800 10,237 10,599 11,019 11,441 2,989 35.4%
Services & Corporate HQ
Administrative, Support, &
i PP 3477 3,026 3421 3565 3729 3,854 3960 4,107 630 18.1%
Waste Services
Education Services 2212 2,060 2,213 2286 2347 2362 2379 2398 186 8.4%
Healthcare Services 7679 7,095 7941 8216 8579 8969 9388 9,839 2,160 28.1%
Leisure & Hospitality 7103 5217 7,105 7275 7,317 7335 7346 7,405 302 4.3%
Other Services 2137 1,851 2,247 2373 2429 2452 2499 2513 376 17.6%
Public Administration 719 682 718 732 736 732 732 731 12 1.7%
Total Employment Numbers 57,672 51,738 59,786 61,364 62,372 62,971 63,764 64,985 7,313 12.7%

The table above shows that most Novi residents are employed in healthcare services, professional and
technical services, as well as corporate HQ. According to the Southeast Michigan Council of
Governments (SEMCOG), over the next 25 years Novi will continue to experience positive job growth
with an increase of about 7,300 jobs.

Nearby Retail Uses

The 1-96 and Novi Road Interchange in Novi is commonly referred to as the retail epicenter of Western
Oakland County. The interchange is anchored by Twelve Oaks Mall at the northwest corner; a regional
mall containing over 1.5 million square feet anchored by Macy's, Nordstrom, and JCPenney. Novi
Town Center is situated at the southwest corner and is a regional shopping center anchored by
Walmart Supercenter. The northeast corner of this intersection includes the West Oaks | and Il
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regional shopping centers anchored by Michaels, Old Navy, Kohl’s, and Marshall’s. Twelve Mile
Crossing at Fountain Walk, anchored by Dick's Sporting Goods, Powerhouse Gym, and Emagine Novi
Theatre, is located south of 1-96 on the west side of Novi Road. The southeast corner of the
intersection is the site of the former Novi Expo Center that has been redeveloped into a large-scale
mixed-use development that is planned to include hotels, restaurants, an indoor skydiving facility, and
a Planet Fitness. Along Grand River Avenue in Novi is the Suburban Collection Showplace, a 340,000
square-foot convention center.

Population and Income

A demographic profile of the surrounding area, including population, households, and income data, is
presented in the following table.

Surrounding Area Demographics

2025 Estimates Novi Oakland County  State of Michigan
Population 2020 66,243 1,274,395 10,077,331
Population 2025 68,209 1,271,424 10,052,475
Population 2030 70,435 1,280,099 10,129,941
Compound % Change 2020-2025 0.6% 0.0% 0.0%
Compound % Change 2025-2030 0.6% 0.1% 0.2%
Households 2020 26,459 524,047 4,041,760
Households 2025 27,173 526,492 4,063,373
Households 2030 28,045 532,520 4,114,212
Compound % Change 2020-2025 0.5% 0.1% 0.1%
Compound % Change 2025-2030 0.6% 0.2% 0.2%
Median Household Income 2025 $110,958 $93,885 $69,662
Average Household Size 2.5 2.4 24
College Graduate % 64% 50% 32%
Owner Occupied % 63% 70% 71%
Renter Occupied % 37% 30% 29%
Median Owner Occupied Housing Value $438,222 $350,594 $249,348
Median Year Structure Built 1993 1975 1972
Average Travel Time to Work in Minutes 28 28 26

Source: Claritas

Population in the area has grown in recent years, and this trend is expected to continue in the
foreseeable future. Income levels and the median owner-occupied housing value in Novi are higher
than Oakland County and Michigan.

Services and Amenities

The nearest public services, including police and fire departments, as well as public schools are
summarized in the following table.
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Public Services

Service

Police Department Novi

Fire Department Novi

Hospital Ascension Providence Hospital - Novi

School District(s) Novi, Northville, South Lyon, and Walled Lake Schools Districts

Novi has a variety of recreational amenities including several public parks and golf courses with a large
public park on Walled Lake. Lyon Oaks is located within the market area and includes an 18-hole
public golf course. The Proud Lake Recreation area and Kensington Metropark are located within city
limits as well. The city offers several public libraries and a parks and recreation department.

Nearby Land Use

Land uses immediately surrounding the subject are predominantly residential with typical ages of
building improvements ranging from 10 to 30 years. Property types adjoining the subject include a
municipal recreation building to the north, a municipal dog park to the east, and residential to the
west and southwest; due to the rail trunk line that lies adjacent to the dog park to the east, and the
property zoning, there are industrial uses to the south/southeast.

Outlook and Conclusions

The area is in the growth to maturity stage of its life cycle. Recent development activity has been slow,
with some new housing being constructed in the area. We anticipate that property values will remain
stable in the near future.
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Surrounding Area Map
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Ice Arena Market Analysis

An intrinsic component of the valuation process is an analysis of the subject's market, which is
intended to identify supply and demand factors and market trends. First, the competitive market for
similar ice arenas, or supply, is surveyed. Secondly, the demand for ice time is considered. In the past
ten+ years, demand for ice time has increased significantly in Metro Detroit, largely the result of the
interest in hockey based on the Detroit Red Wings National Hockey League (NHL) franchise success in
recent years. This included several Stanley Cup victories for the Red Wings in the recent past after a
four-decade drought, and a recently ended 25 year run to the playoffs. This success has bolstered ice
hockey participation in southeast Michigan, which has produced significant hockey talent in the past
decade or more, including a number of NHL stars.

Additionally, parental trends to expand the horizons of their children has significantly contributed to
ice skating lessons and an expansive interest in figure skating. This is further fueled by continuing
Olympic and World Championships (two years after each Olympics) success by US competitors in all
ice sports, including figure skating, ice dancing and speed skating.

The subject is largely utilized for ice hockey, with additional usage for figure skating, special events
and learn to skate programs.

Supply Factors
While the subject is situated in southwestern Oakland County, it is surrounded by competing ice
arenas especially in the more densely populated areas. A number of the local youth hockey

participants in the local area travel to the subject, as well as nearby facilities including nearby
municipal arenas, and private arenas. Following is a summary of these facilities:
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Local Ice Arena Inventory

Location Private/ No.of  Seasonal/Year
Municipal Sheets Round
Farmington Hills Arena Municipal 2 Seasonal

35500 W. 8 Mile Rd
Farmingham Hills, Ml

Suburban Farmington Hills Arena Private 2 Year round
23996 Freeway Park Dr.
Farmingham Hills, Ml

Novi Arena Municipal 2 Year round
42400 Nick Lidstrom Dr.
Novi, Ml

USA Arena Private 2 Year Round
14900 Beck Rd
Plymouth, Ml

Arctic Edge Coliseum Private 2 Year Round
44615 Michigan Ave
Canton, Ml

Victory Arena Private 1 Year Round
40475 Plymouth Rd
Birmingham, MI 48009

Redford Arena Municipal 1 Seasonal
12400 Beech Daly
Redford, Ml

All of the area facilities are well utilized, with virtually all prime-time ice sold. Based on a survey of
competing ice arenas in the local area, there is very little prime time (generally defined as weeknights
between 5 —11 PM and weekends from 8 AM to 11 PM) ice available.

Area arenas reported selling virtually all of their prime time ice for the current season. Rates and
usage during non-prime hours fluctuates, as some of the municipal facilities are closed during non-

prime hours, and for the summer, to avoid operating costs.

Most of the area facilities reported that they filled in the non-prime hours with public figure skating
(figure skating practice with number of participant limits), open skating (circular skating, which can
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accommodate large numbers of skaters), drop-in hockey, senior hockey, sticks and pucks, and other
similar events.

There are no known ice arenas that are planned for the local market area. The Arena Guide from
hockeyweekly.com listed arenas that opened in Michigan since 2002; they include the single sheet St.
Mary’s athletic complex in Orchard Lake, the three sheet Hartland Sports Center in Howell (M-59 east
of US-23) and the two-sheet Suburban Arena in Macomb Township. No arenas have been built in
Michigan since the mid 2000’s.

Overall, the supply of ice in the local area appears to be fixed for the near term. However, several
arenas were closed in the recent past; Allen Park Civic Arena was permanently closed in 2012, while
the Ice Mountain complex in Davison was sold in foreclosure also in 2012, however, has since
reopened. City Sports Arena in Detroit, also a newer facility, was closed in 2015. The Berkley
Municipal Ice Arena in Oakland County was closed in fall 2016 due to refrigeration failure, and will not
reopen. The Monroe City Council voted in April 2016 to close the 1998 built Monroe Multi-Sports
Complex facility for the 2016-17 year, although it was reopened in December 2016 after resident
opposition, but required a $140,000 subsidy.

The Brownstown Sports Center, a three sheet arena, sold for approximately $7/SF in February 2015;
the new ownership subsequently took one of the ice sheets out, and renovated it for indoor soccer,
while two sheets continued to operate. This property is in the southerly end of the MSA, and is in an
area with declining participation levels, particularly since the opening of the nearby Taylor Sportsplex
in 2002. Most recently, this property has been proposed for conversion to self-storage.

The 2000 constructed Polar Palace in Lapeer also faced financial difficulties, as it is removed from
dense populations, and ultimately closed in Spring 2019, and was reopened in 2024 as a multi sports
facility, including turf fields. The Summit Sports complex in Lansing closed permanently in late 2020,
and was converted to alternate use.

Demand Factors

While a complete demographic and demand analysis on hockey participation rates has not been
completed, the growth trends in this area lend support for continued demand for ice time in the local
area.

The following data is from the Season Registration Reports from USA Hockey, the national governing
body for amateur hockey in the United States. Registrations for the Pandemic influenced 2020-21
season are not demonstrative.
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USA Hockey Total Registration
Year USA Michigan Ml %
2000-01 519,533 69,199 13.3%
2001-02 525,373 69,111 13.2%
2002-03 530,368 68,302 12.9%
2003-04 535,439 67,973 12.7%
2004-05 531,850 67,904 12.8%
2005-06 527,269 65,450 12.4%
2006-07 539,399 62,789 11.6%
2007-08 548,551 62,207 11.3%
2008-09 548,289 61,491 11.2%
2009-10 558,476 60,709 10.9%
2010-11 583,262 63,238 10.8%
2011-12 594,959 61,787 10.4%
2012-13 591,418 60,319 10.2%
2013-14 598,841 58,164 9.7%
2014-15 611,926 57,546 9.4%
2015-16 622,833 57,029 9.2%
2016-17 637,744 57,074 8.9%
2017-18 646,120 55,578 8.6%
2018-19 653,474 55,495 8.5%
2019-20 648,742 53,311 8.2%
2020-21 528,944 37,381 7.1%
2021-22 630,561 43,270 6.9%
2022-23 646,237 37,024 5.7%
2023-24 659,873 39,990 6.1%

On a state-by-state breakdown, Michigan is fourth in the nation for total registered players (includes
players, coaches and officials); Massachusetts, New York and Minnesota are the only other states to
have more players registered. Participation rates in Michigan grew rapidly in the 1990’s and peaked in
2000-01, and have been slightly declining since to a level approximately 40% below the peak; 2013-14

marked the first season that Michigan dipped below 10% of national registrations.

Michigan is presently just above 6% of the US total, although registration changed for adults in

Michigan changed in the past two years, with many opting out of USA Hockey due to the restrictions
imposed by USA Hockey, and have disaffiliated.
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Local Market and Conclusion

Generally speaking, demand levels in many of the area ice arenas located in competitive proximity to
the subject appear strong, with most prime time ice sold out for the coming year. Discussions with
arena managers active in the market indicate that each ice arena is able to maintain a respectable
market share, thereby suggesting some level of profitability among all properties, excepting for the
aforementioned closures.

Based on the above analysis, there appears to be sufficient demand to support the subject as well as
the existing properties in the market. The general lack of prime-time ice being available within the
competing rinks is empirical evidence that there is sufficient demand for ice rental for prime-time
slots. The demand for ice time in nearby arenas indicates that the market can easily support the
subject property and is further supported by the subject’s historic revenue and corresponding gross
sales levels.

Additionally, travel and high school teams have greater ice utilization, hence, hours consumed, and
revenue. It is noted that the house teams and 8 and under players utilize less ice, but have a greater
number of participants per team/group, and are doubled up on the ice, with two teams, or say 25-30
kids are on the ice at a time. As such, the enrollment data alone does not substantiate the actual
usage of the facility in hours, but does provide a relative comparison.

While the overall enrollments in USA Hockey in Michigan have declined, the sustained level of
enrollments is indicative of the continued demand for ice. It is noted that of the truly competitive,
modern arenas, all are charging $350-5400 per hour for prime time ice, (the subject charges 340 per
hour for its prime time ice) to cover increasing costs, primarily of electricity, as well as wages. Further,
like many other recreational properties, the operators tend to be keenly aware of competition, and
set rates accordingly.

In addition, the reach of an arena is typically wide in southern Michigan. Parents will drive their kids
long distances to play for a travel team, so the geographics are not nearly as important, but rather, the
team base. The same dynamic holds true for adult leagues; they will play where they know other
people, from prior teams, work, friends, etc., thus drive time is not critical. Similarly, figure skaters will
follow coaches. However, the novice kids just learning to skate tend to gravitate locally.

Overall, market conditions are strengthening due to the healthy economy in the market area, coupled
with elimination of some competition by the aforementioned closures. Contrarily, there are lower
USA Hockey enrollments in Michigan, likely due to the lack of replacement participants of younger
ages entering hockey likely attributable to rising costs. It is generally thought that children above the
age of 10 are less likely to start playing hockey; while entries were limited due to the pandemic, this is
viewed as a temporary anomaly. Hockey enrollments are expected to have a neutral impact on the
occupancy and income potential of the subject due to its historical income pattern, and past success.

The primary criterion for rink success is its utilization of non-prime ice, for which the subject has a
diverse mix of events, including significant consumption for figure skating, as well as hockey, which is
the primary driver of most area rinks.

Novi Ice Arena



Land Description and Analysis 25

Property Analysis

Land Description and Analysis

Land Description

Land Area 7.00 acres; 304,920 SF

Source of Land Area Appraiser estimate

Primary Street Frontage Nick Lidstrom Dr. - No frontage; easement only
Shape Basically rectangular

Corner No

Rail Access Possible

Topography Generally level and at street grade
Drainage No problems reported or observed
Environmental Hazards None reported or observed
Ground Stability No problems reported or observed
Flood Area Panel Number 26125 C0628 & 29 F

Date September 29, 2006

Flood Zone X

Description Outside of 500-year floodplain
Insurance Required? No

Zoning; Other Regulations

Zoning Jurisdiction Novi

Zoning Designation -1

Description Light Industrial

Legally Conforming? Appears to be legally nonconforming
Zoning Change Likely? No

Permitted Uses Most light industrial uses.

"In the I-2 district, indoor tennis courts, roller skating rinks, and ice-skating rinks are a
permitted use when, together with accessory uses such as offstreet parking, they are located
at least one hundred (100) feet from any adjacent residential district."

