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September 4, 2024

Benton Solar Project

c/o NextEra Energy Resources
700 Universe Boulevard

Juno Beach, Florida 33401

Attention: Adam Gracia — Development Project Manager

Subject:  Market Impact Analysis
Benton Solar Project
Benton County, Minnesota

In accordance with your request, the proposed development of the Benton Solar Project in Benton
County, Minnesota, has been analyzed and this market impact analysis has been prepared.

MaRous & Company has conducted similar market impact studies for a variety of clients and for a
number of different proposed developments over the last 43 years. Clients have ranged from
municipalities, counties, and school districts, to corporations, developers, and citizen’s groups. The types
of proposals analyzed include commercial developments such as shopping centers and big-box retail
facilities; religious facilities such as mosques and mega-churches; residential developments such as high-
density multifamily and congregate-care buildings and large single-family subdivisions; recreational uses
such as skate parks and lighted high school athletic fields; and industrial uses such as waste transfer
stations, landfills, and quarries.

MaRous & Company has conducted numerous market studies of energy-related projects. The solar-
related projects include the following by state:

Minnesota — Benton Solar in Benton County

Wisconsin - Badger Hollow Solar Farm in lowa County, Paris Solar Energy Center in Kenosha
County, Darien Solar Energy Center in Rock County and Walworth County, Grant County Solar in
Grant County, Koshkonong Solar Energy Center in Dane County, St. Croix Solar in St. Croix County,
High Noon Solar Energy Center in Columbia County, Langdon Mills Solar in Columbia County
Ilinois - Hickory Point Solar Energy Center in Christian County, Mulligan Solar in Logan County,
Black Diamond Solar in Christian County, South Dixon Solar in Lee County, Pleasant Grove Solar in
Boone County and McHenry County, Double Black Diamond Solar in Sangamon County and
Morgan County, Osagrove Flats Solar in LaSalle County, Pleasant Grove Solar in McHenry and
Boone County, Blue Violet Energy Facility in Stephenson County, Kendall Solar in Kendall County,
Genoa Solar in DeKalb County, Bull Valley Solar in McHenry County, Cornell Solar in Livingston
County, Capron Solar in Boone County, Buffalo Solar in Grundy County, Mural Energy Facility in
Vermilion County, Shenandoah Solar in DeKalb County, North Springfield Solar in Winnebago
County, Beckham Solar in Livingston County, Sugar Creek Solar in Logan County, Casey Fork Solar
in Livingston County, Sandpiper Solar in Rock Island County, Monee Solar | & Il in Will County,
Fowl Solar in Rock Island County, Alexander-Johnson Farm Solar in Kane County, Greensburg Solar
in Decatur County, Coyote Solar in Tazewell County, Pulse Solar 11 in Lee County



lowa — Duane Arnold Solar I-11 in Linn County, Creston Solar in Union County, and Weaver Solar in
Lee County, Rock Creek Solar in Clinton County, Goldfinch Solar in Washington County

Michigan — Cereal City Solar in Calhoun County and Grass Lake Solar in Jackson County

Indiana - Lone Oak Solar Farm in Madison County, Hardy Hills Solar in Clinton County, Mammoth
Solar in Pulaski County and Starke County, Cold Spring Solar in Putnam County, Bluestem Solar in
LaPorte County

Kansas - Chisholm Trail Solar in Sedgwick County

South Dakota — Grant Solar in McCook County

Maryland - Dorchester County Solar Farms in Dorchester County

Solar Projects of the Western Regions of the United States of America - Arizona, Colorado,
Nevada, New Mexico, and Utah in the Southwest Region; Idaho and Oregon in the Northwest
Region; Texas in the Southern Great Plains Region; General Research in the Northern Great Plains
Region

The wind-related projects include the following by state:

Minnesota - Freeborn County Wind Farm in Freeborn County, Three Waters Wind in Jackson
County, Dodge County Wind in Dodge County and Steele County

lowa - Ida County Wind Farm in Ida County, Palo Alto County Wind Farm in Palo Alto County,
Worthwhile Wind in Worth County, Three Waters Wind in Dickinson County, and Shenandoah Hills
Wind in Page County and Fremont County, Ida Grove Il in Ida County, Red Rock Wind in Clay
County, Dickinson County, and Emmet County

