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1.0 INTRODUCTION 

1.1 Project Overview 

TurningPoint Energy, LLC d/b/a TPE Development (“TPE”) through its affiliated entity TPE IL LI18, LLC (the 
“Applicant”) proposes the development of a 5-megawatt AC solar photovoltaic system on a single parcel 
of land near Pontiac, Livingston County, Illinois with the Assessor Parcel Number (APN) of 15-15-26-400-
010, (the “Project”). The Project will consist of a single axis tracking ground-mounted solar array, 
associated electrical equipment, an access driveway and fence covering approximately 28 acres of the 48-
acre parcel. The Project intends to participate in the Illinois Adjustable Block Community Solar Program 
and will power the equivalent of approximately 1,3001 homes. Community Solar allows residents of Illinois 
to purchase locally generated clean electricity at a discount to current electric rates without having to 
install panels on their roof. 

The Project’s host parcel is located in the Agricultural zoning district (“Agriculture District”). Livingston 
County’s zoning code allows for the construction and operation of Solar Farms by special use permit in 
this zoning District. All setbacks prescribed in the Livingston County zoning ordinance (“Ordinance”) will 
be complied to ensure a sufficient buffer is maintained between the panels and neighboring property lines 
and rights-of-way.  

If approved, the Project would bring significant and consistent benefits to Livingston County and the 
community surrounding the Project. The Project would create approximately 50-75 jobs during the 
approximately 4 to 6-month construction period, generating property tax revenue of more than $665,000 
over 30 years. Unlike nearly all other forms of development (residential, commercial, or industrial), the 
community would benefit from the significant economic benefits mentioned above without stressing 
community infrastructure – no new children in schools, no use of water and sewer systems, extremely 
limited use of roads, and little to no need for police or fire departments. 

1.2 About Turning Point Energy  

Formed in 2014, TPE is a privately held, independent company transforming our energy future by creating 
freedom to choose a smarter, cleaner, more flexible way forward through community solar. As a privately 
held and independent company, TPE customizes projects to the unique needs of each client. Our team 
has financed and/or built over 2 Gigawatts (GW) of the solar projects operating in the U.S. today. Since 
2017, TPE has focused these services on the expanding community solar market in states including Maine, 
Maryland, Delaware, Pennsylvania, Texas, and Rhode Island. TPE’s development portfolio includes over 
60MW community solar projects in construction or operation, with more than 600MW under 
development. 

TPE is a “triple bottom line” company; we believe that our business should create financial, 
environmental, and community value in every project we create. Our intent is to be long term community 

 
1 Calculation based on data provided by U.S. Energy Information Administration (EIA): 
https://www.eia.gov/consumption/residential/reports/2009/state_briefs/pdf/IL.pdf and 
https://www.eia.gov/electricity/sales_revenue_price/pdf/table5_a.pd 
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members. Upon successful permitting and utility interconnection, TPE typically makes donations to local 
charities and non-profits doing good work in the communities in which we work. 

2.0 SITE LOCATION & EXISTING CONDITIONS  

TPE has prepared and compiled information from many sources to form the basis of design for the 
proposed Project. A preliminary summary of existing conditions and the design elements that avoid and 
or minimize impact to the environment and surrounding community is presented below.  

2.1 Existing Conditions 

The proposed Project is located on approximately 28 acres of land in Livingston County. The Project is 
within 1.5-miles of the City of Pontiac. 

2.2 Natural Resources and Consultations with State and Federal Authorities 

2.2.1 Natural Resource Inventory (“NRI”) 

A Natural Resource Inventory (NRI) application will be submitted to the Livingston County Soil and Water 
Conservation District (“SWCD”). 

2.2.2 Wetlands and Floodplain 

The Project will be designed to avoid impacts to USACE jurisdictional waters. A Wetland Investigation will 
be completed prior to submission for building permit. Upon initial review of the site, TPE did not identify 
any regulated wetlands or floodplain within the site boundary. TPE submits FEMA FIRM Map Panel 
17105C0075E, which indicates the development is in Zone X, which is considered an area of minimal flood 
hazard. Refer to Appendix E for a copy of the FEMA FIRM Map.  

2.2.3 Illinois Department of Natural Resources (“IDNR”) State Ecological Review 

TPE will consult with IDNR for potential impacts to state threatened or endangered species. This 
consultation is conducted pursuant to IDNR’s Ecological Compliance Assessment Tool (“EcoCAT”). 

2.2.4 Illinois State Historic Preservation Office (“SHPO”) 

TPE will consult with the SHPO division at IDNR to study possible Project effects on archaeological and/or 
architectural (cultural) resources. Agencies requiring SHPO evaluation concurrent with their review 
include the Illinois Environmental Protection Agency, IDNR, and the USACE. The Illinois SHPO database 
will indicate which surveys, archeological sites, or historic buildings are listed on or within 0.5 miles of the 
site. TPE will submit a SHPO project review form for agency review prior to submission for building permit.  

2.2.5 Illinois Department of Agriculture (IDOA) 

The Illinois Renewable Energy Facilities Agricultural Impact Mitigation Act (505 ILCS 147/1 et seq.)) 
requires the owner of a commercial solar energy facility to have an Agricultural Impact Mitigation 
Agreement (AIMA) in place within 45 days prior to the commencement of Project construction. The intent 
of the AIMA is to preserve and/or restore the integrity of affected agricultural land during construction 
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and decommissioning activities. The Project will enter into an AIMA in advance of 45 days before 
commencement of construction 

2.3 Community Outreach & Benefits 

TPE proactively engages the communities in which we work early in the process to determine what 
questions and concerns potential neighbors might have and give us adequate time to educate and address 
them prior to any public hearings. We typically conduct robust outreach consisting of meeting with local 
permitting authorities and stakeholders and place calls, send letters and knock on the doors at adjacent 
properties. Unlike nearly all other forms of development (residential, commercial, or industrial), the 
community would benefit from the significant economic benefits without stressing community 
infrastructure – no new children in schools, no use of water and sewer systems, limited use of roads, and 
little to no need for police or fire departments. 

Community solar projects such as this Project enable residents to receive power savings from signing up 
to receive bill credits without installing or maintaining solar on their rooftops.  

The Project would create approximately 50-75 jobs during the approximately 4 to 6-month construction 
process. A regional operations and maintenance firm will service the facility over its working life cycle. 

2.4 Environmental Benefits 

The Project will not emit any air pollution of any of the kinds identified in the performance standards. It 
will in fact provide a net environmental carbon benefit. According to the EPA Clean Energy Equivalencies 
Calculator the Project will avoid the environmental equivalent of 8,117 metric tons of carbon annually, 
which is comparable to: 

Carbon sequestered by 9,605 acres of forest 
• 913,305 gallons of gasoline consumed each year 
• 1,749 passenger vehicles removed from our streets 

 
A commitment to wildlife-sensitive building and management practices during and after construction will 
allow for increased local biodiversity. TPE proposes to use pollinator friendly ground cover underneath 
the Project and native plantings around the perimeter. Clover and grass species that promote the 
establishment and long-term health of bee populations will give bee and small mammal populations a 
new pollinator friendly habitat. The Project will not use any pesticides for vegetation management. 

2.5 Property Values 

The project has commissioned a property value impacts study through CohnReznick for the state of Illinois 
which demonstrates that the Project will have no impact on neighboring property values. The report 
indicates that solar facilities located in similar areas, with similar land uses, do not appear to cause any 
negative impacts to adjacent real estate, based on a review of academic studies, CohnReznick’s own 
paired sales data, and interviews with County Assessors and other Market Participants. The report is 
provided in Appendix J. 
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3.0 PROJECT DETAILS 

3.1 Project Description & Design Standards (Compliance with Sec. 56-646) 

The Project will consist of a ground-mounted solar array constructed on the parcel. The solar array will 
consist of solar panels attached to single axis trackers structures attached to driven steel pier foundations 
or ground screw foundations, depending on the subsurface composition.  

Noise from construction activities will be in accordance with all applicable local and state regulations.  

The inverter and transformers will be located on one or more concrete pads or piles. All power and 
communication lines within the solar array and to the point of interconnection will be buried 
underground. Utility poles at the point of interconnection will be above ground. The Project footprint area 
covers approximately 28 acres. Specifications for the proposed solar panels, inverters, and racking system 
for the Project are included as Appendix G. 

The Project design and planning has focused on minimizing any potential impacts to the surrounding area. 
The Project will produce electricity without requiring any combustion of materials; as a result, the 
community solar array will not cause or emit odors, dust, gas, smoke, or fumes. In addition, the Project 
will have very few moving parts and will generate electricity primarily in a passive manner – collecting the 
sun’s rays and converting energy associated with the rays into electricity – so the Project will not produce 
vibrations, none of which would impact surrounding properties.  

3.1.1 Foundations.  

The manufacturer's engineer or another qualified engineer shall certify that the foundation and design of 
the solar panels is within accepted professional standards, given local soil and climate conditions.  

An Illinois licensed engineer will certify the foundation and design of the solar racking system is suitable 
to meet local soil and climate conditions. 

The Project will be constructed by a licensed Engineering Procurement and Construction (“EPC”) 
Contractor.  

3.1.2 Other standards and codes.  

All solar farms shall be in compliance with any applicant local, state and federal regulatory standards, 
and the National Electric Code as amended.  