Utilities

Service Provider

Water Municipal

Sewer Municipal
Electricity DTE Energy
Natural Gas Consumers Energy
Local Phone Lines by AT&T

We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use
attorney should be engaged if a determination of compliance with zoning is required.

It is noted that current zoning only permits ice arenas in I-2 zones, implying that the subject is a legal
non-conforming use.
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Easements, Encroachments and Restrictions

We were not provided a current title report to review. We are not aware of any easements,
encroachments, or restrictions that would adversely affect value. Our valuation assumes no adverse
impacts from easements, encroachments, or restrictions, and further assumes that the subject has
clear and marketable title.

Further, a special assumption is employed to provide easement access to the Nick Lidstrom Drive cul-
de-sac, which does not touch the existing platted property line.

Conclusion of Land Analysis

Overall, the physical characteristics of the hypothetical site and the availability of utilities result in
functional utility suitable for a variety of uses including those permitted by zoning. We are not aware
of any other particular restrictions on development.

Zoning Map
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Aerial with Hypothetical split
: *
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Aerial Plat Overlay (with hypothetical land division)
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Improvements Description and Analysis

The subject is an existing ice sports arena property containing approximately 77,000 square feet of
gross building area, including a 14,000 SF mezzanine area. The improvements were constructed in
1998 on a site estimated at approximately 7 acres.

Improvements Description

Name of Property
General Property Type

Novi Ice Arena
Ice Sports Arena

Property Sub Type Skating Rink
Competitive Property Class A-

Occupancy Type Owner Occupied
Number of Buildings 1

Stories Two stories in most of central section, one in rink areas
Construction Class C
Construction Type Masonry
Construction Quality Average
Condition Good

Gross Building Area (SF) 76,707
Rentable Area (SF) 76,707

Land Area (SF) 304,920

Floor Area Ratio (RA/Land SF) 0.25

Floor Area Ratio (GBA/Land SF) 0.25

Building Area Source Public Records
Year Built 1998

Actual Age (Yrs.) 27

Estimated Effective Age (Yrs.) 20

Estimated Economic Life (Yrs.) 45

Remaining Economic Life (Yrs.) 25

Number of Parking Spaces Ample

Parking Type

Special Features

Asphalt; 2 acres + at west side of building, in moderate to fair condition

Two NHL (85' x 200') ice sheets with bleacher seating; central mezzanine area
contains pro shop, concession stand, multiple offices, gym, voluminous common
area, public restrooms and viewing area. Locker rooms all located in central area
on ground floor; accessible via stairways, or single elevator. Industrial grade
ammonia based refrigeration system with three compressors and detailed
electronic program controls; heat waste attributable to refrigeration equipment
utilized to melt ice resurfacing machine shavings in concrete pits for same.
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Construction Details

Foundation
Structural Frame
Exterior Walls
Windows
Roof
Ceiling Height in Feet
Column Spacing in Feet
Drive-in Doors
Interior Finishes

Floors

Walls

Ceilings

Lighting
Electrical
Plumbing
Heating
Air Conditioning
Hot Water
Utility Meters - Central
Elevators
Rest Rooms

Sprinklers

Concrete

Masonry with steel interior columns and beams

Decorative block with metal panel fascia near roof line

Anodized aluminum sash storefront

Slight gable with membrane cover over metal deck

Approx. 17

Clear span in rink areas

1 for ice resurfacing garage area

Ice arenas typically have modest finishes; subject is above average

Interlocking rubber in common areas, rinks and locker rooms; carpet in offices and
pro shop and ceramic tile in wet areas. Rink surfaces have a sand bed.

Typically painted block in public areas, with painted wallboard in offices and pro
shop.

Acoustic tile in common areas with wallboard in restrooms; other areas exposed
construction.

High intensity in rinks; fluorescent in other locations.

Typical in common area; heavy electric for refrigeration

Copper supply; iron or plastic waste; PVC brinewater piping below ice surface.
Gas forced air; radiant heating in rinks above patron seating areas.

All except rinks, which include dehumidification units.

Gas fired; high capacity for ice resurfacing machine filling and showers

All

One serving mezzanine

Public restrooms for men and women in easterly area of mezzanine. Restrooms
with showers in locker rooms.

Wet

Improvements Analysis

Quality and Condition

The quality and condition of the subject is considered to be superior to that of competing properties.
The subject appears to have been well maintained, as indicated by historic expenditures and has good
public appeal.

Functional Utility

The subject is a dual NHL sized (200’ x 85’) sheet facility that has the economies afforded by utilizing
efficiencies not afforded in single sheet arenas. There is ample spectator seating, and locker rooms
are of sufficient size and quantity, although accessible only via stairway, or a single elevator with a
smaller cab. Common areas are ample, with modern finishes, and multiple seating areas. There is a
pro shop, concession stand, meeting/conference room, and more than ample number of offices.

The subject contains a significant amount of space for a dual sheet arena, noting that it is similar in
size to some three sheet facilities.
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Deferred Maintenance

No deferred maintenance is apparent from our inspection, and none is identified based on discussions
with management.

Following is a summary of recent improvements to the subject:

Reported Capital Expenditures Since 2022

Item

Refrigeration pump $32,000

Roof cover $556,874
Refrigeration control system $87,990

2023 Zamboni Resurfacer $100,000 (est).

Locker room fresh air system and Rooftop Air Handling Unit $670,000

Total $1,446,864

ADA Compliance

Based on our inspection and information provided, we are not aware of any ADA issues. However, we
are not expert in ADA matters, and further study by an appropriately qualified professional would be
recommended to assess ADA compliance.

Hazardous Substances

An environmental assessment report was not provided for review and environmental issues are
beyond our scope of expertise. No hazardous substances were observed during our inspection of the
improvements; however, we are not qualified to detect such substances. Unless otherwise stated, we
assume no hazardous conditions exist on or near the subject.

Personal Property
Personal property items that are included in the appraisal are as follows:

Personal Property Qary
Ice Resurfacer, 2023 Zamboni 1
Ice Resurfacer, 2018 Zamboni 1
Sets Dasher Boards/Glass 2
Sets Bleachers 2
Refrigeration Compressors/Dehumidifiers 2
Office Equipment, Computers, software Pkg
Miscellaneous Rink Tools and Equipment Pkg
Concession Equipment Pkg

Conclusion of Improvements Analysis

In comparison to other competitive properties in the region, the subject improvements are rated as
follows:
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Improvements Ratings

Visibility/Exposure Average
Design and Appearance Above Average
Age/Condition Above Average
Clear ceiling heights Above Average
% Sprinklered Average
Lobby Above Average
Interior Amenities Above Average
Bathrooms Average
Layout - Rink to Rink Proximity Average
Parking Ratios Average
Distance of Parking to Building Access Average

The subject is a dual sheet (sand bed) facility that has certain economies not afforded by single sheet
facilities, with a common ice resurfacing low bay (cannot accommodate all ice resurfacing machines)
garage between them. There is adequate seating in the rinks, with a set of bleachers in each that have
some low bay storage underneath. Locker rooms are of sufficient size and quantity, with average
quality finishes, with two rental locker rooms that are of above average finish. There is a small pro
shop near the entrance, and a concession area with cooking facilities. There is a very large, open, large
common area space adjacent to the concession that appears underutilized, and excessive.

The rink refrigeration equipment incorporates a newer energy efficient electronic control system that
allows for ice temperature to be adjusted for hockey or figure skating, or laying fallow. The
refrigeration equipment has been well maintained, including the tri annual rebuild of the three
compressors, and recent replacement of a brine pump.

As indicated by the recent capital expenditures, replacements have been made on an ongoing basis,
including a new roof cover in 2023, and a new air handling unit that incorporates a new fresh air
system for locker rooms completed in August 2025. These replacements will allow the property to

compete for the foreseeable future.

Perhaps the only large item imputing a future issue to be addressed is the parking lot, although it is
currently functional.

Overall, the quality and condition of the improvements are above average for their age and location.
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Floor Plans
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Mezzanine Plan
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Real Estate Taxes

In Michigan, three values are carried on the assessment roll for any property; i.e. a state equalized
value, SEV; a capped valuation, CV; and a taxable value, TV, the latter being the lower of the first two
values. The SEV for property tax purposes in any given year are not to exceed 50% of Market Value as
of December 31 of the preceding year and are to be similar to assessments for similar property. The
capped value, CV, is proprietary, and results from a constitutional provision for a cap on increases of
assessments limiting any increase to the rate of inflation in any year, or an overall constitutional limit
of 5% per year, whichever limitation results in the lowest assessment. This limitation continues until a
property is sold or transferred as defined by assessment regulations whereupon the cap provision is
suspended, thus is proprietary. Real estate taxes and assessments for the current tax year are shown
in the following table.

Real estate taxes and assessments for the current tax year are shown in the following table; it is noted
that as the subject is publicly owned and occupied, it is not subject to taxation.

Taxes and Assessments - 2025

Assessed Value Taxes and Assessments
Ad Valorem
Tax ID Total Tax Rate Taxes Total
22-26-101-018 (part of) S0 5.312740% S0 S0

As indicated in the following section, the subject’s highest and best use is for private ownership; as
such, taxes will be applicable in the future. As such, a tax capitalization analysis will be applied, which
is a common practice, often utilized in property tax appeals in Michigan. Further discussion is
presented in the analysis of this expense in the Income Approach.
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Highest and Best Use

Process

Before a property can be valued, an opinion of highest and best use must be developed for the subject
site, both as if vacant, and as improved or proposed. By definition, the highest and best use must be:

e  Physically possible.
o Legally permissible under the zoning regulations and other restrictions that apply to the site.
e Financially feasible.

e Maximally productive, i.e., capable of producing the highest value from among the
permissible, possible, and financially feasible uses.

As If Vacant

Physically Possible

The physical characteristics of the site do not appear to impose any unusual restrictions on
development. Overall, the physical characteristics of the site and the availability of utilities result in
functional utility suitable for a variety of uses.

Legally Permissible

The site is zoned I-1, Light Industrial. Permitted uses include most light industrial uses.

"In the I-2 district, indoor tennis courts, roller skating rinks, and ice-skating rinks are a permitted use
when, together with accessory uses such as offstreet parking, they are located at least one hundred
(100) feet from any adjacent residential district."

To our knowledge, there are no legal restrictions such as easements or deed restrictions that would
effectively limit the use of the property. Given prevailing land use patterns in the area, only industrial
use is given further consideration in determining highest and best use of the site, as though vacant.

Financially Feasible

Based on our analysis of the market, there is limited demand for additional industrial development at
the current time. It appears that a newly developed industrial use on the site would not have a value
commensurate with its cost; therefore, industrial use is not considered to be financially feasible.
Nevertheless, we expect an eventual recovery of the market accompanied by a rise in property values
to a level that will justify the cost of new construction. Thus, it is anticipated that industrial
development will become financially feasible in the future.

Maximally Productive

There does not appear to be any reasonably probable use of the site that would generate a higher
residual land value than holding the property for future development of an industrial use. Accordingly,
it is our opinion that holding the property for future industrial use, based on the normal market
density level permitted by zoning, is the maximally productive use of the property.

Novi Ice Arena



Highest and Best Use 38

Conclusion

Holding the property for future development of an industrial use is the only use that meets the four
tests of highest and best use. Therefore, it is concluded to be the highest and best use of the property
as if vacant.

As Improved

The subject site is developed with an ice sports arena, which is generally consistent with the zoning,
but not with highest and best use of the site as if it were vacant. The existing improvements currently
produce a significant positive cash flow that we expect will continue; however, the subject has been
publicly owned, and as stated previously, municipal owners tend to view properties like this as a public
amenity, and often do not try to maximize the income stream as a result. Therefore, a continuation of
this use, as privately owned, is concluded to be financially feasible.

Based on our analysis, there does not appear to be any alternative use that could reasonably be
expected to provide a higher present value than the current use, as privately owned and operated,
and the value of the existing improved property exceeds the value of the site, as if vacant. For these
reasons, privately owned ice arena use is concluded to be maximally productive and the highest and
best use of the property as improved.

Most Probable Buyer

Taking into account the size and characteristics of the property and its occupancy, the likely buyer is
an investor.
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Valuation

Valuation Methodology

Appraisers usually consider three approaches to estimating the market value of real property. These
are the cost approach, sales comparison approach and the income capitalization approach.

The cost approach assumes that the informed purchaser would pay no more than the cost of
producing a substitute property with the same utility. This approach is particularly applicable when
the improvements being appraised are relatively new and represent the highest and best use of the
land or when the property has unique or specialized improvements for which there is little or no sales
data from comparable properties.

The sales comparison approach assumes that an informed purchaser would pay no more for a
property than the cost of acquiring another existing property with the same utility. This approach is
especially appropriate when an active market provides sufficient reliable data. The sales comparison
approach is less reliable in an inactive market or when estimating the value of properties for which no
directly comparable sales data is available. The sales comparison approach is often relied upon for
owner-user properties.

The income capitalization approach reflects the market’s perception of a relationship between a
property’s potential income and its market value. This approach converts the anticipated net income
from ownership of a property into a value indication through capitalization. The primary methods are
direct capitalization and discounted cash flow analysis, with one or both methods applied, as
appropriate. This approach is widely used in appraising income-producing properties.

Reconciliation of the various indications into a conclusion of value is based on an evaluation of the
guantity and quality of available data in each approach and the applicability of each approach to the

property type.

The methodology employed in this assignment is summarized as follows:

Approaches to Value

Approach Applicability to Subject Use in Assignment
Cost Approach Not Applicable Not Utilized

Sales Comparison Approach Applicable Utilized

Income Capitalization Approach Applicable Utilized
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Sales Comparison Approach

The sales comparison approach develops an indication of value by comparing the subject to sales of
similar properties. The steps taken to apply this approach are:

Identify relevant property sales;
Research, assemble, and verify pertinent data for the most relevant sales;
Analyze the sales for material differences in comparison to the subject;

Reconcile the analysis of the sales into a value indication for the subject.

To apply the sales comparison approach, we searched for sale transactions within the following
parameters:

Property Type: Ice Arena
Location: Southeast Michigan
Size: All

Age/Quality: All/Similar

Transaction Date: Since 2022

For this analysis, we use price per square foot of gross building area as the appropriate unit of
comparison because market participants typically compare sale prices and property values on this
basis. All the comparables were sold for continued ice arena use. As such, the sale prices reported
reflected the going concern; e.g., real estate, personalty, and any applicable business value.