Ilinois - Grand Ridge V and Otter Creek wind farms in LaSalle County, Pleasant Ridge Wind Farm
in Livingston County, Walnut Ridge Wind Farm in Bureau County, McLean County Wind Farm in
McLean County, Radford’s Run Wind Farm in Macon County, Midland Wind Project in Henry
County, Harvest Ridge Wind Project in Douglas County, Lincoln Land Wind in Morgan County,
Bennington Wind Project in Marshall County, Goose Creek Wind in Piatt County, Shady Oaks Il in
Lee County, Osagrove Flats Wind Project in LaSalle County, Sapphire Sky Wind Farm in McLean
County, Crescent Ridge Wind Farm in McLean County, Blue Violet Energy Facility in Stephenson
County, Tazewell County Wind in Tazewell County, Top Hat Wind in Logan County, Lotus Wind in
Macoupin County and Morgan County, Mural Energy Facility in Vermilion County, Camp Creek
Wind in McDonough County, Musketeer Wind Energy in Vermilion County, Greenswitch Wind in
Macon County

Michigan - Crescent Wind in Hillsdale County, Heartland Farms Wind Project in Gratiot County,
and Riverbend Wind in Sanilac County

Indiana - Tippecanoe County Wind Farm in Tippecanoe County and Roaming Bison Wind Farm in
Montgomery County, Prairie Creek Wind Blackford County

Ohio - Seneca Wind in Seneca County, Republic Wind in Seneca County and Sandusky County, and
Emerson Creek Wind Farm in Erie County, Huron County, and Seneca County



New York - Orangeville Wind Farm in Wyoming County and Alle-Catt Wind Farm in Allegany
County, Cattaraugus County, and Wyoming County

South Dakota - Dakota Range Wind Project I, Il, & Il1, in Codington County, Grant County, and
Roberts County, Deuel Harvest Wind Farm in Deuel County, Crocker Wind Farm in Clark County,
Prevailing Wind Park in Charles Mix County, Bon Homme County, and Hutchinson County, Triple-
H Wind Project in Hyde County, Crowned Ridge Wind 11 in Codington County, Deuel County, and
Grant County, Tatanka Ridge Wind Farm in Deuel County, and Sweetland Wind Farm in Hand
County

Kansas - Neosho Ridge Wind Farm in Neosho County, Jayhawk Wind in Bourbon County and
Crawford County

Arizona - West Camp Wind Farm in Navajo County

West Virginia — Short Mountain Wind in Hardy County

We also have analyzed the impact of transmission lines on adjacent residential uses and a number of
proposed natural gas-fired electric plants in various locations.
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Project Summary

Project Information

Project Name
Location
Townships
Property Type
Project Developer

Benton Solar Project

Benton County, Minnesota

Minden

Solar Farm & Battery Energy Storage System (BESS)

Benton Solar LLC, a wholly owned subsidiary of
NextEra Energy Resources

Solar Farm Description

Footprint Land
Actual Land Acreage Used by Panels
Actual Land Acreage Used by BESS
Panel Height (Min/Max)

Total Capacity
BESS Total Capacity
Setbacks

Participant Acreage

Project Area Population Density = 4.81 Square Miles

~ 951 Acres
~ 632 Acres
~ 10 Acres

Max: = 20 Feet
Min: = 4 Feet

~ 100 Megawatts

~ 100 Megawatts, 4hr

Solar:
< 500 Feet - Municipal Boundary, Rural Subdivision,
Federal/State Wildlife Areas, Hunting Preserve, Shooting
Range, Trail Right of Way
300 Feet — Residential Dwelling
100 Feet — Non-Participating Side/Rear Property Line,
Federal/State/County Highway Right of Way
< Residences within 1,000 Feet are to be screened from project
BESS:
The project must meet a standard of under 50 dBA nighttime sound
limit, at all residences

~ 1,100 Acres
~ 91.0 Persons Per Square Mile

Ancillary Construction

Collector substation

Security fencing

Underground connection system
25-Foot Sound Wall

Gravel access roads
Transmission lines
Pollinator seed mix
Temporary laydown yards

Total Cost

~ $320,000,000
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Purpose and Intended Use of the Study

The purpose of this appraisal assignment is to analyze the potential impact, if any, on the value of the
surrounding residential properties of the development of a solar farm and battery energy storage system
(BESS). The report is intended specifically for the use of the client for a proposed solar farm in Benton
County, Minnesota. Any other use or user of this report is considered to be unintended.