The design and construction process will comply with all National, State, and local appliable building, 
electrical and fire codes, as well as the National Electrical Code (“NEC”). The EPC Contractor shall also 
possess all professional and trade licenses required by the state and local authorities. 

The EPC Contractor will create and maintain a health and safety manual in accordance with OSHA 
requirements which establishes appropriate rules and procedures concerning workplace safety. 

3.1.3 Power and communication lines.  

Power and communication lines running between banks of solar panels and to electric substations or 
interconnections with buildings shall be buried underground. Exemptions or variances may be granted in 
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instances where shallow bedrock, watercourses, or other elements of natural landscape interfere with 
the ability to bury lines.  

All power collection and communication lines running between banks of solar panels and to electric 
substations or interconnections with buildings shall be buried underground. 

3.1.4 Minimum lot size.  

No solar farm shall be erected on any lot less than 20 acres in size.  

The Project will cover approximately 28 acres of the 48-acre parcel. 

3.1.5 Height.  

Systems, equipment and structures shall not exceed 30 feet in height when ground mounted. Excluded 
from this height requirement, however, are electric transmission lines and utility poles.  

The panels will have a maximum height of 15’ and the array will be surrounded by a minimum 8’ high 
fence for safety and security purposes. Entry into the fenced areas will be through gates with Knox Boxes 
for emergency access. 

3.1.6 Setbacks.  

Ground-mounted solar energy systems as part of a solar farm shall have a setback for all equipment 
including fences a minimum of 100 feet on the front and 50 feet from all other property lines, with the 
exception of residential property lines, in which the solar energy system shall be setback 100 feet for 
residentially zoned lots and existing residential properties, with the setback distance to be measured 
from the property line of the solar farm to the property line of residentially zoned lots or existing 
residential properties. The zoning board of appeals may grant a variance to such setback requirement if 
the proposed or existing buffer is sufficient to screen the project from view from adjoining property or 
public rights-of-way, if the owners of the adjoining properties agree to waiver these setback 
requirements. The zoning board of appeals granting of such a variance will be part of their 
recommendation to the county board.  

The Project proposes to conform with all applicable County setbacks from neighboring properties and 
public rights-of-way, including fences a minimum of 100 feet on the front property lines and abutting 
residential neighbors and 50 feet from all other property lines. 

3.1.7 Screening and fencing.  

Systems equipment and structures shall be fully enclosed and secured by a fence with a minimum height 
of eight feet. Knox boxes and keys shall be provided at locked entrances for emergency personnel access. 
The zoning board of appeals shall have the discretion to recommend or at the discretion of the county 
board, a 30-foot-wide buffer of which part shall be consisting of a compact evergreen hedge or other 
type of evergreen foliage which shall be recommended along the entire perimeter of the facility, or an 
alternative buffer may also be considered. The buffer shall be planted at a minimum of three feet tall and 
with the expectation that this hedge shall reach the height of at least eight feet within three years and 
shall be maintained in good condition. If a vegetative buffer is to be part of the solar farm development, 
a landscape plan should be submitted for review and approval, that takes into account the type(s) of 
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evergreens to be planted, along with the proposed spacing of the plantings, along with an evaluation of 
the soils. An alternative buffer may also be considered. Earth berms other topographical features and 
existing wooded areas may be accepted in lieu or in combination of the above requirements, if they 
conceal the use from public view and are maintained.  

The solar arrays will be enclosed by an 8-foot-high security fence and locked gates, as required by the 
Ordinance and the National Electrical Code (NEC). Emergency access to the fenced areas will be through 
Knox-Boxes to provide the required 24-hour access. The gravel drives have been designed to allow 
emergency vehicle access, including fire trucks.  

Emergency responders will be provided with the key/code for the Knox-Boxes.  

The buffer area in between these plantings and the road will be seeded with a native pollinator friendly 
seed mix and areas underneath the solar arrays will be stabilized with a low-height, pollinator-friendly 
mix. Both pollinator seed mixes are intended to provide food and shelter for wildlife and will attract a 
variety of pollinators and songbirds. The wildflowers and grasses in the mix will provide an attractive 
display of color from spring to fall and will provide nectar and food for pollinators and their larva. A final 
landscape plan will be designed by a landscape architect in accordance with the County Ordinance and 
submitted to the County prior to submission of a Building Permit application.  

3.1.8 Lighting.  

If lighting is provided at the site, lighting shall be shielded and downcast such that the light does not spill 
onto the adjacent parcel.  

Not Applicable. No lighting is planned for this project. 

3.1.9 Noise.  

Noise levels measured at the property line shall not exceed 50 decibels when located adjacent to an 
existing residence or residential district.  

The Project will comply with the County noise limitations during operation.  Solar panels themselves do 
not produce any noise. The only components in the array that generate noise are the inverters and 
transformers. The final inverter pad design will make sure that any noise emitting components will be 
oriented towards the interior of the Project and directed away from neighboring parcels. The inverters 
are rated at 65 dBA at 1 meter as indicated in the manufacturer’s specification sheet in Appendix G. Sound 
waves diminish with distance in accordance with mathematical principles of sound level drop. 
Extrapolating the manufacturer’s sound data at one meter and projecting to neighboring property lines 
shows that a sound level of less than 50dBA is anticipated at the property line located approximately 100’ 
away.  

Noise generated during construction will be in accordance with all applicable federal, state and local 
regulations.  

3.1.10 Installation and design.  

Individual arrays/solar panels shall be designed and located in order to prevent glare toward any 
inhabited buildings on adjacent properties as well as adjacent street rights-of-way.  



 
 

   Application for Special Use Permit | Page 10 

Panels will be installed in a North-South configuration. Panels will be designed with an anti-reflective 
coating to prevent glare toward any inhabited buildings on adjacent properties as well as street rights-of-
way. Additionally, screening buffers will further reduce the chance of glare between the site and receptor 
points.   

3.1.11 Inspections.  

Each solar farm shall be required to have the facility inspected annually for three years, by an approved 
independent party, following the issuance of a permit to verify continued compliance with the zoning 
regulations. Thereafter inspections shall take place every three years, unless otherwise determined by 
the Livingston County Zoning Administrator. Additional inspections necessitate by complaints or 
otherwise shall not replace these inspections requirements.  

Confirmed. It is understood that the solar facility will be inspected annually for three years, by an approved 
independent party, following the issuance of a permit to verify continued compliance with the zoning 
regulations. Thereafter inspections shall take place every three years, unless otherwise determined by the 
Livingston County Zoning Administrator. Additional inspections necessitated by complaints or otherwise 
shall not replace these inspections requirements. 

3.1.12 Signage.  

An appropriate warning sign shall be provided at the entrance to the facility and along the perimeter to 
the solar farm project. The sign at the entrance to the facility shall include a 24-hour emergency contact 
number. 

A warning sign shall be provided at the facility entrance and along the perimeter fence including the 
facility’s 911 address, GPS coordinates, and a 24-hour emergency contact number. 

4.0 APPLICATION REQUIREMENTS (COMPLIANCE WITH SECTION 56-647) 

4.1 Site Plan  

(1) A site plan with existing conditions showing the following:  

a. Existing property lines and property lines extending 100 feet from the exterior boundaries, 
including the names of adjacent property owners and current use of those properties.  

See Appendix B for the existing conditions site plan, and the following table for adjacent property owner 
details. 

Parcel # Owner Name(s) Class/Current Use 
15-15-26-100-109 Richard S. Hatzer Ag Land / Row Crops 
15-15-26-300-003 Kevin and Barbara Chapman Ag Land / Row Crops 
15-15-26-300-009 Emma Schaffer Bittner Ag Land / Row Crops 
15-15-35-100-104 TSS 133 LLC Ag Improved / Row Crops 
15-15-35-200-007 Virgil V and Joanne D Ledford Tr Ag Land / Row Crops 
15-15-26-400-012 Virgil V and Joanne D Ledford Tr Ag Land / Row Crops 
15-15-26-200-006 Department of Corrections Ag Land / Row Crops 
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15-15-26-400-011 Opperman, Paula M. Trust AG Improved / Row Crops, 
Residence, Light Manufacturing 

 

b. Existing public and private roads, showing widths of the roads and any associated 
easements.  

See Appendix B for the existing conditions site plan, which includes existing public and private roads, 
widths, and easements. 

c. Location and size of any abandoned wells, sewage treatments systems.  

No known abandoned wells or sewage treatment systems exist on the project site. 

d. Existing buildings and any impervious surfaces.  

The proposed project site contains no existing buildings or impervious surfaces. 

e. A contour map showing topography at two-foot intervals. A contour map of surrounding 
properties may also be required.  

See Appendix B for a contour map that is included in the site plan. 

f. Existing vegetation (list type and percent of coverage: i.e., cropland/plowed fields, grassland, 
wooded areas etc.)  

The proposed project site is covered 100% by cropland/plowed fields. 

g. Waterways, watercourses, lakes and public water wetlands.  

The Applicant has not identified waterways, watercourses, lakes, or public water wetlands. within the 
proposed project site. 

h. Any delineated wetland boundaries.  

The Applicant has not identified delineated wetlands within the proposed project site. See Appendix D 
for the USFWS Wetlands Map. 

4.1.1 Copy of current FEMA FIRM map 

i. A copy of the current FEMA FIRM map that shows the subject property. And, the 100-year flood 
elevation and any regulated flood protection elevation, if available. 