The most relevant sales are summarized in the following table.
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Summary of Comparable Improved Sales

Sale Yr. Blt,; Acres; # Ice Sheets;
Date; # Stories;  FAR; Gross SF; Effective Sale  $/Ice Sheet;
No. Name/Address Status % Occ. Parking Ratio  Avg SF/Sheet Price S/SF Gross SF $/Gross SF
1 A2lce3 (Ann Arbor Ice Dec-22 1995 14.39 3 $8,375,000 $2,791,667 121,406 $68.98
2121 Oak Valley Dr Closed 1 0.19 121,406 $68.98
Pittsfield Township (Ann - 1.85/1,000 40,469
Washtenaw County
Mi

Comments: A party familiar with the sale indicated that the seller was a partnership, and the managing partner moved forward with the sale,
as there was intent to dispose of the property. The property reportedly sold at an actual price between $8.25MM and $8.5MM, but the
recorded amount of $7,450,000 represents the real estate, without personal property or any going concern contribution. An additional offer
that was reportedly submitted prior to the sale at SI0MM and was turned down; the buyer is a national concern that had cash, and the
managing partner was motivated to dispose of the property, hence, the lower price. Additionally, the property was not listed, only casually
offered by the managing partner.

2 Ice Arena May-23 1998 8.39 2 $7,500,000 $3,750,000 89,821 $83.50
2810 Hannah Closed 1 0.25 89,821 $83.50
East Lansing (Meridian - 3.33/1,000 44911
Ingham County
MI

Comments: Buyer approached seller unsolicited; buyer is a large concern that has been actively building a portfolio of rinks in a number of
northern states. An allocation of S2MM to Goodwill was made for transactional purposes and was reported to be attributable to hockey
contracts; however, there was limited managerial expertise for this property, as it is the only remaining operational rink in the greater Lansing
area (excluding the MSU Munn Arena, which does not rent hourly ice to the general public and is targeted for student activities, including the
D1 hockey program).

3 Viking Arena Jun-23 1999 5.00 2 $2,900,000 $1,450,000 70,682  $41.03
1555 E. Woodward Closed 1 0.32 70,682 $41.03
Hazel Park - - 35,341
Oakland County
MI

Comments: Property had deferred maintenance, and had been a negative cash flow for the City. The purchaser was managing the facility for
the City; an original offer was rejected, and the parties later came to terms.

4 Biggby Coffee Ice Cube- Feb-24 1999 6.12 3 $8,000,000 $2,666,667 99,850 $80.12
10540 Citation Dr. Closed 1 0.37 99,850 $80.12
Brighton - 2.66/1,000 33,283
Livingston County
MI

Comments: The Arena is home to the Kensington Valley Hockey Association, Brighton High School, South Lyon Unified, and various other local
high schools, clubs and adult hockey leagues. The purchaser, Black Bear Sports Group, is the largest owner-operator of ice rinks in the U.S.,
and approached the buyer directly and paid cash.

5 Mt Clemens Arena Jan-25 1994 17.91 2 $4,000,000 $2,000,000 62,916  $63.58
300 N. Groesbeck Hwy. Closed 1 0.08 62,916 $63.58
Mount Clemens - - 31,458
Macomb County
MI

Comments: City had passed a S3MM bond in 2020 for upgrades to compressors for the dual sheet arena, as well as a new parking lot and roof.
The property was not listed, and was purchased by Black Bear Sports Group out of Bethesda, MD, which has been on a buying spree of arenas
in the northeast and midwest.

Subject 1998 7.00 2 76,707
Novi Ice Arena Two stories 0.25 76,707
Novi, Ml NA - 38,354
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Comparable Improved Sales Map
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Sale 1 Sale 2
A2lce3 (Ann Arbor Ice Cube) Ice Arena

Sale 3 Sale 4
Viking Arena Biggby Coffee Ice Cube- Brighton

Sale 5
Mt Clemens Arena

. irr.
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Analysis and Adjustment of Sales

The sales are compared to the subject and adjusted to account for material differences that affect
value. Adjustments may be considered for the following factors, in the sequence shown below.

Adjustment Factors

Effective Sale Price

Real Property Rights

Financing Terms

Conditions of Sale

Market Conditions

Location

Access/Exposure

Size

Parking
Building to Land Ratio

Building Quality
Age/Condition

Economic Characteristics

Accounts for atypical economics of a transaction, such as excess
land, non-realty components, expenditures by the buyer at time of
purchase, or other similar factors. Usually applied directly to sale
price on a lump sum basis.

Leased fee, fee simple, leasehold, partial interest, etc.

Seller financing, or assumption of existing financing, at non-market
terms.

Extraordinary motivation of buyer or seller, such as 1031 exchange
transaction, assemblage, or forced sale.

Changes in the economic environment over time that affect the
appreciation and depreciation of real estate.

Market or submarket area influences on sale price; surrounding
land use influences.

Convenience to transportation facilities; ease of site access;
visibility from main thoroughfares; traffic counts.

Inverse relationship that often exists between building size and unit
value.

Ratio of parking spaces to building area.

Ratio of building area to land area; also known as floor area ratio
(FAR).
Construction quality, amenities, market appeal, functional utility.

Effective age; physical condition.

Non-stabilized occupancy, above/below market rents, and other
economic factors. Excludes differences in rent levels that are
already considered in previous adjustments, such as for location or
quality
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The following table summarizes the adjustments we make to each sale.

Improved Sales Adjustment Grid

Subject

Comparable 1

Comparable 2

Comparable 3

Comparable 4

Comparable 5

Property Name

Novi Ice Arena

A2Ice3 (Ann Arbor
Ice Cube)

Ice Arena

Viking Arena

Biggby Coffee Ice
Cube- Brighton

Mt Clemens Arena

Address 42400 Nick 2121 Oak Valley Dr|2810 Hannah 1555 E. Woodward |10540 Citation Dr. [300 N. Groesbeck
Lidstrom Dr. Heights Blvd. Hwy.
City Novi Pittsfield Township East Lansing Hazel Park Brighton Mount Clemens
(Ann Arbor) (Meridian Twp)

County Oakland Washtenaw Ingham Oakland Livingston Macomb

State Michigan MI MI MI MI MI

Sale Date Dec-22 May-23 Jun-23 Feb-24 Jan-25

Sale Status Closed Closed Closed Closed Closed

Conditions of Sale Adjustment - - - - -

Other Adjustment - - - - -

Description of Adjustment Personalty, GC

Effective Sale Price $8,375,000 $7,500,000 $2,900,000 $8,000,000 $4,000,000

Gross Building Area 76,707 121,406 89,821 70,682 99,850 62,916

Rentable Area 76,707 121,406 89,821 70,682 99,850 62,916

Year Built 1998 1995 1998 1999 1999 1994

FAR 0.25 0.19 0.25 0.32 0.37 0.08

Number of Rinks 2 3 2 2 3 2

Database ID 2984663 3019614 3328752 3230921 3328656

Price per SF of Gross Building Area $68.98 $83.50 $41.03 $80.12 $63.58

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
% Adjustment - - - - -

Financing Terms All cash All cash Cash to seller Cash to seller Cash to seller
% Adjustment - - - - -

Conditions of Sale Not listed Not listed Not listed Not listed Distressed Seller
% Adjustment 5% 5% 5% 5% 10%

Market Conditions 8/15/2025 Dec-22 May-23 Jun-23 Feb-24 Jan-25
Annual % Adjustment 2% 5% 5% 4% 3% 1%

Cumulative Adjusted Price $76.05 $92.06 $44.80 $86.65 $70.63

Location - - - - -

Access/Exposure -5% -5% -5% - -5%

Size 5% - - 5% -

Parking/FAR - - - - -

Age/Condition - - 15% - 5%

Economic Characteristics (Market Competition) -10% -10% - -5% —

Net $ Adjustment -$7.61 -$13.81 $4.48 $0.00 $0.00

Net % Adjustment -10% -15% 10% 0% 0%

Final Adjusted Price $68.45 $78.25 $49.28 $86.65 $70.63

Overall Adjustment -1% -6% 20% 8% 11%

Range of Adjusted Prices
Average

$49.28 - $86.65
$70.65

Indicated Value

Novi Ice Arena
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Value Indication

Prior to adjustment, the sales reflect a range of $41.03 - $83.50 per square foot. After adjustment, the
range is narrowed to $49.28 - $86.65 per square foot, with an average of $70.65 per square foot.

Sales No. 2, 3 and 5 represent purchases of ice arenas by a single national buyer, Black Bear Sports
Group, and none were listed for sale on the open market; as such, adjustments are made for
conditions of sale. Further, No. 5, the Mt. Clemens arena had deferred maintenance, and the City
wanted to get out from under the facility; the actual land area is not yet available to the public, as the
land area cited included additional facilities the City retained; as such no adjustment was made for the

indicated excess land. Sale No. 3 is the Viking Arena in Hazel Park, also in Oakland County, which also
had some deferred maintenance.

It is noted that adjustments were made to some of the sales to account for their respective market
position, attributable to a lack of competition, although in a viable market.

Our value conclusion is as follows:

Value Indication by Sales Comparison

Indicated Value per SF $65.00
Subject Square Feet 76,707
Indicated Value $4,985,955
Rounded $5,000,000
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Income Capitalization Approach

The income capitalization approach converts anticipated economic benefits of owning real property
into a value estimate through capitalization. The steps taken to apply the income capitalization
approach are:

e Analyze the revenue potential of the property.
e Consider appropriate allowances for vacancy, collection loss, and operating expenses.

e Calculate net operating income by deducting vacancy, collection loss, and operating expenses
from potential income.

o Apply the most appropriate capitalization method to convert anticipated net income to an
indication of value.

The two most common capitalization methods are direct capitalization and discounted cash flow
analysis. In direct capitalization, a single year’s expected income is divided by an appropriate
capitalization rate to arrive at a value indication. In discounted cash flow analysis, anticipated future
net income streams and a future resale value are discounted to a present value at an appropriate yield
rate.

As the subject is currently investor owned and the most probable purchaser is another investor, we
test market rates, and project historical income as the basis of our projection and apply only the direct
capitalization method. Our valuation assumes stabilized occupancy without a deduction for
stabilization costs.

Following is a summary of the subject historical income production, by category, which are based on
the 2023-2025 period.

Ice Rental/Hockey Income

This income source is attributable to a variety of factors, particularly considering the age and condition
of the property, its location and proximity to a higher median income population, coupled with the
success of arenas in the immediate market area, which influences overall demand, hence,
hourly/participation rates.

As the income and expense reports indicate, roughly 65% of the revenue is derived from hockey ice
rental and player fees, which are the primary sources of income from individual, and contract (albeit
seasonal/periodic), clients. Ice sales (including hockey leagues and seasonal rental contracts) is the
primary source of income for the subject, as it is for nearly all rinks.

Ice Rental/Hockey Income was growing from approximately $1.15MM in 2023 then to $1.25MM for
2024 and 2025. As such, $1,300,000 is projected for this source, allowing for some upside for the
coming year.
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Figure Skating Income

This is the second largest source of revenue for the subject’s enterprise operation, and includes
revenue from the various skating programs within the subject, including special events, freestyle
figure skating, ice dancing, and the Learn to Skate program. Some of these events often use non-prime
ice, which is the most difficult to sell.

This source of income has been increasing, indicating roughly $550K to $600K from 2023-25.
Our projection is $600,000, which is similar to the prior levels.

Concession Income

Concession income has been analyzed net of its cost of goods sold, and has seen recent increases,
from roughly $5K in 2023, to $20K in 2024, and $40K in 2025. Our projection is $40,000, which is
similar to the recent year level.

Miscellaneous Income

This category includes public skating and skate rentals, the pro shop, drop In hockey, room rentals,
and advertising.

Program income has been increasing from roughly $90K in 2023, to $160K in 2024, and $180K in 2025.
Our projection is $180,000, which is similar to the recent year level.

Cost of Goods Sold

The Cost of Goods sold has been decreasing, from approximately $180K in 2023, to $170K in 2024 and
again to $140K in 2025, primarily attributable to costs of operating hockey leagues; the current
projection is $150,000, between the 2024 and 2025 levels.

Vacancy & Credit Loss:
As the income projection is based on historical revenue, no vacancy or credit loss is applied.

Effective Gross Income/Gross Profit

The total effective gross income for the subject was approximately $1.6MM for 2023, increasing to
$1.85MM in 2024, and again to $1.9MM for 2025. As such, our total projection of $1,970,000 is
deemed reasonable, and is slightly above the amount indicated for 2025 at the subject.
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Operating Expenses
To develop projections of stabilized operating expenses, we analyze the subject’s expenses,
comparable data, and industry benchmarks. The following table summarizes our analysis. As
appropriate, the owner’s operating expenses are reclassified into standard categories and exclude
items that do not reflect normal operating expenses for this type of property.
Operating History and Projections
Actual Actual Actual IRR
2023 2024 2025 Projection
Income
Hockey $1,140,936  $1,254,047 51,249,839 $1,300,000
Figure Skating/Learn to Skate 544,738 583,865 565,232 600,000
Misc 87,863 168,027 179,525 180,000
Concession (Net of COGS) 4,918 18,694 42,229 40,000
Program COGS -179,597 -166,193 -136,356 -150,000
Effective Gross Income $1,598,857 $1,858,439 $1,900,469 $1,970,000
Expenses
Property Taxes SO S0 S0 $90,684
Insurance 12,867 13,412 14,135 15,000
Utilities 248,357 251,634 231,342 240,000
Repairs/Maintenance 263,709 262,922 220,790 260,000
Payroll/Benefits 719,663 847,643 891,977 900,000
General/Administrative 104,186 138,705 131,835 140,000
Management Fee 122,376 142,128 121,330 0
Total Expenses $1,471,157 51,656,444 $1,611,408 S$1,645,684
Net Operating Income $127,700 $201,996 $289,061 $324,316
Operating Expense Ratio 92.0% 89.1% 84.8% 83.5%
* Historical income is the actual income that has been collected by the property owner. The annualized amount for 2021
incorporates reduced income for the first quarter due to the pandemic.
Unit expense data for the subject, comparable properties, and industry benchmarks are summarized
in the following tables.
irr
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Expense Analysis per Square Foot

Comp Data* Subject
Comp 1 Comp 2 Comp 3 Historical and Projected Expenses
1972;

Year Built 1999 2005 renov 1998 1998
SF 115,996 70,239 65,631 76,707
Prevailing Lease Type - - - Full Service
Operating Data Type - - - Actual Actual Actual
Year 2024 2024 2024 2023 2024 2025 IRR Projection
Property Taxes $1.42 $1.01 $0.77 $0.00 $0.00 $0.00 $1.18
Insurance $0.26 $0.24 $0.25 $0.17 $0.17 $0.18 $0.20
Utilities $3.11 $2.25 $2.96 $3.24 $3.28 $3.02 $3.13
Repairs/Maintenance $0.68 $0.84 $1.31 $3.44 $3.43 $2.88 $3.39
Payroll/Benefits $4.95 $5.87 $7.72 $9.38 $11.05 $11.63 $11.73
General/Administrative $1.06 $1.60 $1.69 $1.36 $1.81 $1.72 $1.83
Total $11.47 $11.81 $14.70 $19.18 $21.59 $21.01 $21.45
Operating Expense Ratio 58.3% 64.1% 45.4% 92.0% 89.1% 84.8% 83.5%
Expense Analysis % EGI

Comp 1 Comp 2 Comp 3 Subject
Year Built 1999 2005 1972; renov 1998
Operating Data Type - - - Actual Actual Actual IRR Projection
Year 2024 2024 2024 2023 2024 2025
Property Taxes 7.2% 5.5% 2.4% 0.0% 0.0% 0.0% 4.6%
Insurance 1.3% 1.3% 0.8% 0.8% 0.7% 0.7% 0.8%
Utilities 15.8% 12.2% 9.1% 15.5% 13.5% 12.2% 12.2%
Repairs/Maintenance 3.5% 4.5% 4.0% 16.5% 14.1% 11.6% 13.2%
Payroll/Benefits 25.1% 31.8% 23.8% 45.0% 45.6% 46.9% 45.7%
General/Administrative 5.4% 8.7% 5.2% 6.5% 7.5% 6.9% 7.1%
Management Fee 0.0% 0.0% 0.0% 7.7% 7.6% 6.4% 0.0%
Total 58.3% 64.1% 45.4% 92.0% 89.1% 84.8% 83.5%

Operating Expense Analysis by Category

Discussions of our operating expense projections are presented in the following paragraphs.