Executive Summary

As a result of the market impact analysis undertaken, the conclusion made is that there is no market data
indicating the project will have a negative impact on either rural residential or agricultural property values
in the surrounding area. Further, market data from Minnesota, specifically, also supports the conclusion
that the project will not have a negative impact on rural residential or agricultural property values in the
surrounding area. For agricultural properties that host photovoltaic panels, the additional income from the
solar lease may increase the value and marketability of those properties. These conclusions are based on
the following:

The use will meet or exceed all the required development and operating standards.

Controls are in place to ensure on-going compliance.

The project area will experience significant financial benefits to the local economy and to the local
taxing bodies from the development of the solar farm.

The solar farm will create well-paid jobs in the area which will benefit overall market demand.

The finding of fact provided by the Public Service Commission of Wisconsin for the application for a
Certificate of Public Convenience and Necessity of Koshkonong Solar Energy Center, LLC in Dane
County, Wisconsin on property value impacts expressed that negative impact concerns cannot be
substantiated.

The finding of fact provided by the Public Service Commission of Wisconsin for the application for a
Certificate of Public Convenience and Necessity of Badger Hollow Solar Farm LLC in lowa County,
Wisconsin on property value impacts expressed that negative impact concerns cannot be
substantiated.

The finding of fact provided by the Public Service Commission of Wisconsin for the application for a
Certificate of Public Convenience and Necessity of Darien Solar Energy Center, LLC in Walworth
County, Wisconsin on property value impacts expressed that negative impact concerns cannot be
substantiated.

The finding of fact provided by the Public Service Commission of Wisconsin for the application for a
Certificate of Public Convenience and Necessity of Grant County Solar, LLC in Grant County,
Wisconsin on property value impacts expressed that negative impact concerns cannot be
substantiated.

The finding of fact provided by the Public Service Commission of Wisconsin for the application for a
Certificate of Public Convenience and Necessity of Paris Solar Farm LLC in Kenosha County,
Wisconsin on property value impacts expressed that negative impact concerns cannot be
substantiated.
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The finding of fact provided by the Public Service Commission of Wisconsin for the application for a
Certificate of Public Convenience and Necessity of Two Creeks Solar LLC in Manitowoc County,
Wisconsin on property value impacts expressed that there are no negative impacts anticipated.

An analysis of recent residential sales proximate to existing solar farms in Minnesota and other states,
which includes residential sales as close as 165 feet, to photovoltaic panels, did not support any
finding that proximity to a photovoltaic panel had any impact on property values.

An in-depth analysis of recent residential sales proximate to the existing solar farms in North Branch,
Minnesota; in Elizabeth City, North Carolina; and in Goldsboro, North Carolina; which includes
residential sales within approximately 5,500 feet, and as close as 165 feet, to photovoltaic panels, did
not support any finding that proximity to a photovoltaic panel had any impact on property values.

An analysis of agricultural land values in the area and in other areas of Minnesota with solar farms
did not support any finding that the agricultural land values are negatively impacted by the proximity
to photovoltaic panels.

Studies indicate that solar farm leases add value to agricultural land.

Based on the experience of MaRous & Company; a light-industrial facility, such as a BESS, with
little activity, proper screening, and setbacks of 1,000 feet or greater to a residential structure has no
negative impact on property value.

A survey of County Assessors in 35 counties within Minnesota in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.

A survey of County Assessors in 7 counties within lowa in which solar farms are located determined
that there was no market evidence to support a negative impact upon residential property values as a
result of the development of and the proximity to a solar farm, and that there were no reductions in
assessed valuations.

A survey of Township Assessors within 20 counties in Michigan in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.

A survey of County Assessors in 6 counties within Illinois in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.

A survey of County Assessors in 11 counties within Wisconsin in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.
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A survey of County Assessors in 9 counties within Indiana in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.

A survey of County Assessors in 5 counties within North Carolina in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.

A survey of County Assessors in 13 counties within Maryland in which solar farms are located
determined that there was no market evidence to support a negative impact upon residential property
values as a result of the development of and the proximity to a solar farm, and that there were no
reductions in assessed valuations.

A summary of the findings in literature on peer-reviewed studies of solar farms in North America,
although not specific to Illinois, reported conclusions that are consistent with our findings.