See Appendix E for a copy of the FEMA FIRM Map.  

4.2 Floodway, flood fringe and/or general floodplain district boundary 

j. Floodway, flood fringe and/or general floodplain district boundary, if applicable and not 
provided on the copy of the current FEMA FIRM map.  

See Appendix D for the USFWS Wetlands Map. 
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4.2.1 Mapped Soils  

k. Mapped soils according to the Livingston County Soil Survey. 

See Appendix F for a soils report. A detailed soils report can be provided upon request. 

4.2.2 Surface water drainage patterns.  

The location of any subsurface drainage tiles.  

The Project will complete a detailed drain tile survey prior to construction and can provide the survey at 
that time. If drain tiles are found within the Project area and they were not recently installed and in good 
working order the Project intends to replace them prior to construction.   

4.3 Site plan of proposed conditions.  

a. Location and spacing of solar panels.  

b. Location of access roads.  

c. Planned location of underground or overhead electric lines connecting the solar farm to a 
building, substation or other electric load.  

d. New electrical equipment other than at the existing building or substation that is to be the 
connection point for the solar farm.  

e. Sketch elevation of the premises accurately depicting proposed solar energy conversion 
system and its relationship to structure on adjacent land.  

f. Weed/grass control—Applicant must present an acceptable weed control plan for property 
inside and outside fenced area for entire property. The operating company during the 
operation of the solar farm must maintain the fence and adhere to the weed/grass control 
plan. If the operating company does not there can be a fine of $500.00 per week if the fence 
is not secure or the weed/grass control plan is not followed, as per section 56-940 of these 
regulations.  

See Appendix C for a detailed proposed conditions site plan. 

Preventive maintenance will be conducted on a schedule based on manufacturer’s recommendations and 
industry best practices and standards of care. Regular maintenance will include vegetation control, fence 
inspection and physical inspection of all system components. A mowing schedule shall be established 
based on the plant species in the seed mix that is properly timed to balance avoiding the disturbance of 
wildlife and native pollinator-friendly vegetation with the need to avoid the establishment of weeds. 
Vegetation underneath and between the solar panels should be well maintained in the array area to keep 
vegetation below the low edge of the solar panels at maximum tilt angle. Management should comply 
with any local ordinances or conditions of approval. Mowing and weed control schedules will be adjusted 
from time to time to allow for flexibility based on rainfall and vegetation growth. Chemical control shall 
be used in accordance with Illinois noxious weed regulations. The Project will be monitored continuously 
for system failures via a Supervisory Control and Data Acquisition (SCADA) system. Qualified and insured 
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technicians will be dispatched to address any system failures, including inverter, transformer, or tracker 
motor malfunctions.  

4.4 Major Equipment Manufacturer Specifications 

(3) Manufacturer's specifications and recommended installation methods for all major equipment, 
including solar panels, mounting systems and foundations for poles or racks.  

See Appendix G for major equipment manufacturer specifications. 

4.5 Number of Panels to be Installed 

(4) The number of panels to be installed.  

Approximately 13,780 solar panels will be installed. 

4.6 Method of Connecting Array to Building/Substation 

(5) A description of the method of connecting the array to a building or substation.  

The Solar Project’s electrical collection lines will connect to the utility’s distribution network rather than 
directly to a building or substation. The proposed interconnection point will be adjacent to the Project’s 
west of the access road and entrance gate. The utility will install approximately +/-250’ of 34.5 kV line 
extension along with poles for metering and pole-top equipment.  

4.7 Interconnection Queue 

(6) At the time of applying for the special use application a written demonstration shall be provided 
that the applicant is in the queue to acquire an interconnect agreement. Then pre-operation of the 
project, a copy of an interconnect agreement with the appropriate electric utility, or a written 
explanation outlining why an interconnection agreement is not necessary should be provided to the 
county.  

The Project has submitted an interconnection application to ComEd to reserve its spot in the 
interconnection queue.  The project will undergo a feasibility study with the utility company after which 
an interconnection agreement will be issued. 

See Appendix H for confirmation of interconnection application submission for this project. 

4.8 Decommissioning Plan 

(7) A decommission plan shall be required to ensure that facilities are properly removed after their 
useful life. Decommissioning of solar panels must occur in the event they are not in use for 12 
consecutive months, the operating company and or landowner have six months to complete the 
decommission plan or the county will take the necessary decommission steps. The plan shall include 
provisions for removal of all structures (including equipment, fencing and roads) and foundations, 
restoration of soil and vegetation and a plan ensuring financial resources will be available to fully 
decommission the site. Decommissioning security financing shall be required by the county in order to 
assure the proper decommissioning of the site. This security financing should be in the form of an 
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irrevocable letter of credit or cash placed in a county escrow account. The county board may, in its sole 
discretion, agree to accept security, or a portion thereof, in another form such as a bond or corporate 
guarantee.  

An update to this decommissioning plan should be submitted to the county every three years. In addition, 
any decommissioning plans signed by the party responsible for decommissioning and the landowner (if 
different) shall be submitted with the application.  

The county holds the right to require additional information as the county deems necessary to be part of 
the review of this plan. 

The Decommissioning Plan for the Project will include removal of all structures (including equipment, 
fencing and roads) and foundations, as well as restoration of soil and vegetation. At the end of operational 
life of the Project, the Project will be safely dismantled using conventional construction equipment. The 
Project consists of numerous materials that can be resold or recycled for significant scrap value, including 
steel, aluminum, glass, copper and plastics. The solar panels are not considered hazardous waste. The 
panels used in the Project will contain silicon, glass, and aluminum, which have value for recycling. Often, 
current market salvage values of a Project exceed estimated decommissioning and site restoration 
expenses. 

The site will be restored and reclaimed to approximately the pre-construction condition in conformance 
with the site lease agreement and the Agricultural Impact Mitigation Agreement (AIMA). It is assumed 
that the site will be returned to agricultural use after decommissioning, and appropriate measures will be 
implemented to achieve said use. 

Please see Appendix I for the Decommissioning Plan and estimated costs. 

As required in the Ordinance, a decommissioning security mechanism shall be posted to assure the proper 
decommissioning of the site. The amount will be based on the appropriate financial assurance determined 
by the County. 
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Appendix A – SUP Application Form 





TPE IL LI18, LLC
3720 S. Dahlia, St 
Denver, CO 80237

303-618-9570

Henry & Jane Mies 
16345 E 1650 North Rd 
Pontiac, IL 61764

815-674-0154

16345 E. 1650 North Road; Pontiac, IL 61764
Option holder

Row Crop Agricultural District
Community Solar Energy Facility

See Appendices B and C.

Beginning at the Southwest Corner of the Southeast Quarter of Section 26, Township 28 North, Range 
5 East of the Third Principal Meridian, running thence North 2525 feet on the West Line of said Southeast Quarter, thence generally 
Southeasterly on the jagged West line of the Right of Way of Norfolk and Western Railroad to the South Line of Section 26, thence West 1534.9 
feet on the South line of said Section to the point of beginning, Livingston County, IL (Parcel Number: 15-15-26-400-010)

adambeal@outlook.com
Typewritten text
Nov 15, 2022

christyscott
Oval

christyscott
Oval



STATEMENT OF APPLICANT-OWNER STATUS 

Additional Attachment 

APPLICANT - TPE IL LI18, LLC 

OWNERS TPE Development, LLC (Manager and Sole Member)

Turning Point Energy, LLC (Managing Member, TPE Development, LLC)

Jared Schoch – Managing Member

747 S. Corona St., Denver, CO 80209

Lighthouse Advisers, LLC (Member, TPE Development, LLC)

Adam Beal – Managing Member

3720 S. Dahlia St., Denver, CO 80237

Marshall Consulting, LLC  (Member, TPE Development, LLC)

James Marshall – Managing Member

3039 Chicago St., San Diego, CA 92117

SolCom Energy, LLC (Member, TPE Development, LLC)

Salar Naini – Managing Member

3915 East Elm St., Phoenix, AZ 85018

BT Energy Consulting, LLC  (Member, TPE Development, LLC)

Bruce Tang – Managing Member

84 Whitney St., San Francisco, CA 94131

LIST OF NAMES AND ADDRESSES REQUIRED ABOVE 

CONFIDENTIAL



TPE IL LI18, LLC

Special Use Permit

Applicant requests issue of a Special Use Permit for the development, construction, operation and 
ultimate decommissioning of a Solar farm consistent with the Livingston County Code of Ordinances, 
Part II, Chapter 56, Article VIII-B – Solar Farms.

The proposed facility will have an electrical generating capacity of 5 Megawatts, alternating current 
(MWac) and will produce enough electricity to fully power the equivalent of approximately 1,300 
Illinois homes.  If approved, the facility will be located on a 47.8 acre parcel owned by Henry and Jane 
Mies at 16345 East 1650 North Road.  This parcel is in the Southwest Quarter of the Southeast 
Quarter of Section 28, Township 28 North, Range 5 East of the Third P.M. and lies southwest of the 
old Norfolk and Western Railroad Right of Way.

The facility will be a “Community Solar” producer, meaning that ComEd customers will be able to 
subscribe to and purchase bill credits based upon the facility’s renewable electrical production. The 
customer will receive a credit on his or her electrical bill equal to their subscription rate. This allows 
customers who want solar energy for their homes and/or business to buy it at a discounted rate 
without having to purchase, install, and maintain the system themselves.