Real Estate Taxes

This expense category includes all local, county, and state property tax levies. As the valuation of the
subject entails an enterprise valuation, personal property taxes are also included. It is noted that the
proprietary cap value is the basis of the indicated expense for some of the comparable data,

comparable data is less reliable.

Property Taxes Expense

Comp 1 Comp 2 Comp 3 Actual Actual Actual IRR

2024 2024 2024 2023 2024 2025 Projection

Total - - S0 S0 S0 $90,684

% of EGI 7.2% 5.5% 2.4% - - - 4.6%

S/SF $1.42 $1.01 $0.77 - - - $1.18
irr.
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As the subject is not taxed, a tax capitalization analysis is utilized wherein the net operating income is
projected without taxes. The base capitalization rate concluded in the following section is then loaded
(added to) with the local tax rate; the mil rate is converted to a percentage, then divided by 2, as
Michigan taxes at 50% of assessed value. This is a common practice utilized in property tax appeals in
Michigan.

The NOI without taxes is then capitalized by the loaded capitalization rate, resulting indicated tax
amount appears in the projection; the tax indication is within the range of comparable data.

9.50% Base Cap Rate
2.65637% Mil Rate as %/2
12.15637% Tax Cap Rate
$415,000 NOI w/o Taxes

$3,413,848 Indicated Value

$90,684 Indicated Taxes
$1.18 PerSF

4.60% of Projected EGI

Insurance

Insurance expense includes property and casualty insurance for the subject. Our projection is above
the subject’s historical expenses, similar to the comparable data, as the historical level for the subject
likely reflects a bulk rate.

Insurance Expense

Comp1 Comp 2 Comp 3 Actual Actual Actual IRR

2024 2024 2024 2023 2024 2025 Projection

Total - - - $12,867 $13,412 $14,135 $15,000

% of EGI 1.3% 1.3% 0.8% 0.8% 0.7% 0.9% 0.8%
S/SF $0.26 $0.24 $0.25 $0.17 $0.17 $0.18 $0.20

Utilities

Utility charges include water, sewer, gas, and electricity expenses, all of which are centrally metered
and billed to the owner. Electricity typically comprises one of the largest expenses for an ice arena,
and the portion necessary for refrigeration is somewhat of a fixed expense. A prior conversation with
DTE on electric charges, in a general sense, revealed that the reason for limited changes that is that
total charges reflect both consumption, and grid capacity burden charges, which are based on the
maximum consumption to an account; infrastructure billings were reported to typically approximate
half the billing charges.

Our utilities projection is similar to the subject’s historical expenses, similar to the comparable data
unit rates and the % of total income range.
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Utilities Expense

Comp 1 Comp 2 Comp 3 Actual Actual Actual IRR

2024 2024 2024 2023 2024 2025 Projection

Total - - - $248,357 $251,634 $231,342 $240,000

% of EGI 15.8% 12.2% 9.1% 15.5% 13.5% 14.5% 12.2%
S/SF $3.11 $2.25 $2.96 $3.24 $3.28 $3.02 $3.13

Repairs/Maintenance

Repairs and maintenance includes expenditures to repair and maintain mechanical systems and
structural components, encompassing payroll and contract costs, as appropriate. Also included are
grounds maintenance, trash removal, and security expenses, if applicable. Excluded are alterations
and major replacements, which are considered capital costs rather than periodic expenses, however,
may appear as expenses. Our projection is similar to the subject’s expenses for 2022-2023, and above
the range of the comparable data, but below the 2024 level.

Repairs/Maintenance Expense

Comp 1 Comp 2 Comp 3 Actual Actual Actual IRR

2024 2024 2024 2023 2024 2025 Projection

Total - - - $263,709 $262,922 $220,790 $260,000

% of EGI 3.5% 4.5% 4.0% 16.5% 14.1% 13.8% 13.2%
S/SF $0.68 $0.84 $1.31 $3.44 $3.43 $2.88 $3.39

Payroll/Benefits

Payroll and benefits expenses pertain to onsite personnel including managers, general public (front of
house) rink employees, Zamboni drivers, figure skating instructors, and clerical staff.

According to the International Skating Institute (ISl). staffing and utilities are the two highest costs of
operating an ice arena. The percentage of payroll to revenue varies depending on whether the arena:

. Operates the concessions and pro shop
. Pays hockey coaches and/or referees for arena-run programs
. Pays skating instructors as employees rather than independent contractors

Seasonal revenue fluctuations will significantly affect payroll percentages, but the average annual
payroll expenditure - without any of the above-mentioned responsibilities - should be 30-33 percent
of revenue. With some or all of the above-referenced payroll obligations, the average may increase to
35-38 percent.

This category consists all payroll costs, including base wages, benefits, and labor burden costs such as
health insurance, FICA match, etc. As noted by the comparables, it is typically the largest expense
category.

It is noted that the historic amounts include an additional charge back by the management firm, which
accounts for administration costs that would be experienced above the level charged, for elements
such as graphic design, publicity, and the other miscellaneous items that the management firm
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provided over and above the actual wages incurred. The higher wage projection is made in lieu of

additional administrative charges.

Payroll/Benefits Expense

Comp 1 Comp 2 Comp 3 Actual Actual Actual IRR

2024 2024 2024 2023 2024 2025 Projection

Total - - - $719,663 $847,643 $891,977 $900,000

% of EGI 25.1% 31.8% 23.8% 45.0% 45.6% 55.8% 45.7%
S/SF $4.95 $5.87 $7.72 $9.38 $11.05 $11.63 $11.73

Our projection is consistent with the subject’s recent expense for 2025, although well above the
comparable data, recognizing the higher staffing need correlating with higher revenue levels, due to

program expansion.

Further, it is again noted that there is an additional charge for miscellaneous administrative costs that

would otherwise be applicable.

General/Administrative

General and administrative expenses consist of legal, accounting and other professional fees, office
operational costs, license fees, and business taxes. Our projection is consistent with the subject’s
recent expense, which is similar to comparable data.

General/Administrative Expense

Comp 1 Comp 2 Comp 3 Actual Actual Actual IRR

2024 2024 2024 2023 2024 2025 Projection

Total - - - $104,186 $138,705 $131,835 $140,000

% of EGI 5.4% 8.7% 5.2% 6.5% 7.5% 8.2% 7.1%

S/SF $1.06 $1.60 $1.69 $1.36 $1.81 $1.72 $1.83
Management

Management fees for properties of this type are typically not incorporated, as both the general
manager’s and assistant manager’s salary are included in payroll costs. As indicated previously, the
comparables do not include a line item for a management fee, but rather, the managers wages are

incorporated in payroll costs.

Management Fee Expense

Comp 1 Comp 2 Comp 3 Actual Actual Actual IRR
2024 2024 2024 2023 2024 2025 Projection

ota - - - , , ,
Total $122,376 $142,128 $121,330 SO
% of EGI - - - 7.7% 7.6% 7.6% -
S/SF - - - $1.60 $1.85 $1.58 -

It is noted that the subject has incurred a management fee, this is not a normal expense, as the typical

privately owner rink is internally managed. As such, no management fee is incorporated in the

projection.
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Total Operating Expenses

Total operating expenses are projected at $1,645,684 overall, or $21.45 per square foot and 83.5% of
EGI. These figures are above the total operating expenses at comparable properties, further noting
that the management fee is excluded, and an appropriate tax burden is incorporated.

Net Operating Income

The projection of $324,316 is between the 2024 and 2025 levels, again considering that there was a
management fee, but no tax burden. As such, the overall projection is considered reasonable; this
factor is considered in the selection of the capitalization rate.

Capitalization Rate Selection

A capitalization rate is used to convert net income into an indication of value. Selection of an
appropriate capitalization rate considers the future income pattern of the property and investment
risk associated with ownership. We consider the following data in selecting a capitalization rate for the
subject.

Capitalization Rate Comparables

Year Sale

No. Property Name State Built Date Cap Rate
1 IceArena M 1998 5/1/2023 8.76%
2  Beacon Hill & Brentwood Golf Clubs Ml 1995, 8/18/2023 11.52%
3 Bristol Oaks Golf Club WI 1930 1/30/2025 12.00%
4  Prairie View Golf Club IN 1996 2/1/2025 10.94%
5 Woodmont Golf & Country Club GA 1999 4/11/2022 9.79%
6 Mark's Par Three Golf Course IN 1963 6/30/2022 9.70%
Average (Mean) Cap Rate: 10.45%

All the comparables represent sales of recreational facilities. No. 1, a skating rink in Michigan
indicated 8.76%. No. 2 is a golf course in Michigan that indicated 11.52% . The golf courses tend to be
in the upper end of the range, which is somewhat counterintuitive, as they generally have less
improvements. The range is relatively wide, ranging from 8.76% for the skating rink, to 12.00% ; all
the comparables except No. 5 are in the Midwest.

Following is a cap rate survey for Public Daily Fee Golf Courses, which are considered somewhat
similar to skating rinks, as they represent recreational facilities that are a product of discretionary
spending, although golf courses are somewhat riskier, as they are not as contract oriented as ice
arenas, and dependent on weather:
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Golf Courses & Country Clubs: Public Daily Fee Courses
Iltem Input OAR
Minimum
Spread Over 10-Year Treasury 1.32%  DCR Technique 1.31 0.083362 0.65 7.11
Debt Coverage Ratio 1.31 Band of Investment Technique
Interest Rate 5.62% Mortgage 65% 0.083362 0.054185
Amortization 20  Equity 35% 0.093480 0.032718
Mortgage Constant 0.083362 OAR 8.69
Loan-to-Value Ratio 65%  Surveyed Rates 8.17
Equity Dividend Rate 9.35%
Maximum
Spread Over 10-Year Treasury 9.34%  DCR Technique 1.80 0.156917 0.50 14.12
Debt Coverage Ratio 1.80 Band of Investment Technique
Interest Rate 13.64% Mortgage 50% 0.156917 0.078459
Amortization 15 Equity 50% 0.210890 0.105445
Mortgage Constant 0.156917 OAR 18.39
Loan-to-Value Ratio 50%  Surveyed Rates 17.29
Equity Dividend Rate 21.09%
Average
Spread Over 10-Year Treasury 5.33% DCR Technique 1.46 0.118399 0.58 9.91
Debt Coverage Ratio 1.46  Band of Investment Technique
Interest Rate 9.63%  Mortgage 58% 0.118399 0.068079
Amortization 18  Equity 43% 0.146315 0.062184
Mortgage Constant 0.118399 OAR 13.03
Loan-to-Value Ratio 58%  Surveyed Rates 11.99
Equity Dividend Rate 14.63%
*1st Quarter 2025 Data
Realty Rates Investor Survey 2025 Q2

irr
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Band of Investment Method

Lender Survey

Amort. Interest
Source Date LTV (Years) Rate
Realty Rates (Average), Golf Courses Q2 2025 67% 23 9.26%
Mortgage/Equity Assumptions
Loan To Value Ratio 65%
Interest Rate 7.50%
Amortization (Years) 25
Mortgage Constant 0.0887
Equity Ratio 35%
Equity Dividend Rate 12.00%
Weighted Average of Mortgage and Equity Requirements
Mortgage Requirement 65% X 8.87% = 5.76%
Equity Requirement 35% X 12.00% = 4.20%
Indicated Capitalization Rate 9.96%
Rounded 10.00%

Based on an analysis of the preceding data, a going-in capitalization rate for the subject is indicated
within a range of 10.0% to 11.0%. To reach a capitalization rate conclusion, we consider each of the
following investment risk factors to gauge its impact on the rate. The direction of each arrow in the
following table indicates our judgment of an upward, downward, or neutral influence of each factor.

Risk Factor Issues Impact on
Rate

Patron Appeal Notoriety, facility success, curb appeal, J
consistency of income stream (relates to overall
existing enterprise).

Competitive Market Position Construction quality, appeal, condition, effective J
age, functional utility, upside potential for
additional income.

Location Market area demographics and life cycle trends; 4
proximity issues; access and support services.

Market Vacancy rates and trends; rental rate trends; &
supply and demand.

Highest & Best Use Upside potential from redevelopment, &
adaptation, expansion.

Overall Impact N

irr

Novi Ice Arena



Income Capitalization Approach 57

e The subject is located in Novi, a market that had suffered less than other markets due to the
down economy, the risk is lower than indicated in past years, again as evidenced by the slight
decline in USA Hockey enrollments in Michigan, hence, the current player/team utilization.

e The population continues to grow in in the market area, adding to the potential client base.
e Theincome is projected at a level between that for 2024 and 2025, and expenses similar to
the recent indications (due to the exclusion of the historic management fee, and inclusion of

property taxes), reducing the risk in attaining the projected net income.

e There is the potential for upside income, as the subject prime ice rate of $340 per hour is
below some of the other privately operated rinks in the market area.

e The subject represents a contemporary arena, and is one of the newest in the market area.
e The cost of funds has recently increased over prior year levels.

Therefore, we conclude an enterprise capitalization rate as follows:

Capitalization Rate Conclusion

Going-In Capitalization Rate 9.50%
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Direct Capitalization Analysis

Net operating income is divided by the concluded capitalization rate to arrive at a value indication by

the income capitalization approach as follows:

Direct Capitalization Analysis

SF % EGI Annual $/SF Bldg.
Income
Base Rent 76,707
Hockey 66.0% $1,300,000 $16.95
Figure Skating/Learn to Skate 30.5% $600,000 $7.82
Misc 9.1% $180,000 $2.35
Concession (Net of COGS) 2.0% $40,000 $0.52
Program COGS -7.6% -$150,000 -$1.96
Effective Gross Income 100.0% $1,970,000 $25.68
Expenses
Property Taxes 4.6% $90,684 $1.18
Insurance 0.8% $15,000 $0.20
Utilities 12.2% $240,000 $3.13
Repairs/Maintenance 13.2% $260,000 $3.39
Payroll/Benefits 45.7% $900,000 $11.73
General/Administrative 7.1% $140,000 $1.83
Total Expenses 83.5% $1,645,684 $21.45
Net Operating Income $324,316 $4.23
Capitalization Rate 9.50%
Indicated Value $3,413,848
Rounded $3,400,000 $44.32
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Reconciliation and Conclusion of Value

The values indicated by our analyses are as follows.

