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MaROUS & COMPANY

April 27,2017

Invenergy, LLC
One South Wacker Drive - Suite 1800
Chicago, Illinois 60606

Attention: Mr. Michael S. Blazer, Senior Vice President & General Counsel

Subject:  Market Impact Analysis
Proposed Freeborn Wind Farm
Freeborn County, Minnesota

Dear Mr. Blazer:

In accordance with your request, the proposal to develop the Freeborn Wind Farm in Freeborn 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 30 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, land-fills, and quarries. We also have analyzed the impact of high-tension electric wires on
adjacent residential uses. Energy-related projects include a number of proposed natural gas-fired electric
plants in various locations, and the proposed Pleasant Ridge Wind Farm in Livingston County, the
Walnut Creek Wind Farm in Bureau County, the Twin Forks Wind Farm in Macon County, the Otter
Creek Wind Farm in LaSalle County, and existing wind farms in McLean County, all in Illinois.

In addition to this experience, MaRous & Company has appraised a variety of properties in the general
market area of the proposed project in lowa and in Minnesota in the last 3 years, including: industrial
facilities, food processing plants, and warehouse and distribution facilities ranging in size from 50,000 to
1,000,000 square feet, and 15 major retail facilities.
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Proposed Freeborn County Wind Farm
April 27, 2017

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 the proposed wind farm. Potentially, the study
could become part of the site permit application. Specifically, this study is designed to address the
question of whether the development of the proposed wind farm will have an effect on the value of
residential uses and/or agricultural land in proximity to the turbines. Any other use or user of this report
is considered to be unintended.

Executive Summary

As a result of the market impact analysis undertaken, it is my opinion that the proposed wind farm will
not have a negative impact on the property values in the neighborhood, nor will it impede the orderly
development of the area for uses permitted in the zoning districts. Specifically:
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The proposed use will meet or exceed all the required development and operating standards;
Controls are in place to insure on-going compliance;

There are significant financial benefits to the local economy and to the local taxing bodies from
the development of the proposed wind farm;

The proposed wind farm will create well-paid jobs in the area which will benefit overall market
demand;

An analysis of recent residential sales proximate to existing wind farms did not support any
finding that proximity to a wind turbine had a negative impact on property values;

An analysis of agricultural land values in the area and in other areas of the state with wind farms
did not support any finding that the agricultural land values are negatively impacted by the
proximity to wind turbines;

Reports indicate that wind turbine leases add value to agricultural land;

A survey of County Assessors in 10 Minnesota counties in which wind 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 wind farm, and that there
were no reductions in assessed valuations;

A survey of County Assessors in all 18 Illinois counties in which wind 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 wind farm, and that there
were no reductions in assessed valuations; and

There is no evidence that development of or proximity to a wind farm impedes the orderly
development in the area.
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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
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:

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; and

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.'

Scope of Work and Reporting Process

Information was gathered concerning the real estate market generally and the market of the area
surrounding the proposed conditional use specifically. The uses in the surrounding area were considered.

The following summarizes the actions taken:

Review of the Freeborn County Zoning Ordinance, zoning map, and comprehensive plan;
Review of the preliminary information for the proposed wind farm from Invenergy, LLC,
including supporting documents;

Review of the demographics in the area of the proposed wind farm;

Data on the general market area of the proposed wind farm, and on the other areas in Freeborn
County in which existing wind farms are located;

Data on the market for single-family houses in the immediate area of the proposed wind farm
and from other areas in the county from public sources, and from the Freeborn County public
records;

Local real estate professionals were interviewed concerning recent sales in the area, local
market conditions, and the impact of wind turbines on property values in the area;

Properties used for development of the matched pairs were physically inspected on the

1 (12 C.F.R. Part 34.42(g); 55 Federal Register 34696, Augusi 24, 1990, as amended ai 57 Federal Register 12202,
April 9, 1992; 59 Federal Register 29499, June 7, 1994)
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exterior, and photographs of the interiors were reviewed where available;
— Inspections of the subject area and the areas in the county with existing wind farms by Michael
S. MaRous on February 28, and March 2, 2017.

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 and
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 proposed wind farm, I have
considered the following;:

— The character and the value of the residential properties in the footprint of the proposed wind
farm and properties in the footprint of the existing wind farms in Freeborn County, as well as
in similar counties in Illinois;

— Agricultural land values in Freeborn County and in other counties in which wind farms are
located;

— Market trends for both residential and agricultural land in the past 4 to 5 years;

—  The economic impact on the larger community by the approval of the conditional use as
proposed; and

— The impact on the value of the surrounding residential properties by the approval of the
proposed wind farm.

Description of Area and Proposed Development

Area Analysis

Freeborn County is located along the southern border of Minnesota, directly north of Iowa. The 2016
population was estimated to be 30,977 persons in 13,177 households.? The median household income

was estimated to be $47,814; the following graph illustrates the spread of household incomes in the
county.

2 The demographic data included in this section of the report is taken from Site to Do Business: www.stdb.com.
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Household Income

M 2016
I 2021

Percent

<$15K $15K-$25K

$35K-$50K £50K-575K $75K-5$100K $100K-$150K  $150K-$200K $200K+

$25K-$35K

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2016 and 2021.

The median single-family house value was $115,807; the following graph illustrates the distribution of
home values in Freeborn County.

2016 Home Value

43.4%

M <3$100K
.| $100-199%K
M $200-299K
M $300-399K
M $400-499K
$500K+

Freeborn County is primarily agricultural in nature; the largest city is Albert Lea, which is also the
county seat. Consumer spending is lower than the national average with health care, vehicle maintenance
and repairs, and food constituting the areas of highest expenditures.

The proposed wind farm is located at the southeast corner of Freeborn County, encompassing the
townships of Hayward, Oakland, Shell Rock, and London. A copy of a map of the proposed footprint of
the wind farm is located in the addenda to this report.

Like Freeborn County, this area is primarily agricultural in nature. In addition to farms, there are single-

family houses situated on either large lots or small farmsteads. The following table summarizes recent
sales in the general area of the proposed wind farm in Freeborn County designated as arm’s length by the
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