Equipment in the facility will include solar panels, their mounting systems called “racks,” electrical 
inverters that convert the DC produced electricity into AC power, electrical transformers to increase 
the voltage for delivery to ComEd, various electrical meters, electrical poles, and other related 
equipment. A detailed drain tile survey will be done prior to construction.  

The system will use active-tracking racks so that the solar panels will tilt throughout the day, 
remaining perpendicular to the sun as it crosses the sky.  The panels will utilize an anti-reflective 
coating and the tilting system will operate such that the panels do not cause glare towards anyone at 
ground, home, car, or truck level.

The project area will be fenced for security; the National Electric Code requires a height of at least 7 
feet. Knox Boxes will be installed at the site’s access gates for emergency access. 
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Appendix B – Site Plan: Existing Conditions 
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Appendix C – Site Plan: Proposed Conditions and Zoning Plan 
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Appendix D – USFWS Wetlands Map 
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Appendix E – FEMA FIRM Map 
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Appendix F – Soils Report 



United States
Department of
Agriculture

A product of the National
Cooperative Soil Survey,
a joint effort of the United
States Department of
Agriculture and other
Federal agencies, State
agencies including the
Agricultural Experiment
Stations, and local
participants

Custom Soil Resource 
Report for

Livingston 
County, Illinois
TPE IL LI18 - Livingston County, 
Illinois

Natural
Resources
Conservation
Service

November 9, 2022



Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 

2
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http://www.nrcs.usda.gov/wps/portal/nrcs/main/soils/health/
https://offices.sc.egov.usda.gov/locator/app?agency=nrcs
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

300A Westland clay loam, 0 to 2 
percent slopes

38.3 80.2%

398A Wea loam, 0 to 2 percent 
slopes

2.0 4.1%

609A Crane loam, 0 to 2 percent 
slopes

7.5 15.7%

Totals for Area of Interest 47.8 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 

Custom Soil Resource Report
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landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Livingston County, Illinois

300A—Westland clay loam, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: 5y4d
Elevation: 590 to 840 feet
Mean annual precipitation: 30 to 42 inches
Mean annual air temperature: 48 to 52 degrees F
Frost-free period: 150 to 200 days
Farmland classification: Prime farmland if drained

Map Unit Composition
Westland and similar soils: 95 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Westland

Setting
Landform: Flats
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy outwash over gravelly outwash

Typical profile
A - 0 to 17 inches: clay loam
Btg - 17 to 37 inches: clay loam
2Btg - 37 to 49 inches: gravelly clay loam
2C - 49 to 60 inches: very gravelly loamy coarse sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: 40 to 60 inches to strongly contrasting textural 

stratification
Drainage class: Poorly drained
Runoff class: Negligible
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 2.00 in/hr)
Depth to water table: About 0 to 12 inches
Frequency of flooding: None
Frequency of ponding: Frequent
Calcium carbonate, maximum content: 35 percent
Available water supply, 0 to 60 inches: Moderate (about 8.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2w
Hydrologic Soil Group: B/D
Ecological site: R110XY008IL - Wet Glacial Drift Upland Prairie
Hydric soil rating: Yes

Custom Soil Resource Report
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398A—Wea loam, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: 5y4r
Elevation: 590 to 840 feet
Mean annual precipitation: 30 to 42 inches
Mean annual air temperature: 48 to 52 degrees F
Frost-free period: 150 to 200 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Wea and similar soils: 94 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Wea

Setting
Landform: Stream terraces, outwash plains
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Rise
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy outwash over gravelly outwash

Typical profile
H1 - 0 to 12 inches: loam
H2 - 12 to 40 inches: clay loam
H3 - 40 to 54 inches: gravelly sandy clay loam
H4 - 54 to 60 inches: stratified gravelly loamy sand to very gravelly coarse sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: 40 to 60 inches to strongly contrasting textural 

stratification
Drainage class: Well drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 2.00 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Available water supply, 0 to 60 inches: Moderate (about 8.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2s
Hydrologic Soil Group: B
Ecological site: R110XY006IL - Dry Glacial Drift Upland Prairie
Hydric soil rating: No

Custom Soil Resource Report
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609A—Crane loam, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: 5y5j
Elevation: 590 to 840 feet
Mean annual precipitation: 30 to 42 inches
Mean annual air temperature: 48 to 52 degrees F
Frost-free period: 145 to 200 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Crane and similar soils: 94 percent
Minor components: 5 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Crane

Setting
Landform: Stream terraces, outwash plains
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Rise
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy outwash over gravelly outwash

Typical profile
H1 - 0 to 11 inches: loam
H2 - 11 to 31 inches: clay loam
H3 - 31 to 51 inches: gravelly sandy clay loam
H4 - 51 to 60 inches: very gravelly loamy coarse sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: 40 to 60 inches to strongly contrasting textural 

stratification
Drainage class: Somewhat poorly drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.60 to 2.00 in/hr)
Depth to water table: About 12 to 24 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 25 percent
Available water supply, 0 to 60 inches: Moderate (about 8.2 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2w
Hydrologic Soil Group: B/D
Ecological site: R110XY007IL - Moist Glacial Drift Upland Prairie
Hydric soil rating: No

Custom Soil Resource Report
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Minor Components

Westland
Percent of map unit: 5 percent
Landform: Flats
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Ecological site: R110XY008IL - Wet Glacial Drift Upland Prairie
Hydric soil rating: Yes

Custom Soil Resource Report
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Up to 6%
Using TrueCapture Smart  
Control System 

Best-in Class
Software Ecosystem and  
Global Services

35 GW
Delivered on 5 Continents

5 years in a row
Global Market Share Leader (2015-18)

Features and 
Benefits

Flexible and Resilient by Design
With its self-aligning module rails and vibration-proof fasteners, NX Horizon can 
be easily and rapidly installed. The self-powered, decentralized architecture 
allows each row to be commissioned in advance of site power, and is 
designed to withstand high winds and other adverse weather conditions.  
On a recent 838 megawatt project in Villanueva, Mexico, these design 
features allowed for the project to go online nine months ahead of schedule.

TrueCapture and Bifacial Enabled
Incorporating the most promising innovations in utility scale solar,  
NX Horizon with TrueCapture™ smart control system can add additional 
energy production by up to six percent. Further unlocking the advantages 
of independent-row architecture and the data collected from thousands 
of sensors across its built-in wireless network, the software continuously 
optimizes the tracking algorithm of each row in response to site terrain and 
changing weather conditions. NX Horizon can also be paired with bifacial 
PV module technology, which can provide even more energy harvest and 
performance. With bifacial technology, NX Horizon outperforms conventional 
tracking systems with over 1% more annual energy.

Quality and Reliability from Day One
Quality and reliability are designed and tested into every NX Horizon 
component and system across our supply chain and manufacturing 
operations. Nextracker is the leader in dynamic wind analysis and safety 
stowing, delivering major benefits in uptime and long-term durability 
NX Horizon is certified to UL 2703 and UL 3703 standards, underscoring 
Nextracker’s commitment to safety, reliability and quality.

Serving as the backbone on over 35 gigawatts of solar power plants around the world,  
the NX Horizon™ smart solar tracker system combines best-in-class hardware and software  
to help EPCs and asset owners maximize performance and minimize operational costs.

NX Horizon
Smart Solar Tracking System

nextracker.com



INSTALLATION, OPERATIONS AND SERVICE

PE stamped structural  
calculations and 
drawings

Included

Onsite training and  
system commissioning Included

Installation 
requirements

Simple assembly using swaged fasteners 
and bolted connections. No field cutting, 
drilling or welding.

Monitoring NX Data Hub™ centralized data aggregation 
and monitoring

Module cleaning  
compatibility

Compatible with NX qualified  
cleaning systems

Warranty 10-year structural, 5-year  
drive and control components.

Codes and standards UL 3703 / UL 2703 / IEC 62817

ELECTRONICS AND CONTROLS

Solar tracking method

Astronomical algorithm with backtracking. 
TrueCapture™ upgrades available for  
terrain adaptive backtracking and diffuse 
tracking mode

Control electronics NX tracker controller with inbuilt 
inclinometer and backup battery

Communications
Zigbee wireless communications to all 
tracker rows and weather stations via  
network control units (NCUs)

Nighttime stow Yes

Power supply

SELF POWERED: NX provided 30 or 60W  
Smart Panel 

AC POWERED: Customer-provided  
120-240 VAC circut

GENERAL AND MECHANICAL

Tracking type Horizontal single-axis, independent row.

String voltage 1,500 VDC or 1,000 VDC

Typical row size 78-90 modules, depending on module  
string length.

Drive type Non-backdriving, high accuracy slew gear.

Motor type 24 V brushless DC motor

Array height Rotation axis elevation  
1.3 to 1.8 m / 4'3" to 5'10"

Ground coverage  
ratio (GCR) Configurable. Typical range 28-50%.

Modules supported
Mounting options available for virtually all 
utility-scale crystalline modules, First Solar 
Series 6 and First Solar Series 4.

Bifacial features High-rise mounting rails, bearing + driveline 
gaps and round torque tube.