A summary of the findings in literature on peer-reviewed studies of BESS in North America, and
comparable analysis of BESS.

A summary of the findings in literature on peer-reviewed studies of wind farms in North America,
although not specific to Minnesota, reported conclusions that are consistent with our findings.

Definition of Market Value

When discussing market value, the following definition is used:
The most probable price a property should bring in a competitive and open market under all
condition’s 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:

Buyer and seller are typically motivated.

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

A reasonable time is allowed for exposure in the open market.

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

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.*

1 (12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202,
April 9, 1992; 59 Federal Register 29499, June 7, 1994)
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Scope of Work and Reporting Process

Information was gathered concerning the real estate market generally and the market of the area
surrounding the project specifically. The uses in the surrounding area were considered. The following
summarizes the actions taken:

Review of the Benton County Public Documents and map.

Review of the project’s supporting documents provided by Benton Solar Project.

Review of the demographics in the area of the proposed solar farm.

Data on the general market area of the solar farm, and on the other areas in Minnesota and/or Benton
County in which existing solar farms are located.

Data on the market for single-family houses in the immediate area of the proposed solar farm and
from other areas in the county from private sources, public sources, and sources from the Benton
County and/or Minnesota public records.

Minnesota and other Midwestern real estate professionals were interviewed concerning recent sales in
their area, local market conditions, and the impact of solar farms on property values in the area.
Properties used for development of the matched pairs were physically inspected by MaRous &
Company on the exterior, and photographs of the interiors were reviewed where available.
Inspections were performed of the subject area and the areas in nearby counties with existing solar
farms by Michael S. MaRous on June 22, 2023, and June 23, 2023.

This document is considered to conform to the requirements of the Uniform Standards of Professional
Appraisal Practice and Advisory Opinions (USPAP). This letter is a brief recapitulation of the appraisal
data, analyses, and conclusions; additional supporting documentation is retained in the MaRous &
Company office file. There are no extraordinary assumptions or hypothetical conditions included in the
market study.

In order to form a judgment concerning the potential impact, if any, on the value of the surrounding
residential properties of the approval of the conditional use for the solar farm, the following have been
considered:

The character and the value of the residential and agricultural properties in the general area of the
existing solar farm.

Agricultural land values in Benton County, and in other Minnesota counties in which solar farms are
located.

Market trends for both residential and agricultural land within the market area up to the past 5 years.
The economic impact on the larger community by the proposed solar farm.

The impact on the value of the surrounding residential and agricultural properties by the proposed
solar farm.
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Description of Area Demographics and Development Area Analysis

Benton Solar Project Location

St. Cloud, Minnesota

2010 Population

2020 Population

2024 Population

Median Home Value in 2024

Median Household Income in 2024
Number of Households in 2024

Number of Housing Units in 2024
Number of Vacant Housing Units in 2024
Unemployment Rate in 2024

65,956 Persons
68,881 Persons
70,875 Persons
$268,058
$59,608
28,249

30,248

1,999

4.5%

Sauk Rapids, Minnesota

2010 Population

2020 Population

2024 Population

Median Home Value in 2024

Median Household Income in 2024
Number of Households in 2024

Number of Housing Units in 2024
Number of Vacant Housing Units in 2024
Unemployment Rate in 2024

12,816 Persons
13,862 Persons
14,182 Persons
$252,652
$67,826

5,769

6,019

250

1.8%

Foley, Minnesota

2010 Population

2020 Population

2024 Population

Median Home Value in 2024

Median Household Income in 2024
Number of Households in 2024

Number of Housing Units in 2024
Number of Vacant Housing Units in 2024
Unemployment Rate in 2024

2,620 Persons
2,711 Persons
2,625 Persons
$231,607
$78,355
1,002

1,052

50

2.9%

Minden Township

2010 Population
2020 Population
2024 Population

1,665 Persons
1,514 Persons
1,601 Persons

Benton County, Minnesota

2010 Population

38,451 Persons

2020 Population 41,379Persons
2024 Population 41,935 Persons
Median Home Value in 2024 $280,646
Median Household Income in 2024 $74,919
Number of Households in 2024 16,764
Number of Housing Units in 2024 17,701
Number of Vacant Housing Units in 2024 937
Unemployment Rate in 2024 2.3%
Main Roadway Arterials
North/South County Highway 23 extends along the northwest edge of the footprint