Summary of Value Indications Per SF
Cost Approach Not Used

Sales Comparison Approach $5,000,000 $65.18
Income Capitalization Approach $3,400,000 $44.32
Reconciled $3,600,000 $46.93

The income capitalization approach is given the greatest weight because it is the most reliable
valuation method for the subject. The sales comparison approach is given less weight because it does
not directly consider the income characteristics of the property. The cost approach is not applicable to
the subject and is not used. Accordingly, our value opinion follows.

Value Conclusion
Appraisal Premise Interest Appraised Date of Value Value Conclusion
Going Concern Value Fee Simple August 15, 2025 $3,600,000

The opinions of value expressed in this report are based on estimates and forecasts that are
prospective in nature and subject to considerable risk and uncertainty. Events may occur that could
cause the performance of the property to differ materially from our estimates, such as changes in the
economy, interest rates, capitalization rates, financial strength of tenants, and behavior of investors,
lenders, and consumers. Additionally, our opinions and forecasts are based partly on data obtained
from interviews and third party sources, which are not always completely reliable. Although we are of
the opinion that our findings are reasonable based on available evidence, we are not responsible for
the effects of future occurrences that cannot be reasonably foreseen at this time.

Exposure Time

Exposure time is the length of time the subject property would have been exposed for sale in the
market had it sold on the effective valuation date at the concluded market value. Based on the
concluded market values stated previously, it is our opinion that the probable exposure time is 12
months.

Marketing Period

Marketing time is an estimate of the amount of time it might take to sell a property at the concluded
market value immediately following the effective date of value. We estimate the subject’s marketing
period at 12 months.
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Certification

We certify that, to the best of our knowledge and belief:

10.

11.

12.

13.

14,

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

We have no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.

We have not performed any services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.

We have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

Our engagement in this assignment was not contingent upon developing or reporting
predetermined results.

Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Uniform Standards of Professional Appraisal Practice as well as
applicable state appraisal regulations.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.

The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

H. William Hansen, Jr., MAI, made a personal inspection of the property that is the subject of
this report. Anthony Sanna, MAI, CRE, has not personally inspected the subject.

No one provided significant real property appraisal assistance to the person(s) signing this
certification.

We have experience in appraising properties similar to the subject and are in compliance with
the Competency Rule of USPAP.

As of the date of this report, H. William Hansen, Jr., MAI and Anthony Sanna, MAI, CRE have
completed the continuing education program for Designated Members of the Appraisal
Institute.
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15.  Appraisers in Michigan are required to be licensed by the Department of Licensing and
Regulatory Affairs, P.O. Box 30004, Lansing, MI 48909.

T
H. William Hansen, Jr., MAI Anthony Sanna, MAI, CRE
State Certified General Real Estate Appraiser Certified General Real Estate Appraiser
Michigan Certificate # 1205001420 Michigan Certificate # 1205001360
Telephone: 248-593-9787 Telephone: 248-979-9663
Email: whansen@irr.com Email: asanna@irr.com

. Irr
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Assumptions and Limiting Conditions

This appraisal and any other work product related to this engagement are limited by the following
standard assumptions, except as otherwise noted in the report:

1. Thetitle is marketable and free and clear of all liens, encumbrances, encroachments,
easements and restrictions. The property is under responsible ownership and competent
management and is available for its highest and best use.

2.  There are no existing judgments or pending or threatened litigation that could affect the value
of the property.

3.  There are no hidden or undisclosed conditions of the land or of the improvements that would
render the property more or less valuable. Furthermore, there is no asbestos in the property.

4.  The revenue stamps placed on any deed referenced herein to indicate the sale price are in
correct relation to the actual dollar amount of the transaction.

5.  The property is in compliance with all applicable building, environmental, zoning, and other
federal, state and local laws, regulations and codes.

6. The information furnished by others is believed to be reliable, but no warranty is given for its
accuracy.

This appraisal and any other work product related to this engagement are subject to the following
limiting conditions, except as otherwise noted in the report:

1. Anappraisal is inherently subjective and represents our opinion as to the value of the
property appraised.

2.  The conclusions stated in our appraisal apply only as of the effective date of the appraisal, and
no representation is made as to the effect of subsequent events.

3. No changes in any federal, state or local laws, regulations or codes (including, without
limitation, the Internal Revenue Code) are anticipated.

4. No environmental impact studies were either requested or made in conjunction with this
appraisal, and we reserve the right to revise or rescind any of the value opinions based upon
any subsequent environmental impact studies. If any environmental impact statement is
required by law, the appraisal assumes that such statement will be favorable and will be
approved by the appropriate regulatory bodies.

5. Unless otherwise agreed to in writing, we are not required to give testimony, respond to any
subpoena or attend any court, governmental or other hearing with reference to the property
without compensation relative to such additional employment.
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10.

11.

12.

13.

14.

15.

16.

We have made no survey of the property and assume no responsibility in connection with
such matters. Any sketch or survey of the property included in this report is for illustrative
purposes only and should not be considered to be scaled accurately for size. The appraisal
covers the property as described in this report, and the areas and dimensions set forth are
assumed to be correct.

No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we
have assumed that the property is not subject to surface entry for the exploration or removal
of such materials, unless otherwise noted in our appraisal.

We accept no responsibility for considerations requiring expertise in other fields. Such
considerations include, but are not limited to, legal descriptions and other legal matters such
as legal title, geologic considerations such as soils and seismic stability; and civil, mechanical,
electrical, structural and other engineering and environmental matters. Such considerations
may also include determinations of compliance with zoning and other federal, state, and local
laws, regulations and codes.

The distribution of the total valuation in the report between land and improvements applies
only under the reported highest and best use of the property. The allocations of value for land
and improvements must not be used in conjunction with any other appraisal and are invalid if
so used. The appraisal report shall be considered only in its entirety. No part of the appraisal
report shall be utilized separately or out of context.

Neither all nor any part of the contents of this report (especially any conclusions as to value,
the identity of the appraisers, or any reference to the Appraisal Institute) shall be
disseminated through advertising media, public relations media, news media or any other
means of communication (including without limitation prospectuses, private offering
memoranda and other offering material provided to prospective investors) without the prior
written consent of the persons signing the report.

Information, estimates and opinions contained in the report and obtained from third-party
sources are assumed to be reliable and have not been independently verified.

Any income and expense estimates contained in the appraisal report are used only for the
purpose of estimating value and do not constitute predictions of future operating results.

If the property is subject to one or more leases, any estimate of residual value contained in
the appraisal may be particularly affected by significant changes in the condition of the
economy, of the real estate industry, or of the appraised property at the time these leases
expire or otherwise terminate.

Unless otherwise stated in the report, no consideration has been given to personal property
located on the premises or to the cost of moving or relocating such personal property; only
the real property has been considered.

The current purchasing power of the dollar is the basis for the values stated in the appraisal;
we have assumed that no extreme fluctuations in economic cycles will occur.

The values found herein are subject to these and to any other assumptions or conditions set
forth in the body of this report but which may have been omitted from this list of Assumptions
and Limiting Conditions.
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17.

18.

19.

20.

21.

22.

23.

The analyses contained in the report necessarily incorporate numerous estimates and
assumptions regarding property performance, general and local business and economic
conditions, the absence of material changes in the competitive environment and other
matters. Some estimates or assumptions, however, inevitably will not materialize, and
unanticipated events and circumstances may occur; therefore, actual results achieved during
the period covered by our analysis will vary from our estimates, and the variations may be
material.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not
made a specific survey or analysis of the property to determine whether the physical aspects
of the improvements meet the ADA accessibility guidelines. We claim no expertise in ADA
issues, and render no opinion regarding compliance of the subject with ADA regulations.
Inasmuch as compliance matches each owner’s financial ability with the cost to cure the non-
conforming physical characteristics of a property, a specific study of both the owner’s financial
ability and the cost to cure any deficiencies would be needed for the Department of Justice to
determine compliance.

The appraisal report is prepared for the exclusive benefit of the Client, its subsidiaries and/or
affiliates. It may not be used or relied upon by any other party. All parties who use or rely
upon any information in the report without our written consent do so at their own risk.

No studies have been provided to us indicating the presence or absence of hazardous
materials on the subject property or in the improvements, and our valuation is predicated
upon the assumption that the subject property is free and clear of any environment hazards
including, without limitation, hazardous wastes, toxic substances and mold. No
representations or warranties are made regarding the environmental condition of the subject
property. Integra Realty Resources — Detroit, Integra Realty Resources, Inc., Integra Strategic
Ventures, Inc. and/or any of their respective officers, owners, managers, directors, agents,
subcontractors or employees (the “Integra Parties”), shall not be responsible for any such
environmental conditions that do exist or for any engineering or testing that might be
required to discover whether such conditions exist. Because we are not experts in the field of
environmental conditions, the appraisal report cannot be considered as an environmental
assessment of the subject property.

The persons signing the report may have reviewed available flood maps and may have noted
in the appraisal report whether the subject property is located in an identified Special Flood
Hazard Area. We are not qualified to detect such areas and therefore do not guarantee such
determinations. The presence of flood plain areas and/or wetlands may affect the value of the
property, and the value conclusion is predicated on the assumption that wetlands are non-
existent or minimal.

Integra Realty Resources — Detroit is not a building or environmental inspector. Integra Detroit
does not guarantee that the subject property is free of defects or environmental problems.
Mold may be present in the subject property and a professional inspection is recommended.

The appraisal report and value conclusions for an appraisal assume the satisfactory
completion of construction, repairs or alterations in a workmanlike manner.
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24.

25.

26.

27.

It is expressly acknowledged that in any action which may be brought against any of the
Integra Parties, arising out of, relating to, or in any way pertaining to this engagement, the
appraisal reports, and/or any other related work product, the Integra Parties shall not be
responsible or liable for any incidental or consequential damages or losses, unless the
appraisal was fraudulent or prepared with intentional misconduct. It is further acknowledged
that the collective liability of the Integra Parties in any such action shall not exceed the fees
paid for the preparation of the appraisal report unless the appraisal was fraudulent or
prepared with intentional misconduct. Finally, it is acknowledged that the fees charged herein
are in reliance upon the foregoing limitations of liability.

Integra Realty Resources — Detroit, an independently owned and operated company, has
prepared the appraisal for the specific intended use stated elsewhere in the report. The use of
the appraisal report by anyone other than the Client is prohibited except as otherwise
provided. Accordingly, the appraisal report is addressed to and shall be solely for the Client’s
use and benefit unless we provide our prior written consent. We expressly reserve the
unrestricted right to withhold our consent to your disclosure of the appraisal report or any
other work product related to the engagement (or any part thereof including, without
limitation, conclusions of value and our identity), to any third parties. Stated again for
clarification, unless our prior written consent is obtained, no third party may rely on the
appraisal report (even if their reliance was foreseeable).

The conclusions of this report are estimates based on known current trends and reasonably
foreseeable future occurrences. These estimates are based partly on property information,
data obtained in public records, interviews, existing trends, buyer-seller decision criteria in the
current market, and research conducted by third parties, and such data are not always
completely reliable. The Integra Parties are not responsible for these and other future
occurrences that could not have reasonably been foreseen on the effective date of this
assignment. Furthermore, it is inevitable that some assumptions will not materialize and that
unanticipated events may occur that will likely affect actual performance. While we are of the
opinion that our findings are reasonable based on current market conditions, we do not
represent that these estimates will actually be achieved, as they are subject to considerable
risk and uncertainty. Moreover, we assume competent and effective management and
marketing for the duration of the projected holding period of this property.

All prospective value opinions presented in this report are estimates and forecasts which are
prospective in nature and are subject to considerable risk and uncertainty. In addition to the
contingencies noted in the preceding paragraph, several events may occur that could
substantially alter the outcome of our estimates such as, but not limited to changes in the
economy, interest rates, and capitalization rates, behavior of consumers, investors and
lenders, fire and other physical destruction, changes in title or conveyances of easements and
deed restrictions, etc. It is assumed that conditions reasonably foreseeable at the present
time are consistent or similar with the future.
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H. William Hansen, Jr., MAI

Experience

A Senior Director of Integra Dean Appraisal — Detroit (formerly Dean Appraisal). Duties consist of
preparing commercial real estate appraisals and market analyses. Employed as a full time
commercial real estate appraiser since 1987.

Valuations have been performed on various properties including, but not limited to, marinas and
marine terminals, schools, funeral homes, truck terminals and repair garages, parking garages,
industrial buildings, office buildings, shopping centers, restaurants, apartments, subdivisions,
condominiums, mini-storage facilities, cemeteries, casino, concrete batch plant, hotels, automobile
factories, billboards, cellular tower, campgrounds, mixed used facilities, vacant land and various other
commercial and industrial facilities.

Valuations have been performed for condemnation purposes, estates, financing, equity participation,
litigation, ad valorem, and due diligence support. Valuations have been done on proposed, partially
completed, renovated and existing structures.

Additional experience includes over ten years in construction and property management.

Professional Activities & Affiliations
MAI Designation, Appraisal Institute Appraisal Institute

Licenses
Michigan, Certified General Real Estate Appraiser, 1205001420, Expires July 2027

Education

Bachelor of Science, Management (Real Estate emphasis), Metropolitan State College, Denver,
Colorado, 1983. Associate of Arts, Accounting, Oakland Community College Farmington Hills,
Michigan, 1981.

Successfully completed numerous real estate related courses sponsored by the Appraisal Institute,
including Courses 530, Advance Sales Comparison and Cost Approaches; 2-2, Report Writing; 2-1,
Case Studies in Real Estate Valuation; 1B- A &B, Capitalization Theory Parts A & B; SPP, Standards of
Professional Practice A, B & C; 1A-2, Basic Valuation Procedures; 1A-1, Real Estate Appraisal Principles

Appraisal Institute sponsored seminars include Highest & Best Use Applications, Analyzing Operating
Expenses, Appraising Troubled Properties, Report Writing, Retail Properties, Separating Real and
Personal Property from Intangible Business Assets, Special Purpose Properties

Other Real Estate Courses include Commercial & Investment Real Estate, Real Estate Law, Real Estate

Finance, Principles of Real Estate, Broker's Preparation Course, Project Training Seminar, Argus
Training Seminar, HUD Valuation Seminar.

whansen@irr.com - 248.494.0050

Integra Realty Resources - Detroit

400 West Maple
Suite 100
Birmingham, M| 48009

T 248.540.0040 Ext. 117
F 248.540.8239
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Anthony Sanna, MAI, CRE

Experience

Mr. Sanna, Executive Director, has actively counseled and advised clients on issues relating to the
sale, leasing, valuation, management, and development of commercial real estate assets since 1989.
Mr. Sanna served as the Managing Director of IRR Detroit from 2003-2018.

He has a diversified background in real estate with primary emphasis in the areas of valuation for

investment property, institutional assets, portfolio asset management and complex real estate issues.