Tracking range  
of motion Options for ±60° or ±50°

Operating  
temperature range

SELF POWERED: -30°C to 55°C (-22°F to 131°F)

AC POWERED: -40°C to 55°C (-40°F to 131°F)

Module configuration
1 in portrait. 3 x 1,500 V or 4 x 1,000 V strings 
per standard tracker. Partial length  
trackers available.

Module attachment Self-grounding, electric  
tool-actuated fasteners.

Materials Galvanized steel

Allowable wind speed Configurable up to 225 kph (140 mph) 
3-second gust

Wind protection
Intelligent wind stowing with symmetric 
dampers for maximum array stability in  
all wind conditions

Foundations Standard W6 section foundation posts

© Nextracker Inc. Contents subject to change without notice.
6200 Paseo Padre Parkway | Fremont, CA 94555 | USA | +1 510 270 2500 | nextracker.com

Nextracker NX Horizon
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Technical Data

100/125kW, 1500Vdc String Inverters for North America

The 100 & 125kW high power CPS three phase string inverters are designed for ground mount applications.  The units are high 
performance, advanced and reliable inverters designed specifically for the North American environment and grid.  High efficiency 
at 99.1% peak and 98.5% CEC, wide operating voltages, broad temperature ranges and a NEMA Type 4X enclosure enable this 
inverter platform to operate at high performance across many applications.  The CPS 100/125kW products ship with the Standard 
or Centralized Wire-box, each fully integrated and separable with AC and DC disconnect switches.  The Standard Wire-box includes 
touch safe fusing for up to 20 strings.  The CPS FlexOM Gateway enables communication, controls and remote product upgrades.

  NFPA 70, NEC 2014 and 2017 compliant

  Touch safe DC Fuse holders adds convenience and safety

  CPS FlexOM Gateway enables remote FW upgrades

  Integrated AC & DC disconnect switches

  1 MPPT with 20 fused inputs for maximum flexibility

  Copper and Aluminum compatible AC connections

Key Features

Datasheet

CPS SCH100/125KTL-DO/US-600

100/125KTL Centralized Wire-box

CHINT POWER SYSTEMS AMERICA 2021/10-MKT NA                                                                                                                                                                                                              Chint Power Systems America
6800 Koll Center Parkway, Suite 235 Pleasanton, CA 94566

Tel: 855-584-7168    Mail: AmericaSales@chintpower.com    Web: www.chintpowersystems.com

  NEMA Type 4X outdoor rated, tough tested enclosure

  Advanced Smart-Grid features (CA Rule 21 certified)

  kVA Headroom yields 100kW @ 0.9PF and 125kW @ 0.95PF

  Generous 1.87 and 1.5 DC/AC Inverter Load Ratios

  Separable wire-box design for fast service

  Standard 5 year warranty with extensions to 20 years

100/125KTL Standard Wire-box



Technical Data

Model Name CPS SCH100KTL-DO/US-600 CPS SCH125KTL-DO/US-600

Max. PV Power
Max. DC Input Voltage
Operating DC Input Voltage Range
Start-up DC Input Voltage / Power
Number of MPP Trackers
MPPT Voltage Range1

Max. PV Input Current (Isc x1.25)

Number of DC Inputs

DC Disconnection Type
DC Surge Protection

Rated AC Output Power 100kW 125kW
Max. AC Output Power2 100kVA (111KVA @ PF>0.9) 125kVA (132KVA @ PF>0.95)
Rated Output Voltage
Output Voltage Range3

Grid Connection Type4

Max. AC Output Current @600Vac 96.2/106.8A 120.3/127.0A
Rated Output Frequency
Output Frequency Range3

Power Factor >0.99 (±0.8 adjustable) >0.99 (±0.8 adjustable)
Current THD
Max. Fault Current Contribution (1-cycle RMS)
Max. OCPD Rating
AC Disconnection Type
AC Surge Protection

Topology
Max. Efficiency
CEC Efficiency
Stand-by / Night Consumption

Enclosure Protection Degree
Cooling Method
Operating Temperature Range
Non-Operating Temperature Range5

Operating Humidity
Operating Altitude
Audible Noise

User Interface and Display
Inverter Monitoring
Site Level Monitoring
Modbus Data Mapping
Remote Diagnostics / FW Upgrade Functions

Dimensions (WxHxD)

Weight
Mounting / Installation Angle

AC Termination

DC Termination

Fused String Inputs

Safety and EMC Standard
Selectable Grid Standard
Smart-Grid Features

Standard6

Extended Terms
1) See user manual for further information regarding MPPT Voltage Range when operating at non-unity PF
2) "Max. AC Apparent Power" rating valid within MPPT voltage range and temperature range of -30°C to +40°C (-22°F to +104°F) for 100KW PF >0.9 and 125KW PF >0.95
3) The "Output Voltage Range" and "Output Frequency Range" may differ according to the specific grid standard.
4) Wye neutral-grounded, Delta may not be corner-grounded.
5) See user manual for further requirements regarding non-operating conditions.
6) 5 year warranty effective for units purchased after October 1st, 2019.

187.5kW

275A

UL1741-SA-2016, CSA-C22.2 NO.107.1-01, IEEE1547a-2014; FCC PART15

Warranty

45.28x24.25x9.84in (1150x616x250mm) with Standard Wire-box
39.37x24.25x9.84in (1000x616x250mm) with Centralized Wire-box

Inverter: 121lbs / 55kg; Wire-box: 55lbs / 25kg (Standard Wire-box); 33lbs / 15kg (Centralized Wire-box)

Screw Clamp Fuse Holder (Wire range: #12 - #6AWG CU) - Standard Wire-box                            
Busbar, M10 Bolts (Wire range: #1AWG - 500kcmil CU/AL [1 termination per pole],

#1AWG - 300kcmil CU/AL [2 terminations per pole], Lugs not supplied) - Centralized Wire-box

20A fuses provided (Fuse values up to 30A acceptable)

Display and Communication

Mechanical

M10 Stud Type Terminal [3Φ] (Wire range:1/0AWG - 500kcmil CU/AL, Lugs not supplied)
Screw Clamp Terminal Block [N] (#12 - 1/0AWG CU/AL)

-40°F to +158°F / -40°C to +70°C maximum

<3%

Load-rated AC switch

Transformerless
99.1%

Load-rated DC switch
Type II MOV (with indicator/remote signaling), Up=2.5kV, In=20kA (8/20uS)

10, 15 and 20 years
5 years

Safety

IEEE 1547a-2014, CA Rule 21, ISO-NE
Volt-RideThru, Freq-RideThru, Ramp-Rate, Specified-PF, Volt-VAr, Freq-Watt, Volt-Watt

-22°F to +140°F / -30°C to +60°C (derating from +108°F / +42°C)

AC Output

System

Environment
<4W

60Hz
57-63Hz

Type II MOV (with indicator/remote signaling), Up=2.5kV, In=20kA (8/20uS)

600Vac
528-660Vac

3Φ / PE / N (Neutral optional)

98.5%

NEMA Type 4X
Variable speed cooling fans

41.47A
200A

20 PV source circuits, pos. & neg. fused (Standard Wire-box)
1 PV output circuit, 1-2 terminations per pole, non-fused (Centralized Wire-box)

DC Input

15 - 90 degrees from horizontal (vertical or angled)

1500V
860-1450Vdc
900V / 250W

1

LED Indicators, WiFi + APP

870-1300Vdc

<65dBA@1m and 25°C

CPS FlexOM Gateway (1 per 32 inverters)
SunSpec/CPS

Standard / (with FlexOM Gateway)

Modbus RS485

8202ft / 2500m (no derating)
0-100%
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Decommissioning Plan 
Livingston County, IL 

TPE IL LI18, LLC Community Solar Project Decommissioning Plan 

TPE IL LI18, LLC has prepared the following plan to fulfill local requirements and assumes that the Project 
will be constructed in accordance with all permits and approvals. 

1.0 Project Description 
The TPE IL LI18, LLC Community Solar Project is an approximately 5 MW AC solar farm located on parcel 
15-15-26-400-010, at 16345 E. 1650 North Road; Pontiac, IL 61764 in Livingston County (the “Project”). 
The Project is to be constructed on approximately 26 acres. The purpose of the Project is the generation 
of renewable solar electricity. The Project will be interconnected to the Commonwealth Edison 
(”ComEd”) electric distribution grid at the site entrance, just off E 1650 North Road. 

The estimated useful Project lifetime is 25-40 years, or more. The following list is a summary of the Project 
features: 

• Approximately 5 MW AC total solar array consisting of silicon solar panels 
• Driven post or ground screw foundations and steel and aluminum racking system 
• 7’ Security fence surrounding the array perimeter 
• Inverters and transformers for power conditioning 
• Concrete equipment pads for inverter and/or switchgear locations 
• Copper and aluminum wire 
• Underground conduit at the array location 
• Overhead poles and wires from the array location to utility poles 
• Gravel access roads 
• Metal security gates at array location 
• Miscellaneous electrical equipment 

2.0 Decommissioning Plan 
The Project has an anticipated operation life of 25 to 40 years or longer if maintenance is continued. At 
the end of operational life of the Project, the Project will be safely dismantled using conventional 
construction equipment, rather than being demolished or otherwise disposed of. Decommissioning shall 
include stabilization of the site and the removal of all solar collectors, cabling, electrical components, 
fencing and any other associated equipment. The Project consists of numerous materials that can be 
resold or recycled for significant scrap value, including steel, aluminum, glass, copper and plastics. Often, 
current market salvage values of a Project exceed estimated decommissioning and site restoration 
expenses. 