East/West County Highway 95 extends through the center of the footprint
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Nearest Cities to the Benton Solar Project

Rice, Minnesota = 13 Miles Northwest of the Footprint

2010 Population 1,275 Persons

2020 Population 1,975 Persons

2024 Population 2,018 Persons
St. Stephen, Minnesota = 14 Miles Northwest of the Footprint

2010 Population 851 Persons

2020 Population 797 Persons

2024 Population 791 Persons
Becker, Minnesota = 14 Miles Southeast of the Footprint

2010 Population 4,524 Persons

2020 Population 4,877 Persons

2024 Population 5,083 Persons
Foreston, Minnesota = 17 Miles Northeast of the Footprint

2010 Population 533 Persons

2020 Population 559 Persons

2024 Population 625 Persons
Pease, Minnesota = 19 Miles Northeast of the Footprint

2010 Population 241 Persons

2020 Population 238 Persons

2024 Population 243 Persons
Princeton, Minnesota = 20 miles East of the Footprint

2010 Population 851 Persons

2020 Population 797 Persons

2024 Population 791 Persons
Zimmerman, Minnesota = 22 Miles Southeast of the Footprint

2010 Population 5,188 Persons

2020 Population 6,144 Persons

2024 Population 6,657 Persons

Site to do Business - https://www.stdb.com/
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Operational Solar Farms in Proximity to Benton County

The closest operating solar farms to the proposed project include the Haven Solar Project. The solar farm
has a total capacity of approximately 3 megawatts and came online in 2019. The Sherburne North Project
has a total capacity of approximately 5 megawatts. Nautilus Saint Cloud Solar has a total capacity of
approximately 5 megawatt. The Held Solar Project has a total capacity of approximately 5 megawatts.
GSPP Held LLC has a total capacity of approximately 3 megawatt. Novel Solar Two has a total capacity
of approximately 5 megawatts. North Star Solar has a total capacity of approximately 100 megawatts and
came online in 2017.

Residential Sales Nearest to the Project Area

Like many areas of Minnesota, this area is primarily rural in nature. In addition to farms, there are single-
family houses situated on either smaller lots or larger farmsteads adjacent to the project. The following
table summarizes a sample of recent sales of these types of residences in the general area of the proposed
Benton Solar Project which consisted of sales that had consistent data across private and public sources.
A map illustrating the location of each of these sales is included in the addenda to this market impact
study.

MOST RECENT SINGLE-FAMILY RESIDENTIAL SALES SUMMARY
IN THE AREA NEAREST TO THE PROPOSED BENTON SOLAR PROJECT

Sale Site Year Building Sale Price Per
No. Location Sale Price Date Size Built Size Sq. Ft. of Bldg.
(Acres) (Sq. Ft.) Area Incl. Land

5317 13" St. NE
1 Sauk Rapids, MN 56379 $111,675 9/11/23 0.72 1962 1,140 $97.96

1399 75" Ave. NE
2 Sauk Rapids, MN 56379 $275,000 7/31/24 4.00 1918 1,167 $235.65

7165 Duelm Rd. NE
3 Sauk Rapids, MN 56379 $325,000 3/5/24 155 1970 2,290 $141.92

2015 65™ Ave. NE
4 Sauk Rapids, MN 56379 $375,000 8/1/24 5.00 1980 1,516 $247.36

6130 Highway 95 NE
Sauk Rapids, MN 56379
1362 65" Ave. NE

6 Sauk Rapids, MN 56379 $805,000 7/19/22 40.09 2005 1,440 $559.03

$511,850 10/9/23 3.10 1963 3,012 $169.94

The above table outlines the recent single-family residential sales in and around the project area that were
performed under the definition of market value. Some of the remaining single-family residential sales
discovered in the project area were bought and sold between related parties and cannot be considered to
be sold at arm’s length; and therefore, do not conform to the definition of market value.
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Project Description

The project currently proposes to generate up to 100 megawatts within approximately 951 acres of land.
The solar panels will be approximately 4 feet to 20 feet tall and will include a 100-megawatt battery
energy storage system (BESS). The proposed project will consist of one irregular-shaped site within
Benton County, Minnesota. The proposed project area is described in a map in the addenda to this market
study. All photovoltaic panels will be new, and none will be experimental or prototype equipment.