Conversely, Mr. Sanna continually manages a re-occurring volume of traditional mortgage loan
appraisal work on all varieties of properties, large and small, focusing on core real estate assets
including hotel, office, industrial, retail, and multifamily properties.

Mr. Sanna has extensive consulting and valuation experience relating to corporate and private clients
on an array of issues pertaining to estate and property trust matters, partnership disputes, air rights,
partial and fractional interests, contract disputes, and mediation/arbitration disputes. Mr. Sanna’s
experience in these matters provides clients with a well-rounded framework for valuation and
consulting solutions.

Professional Activities & Affiliations

MAI Designation, Appraisal Institute

CRE Designation, Counselors of Real Estate

Board of Director: Integra Realty Resources - 2005-2008; 2012-2017 and 2019-Current
Board of Director: Commercial Board of Real Estate - Michigan Chapter

Licenses
Michigan, Certified General Real Estate Appraiser, 1205001324, Expires July 2027

Education

Bachelor of Science (Business Administration) Wayne State University, Detroit, Ml

Appraisal Institute Courses:

- Principals of Real Estate Appraisal

- Procedures of Real Estate Appraisal

- Uniform Standards of Professional Practice
- Basic Income Capitalization

- Advanced Income Capitalization

- Report Writing

- Advanced Applications/Case Studies

Qualified Before Courts & Administrative Bodies

Qualified expert witness before the Michigan Tax Tribunal, various Circuit Courts, planning boards,
commissioner hearings and County Tax Boards.

asanna@irr.com - 248.979.9663

Integra Realty Resources - Detroit

400 West Maple Road
Suite 100
Birmingham, M1 48009

T 248.540.0040 Ext. 107
F 248.540.8239

irrcom

IFK



GRLTCHEN WHITRLN

T STATE OF NICHIGAN
DEPARTRENT OF LICENSING AND REGULATORY AFFAIRS

BUREAU OF PROFESSIOMAL LICENSING
CERTIFIED GENERAL REAL ESTATE APPRAISER LICENSE

ANTHONY SANNA

LICEMSE WO

120500% 324

EXPINATION BATE

0?/3L/2027

£51k9150k2L



About IRR

Integra Realty Resources, Inc. (IRR) provides world-class commercial real estate valuation, counseling,
and advisory services. Routinely ranked among leading property valuation and consulting firms, we are
now the largest independent firm in our industry in the United States, with local offices coast to coast
and in the Caribbean.

IRR offices are led by MAI-designated Senior Managing Directors, industry leaders who have over 25
years, on average, of commercial real estate experience in their local markets. This experience,
coupled with our understanding of how national trends affect the local markets, empowers our clients
with the unique knowledge, access, and historical perspective they need to make the most informed
decisions.

Many of the nation's top financial institutions, developers, corporations, law firms, and government
agencies rely on our professional real estate opinions to best understand the value, use, and feasibility

of real estate in their market.

Local Expertise...Nationally!

irr.com
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Special Purpose Sale Profile

Sale No. 1

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:

County:

Market Orientation:

Property Location:

A2lce3 (Ann Arbor Ice Cube)

Sport & Entertainment,
Skating Rink

2121 Oak Valley Dr

Pittsfield Township (Ann
Arbor), M1 48103-8901

Washtenaw

Suburban

S of Scio Church, W of 1-94

IRR Event ID: 2984663

Sale Information Sale Analysis

Sale Price: $7,450,000 Adjustment Comments: Personalty, GC
Effective Sale Price: $8,375,000

Sale Date: 12/19/2022 Occupancy

Recording Date: 01/04/2023 Occupancy Type Before Sale:  Owner Occupied
Sale Status: Closed Occupancy Type After Sale: Owner Occupied
S/SF GBA: $68.98

S/SF NRA: $68.98

Grantor/Seller:
Grantee/Buyer:
Assets Sold:

Property Rights:
Exposure Time:
Financing:
Conditions of Sale:

Terms of Sale Comments:

Document Type:
Recording No.:
Verified By:
Verification Date:
Verification Type:

Secondary Verific. Source:

Good Sports Limited
Partnership

Ann Arbor Holdings, Inc.
(Black Bear Sports)

Going concern, total assets of
the business

Fee Simple
0 (months)
All cash

Motivated Seller
Not listed

Deed

5507-940

H. William Hansen, Jr., MAI
03/14/2023

Secondary Verification
CoStar

A2lce3 (Ann Arbor Ice Cube)

Improvement and Site Data

MSA:
Legal/Tax/Parcel ID:
GBA-SF:

NRA-SF:
Acres(Gross):
Land-SF(Gross):
Year Built:

Property Class:
M&S Class:
Improvements Cond.:
Exterior Walls:
Construction Desc.:

Multi-Tenant/Condo.:

Ceiling Height Minimum:
Ceiling Height Maximum:

Total Parking Spaces:

Ann Arbor
12-06-280-007
121,406
121,406
14.39
626,811
1995

B

C

Average
Block

Face block, with EIFS at
entryway

No/No
13.00
28.00
225

—
=
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Special Purpose Sale Profile Sale No. 1

Improvement and Site Data (Cont'd)

Park. Ratio 1000 SF GLA: 1.85

Park. Ratio 1000 SF GBA: 1.85
Air-Conditioning Type: Central

Bldg. to Land Ratio FAR: 0.19

Land to Building Ratio: 5.16

Zoning Code: PUD

Bldg. Phy. Info. Source: Public Records
Source of Land Info.: Other
Comments

A party familiar with the sale indicated that the seller was a
partnership, and the managing partner moved forward with
the sale, as there was intent to dispose of the property. The
property reportedly sold at an actual price between $8.25MM
and $8.5MM, but the recorded amount of $7,450,000
represents the real estate, without personal property or any
going concern contribution. An additional offer that was
reportedly submitted prior to the sale at $1I0MM and was
turned down; the buyer is a national concern that had cash,
and the managing partner was motivated to dispose of the
property, hence, the lower price. Additionally, the property
was not listed, only casually offered by the managing partner.

Three-sheet arena with sixteen locker rooms, 820 seats on one
rink, 720 on the second rink and none on the third rink.
Includes a pro-shop, concessions, figure skating locker, wood
floor ballet room, team room, medical room, day care,
restaurant/ bar, and a sports injury rehabilitation clinic.
Building includes a two story fitness area of 8,881 SF that was
added in 1997.

A2ice3 (Ann Arbor Ice Cube) @



Special Purpose Sale Profile

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:

County:

Market Orientation:

Property Location:

Ice Arena

Sport & Entertainment,
Skating Rink

2810 Hannah

East Lansing (Meridian Twp),

M1 48823

Ingham

Suburban

West of Hagadorn

IRR Event ID: 3019614
Sale Information Improvement and Site Data
Sale Price: $7,500,000 MSA: Lansing-East Lansing, Ml
Effective Sale Price: $7,500,000 Legal/Tax/Parcel ID: 33-02-02-20-176-006 and
Sale Date: 05/01/2023 09-83-54755-1 (Personal
Sale Status: Closed Property) and 09-83-54755-1
$/SF GBA: $83.50 (Personal Property)
S/SF NRA: $83.50
$/Unit: $3,750,000 /Unit GBA-SF: 89,821
Grantor/Seller: Suburban Properties NRA-SF: 89,821
Grantee/Buyer: Black Bear Sports Group Acres(Usable/Gross): 7.94/8.39
Property Rights: Fee Simple Land-SF(Usable/Gross): 345,866/365,468
Exposure Time: 0 (months) Usable/Gross Ratio: 0.95
Financing: All cash Year Built: 1998
Conditions of Sale: Arm's-length Property Class: A-
Verified By: H. William Hansen, Jr., MAI M&S Class: >
Verification Date: 06/19/2023 Construction Quality: Good
Confirmation Source: Seller Improvements Cond.: Good
Verification Type: Confirmed-Seller Exterior Walls: Metal
Construction Desc.: Metal
Operating Data and Key Indicators No. of Buildings/Stories: /1
Ceiling Height Minimum: 25.00
Operating Data Type: In Place Ceiling Height Maximum: 28.00
Net Operating Income: $ 656,768 Clear Height(Feet): 16.00
Reserves Included: No Total Parking Spaces: 299
Cap Rate - Derived: 8.76% Park. Ratio 1000 SF GLA: 3.33
Park. Ratio 1000 SF GBA: 3.33

Ice Arena

—
=
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Special Purpose Sale Profile

Improvement and Site Data (Cont'd)

Parking Ratio(/Unit):
Elevators/Count:

Fire Sprinkler Type:
Roof,Heating,AC Comm.:
Shape:

Topography:

Corner Lot:

Frontage Feet:

Frontage Desc.:
Density-Unit/Gross Acre:

Density-Unit/Usable Acre:

Bldg. to Land Ratio FAR:
Land to Building Ratio:
Zoning Code:

Zoning Desc.:

Flood Plain:

Flood Zone Designation:
Comm. Panel No.:

Date:

Source of Land Info.:

Comments

149.50

Yes/1

Wet

Gable style metal roof
Irregular

Level

No

375

Hannah

0.24

0.25

0.25

4.07

RP

Research Park and Office
No

X

26065C0152D

08/16/2011

Public Records

Buyer approached seller unsolicited; buyer is a large concern
that has been actively building a portfolio of rinks in a number
of northern states. An allocation of $2MM to Goodwill was
made for transactional purposes and was reported to be
attributable to hockey contracts; however, this is the only
remaining operational rink in the greater Lansing area
(excluding the MSU Munn Arena, which does not rent hourly
ice to the general public and is targeted for student activities,
including the D1 hockey program).

Two NHL size ice sheets, pro shop, concession stand, large

fitness/dance area

Ice Arena

Sale No. 2



Special Purpose Sale Profile

Location & Property Identification

Property Name:

Sub-Property Type:

Address:

City/State/Zip:
County:

Market Orientation:

Property Location:

Viking Arena

Sport & Entertainment,
Skating Rink

1555 E. Woodward Heights

Blvd.

Hazel Park, MI 48030
Oakland

Suburban

N side, E of Dequindre Rd

IRR Event ID: 3328752

Sale Information

Sale Price: $2,900,000

Effective Sale Price: $2,900,000

Sale Date: 06/26/2023

Recording Date: 06/29/2023

Sale Status: Closed

S/SF GBA: $41.03

S/SF NRA: $41.03

S/Unit: $1,450,000 /TBD

Grantor/Seller: City of Hazel Park

Grantee/Buyer: Black Bear Sports Group
(Maryland)

Assets Sold: Going concern, total assets of

Property Rights:
Exposure Time:
Financing:

Conditions of Sale:

Terms of Sale Comments:
Document Type:
Recording No.:

Verified By:

Verification Date:
Verification Type:

the business
Fee Simple

0 (months)

Cash to seller
Motivated Seller
Not Listed

Deed
58795/583

H. William Hansen, Jr., MAI

02/18/2025
Secondary Verification

Improvement and Site Data

Viking Arena

MSA:
Legal/Tax/Parcel ID:

GBA-SF:

NRA-SF:

Acres(Gross):
Land-SF(Gross):

Year Built:

M&S Class:
Construction Quality:
Exterior Walls:

No. of Buildings/Stories:
No. of Units/Unit Type:
Multi-Tenant/Condo.:

Ceiling Height Minimum:
Ceiling Height Maximum:

Elevators/Count:
Air-Conditioning Type:
Frontage Feet:
Frontage Desc.:
Frontage Type:
AccessibilityRating:

Density-Unit/Gross Acre:

Bldg. to Land Ratio FAR:
Land to Building Ratio:
Bldg. Phy. Info. Source:
Source of Land Info.:

Sale No. 3

Detroit-Warren-Dearborn, Ml

25-25-253-047,
25-25-226-010
70,682

70,682

5.00

217,800

1999

C

Average
Concrete Precast
1/1

2/TBD

No/No

12.00

24.00

None

Central

460

Woodward Hgts
2 way, 2 lanes each way
Average

0.40

0.32

3.08

Public Records
Other

—
=
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Special Purpose Sale Profile Sale No. 3

Comments

Property had deferred maintenance, and had been a negative
cash flow for the City. The purchaser was managing the facility
for the City; an original offer was rejected, and the parties
later came to terms.

Building constructed of fluted and washed aggregate tilt up
precast panels, with one NHL size sheet and one Olympic sized
sheet; the common lobby, snack bar, pro shop is constructed
of split face block. Property has over an acre of parking.

—
=

Viking Arena



Special Purpose Sale Profile

Sale No. 4

Location & Property Identification

Property Name:

Sub-Property Type:

Address:
City/State/Zip:
County:

Market Orientation:

Property Location:

Biggby Coffee Ice Cube-
Brighton

Sport & Entertainment,
Skating Rink

10540 Citation Dr.
Brighton, MI 48116

Livingston

Suburban

South of Grand River

IRR Event ID: 3230921

Sale Information

Sale Price: $8,000,000

Effective Sale Price: $8,000,000

Sale Date: 02/01/2024

Sale Status: Closed

S/SF GBA: $80.12

S/SF NRA: $80.12

S/Unit: $2,666,667 /TBD
Grantee/Buyer: Black Bear Sports Group
Assets Sold: Going concern, total assets of

Property Rights:
Exposure Time:
Financing:

Conditions of Sale:

Terms of Sale Comments:
Verified By:

Verification Date:
Confirmation Source:
Verification Type:

the business

Fee Simple

0 (months)

Cash to seller

Motivated Seller

Not Listed

H. William Hansen, Jr., MAI
04/25/2024

Nearby Rink Owner
Confirmed-Other

Improvement and Site Data

MSA:

Legal/Tax/Parcel ID:
GBA-SF:

Detroit-Warren-Dearborn, Ml

4712-33-300-022
99,850

Biggby Coffee Ice Cube- Brighton

NRA-SF:

Acres(Gross):
Land-SF(Gross):

Year Built:

M&S Class:
Construction Quality:
Improvements Cond.:
Exterior Walls:

No. of Buildings/Stories:
No. of Units/Unit Type:
Total Parking Spaces:
Park. Ratio 1000 SF GLA:
Park. Ratio 1000 SF GBA:
Parking Ratio(/Unit):
Elevators/Count:
Air-Conditioning Type:
Shape:

Topography:

Corner Lot:

Frontage Feet:

Frontage Desc.:
Frontage Type:
Density-Unit/Gross Acre:
Bldg. to Land Ratio FAR:
Land to Building Ratio:
Zoning Code:

Zoning Desc.:

Flood Plain:

99,850

6.12

266,587

1999

S

Average

Good

Metal

1/1

3/TBD

266

2.66

2.66

88.67

Yes/1

Central

Irregular

Level

No

583

S side Citation cul-de-sac
2 way, 1 lane each way
0.49

0.37

2.67

B3

Special Business District
No

—
=
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Special Purpose Sale Profile Sale No. 4

Improvement and Site Data (Cont'd)

Comm. Panel No.: 26093C0363 D
Date: 09/17/2008
Source of Land Info.: Other
Comments

The Arena is home to the Kensington Valley Hockey
Association, Brighton High School, South Lyon Unified, and
various other local high schools, clubs and adult hockey
leagues. The purchaser, Black Bear Sports Group, is the largest
owner-operator of ice rinks in the U.S., and approached the
buyer directly and paid cash.