2.1 Temporary Erosion Control 
Temporary erosion and sedimentation control best management practices will be used during the 
decommissioning phase of the Project. Control features will be regularly inspected during the 
decommissioning phase and removed at the end at the process. All decommissioning activities will 
conform with local and state regulations. 

2.2 Material Removal Process 
The decommission process will consist of the following general steps: 

2.2.1 Project shall be disconnected safely from the power grid and all equipment shall be 
switched to off position 

2.2.2  PV modules shall be disconnected, packaged, and returned to manufacturer or 
appropriate facility for recycling or resold for use in other projects 
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2.2.3 Above and underground cabling shall be removed and sent to an appropriate recycling 
facility 

2.2.4 Inverters will be disconnected from modules and shipped intact to an approved electrical 
equipment recycler 

2.2.5 Racking materials shall be dismantled, removed, and recycled off-site at an approved 
recycler 

2.2.6 Fencing will be dismantled, removed, and recycled off-site at an approved recycler 

2.2.7 Grade slabs will be broken and removed and disposed of in compliance with local and 
state regulations 

2.2.8 All remaining electrical and support equipment will be dismantled and recycled or 
disposed of in compliance with local and state regulations 

2.2.9 Site access roads will be removed and recycled. Once the road material is removed, the 
compacted soil beneath and surrounding the access road shall be scarified to a minimum depth 
of 18 inches 

2.2.10 The stie shall be restabilized once all utilities, equipment, and site features have been 
removed from the site 

2.3 PV Module Removal 
Solar photovoltaic modules used in the Project are manufactured within regulatory requirements for 
toxicity based on Toxicity Characteristic Leaching Procedure (TCLP). The solar panels are not 
considered hazardous waste. The panels used in the Project will contain silicon, glass, and aluminum, 
which have value for recycling. Solar panels have a warranty of 20 – 25 years and useful life of 35 – 
50 years. The most realistic outcome for solar modules is re-use in other generation projects. Modules 
will be sold for re-use or dismantled and packaged per manufacturer or approved recyclers 
specifications and shipped to an approved off-site recycler. 

2.4 Electric Wire Removal 
Electric wire made from copper or aluminum has value for recycling. DC wiring can be removed 
manually from the panels to the inverter. Underground wire in the array will be pulled and removed 
from the ground. Overhead cabling for the interconnection will be removed from poles. All wire will 
be sent to an approved off-site recycler. 

2.5 Electrical Equipment Removal 
Inverters, panels, transformers, switchgear and other electrical equipment will be dismantled, 
packaged, and removed from the site per manufactures specifications for removal, decontamination, 
disposal or recycling. Any dielectric fluids present in transformer, or other electric equipment will be 
removed, packaged, and sent to an approved waste facility. 

2.6 Racking and Fencing removal 
All racking and fencing material will be broken down into manageable units and removed from Project 
and sent to an approved recycler. All racking posts driven into the ground will be pulled and removed. 

2.7 Concrete Slab Removal 
Concrete slabs used as equipment pads will be broken and removed. Clean concrete will be crushed 
and disposed of off-site and or recycled and reused either on or off-site. 
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2.8 Access Road Removal 
Gravel from on-site access roads shall be removed and recycled if requested by the Landowner or 
Required under an AIMA.  Once the gravel is removed, the soil below the gravel and the soil along 
compacted dirt access roads shall be scarified a depth of 18-inches and blended as noted in the Site 
Restoration section below. 

2.9 Landscaping 
Unless required to remain in place by the landowner or an AIMA agreement, all vegetative 
landscaping and screening installed as part of the Project will remain in place.  Landscape areas will 
be restored as noted in the Site Stabilization section below. 

2.10 Final Site Walkthrough 
A final site walkthrough will be conducted to remove debris and/or trash generated within the 
site during the decommissioning process and will include removal and proper disposal of any 
debris that may have been wind-blown to areas outside the immediate footprint of the Project 
being removed. 

2.11 Site Stabilization 
Once removal of all project equipment is complete, all areas of the project site that were traversed 
by vehicles and construction and/or decommission equipment that exhibit compaction and rutting 
shall be restored. All prior agricultural land shall be ripped at least 18 inches deep or the extent 
practicable and all pasture and woodland shall be ripped at least 12 inches deep or to the extent 
practicable. The existence of drain tile lines or underground utilities may necessitate less ripping 
depth. Once this is complete, seed will be planted if desired (in consultation with landowners). 

3.0 Future Land Use 
The site will be restored and reclaimed to approximately the pre-construction condition in conformance 
with the site lease agreement and the Agricultural Impact Mitigation Agreement (AIMA). It is assumed 
that the site will be returned to agricultural use after decommissioning, and appropriate measures will 
be implemented to achieve said use. 

4.0 Decommissioning Terms 
The Project shall be decommissioned withing six (6) months of the end of the Project’s operational life. 
At completion of the decommissioning phase as described in this document, and expiration of the site 
lease, the land will be returned to the owner in a stabilized condition. 

5.0 Estimated Decommissioning Cost 
The estimated decommissioning cost for this project is $356,773. 
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LETTER OF TRANSMITTAL 
 
June 29, 2022 
 
Adam Beal 
Executive Vice President of Development 
TPE Development, LLC 
3720 South Dahlia Street 
Denver, CO 80237 
 
SUBJECT:  Property Value Impact Report 
  An Analysis of Existing Solar Farms 
 
To Whom it May Concern: 

CohnReznick is pleased to submit the accompanying property values impact report for proposed solar energy 
uses in Illinois. Per the client’s request, CohnReznick researched property transactions adjacent to existing solar 
farms, researched and analyzed articles and other published studies, and interviewed real estate professionals 
and Township/County Assessors active in the market where solar farms are located, to gain an understanding 
of actual market transactions in the presence of solar energy uses. 

The purpose of this consulting assignment is to determine whether proximity to a renewable energy use (solar 
farm) has an impact adjacent property values. The intended use of our opinions and conclusions is to assist the 
client in addressing local concerns and to provide information that local bodies are required to consider in their 
evaluation of solar project use applications. We have not been asked to value any specific property, and we have 
not done so.  

The client and intended user for the assignment is TPE Development, LLC (“Turning Point”). Additional intended 
users of our findings include Turning Point’s designated project companies, all relevant permitting authorities for 
Turning Point’s proposed solar projects in Illinois. The report may be used only for the aforementioned purpose 
and may not be distributed without the written consent of CohnReznick LLP (“CohnReznick”). 

This consulting assignment is intended to conform to the Uniform Standards of Professional Appraisal Practice 
(USPAP), the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute, as well as applicable state appraisal regulations. 

Based on the analysis in the accompanying report, and subject to the definitions, assumptions, and limiting 
conditions expressed in the report, our findings are:  
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FINDINGS  

I. Academic Studies (pages 19-21): CohnReznick reviewed and analyzed published academic studies 
that specifically analyzed the impact of solar facilities on nearby property values.  These studies 
include multiple regression analyses of hundreds and thousands of sales transactions, and opinion 
surveys, for both residential homes and farmland properties in rural communities, which concluded 
existing solar facilities have had no negative impact on adjacent property values.  
 
Peer Authored Studies: CohnReznick also reviewed studies prepared by other real estate valuation 
experts that specifically analyzed the impact of solar facilities on nearby property values. These 
studies found little to no measurable or consistent difference in value between the Test Area Sales 
and the Control Area Sales attributed to the proximity to existing solar farms and noted that solar 
energy uses are generally considered a compatible use.  
 

II. CohnReznick Studies (pages 22-92): Further, CohnReznick has performed 26 studies in over 15 
states, of both residential and agricultural properties, in which we have determined that the existing 
solar facilities have not caused any consistent and measurable negative impact on property values.  

For this Project, we have included 10 of these studies which are most similar to the subject in terms 
of general location and size, summarized as follows: 

 

It is noted that proximity to the solar farms has not deterred sales of nearby agricultural land and 
residential single-family homes nor has it deterred the development of new single-family homes on 
adjacent land. 

This report also includes two “Before and After” analysis, in which sales that occurred prior to the 
announcement and construction of the solar farm project were compared with sales that occurred 
after completion of the solar farm project, for both adjoining and non-adjoining properties. No 
measurable impact on property values was demonstrated. 

 

Solar Farm Location Site Area
(Acres)

Power Output
(MW AC)

Date Project 
Completed

Impact on Surrounding 
Property Values

1 Portage Solar Porter County, IN 56 2.0 Sep-12 No Impact
2 Lapeer (Demille & Turrill Solar) Lapeer County, MI 270 48.0 May-17 No Impact
3 Grand Ridge Solar LaSalle County, IL 158 20.0 Dec-10 No Impact
4 Woodland Solar Isle of Wight County, VA 204 19.0 Dec-16 No Impact
5 Dominion Indy Solar III Marion County, IN 134 8.6 Dec-13 No Impact
6 Sunfish Farm Solar Wake County, NC 50 5.0 Dec-15 No Impact
7 Call Farms 3 Solar Genesee County, NY 82 2.0 Jul-18 No Impact
8 IMPA Frankton Madison County, IN 13 1.4 Jun-14 No Impact
9 Jefferson County Community Jefferson County, CO 13 1.2 May-16 No Impact
10 Valparaiso Solar, LLC Porter County, IN 28 1.0 Dec-12 No Impact

CohnReznick - Existing Solar Farms Studied
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III. Market Participant Interviews (pages 93-95):  Our conclusions also consider interviews with over 45 
County and Township Assessors, who have at least one solar farm in their jurisdiction, and in which 
they have determined that solar farms have not negatively affected adjacent property values.  
 