Total project cost is estimated to be approximately $320,000,000. Ancillary construction includes gravel-
covered access roads, a substation, underground connection system, site security and approximately 7-
foot-tall fencing, transmission line, pollinator site vegetation, 25-foot sound wall, and three temporary
laydown yards. Agreements with Benton County and with townships impacted will identify roads to be
used, and to repair any damage caused by the project. All standard Benton County building setback
requirements will be met.

Project Benefits

Taxes
Property Property taxes are currently estimated to be approximately
$7,500,000 over the 30-year life of the project.
Beneficiaries County and Township
Land Agreements
Participating Landowner Lease Payments Annual payments will be made to participating landowners
Job Creation
Temporary/Construction 150-300 Construction Jobs
Permanent 3-5 Permanent Jobs
Induced Impacts due to Construction
Indirect Impacts Permit payments to the county and anticipated increase in

household spending to local businesses, as well as spending
from the construction workers who will require services
and supplies
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Factors that Affect Property Values Considered
Appearance

o Utility-grade solar farms have a passive use of the land they occupy and are compatible with
rural or agricultural uses in their immediate area. Solar panels, typically, have a low-profile
with a height of up to 15 feet causing the visual impact from street level to be minimal. Fencing
is commonly utilized around a solar facility.

0 Utility-grade battery energy storage systems, or BESS, have a passive use of the land they
occupy and are compatible with rural or agricultural uses in their immediate area. Battery
containers, typically can be closely described as appearing similar to shipping containers, have
a somewhat low-profile with a height of up to 20 feet, causing the visual impact from street
level to be generally minimal. A sound wall is commonly utilized to block any sound that may
come from the cooling condenser, as it may get loud in the warmer months.

= Below you will see photographs of other common agricultural structures, such as
ethanol plants, grain storage facilities, commercial greenhouses, hog farms, dairy
farms, poultry farms, wind farms, and solar farms.

Ethanol Plant Grain Storage Facility Commercial Greenhouse
Hog Farm Dairy Farm Poultry Farm
BESS Wind Farm Solar Farm
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Environment & Sustainability?

o “Solar technologies offer a number of environmental benefits, including the reduction of
greenhouse gas emissions and waste in comparison to fuel-based energy sources.
[Environmental conditions], sustainability, and recycling are all concerns of the solar industry,
which is taking steps to address environmental issues through the lifecycle of solar products.”

o0 “Solar energy plays an important role in transitioning the U.S. to a low-carbon, sustainable
future. Solar energy technologies can provide innovative, cost-effective solutions to reduce
emissions in a number of sectors of the economy.”

Noise and Odor

0 Photovoltaic panels and battery energy storage systems do not emit sound themselves.
However, the power conversion stations, tracking system motors, cooling systems, and main
transformer are audible, therefore, anything louder than a low hum is typically behind a sound
barrier to meet or be well below the maximum decibel level. Solar farms and battery energy
storage systems do not produce any odor.

Traffic

0 Due to the low maintenance requirements of solar farms and battery energy storage systems,
there is an insignificant amount of traffic that is associated with solar and energy storage
projects.

Hazardous Materials
0 Solar farms and battery energy storage systems are reported to not produce any hazardous
materials, toxins, or associated odors.
Public Services
o0 Infrastructure Benefits
= Development of solar farms and creating the ability to store the energy positively impacts the
resiliency of the power grid. Further, building utility scale solar farms increases the need for
local construction workers. Solar farms also pay significant real estate taxes that go to the
surrounding community to improve existing infrastructure.
o Schools
= Real estate taxes or voluntary payments paid by solar farms benefit schools with greater
funding. As well as funding, they do not add extra students to the classrooms causing
overcrowding, such as a residential development that would add new families and students.

o0 Public Safety

= The real estate taxes paid by solar farms also benefit public safety concerns by adding
funding to first responder departments. This funding could add benefit by giving more
opportunities for training, allowing for better equipment, upgrading existing departments, and
creating higher salaries.

2 Environment & Sustainability. https://www.seia.org/initiative-topics/environment
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Market Impact Analysis

A market impact analysis is undertaken to develop an opinion as to whether the proposed solar farm will
have an effect on the value of residential uses and/or agricultural land in proximity to the panels and
BESS. This analysis includes:

A matched pair analyzing the impact on value of residential properties proximate to a solar farm
and/or battery energy storage system (BESS) nearest Benton County, Minnesota, as well as matched
pairs developed in counties with similar demographics, land use, and economic characteristics of
other states with a presence of solar energy, specifically, Wisconsin, lowa, Illinois, Indiana,
Michigan, Arizona, and North Carolina.