3 sheet arena with pro shop, concession and typical rink
amenities; there is a small training facility and restaurant/bar
with viewing windows on a central mezzanine that is included
in the GBA.

—
=

Biggby Coffee Ice Cube- Brighton



Special Purpose Sale Profile

Location & Property Identification

Property Name: Mt Clemens Arena

Sub-Property Type: Sport & Entertainment,

Skating Rink
Address: 300 N. Groesbeck Hwy.
City/State/Zip: Mount Clemens, M| 48043
County: Macomb
Market Orientation: Suburban

Property Location: SEC Rose, between Elizabeth

and Cass
IRR Event ID: 3328656
Sale Information
Sale Price: $4,000,000
Effective Sale Price: $4,000,000
Sale Date: 01/01/2025
Contract Date: 11/24/2024
Sale Status: Closed
S/SF GBA: $63.58
S/SF NRA: $63.58
S/Unit: $2,000,000 /TBD
Grantor/Seller: City of Mount Clemens
Grantee/Buyer: Black Bear Sports Group
Assets Sold: Going concern, total assets of

the business
Fee Simple
Cash to seller

Property Rights:
Financing:

Conditions of Sale: Motivated Seller

Terms of Sale Comments: Not listed

Verified By: H. William Hansen, Jr., MAI
Verification Date: 02/17/2025

Verification Type: Secondary Verification

Improvement and Site Data

MSA: Detroit-Warren-Dearborn, Ml

Legal/Tax/Parcel ID: 05-11-10-280-001 (Part of)
GBA-SF: 62,916

Mt Clemens Arena

NRA-SF:

Acres(Gross):
Land-SF(Gross):

Year Built:

Property Class:

M&S Class:
Construction Quality:
Exterior Walls:

No. of Buildings/Stories:
No. of Units/Unit Type:
Air-Conditioning Type:
Shape:

Topography:

Corner Lot:

Frontage Feet:
Frontage Desc.:
Frontage Type:

Traffic Flow:
Density-Unit/Gross Acre:
Bldg. to Land Ratio FAR:
Land to Building Ratio:
Zoning Code:

Bldg. Phy. Info. Source:
Source of Land Info.:

Comments

Sale No. 5

62,916

17.91

780,160

1994

A-

C

Good

Block

1/1

2/TBD

Central

Very Irregular
Level

Yes

454

SE side Groesbeck
2 way, 3 lanes each way
High

0.11

0.08

12.40

MU

Public Records
Public Records

City had passed a $3MM bond in 2020 for upgrades to



Special Purpose Sale Profile Sale No. 5

Comments (Cont'd)

compressors for the dual sheet arena, as well as a new parking
lot and roof. The property was not listed, and was purchased
by Black Bear Sports Group out of Bethesda, MD, which has
been on a buying spree of arenas in the northeast and
midwest.

Two NHL-size ice surfaces linked by mezzanine seating and
skyboxes, capacity to host over 1,000 spectators and features
modern amenities, including locker rooms, concession stands,
and a pro shop.

—
=

Mt Clemens Arena
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Fund balance

Revenues Expenditures Fund Balance CAPX (inflated) minus CAPX

Year1l (2025-2026) 2,105,889 2,360,726 (254,837) 4,959,130 725,000 4,234,130
Year2 (2026-2027) 2,158,839 1,862,389 296,450 5,255,580 88,200 5,167,380
Year3 (2027-2028) 2,223,604 1,980,037 243,567 5,499,147 187,535 5,311,612
Year4 (2028-2029) 2,279,194 1,899,398 379,797 5,878,944 54,698 5,824,246
Year5 (2029-2030) 2,336,174 1,981,485 354,689 6,233,633 114,865 6,118,767
Year6 (2030-2031) 2,394,578 2,819,315 (424,737) 5,808,896 1,192,685 4,616,211
Year7 (2031-2032) 2,454,443 2,092,901 361,541 6,170,438 175,888 5,994,550
Year8 (2032-3033) 2,515,804 2,607,260 (91,455) 6,078,982 886,473 5,192,509
Year9 (2033-2034) 2,578,699 2,047,405 531,294 6,610,277 0 6,610,277
Year 10 (2034-3035) 2,643,167 2,088,353 554,814 7,165,090 0 7,165,090
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Revenues NOI TOTAL CAPX CAPX (inflated) Expenses CAPX Projects
Year1 (2025-2026) $2,105,889 $470,163 $2,360,726 $725,000.00 $725,000.00 $1,635,726 Parking Lot- City to get quote
($254,837) Scoreboards- $24,000 quote being signe off on
Year2 (2026-2027) $2,158,839 $376,450 $1,862,389 $80,000.00 $88,200.00 $1,782,389 Interior Painting - $35,000
$296,450 Rubber flooring in rink- $20,000.00
(2) Hot Water Storage Tanks - $25,000-$30,000
Year3 (2027-2028) $2,223,604 $405,567 $1,980,037 $162,000.00 $187,535.25 $1,818,037 Interior Doors Replacement-$17,000
$243,567 Concrete Grinding (bleacher areas) - $15,000
Zamboni Purchase-$130,000
Year4 (2028-2029) $2,279,194 $424,797 $1,899,398 $45,000.00 $54,697.78 $1,854,398 Office Refresh (carpet & cubicles) - $25,000-30,000
$379,797 Spectator Heaters — $15,000 (assessment needed)
Year5 (2029-2030) $2,336,174 $444,689 $1,981,485 $90,000.00 $114,865.34 $1,891,485 Exterior Doors (incl. bay door) - $45,000
$354,689 Zamboni Room Floor - $25,000-30,000
Parking Lot Lights - @$10,000 (assessment needed)
Year6 (2030-2031) $2,394,578 $465,263 $2,819,315 $890,000.00 $1,192,685.12 $1,929,315 Rink Floors (headers & piping) - ~$600,000 per rink ($1,200,000 for both)
($424,737) Lighting (rink, lobby, locker rooms) - ~$40,000
Rubber Flooring in Lower level- $250,000.00
Year7 (2031-2032) $2,454,443 $486,541 $2,092,901 $125,000.00 $175,887.55 $1,967,901 Bleacher Replacement - $125,000
$361,541
Year8 (2032-3033) $2,515,804 $508,545 $2,607,260 $600,000.00 $886,473.27 $2,007,260 Dasher Boards - $300,000 per rink ($600,000 for both)
($91,455)
Year9 (2033-2034) $2,578,699 $531,294 $2,047,405 $0 $0 $2,047,405
$531,294
Year 10 (2034-3035) $2,643,167 $554,814 $2,088,353 0 $2,088,353

$554,814
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‘Hockey is family’: Parents concerned by

Wings West sale to Black Bear

by: Josh Sanchez
Posted: Dec 17,2025 / 06:21 PM EST
Updated: Dec 18,2025 / 11:14 AM EST

TEXAS TOWNSHIP, Mich. (WOOD) — e . ‘
Concerns over higher ice fees, ;1; s 5

- 8 X i gk
equipment restrictions, and possible S0 _
HOCKEY IS FAMILY PARENTS CONCERNED BY WINGS WEST SALE TO BLACK BEAR 3

%

rebranding are worrying parents of
Kalamazoo youth hockey players as
Maryland-based Black Bear Sports Group takes ownership of Wings West.

The complex of two ice rinks closed in September after staff members said the ice plant

suffered a severe failure. Maintenance was underway since the summer to try and fix the
problem to no avail. Then Black Bear along in October.

New owners say Wings West ice rink complex will reopen for 2026-27 season

The private company founded by Murry Gunty in 2015 owns arenas in 11 states, including
Michigan. The purchase came with commitments to renovate the facility, with up to $2
million allocated for the effort, including the overhaul of the refrigeration system.

But the news wasn’t the change some parents were hoping for.

“We’ve been to these Black Bear rinks. It’s not the saving grace that, you know, younger
parents or parents of younger children like me might have thought it would be,” said Faye
Davis, a Kalamazoo Optimist Hockey Association board member and the parent of two
youth hockey players.

“When we’re not at the rink for their hockey, we are at Western Games. If we’re not at a
Western game, we’re at a K-Wings game. If we’re not at a K-Wings game, we’re going to Red
Wings games. Hockey is life for us, so it’s very important to keep it local, to keep it
affordable,” she told News 8.


https://www.woodtv.com/news/kalamazoo-county/
https://www.woodtv.com/author/josh-sanchez/
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Wings West is home to KOHA and several other ice groups. While transition talks are
between KOHA administrators and Black Bear, the board and parents are worried about
what could come.

“Now as the plans start rolling out, there’s the talk of, no matter what happens, there’s
going to be solid rates, like ice rate increases, which inevitably trickle down to the cost that
parents pay for hockey,” said Dauvis.

Donor gives Kalamazoo County $23.3M to kickstart housing plan

She said ice rentals are being reduced from 60 to 50 minutes, while prices rise, along with
the cost for group lockers. Davis said the change feels heavy-handed.

“The rates that we’ve seen have been inclusive of some sort of like force rebrand, which |
think is corporate bullying because Black Bear bought a building, not a club,” she said.

Davis isn’t alone in those concerns. Hockey parent and KOHA Board VP, Chris Buckley, said
the transition could end fundraising efforts, like a memorial golf outing dedicated to young
players. He added that tournament opportunities may also be curbed under a new
structure.

“USA Hockey and KOHA have a great relationship. Kalamazoo has hosted the 14 and under
USA Nationals for twice. And with Black Bear here, that is in jeopardy,” he said.

The program previously said in April that nearly $2 million was generated in the
Kalamazoo area as a result of this year’s tournament. Buckley worries a new Wings West
ownership may also drive money away from local businesses.

“KOHA has always been community-first. Through hockey supply shops, through our
apparel vendors, through even local photographers who come to tournaments and games
and photograph games. All of that money would leave the community with Black Bear and
they would be forced to use their own vendors,” he said.

Black Bear owns six other rinks in Michigan, four of which bear the Biggby Coffee branding.
In a statement, a spokesperson says the group is in the preliminary stages of plans to
reopen Wings West and no decisions have been made on ice time, fundraising or
otherwise.

“We remain solely focused on revitalizing and reopening the rink which, without the
partnership of Black Bear, would remain permanently closed,” they said.

They reiterated the investment commitments geared to reopen Wings West by the 2026-

2027 season.
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“Like many of our other Black Bear rinks, Wings West has long been a cornerstone for the
local community, and we are so excited to save this vibrant sports hub,” Black Bear said.
“Our partnership, commitment and work will ensure that local hockey players and figure
skaters will continue to have a place on the ice to call home.”

As this transition takes place, KOHA and other ice user groups are part of
a feasibility study with Discover Kalamazoo to learn more about the ice rink needs in the
area and how to meet it.

“Hockey is family,” Buckley said. “l don’t want anyone coming in and messing with
our family like this. And so | think it’s important to speak out against corporate bullying. A
private equity firm out of Maryland bought a building. They didn’t buy an organization.”

Copyright 2026 Nexstar Media Inc. All rights reserved. This material may not be published, broadcast, rewritten, or redistributed.
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Private Equity Turns Youth Hockey Rinks
into Profit Machines, Widening Inequality

Private equity firms are acquiring youth hockey rinks, turning community sports into profit-driven ventures.
Black Bear Sports Group exemplifies this by banning personal recordings and mandating paid streaming
subscriptions, escalating costs and reducing accessibility. Critics argue this commaodifies childhood
activities, widening inequality for families.

Written by Emma Rogers
Friday, November 21, 2025

In the icy arenas of suburban America, where young hockey players chase pucks and
dreams of NHL glory, a new player has entered the game: private equity. Firms backed
by Wall Street billions are snapping up youth sports facilities, transforming what was
once a community-driven pastime into a profit-maximizing enterprise. Take Black Bear
Sports Group, a company that has acquired dozens of ice rinks across the U.S. and
Canada. Parents at these venues are now forbidden from recording their children’s
games with personal devices, forced instead to subscribe to the company’s streaming
service for $25 to $50 a month. This move, as detailed in a recent Jacobin article,
exemplifies how private equity is reshaping youth sports, prioritizing revenue streams
over accessibility.

Black Bear's strategy isn't isolated. Founded in 2015 and fueled by investments from
firms like Silver Lake and Blackstone, the group controls over 30 rinks and has
expanded into other sports like lacrosse and soccer. The ban on personal recordings,
enforced with signs and staff interventions, directs families to “Bear TV,” a proprietary
platform that monetizes every goal and save. Parents report frustration, with one
Connecticut senator, Chris Murphy, recounting his own experience of being barred from


https://www.webpronews.com/
https://www.webpronews.com/
https://www.webpronews.com/
https://www.webpronews.com/
https://www.webpronews.com/advertise
https://ientry.nui.media/pipeline/605888/0/cj?ajkey=V12D8346F18J-573J8100L2008231CCE85952L742781L742779L200854L200896QQP0G00G0Q21BC66F4000001010000G0PG30H36W889d828602DW4ec342DW449962DW4bf9a2DX1254447365d5efG0G06A
https://ientry.nui.media/pipeline/605888/0/cj?ajkey=V12D8346F18J-573J8100L2008231CCE85952L742781L742779L200854L200896QQP0G00G0Q21BC66F4000001010000G0PG30H36W889d828602DW4ec342DW449962DW4bf9a2DX1254447365d5efG0G06A
https://jacobin.com/2025/11/youth-sports-hockey-private-equity
https://www.webpronews.com/business/financepro/
https://www.webpronews.com/
https://www.webpronews.com/business/
https://www.webpronews.com/technology/
https://www.webpronews.com/developer/
https://www.webpronews.com/emergingtech/
https://www.webpronews.com/advertising/
https://www.webpronews.com/ecommerce/
https://www.webpronews.com/firehose

W/PN

BUSINESS ~ IT MANAGEMENT ~ DEVELOPER ~ EMERGING TECH ~

RETAIL & ECOMMERCE ~ “LFIREHOSE

from IThe New York Times, has become a magnet for investors seeking stable returns
in a fragmented market. Hockey, with its high equipment costs and need for
specialized venues, is particularly ripe for this trend. Participation in youth hockey has
surged, with USA Hockey reporting over 550,000 registered players under 18 in 2024,
up 10% from pre-pandemic levels. Yet, as private equity firms like Black Bear
consolidate rinks, costs are skyrocketing—rink time that once cost $200 an hour can
now exceed $500, pricing out lower-income families.