With regards to the Project, we specifically interviewed Assessors in Illinois: 
 

 In Otter Creek Township, in LaSalle County, Illinois, we spoke with Viki Crouch, the Township 
Assessor, who she said that there has been no impact on property values due to their 
proximity to the Grand Ridge Solar Farm. 

 We spoke with Ken Crowley, Rockford Township Assessor in Winnebago County, Illinois, who 
stated that he has seen no impact on property values in his township as an effect of proximity 
to the Rockford Solar Farm. 

 We spoke with James Weisiger, the Champaign Township Assessor in Champaign County, 
where the University of Illinois Solar Farm is located, and he noted there appears to have 
been no impact on property values as a result of proximity to the solar farm. 
 

To give us additional insight as to how the market evaluates farmland and single-family homes with 
views of solar farms, we interviewed numerous real estate brokers and other market participants who 
were party to actual sales of property adjacent to solar; these professionals also confirmed that solar 
farms did not diminish property values or marketability in the areas they conducted their business. 
 

IV. Solar Farm Factors on Harmony of Use (pages 98-103): In the course of our research and studies, 
we have recorded information regarding the compatibility of these existing solar facilities and their 
adjoining uses, including the continuing development of land adjoining these facilities.  

CONCLUSION 

Considering all of the preceding, the data indicates that solar facilities do not have a negative impact on 
adjacent property values. 
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If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of 
service. 

Very truly yours, 

CohnReznick LLP 

 

 
 

 

Andrew R. Lines, MAI 
Principal 
Certified General Real Estate Appraiser 
Illinois License No. 553.001841 
Expires 9/30/2023 
Indiana License No. CG41500037 
Expires 6/30/2022   
   

Patricia L. McGarr, MAI, CRE, FRICS  
National Director - Valuation Advisory Services 
Certified General Real Estate Appraiser 
Illinois License No. #553.000621 
Expires 9/30/2023 
Indiana License No. #CG49600131 
Expires 6/30/2022 
Michigan License No. 1201072979 
Expires 7/31/2022 
 

 

 

Erin C. Bowen, MAI 
Senior Manager 
Certified General Real Estate Appraiser 
Arizona License No. 32052 
Expires 12/31/2022 
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SCOPE OF WORK 

CLIENT AND INTENDED USERS 

The client and intended user of this report is TPE Development, LLC and it's designated project companies; 
other intended users may include the client’s legal and site development professionals. Additional intended users 
of our findings include all relevant permitting authorities for Turning Point’s proposed solar projects in Illinois. 

INTENDED USE 

The intended use of our findings and conclusions is to address certain criteria required for the granting of 
approvals for proposed solar energy uses.  We have not been asked to value any specific property, and we have 
not done so.  The report may be used only for the aforementioned purpose and may not be distributed without 
the written consent of CohnReznick LLP (“CohnReznick”). 

PURPOSE 

The purpose of this consulting assignment is to determine whether proximity to the proposed solar facility will 
result in an impact on adjacent property values.  

DEFINITION OF VALUE 

This report utilizes Market Value as the appropriate premise of 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 are the consummation of a sale as of a specified date 
and the passing of title from seller to buyer under conditions whereby: 

1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised, and acting in what they consider their own best interests; 
3. A reasonable time is allowed for exposure in the open market. 
4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable 

thereto; and 
5. 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 

  

 
1 Code of Federal Regulations, Title 12, Chapter I, Part 34.42[h] 
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EFFECTIVE DATE & DATE OF REPORT 

June 29, 2022 (Paired sale analyses contained within each study are periodically updated.) 

PRIOR SERVICES 

USPAP requires appraisers to disclose to the client any 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. 

This report is a compilation of the Existing Solar Farms which we have studied over the past year, and is not 
evaluating a specific subject site. In this instance, there is no “subject property” to disclose. 

INSPECTION 

Patricia L. McGarr, MAI, CRE, FRICS, Andrew R. Lines, MAI, and Erin C. Bowen, MAI have viewed the exterior 
of all comparable data referenced in this report in person, via photographs, or aerial imagery.  
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OVERVIEW OF SOLAR DEVELOPMENT IN THE UNITED STATES 

Solar development increased almost exponentially since 2010 in the United States as technology and the 
economic incentives (Solar Investment Tax Credits or ITC) made the installation of solar farms economically 
reasonable. The cost to install solar panels has dropped nationally by 70 percent from 2010 to 2020, a major 
reason leading to the increase in installations. A majority of these solar farm installations are attributed to larger-
scale solar farm developments for utility purposes. The chart below portrays the historical increase on an annual 
basis of solar installations in the U.S. as a whole, as well as the base case projections through 2026, courtesy 
of research by Solar Energy Industries Association (SEIA) and Wood Mackenzie. 

 

The United States installed a record of 23.6 Gigawatts (GW) DC of solar photovoltaic capacity for all the sectors, 
residential, commercial, community solar and utility-scale solar projects in 2021, an increase of 19 percent over 
2020.  
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Overall, solar power generation accounted for 46 percent of all new electricity-generating capacity additions from 
in 2021 and continues to make up the largest share of new generating capacity in the U.S. 

The US solar industry had the weakest quarter in two years for solar installation, with 3.9 gigawatts-direct current 
(GWdc) of capacity installed, a 24 percent decrease from the first quarter 2021. Supply chain constraints and 
shipment delays have slowed the installation process and as a result, the US solar industry is expected to have 
15.6 GWdc installed in 2022.  

Despite continued installation growth, 2022 is predicted to be challenging for the solar industry. Thanks to 
ongoing supply chain constraints and price increases, Wood Mackenzie has lowered the 2022 outlook by 25 
percent, a decrease of 7.4 GWdc. However, the 2022 outlook for community solar segments have only been 
lowered by 0.3 percent.  

The beginning dates for operation of multiple gigawatts of projects have been pushed from 2022 into 2023 or 
later. The projects likely to come online in 2022 already have secured equipment, as of the end of 2021. 

The ITC extension scenario would result in an additional 43.5 GWdc of solar capacity over the next five years, 
most of which would come from utility-scale solar. The chart below presents the base case forecast for solar 
installations and projections for an ITC extension scenario.2 

 

Recent articles show that over the past decade, the solar industry has experienced unprecedented growth. 
Among the factors contributing to its growth were government incentives, significant capacity additions from 
existing and new entrants and continual innovation. Solar farms offer a wide array of economic and 
environmental benefits to surrounding properties. Unlike other energy sources, solar energy does not produce 
emissions that may cause negative health effects or environmental damage. Solar farms produce a lower 

 
2 U.S. Solar Market Insight, Executive Summary, Q4 2021, Solar Energy Industries Association (SEIA). 
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electromagnetic field exposure than most household appliances, such as TV and refrigerators, and studies have 
confirmed there are no health issues related to solar farms.3 

Solar farm construction in rural areas has also dramatically increased the tax value of the land on which they are 
built, which has provided a financial boost to some counties. CohnReznick has studied real estate tax increases 
due to the installation of solar, which can range up to 10-12 times the rate for farmland. A majority of tax revenue 
is funneled back into the local area, and as much as 50 percent of increased tax revenue can typically be 
allocated to the local school district. By converting farmland to a passive solar use for the duration of the system’s 
life, the solar energy use does not burden school systems, utilities, traffic, nor infrastructure as it is a passive 
use that does not increase population as say a residential subdivision would. In the state of Illinois, the fair cash 
value for a commercial solar energy system is based on its nameplate capacity per megawatt. Beginning 
assessment year 2018, in counties with fewer than 3,000,000 inhabitants, the fair cash value of a commercial 
solar energy system is $218,000 per megawatt of nameplate capacity. This includes the owner of the commercial 
solar energy system’s interest in the land within the project boundaries and real property improvements. The 
chief county assessment officer (CCAO) will add an inflationary increase, called a “trending factor” to the 2018 
value. The result is called the “trended real property cost basis.” An amount for depreciation is then subtracted 
from the trended real property cost basis to determine the taxable value for the current assessment year. 

Beyond creating jobs, solar farms are also benefiting the overall long-term agricultural health of the community. 
The unused land, and also all the land beneath the solar panels, will be left to rejuvenate naturally. In the long 
run this is a better use of land since the soil is allowed to recuperate instead of being ploughed and fertilized 
year after year. A solar farm can offer some financial security for the property owner over 20 to 25 years. Once 
solar panel racking systems are removed, the land can revert to its original use.4   
  

 
3 “Electromagnetic Field and Public Health.” Media Centre (2013): 1-4. World Health Organization.  
4 NC State Extension. (May 2016). Landowner Solar Leasing: Contract Terms Explained. Retrieved from: 
https://content.ces.ncsu.edu/landowner-solar-leasing-contract-terms-explained 
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NATIONAL COMMUNITY SOLAR ENERGY PRODUCTION 

Community solar projects (facilities that generate 5 MW AC or less of power) account for 4,900 MWdc of installed 
power in the U.S. as of the second quarter 2022, according to SEIA data. The community solar industry had a 
record setting year in 2021 with 957 MWdc installed, according to SEIA data. According to the U.S. Energy 
Information Administration (EIA) through March 2022, there are over 4,033 community solar facilities in operation 
across the country. 