The value of agricultural land near Benton County.

The results of a survey of assessors in Minnesota, lowa, Michigan, Illinois, Indiana, Wisconsin, North
Carolina, and Maryland with existing solar farms with a capacity over 1 megawatt in their respective
jurisdictions.

Interviews of local real estate professionals concerning solar farms.

The results of a survey of assessors in Minnesota, lowa, Illinois, Michigan, South Dakota, and
Indiana with existing wind farms with over 25 turbines in their respective jurisdictions.

The results of several academic and peer-reviewed studies of the impact of solar panels, battery
energy storage systems, and wind turbines on residential property values.

Matched Pair Analysis

A matched pair analysis is a methodology which analyzes the importance of a selected characteristic, in
this instance proximity to a photovoltaic panel, to the value of a property.® This technique compares the
sale of a property in proximity to the selected characteristic to the sale of a similar property in the same
market area and under similar market conditions but without the proximity to the selected characteristic.

An analysis of properties proximate to established solar farms in other states, specifically Wisconsin,
lowa, Illinois, Indiana, Michigan, and Arizona, was conducted to further analyze any potential impact on
value to residential properties proximate to solar farms. The need to supplement data from other states is
due to the lack of larger solar farms in Minnesota, apart from North Star Solar, which is analyzed along
with two North Carolina solar farms is in the section following the matched pair analysis.

3 See the discussion “Paired Sales Analysis™ and ““Sale/Resale Analysis™ in Bell, Randall, MAI, Real Estate Damages, Applied Economics and Detrimental Conditions, Second Edition,

Appraisal Institute, 2008, pages 25-27. The ideal is to review a sale and resale of a property in proximity to a selected characteristic, to compare it to a sale and resale of a similar
property without such proximity, and to then analyze whether the proximity to the selected characteristic influenced the change in value. However, in rural areas it usually is not
possible to find data for this type of “pure pair’ analysis.
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Minnesota Analysis - Benton County Matched Pair No. 1

Matched Pair #1 considers the sale of a property located at 3779 Golden Spike Road NE, Sauk Rapids,
sold in November 2022. This house is approximately 450 feet from the nearest photovoltaic panel of
Delphinus Community Solar.

This property is compared with a similar property located at 14061 15th Ave NE, Rice, that was sold in
July 2020, which is not located proximate to any photovoltaic panels. The salient details of these two
properties are summarized in the following table.

The following aerial map illustrates the relationship of the 3779 Golden Spike Road NE property to the
closest photovoltaic panels.
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BENTON COUNTY MATCHED PAIR NO. 1

1A - Proximate

to a Photovoltaic Panel

1B - Not Proximate
to a Photovoltaic Panel

Address

Distance from P.V. Panel (Ft.)

Sale Date

Sale Price

Sale Price/Sq. Ft. (A.G.)
Year Built

Building Size (Sq. Ft.)
Lot Size (Acres)

Style

Basement

Utilities

Other

3779 Golden Spike Rd. NE

Sauk Rapids, MN 56379
450
November 9, 2022
$181,000
$143.65
1959
1,260

39.55

One-story; frame (wood)
3 bedrooms, 1.1 bath

N/A

Central air
Forced-air heat
Well and Septic

2-car detached garage
Porch and deck
Machine shed

14061 15" Ave. NE
Rice, MN 56367

N/A
July 3, 2020
$203,000
$103.89
1948
1,954

2.00
1.5-story; frame (vinyl)
4 bedrooms, 1.2 bath

Full, unfinished

Central air
Forced-air heat
Well and Septic

4-car detached garage
Porch and deck
Pole barn

3779 Golden Spike Road NE

14061 15t Avenue NE
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Both properties are similar in vintage, location, and have similar utilities. The 14061 15" Avenue NE
property is superior to the 3779 Golden Spike Road NE property in building size, building style,
basement, and outbuildings, yet the 3779 Golden Spike Road NE property was sold in superior market
conditions and has a superior lot size to the 14061 15™ Avenue NE property.

ADJUSTMENT GRID MATCHED PAIR NO. 1

Sale Sale Year Building Lot ) . Out-
No. Address Da