The Consolidation Wave Hits the Ice

BILL X VERMONT FLANNEL
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Private equity’s interest in youth sports extends beyond hockey, but the sport’s
infrastructure demands make it a prime target. Bloomberg reports that the sector’s $30
billion to $40 billion revenue potential is drawing firms to acquire everything from
baseball fields to volleyball courts. In hockey, companies like Black Bear are using
mergers and acquisitions to build empires. A Bloomberg feature highlights how these
investors promise efficiency and better experiences, but critics argue it's about
“squeezing value” through fee hikes and ancillary services like mandatory apparel or
coaching add-ons.

This trend is accelerating into 2025, with projections from investment firm Meketa
indicating that private equity allocations to sports assets could grow at a 10%
compound annual rate. Their report, available on Meketa's website, notes the allure of
uncorrelated returns amid economic volatility. For hockey, this means more rinks under
corporate ownership, often leading to standardized operations that prioritize
profitability. Parents on platforms like X (formerly Twitter) express outrage, with posts
lamenting how “Wall Street vampires are sucking the joy out of youth sports,” echoing
sentiments from users who see it as widening inequality.

The impact on families is profound. Average annual spending per child on a primary
sport exceeds $1,000, per data from Empower, but in privatized facilities, that figure
can double with added streaming fees and premium access. In regions like the
Northeast, where hockey is king, Black Bear’s dominance has sparked backlash. A
Lever News investigation reveals how the firm, backed by $100 million from Silver Lake,
enforces no-recording policies to funnel revenue to its ecosystem, including
partnerships with tech firms for Al-highlight reels sold at a premium.

Investor Strategies and Market Dynamics

Drilling deeper, private equity firms are employing roll-up strategies, acquiring small,
independent rinks and integrating them into larger networks. Sports Business Journal
notes in a March 2025 piece that revenue estimates for youth sports range from $20
billion to $40 billion, with M&A activity consolidating the space. For hockey, this
includes tech integrations like automated scoring systems and data analytics sold to
scouts, turning youth games into data goldmines. Akin Gump's 2025 perspectives
report, found on their site, emphasizes how evolving league rules allow PE investments,
fostering growth in minority stakes and multi-sport conglomerates.

On X, industry observers like Joe Pompliano discuss how similar policies in
professional leagues are trickling down to youth levels, with posts highlighting liquidity
benefits for owners but warning of cost inflation. Recent threads criticize firms for
“professionalizing” youth sports, making it resemble a high-stakes business rather than
recreation. Bloomberg Law reported in October 2025 that PE is expanding into college
recruiting platforms, linking youth hockey tournaments to scholarship pipelines, further
entrenching the pay-to-play model.

Critics, including the American Economic Liberties Project, argue via X posts that this
influx will “raise fees and push sports out of reach for everyday Americans.” Their
analysis ties it to broader PE trends in healthcare and housing, where consolidation
harms consumers. In hockey, this manifests as fewer community-run programs, with
private entities dominating scheduling and access, often favoring elite travel teams
over recreational leagues.
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Youth hockey growth, as per Nickel City Hockey’s October 2025 insights on their blog, is
booming in non-traditional markets like the Sun Belt, but privatization risks alienating
diverse participants. Business Insider’'s June 2025 coverage warns of over-
professionalization, where kids face burnout from intensified training regimes pushed
by investor-backed clubs.

Regulatory scrutiny is emerging. Senator Murphy’s anecdote in the Jacobin piece has
fueled calls for antitrust reviews, with X users amplifying demands to curb PE’s
“monopolistic grip.” Daily Caller reported in November 2025 on rising costs at hockey
rinks, quoting parents paying up to $10,000 annually per child. Investors counter that
their capital improves facilities, citing upgrades like better ice maintenance and digital
tools.

Yet, as 2025 unfolds, the tension between profit and play persists. Private equity’s
playbook—consolidate, monetize, extract—threatens to commodify childhood joy. For
industry insiders, the question is whether this model sustains long-term growth or
sparks a backlash that reclaims youth sports for communities. With billions at stake,
the ice is getting thinner for families caught in the crossfire.
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Mount Clemens Ice
Arena being sold to
Maryland-based firm

Sale expected to close by 2025

By: Dean Vaglia (/reporterbio/Dean-Vaglia) | Mount
Clemens-Clinton-Harrison Journal
(https://www.candgnews.com/newspaper/journal) |
Published December 9, 2024

(httpé://www.candg;\es.com/admin/articles/temp-
image/9e1ba9e017399df775d3a6990adec731.png)

The Mount Clemens Ice Arena is expected to be
sold to Maryland-based Black Bear Sports
Group by the end of 2024.

Photo by Dean Vaglia

MOUNT CLEMENS — After a procedural vote to
become the owners of the Mount Clemens Ice Arena,
the City of Mount Clemens is set to sell the arena to
Maryland-based sports and entertainment firm Black
Bear Sports Group by the end of December.

According to Shipman, the $4 million sale will see
BBSG take over with plans of maintaining current
operations while injecting capital to improve facilities.

“They’re going to keep the management company in
place that was there,” Mount Clemens City Manager
Gregg Shipman said. “Anything that's there now, you're
going to see that exist, but what they’re going to do is
come in and make this better because they have the
means to do it. They own many other facilities, and
they have these rights to these other leagues, so
they’re going to increase the league presence and
they’re even talking about expanding the arena, adding
a sheet of ice in the future. They're prepared to come in
and make the capital improvements that the arena
needs, and these are all things that we can’t afford to
do.”

BBSG made its first offer to purchase the arena for
$3.75 million sometime after the June 3 City
Commission meeting where commissioners discussed
and tabled the possibility of a year-long study about
options surrounding the arena. Capital improvement
and bond payment costs led to commissioners
questioning whether to sell the arena or redevelop it
into a different kind of recreation facility.
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“For years it's been a struggle to make the bond
payment on the arena, and this is the second bond that
the city has on it,” Shipman said. “There is the original
bond to build it, and then they took out another bond to
do improvements and the arena is not going to make
enough money to make the bond payment, which will
mean that the city would have to start making those
payments out of the general fund. In essence, the ice
arena would be losing money, and we have so many
other capital improvements that need to be done to the
ice arena in the next five to 10 years, and that would
contribute more to the deficit each year.”

Various tasks and surveys are being performed before
the sale closes. One of the city’s requirements to sell
the building was to reclaim ownership of the arena from
the Municipal Building Authority of Mount Clemens, the
building financing authority that was created in the
1990s to build the arena. Such authorities were
common before municipal capital improvement bonds
were introduced in 2001. The procedural step was
completed at the Nov. 18 City Commission meeting.
Shipman says there are no other buildings in the city
deeded to similar authorities.
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Representatives for BBSG did not respond to requests
for comment by press time. BBSG operates four arenas
in Michigan — Bigby Coffee Ice Cubes in Ann Arbor,
Brighton and East Lansing along with the Hazel Park
Ice Arena — as part of its 40 facilities across the
Midwest and East Coast. BBSG operates 40 youth
hockey clubs, four leagues, two tournament
organizations, eight Junior “A” level hockey teams and
Foundry Adult Hockey.

BBSG was founded in 2015 by CEO Murry Gunty and
Blackstreet Capital Holdings, LLC. The firm focuses on
purchasing underperforming ice rinks in National
Hockey League markets with the goal of revitalizing
them.

Justin Quenneville, general manager and head coach
of the Metro Jets Hockey Club, has some experience
with BBSG given the group’s presence in the industry
and due to the P.A.L. Junior Islanders team playing in
the United States Premier Hockey League alongside
the Jets. Quenneville spoke highly of the arena’s
current management and echoed that there were no
planned changes to day-to-day operations.
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“We're excited to hear some of the ideas from Black
Bear, whether it be the potential expansion of the
facility or additions of any sort,” Quenneville said. “But
realistically, from what we’ve been told and has been
communicated with us, they don’t foresee there being
any significant changes to an already well-run
establishment.”

Shipman is positive about BBSG becoming the arena’s
new owners. Along with the planned developments and
improvements of the arena itself, private ownership
means the arena will begin providing around $40,000 in
annual tax revenue.

“I think it really is a win-win for everybody,” Shipman
said. “For the people who use it, this is going to
become a bigger, better arena than it was before. They
are going to be able to do all these capital
improvements that need to be done. The management
team stays in place. And now we have a piece of
property that comes back on the tax roll. It’s all
positives.”
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Viking Ice Arena has been sold by the city of Hazel
Park. A portion of the proceeds will pay off the final
bonds. Officials say the ice arena will retain its staff
and programming, and continue to operate as normal.
Photo by Erin Sanchez

Hazel Park sells Viking
Ice Arena

Buyer will continue Arena operations

By: Andy Kozlowski (/reporterbio/Andy-Kozlowski) |
Madison-Park News
(https://www.candgnews.com/newspaper/madisonparknews)
| Published July 20, 2023

HAZEL PARK — An ice-skating rink that Hazel Park
officials say has long been a strain on the city’s
finances has been sold to a private business.

Viking Ice Arena, located at 1555 E. Woodward Heights
Blvd., was first opened by the city of Hazel Park in
1999. Several months ago, Black Bear — an ice arena
operator that owns or manages 36 facilities across the
U.S. — made an offer on the place.

The first offer was rejected, but a follow-up offer of $2.9
million was unanimously approved by both the Hazel
Park City Council and the General Building Authority.
The authority is a separate entity created by the city to
hold property, and to finance acquisitions and
improvements. The sale closed June 26.

Andy LeCureaux, a member of the Hazel Park City
Council, said that the city had spent many years
searching for a buyer.

“I don’t believe that a city entity necessarily has the
expertise to manage a facility like this,” LeCureaux
said. “We had been looking to sell this for a long time
because of the bond payments, but we could never get
enough of a sale price to cover what we owed on the
bonds. So this will be a great financial help to us, and
to the budget. It will take considerable strain off that.”

Hazel Park City Manager Ed Klobucher described how
the arena had been costly to the city.
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“The ice arena has always been a financial drain on the
city of Hazel Park,” he said via email. “The city has
always had to subsidize the arena — sometimes over a
half of a million dollars a year. In addition to the
ongoing costs, there are possibly several million dollars
of deferred maintenance costs for repairs that will need
to be incurred in the next several years. Had the arena
not been sold, those costs would have been borne by
the Hazel Park taxpayers.”

He noted that about $700,000 of the proceeds will be
used to pay off the final bond payment, while the rest
will be allocated to the city’s capital improvement fund.
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“This sale represents the best of both worlds for the city
of Hazel Park,” Klobucher continued. “Black Bear will
continue to utilize the building as an ice arena, but now
it will be privately owned and on the city’s tax rolls.
Black Bear also agreed to give all city employees an
opportunity for continued employment, and they
promised to work with our recreation department to
ensure Hazel Park residents continue to have access
to the arena.”

Viking Ice Arena features two ice sheets, a gym and a
concessions area. It is home to the Little Caesars
Hockey Club, International Stars Youth Hockey, and
various high school clubs. All existing programming will
continue as planned, and all employees will be retained
at the rink.

Black Bear itself is the largest owner-operator of ice
rinks in the U.S. It was founded by CEO Murry Gunty in
2015.

“We are excited to announce Black Bear’s continued
expansion in Detroit,” Gunty said in a statement. “The
city of Hazel Park was fantastic to work with on this
deal, and we are looking forward to expanding
operations and programming so the rink continues to
serve as an important resource for the community.”

LeCureaux said he anticipates great things from the
arrangement with Black Bear.

“Community programming is what they do. They know
how to manage the sites, the business,” LeCureaux
said. “The city no longer has to cover the payments, the
arena is now on the tax rolls, and the organization
operating it will probably have more program offerings
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than we did, since our Recreation Department was
already so busy with other things. Really, this is a win-
win for everyone.”
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Mayor and Council —

W
C 11y OF] The following is a request to you

,. 1 TO: VICTOR CARDENAS, CITY MANAGER o provide a wish list for the
FROM: SHERYL WALSH-MOLLOY, DIRECTOR OF C( Council Chambers if and when it

is remodeled. As you’ll see, the
SUBJECT: COUNCIL CHAMBERS MODERNIZATION/FU PEG fund currently has $1.29
‘ ‘ ENHANCEMENTS million, with about $240,000

. added each year. Depending on
I E [')T‘ I DATE: DECEMBER 2. 2025 the requests/wishes, we are not
cit}aﬂfnnvi.org sure how “far”” those dollars will

£0.

- Victor

The purpose of this memo is to outline the need, goals, and potential approach for
upgrading the City Council Chambers and the adjacent Council Conference Room.
These improvements would enhance transparency, accessibility, functionality, and the
overall experience for Council, staff, residents, and meeting participants. Funding for
these upgrades would be eligible through Public, Educational, and Governmental
(PEG) revenues.

Background & Need

The City Council Chambers serves as the central venue for our legislative process,
public engagement, and civic participation. Although the facility has benefited from
routine updates, the core functionality and layout of the Chambers has remained
largely unchanged since the Civic Center was constructed in the early 1980s.

As aresult, several elements no longer meet today's expectations for an effective
municipal meeting environment:
e Aging audio-visual systems that do not align with modern broadcasting
standards.
e A dais designed for a pre-digital era, lacking integrated technology and
ergonomic features.
e A conference room behind the Chambers that was ill-designed, with odd access
and privacy needs required for briefings, closed sessions, and meeting
preparation.

Proposed Improvements

1. Technology Upgrades
To meet current standards for transparency and public access, staff recommend
exploring:

e Ultra-high-definition broadcast and recording equipment
Upgraded livestreaming capabilities and improved reliability
Enhanced audio system with clearer speech reproduction
Hybrid meeting tools and integrated control systems
Digital speaker management platform
Modern displays for presentations and public viewing
Simplified technology controls/system for public users/renters



These investments would align Novi with contemporary municipal technology
expectations.

2. New or Reconfigured Dais
A refreshed dais would address functional, aesthetic, and accessibility needs:
e Integrated wiring and technology ports to reduce clutter
¢ ADA enhancements
e Improved ergonomics, lighting, and visibility
¢ Durable, modern materials that reflect the quality of our facility
This redesign supports both current technology and future adaptability.

3. Council Conference Room Enhancements
The conference room behind the Chambers is critical for closed sessions and
preparation. Improvements may include:
¢ Modern presentation technology
Updated furnishings and layout adjustments
Improved acoustics and privacy
Befter integration with Chambers technology
Enhanced capacity for staff and Council collaborative work

Approach & Next Steps
If Council supports this direction, staff recommends:
e Engaging a design/technology consultant o assess needs and develop
conceptual options.
¢ |dentifying PEG-eligible components and creating a funding plan. Currently,
there is $1.295 million in restricted PEG funding available. The amount received
annually has been declining each year. A conservative estimate would be
approximately $240,000 for annual revenue moving forward.
e Returning to Council with design concepts, costs, and implementation options.

Conclusion

Because the Chambers’ essential functionality has remained largely unchanged for
more than 40 years, modernization is both timely and necessary. These improvements
will enhance the Council’'s working environment, strengthen public engagement, and
reflect the high standards of service the Novi community expects. PEG funds provide a
fiscally responsible way to support many of these upgrades.

Staff welcomes Council direction on whether to proceed with developing formal
concepts and cost estimates.
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