Community solar installations significantly grew year-over-year as of first quarter 2022, however, installations 
are down 59 percent from the fourth quarter 2021. Due to uncertainty around the anti-circumvention investigation, 
supply chain issues, and long timelines for new community solar policies, community solar installations are 
expected to contract in 2022. The growth of community solar installations from 2014 to 2021 is presented in the 
chart below. Illinois community solar installations rank in the top eight states.  
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Reductions in some states are offset by increases in other markets, particularly in Illinois. The Illinois Energy 
Transition Act revives funding for the Adjustable Block Program, laying out a pathway for completing waitlisted 
projects. If an ITC extension is passed as part of the BBB Act, community solar would see a small 3 percent 
uplift from 2022 to 2027 compared to the base case, as shown in the chart below.  

 

While early growth for community solar installations was led primarily by three key markets - New York, 
Minnesota, and Massachusetts - a growing list of states with community solar programs have helped diversify 
the market, creating large pipelines set to come to fruition over the next several years.  

SOLAR ENERGY PRODUCTION IN ILLINOIS 

As of the end of the first two quarters of 2022, Illinois had 641.3 MW AC of power installed in 112 facilities overall, 
ranking seventeenth in the U.S. for the capacity of solar installed. The vast majority of solar farms in Illinois are 
community solar facilities (105) generating 194.4 MW AC, of power as of March 2022, according to the EIA. 

Illinois has 1,678.2 MW AC of solar power planned for installation through December 2022 in 12 facilities across 
the state. Nine of the planned solar installations in Illinois are utility scale and total 1,672.2 MW AC, or 99 percent 
of all planned installations. Additionally, there is a total of 3,712 MW planned over the next five years. The largest 
new solar facility in Illinois will be a 600 MW AC utility scale installation projected to become operational in 
December 2024 in Lee County, that is being developed by Steward Creek Solar. The total planned solar facilities 
will increase solar power generation in the state by approximately 262 percent. 

There are 3 community solar projects planned for the state of Illinois before the end of 2022, generating a total 
of 6.0 MW AC of power.  
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APPRAISAL THEORY – ADJACENT PROPERTY’S IMPACT ON VALUE 

According to Randall Bell, PhD, MAI, author of text Real Estate Damages, published by the Appraisal Institute 
in 2016, understanding the market’s perceptions on all factors that may have an influence on a property’s 
desirability (and therefore its value) is essential in determining if a diminution or enhancement of value has 
occurred.5 According to Dr. Bell:  

“There is often a predisposition to believe that detrimental conditions automatically have a 
negative impact on property values. However, it is important to keep in mind that if a property’s 
value is to be affected by a negative condition, whether internal or external to the property, that 
condition must be given enough weight in the decision-making process of buyers and sellers to 
have a material effect on pricing relative to all the other positive and negative attributes that 
influence the value of that particular property.”6 

Market data and empirical research through the application of the three traditional approaches to value should 
be utilized to estimate the market value to determine if there is a material effect on pricing due, to the influence 
of a particular characteristic of or on a property. 

A credible impact analysis is one that is logical, innate, testable and repeatable, prepared in conformity with 
approved valuation techniques. In order to produce credible assignment results, more than one valuation 
technique should be utilized for support for the primary method, or a check of reasonableness, such as utilization 
of more than one approach to value, conducting a literature review, or having discussions (testimony) with market 
participants. 7  CohnReznick implemented the scientific method 8  to determine if a detrimental condition of 
proximity to a solar farm exists, further described in the next section. 

  

 
5 Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Pages 1-2) 
6 Ibid, Page 314 
7 Ibid, Pages 7-8  
8 The scientific method is a process that involves observation, development of a theory, establishment of a hypothesis, and testing. The 
valuation process applies principles of the scientific method as a model, based upon economic principles (primarily substitution) as the 
hypothesis. The steps for the scientific method are outlined as follows: 

1. Identify the problem. 
2. Collect relevant data. 
3. Propose a hypothesis. 
4. Test the hypothesis. 
5. Assess the validity of the hypothesis. 

Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Pages 314-316) 
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METHODOLOGY 

The purpose of this report is to determine whether proximity to the solar facility resulted in any measurable and 
consistent impact on adjacent property values. To test this hypothesis, CohnReznick identified three relevant 
techniques to test if a detrimental condition exists.  

(1) A review of published studies; 
(2) Paired sale analysis of properties adjacent to existing solar generating facilities, which may include repeat 

sale analyses or “Before and After” analyses; and, 
(3) Interviews with real estate professionals and local real estate assessors. 

The paired sales analysis is an effective method of determining if there is a detrimental impact on surrounding 
properties.  

“One of the most useful applications of the sales comparison approach is paired sale analysis. 
This type of analysis may compare the subject property or similarly impacted properties called 
Test Areas (at Points B, C, D, E, or F) with unimpaired properties called Control Areas (Point 
A). A comparison may also be made between the unimpaired value of the subject property before 
and after the discovery of a detrimental condition. If a legitimate detrimental condition exists, there 
will likely be a measurable and consistent difference between the two sets of market data; if 
not, there will likely be no significant difference between the two sets of data. This process 
involves the study of a group of sales with a detrimental condition, which are then compared to a 
group of otherwise similar sales without the detrimental condition.”9 

As an approved method, paired sales analysis can be utilized to extract the effect of a single characteristic on 
value. By definition, paired data analysis is “a quantitative technique used to identify and measure adjustments 
to the sale prices or rents of comparable properties; to apply this technique, sales or rental data on nearly 
identical properties is analyzed to isolate a single characteristic’s effect on value or rent.”10 The text further 
describes that this method is theoretically sound when an abundance of market data, or sale transactions, is 
available for analysis.  

Where data is available, CohnReznick has also prepared “Before and After” analyses or a Repeat Sale 
Analysis,11 to determine if a detrimental impact has occurred.    
  

 
9 Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Page 33) 
10 The Appraisal of Real Estate 14th Edition. Chicago, IL: Appraisal Institute, 2013. 
11 Another type of paired sales analysis involves studying the sale and subsequent resale of the same property. This method is used to 
determine the influence of time on market values or to determine the impact of a detrimental condition by comparing values before and 
after the discovery of the condition. 
Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Page 35) 
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SCOPE OF WORK 

The scope of work utilized to test the hypothesis stated on the prior page is as follows: 

1. Review published studies, assess credibility, and validity of conclusions; 
2. Prepare paired sale analyses for existing solar farms as follows: 

2.1. Identify existing solar farms comparable to the proposed project to analyze; 
2.2. Define Test Area Sales and Control Areas Sales; 
2.3. Collect market data (sale transactions) for both Test Area and Control Area Sales; 
2.4. Analyze and confirm sales, including omission of sales that are not reflective of market value;  
2.5. Prepare comparative analysis of Test Area and Control Area sales, adjusting for market 

conditions; 
2.6. Interpret calculations; and 

3. Conduct interviews with real estate professionals and local real estate assessors who have evaluated 
real property adjacent to existing solar farms. 

It should be noted that our impact report data and methodology have been previously reviewed by our peer in 
the field – Kirkland Appraisals, LLC – as well as by the Solar Energy Industries Association (SEIA).  

The following bullet points summarize important elements to consider in our scope of work: 

 Due to the limited number of community solar projects that qualified for study in the state of Illinois, we 
have incorporated some regional utility scale projects and community solar projects in other states.  
 

 Test Area Sales consists of sales that are adjacent to an existing solar facility. Ownership and sales 
history for each adjoining property to an existing solar farm through the effective date of this report is 
maintained within our workfile. Adjoining properties with no sales data or that sold prior to the 
announcement of the solar farm were excluded from further analysis.  
 

 Control Area Sales are generally located in the same market area, although varies based on the general 
location of the existing solar farm under analysis. In rural areas, sales are identified first within the 
township, and expands radially outward through the county until a reliable set of data points is obtained.  
 

 Control Area Sales are generally between 12 and 18 months before or after the date of the Test Area 
Sale(s), and are comparable in physical characteristics such as age, condition, style, and size. 
 

 Sales of properties that sold in a non-arm’s length transaction (such as a transaction between related 
parties, bank-owned transaction, or between adjacent owners) were excluded from analysis as these are 
not considered to be reflective of market value, as defined earlier in this report. The sales that remained 
after exclusions were considered for a paired sale analysis. 
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 The methodology employed in this report for paired sale analysis does not rely on multiple subjective 
adjustments that are typical in many appraisals and single-paired sales analyses. Rather, the 
methodology remains objective, and the only adjustment required is for market conditions ;12  the analysis 
relies upon market conditions trends tracked by credible agencies such as the Federal Housing Finance 
Agency (“FHFA”), who maintains a House Price Index (“HPI”)13 for macro and micro regions in the United 
States. A market conditions adjustment is a variable that affects all properties similarly and can be 
adjusted for in an objective manner.   
 

 To make direct comparisons, the sale price of the Control Area Sales was adjusted for market conditions 
to a common date. In this analysis, the common date is the date of the Test Area Sale(s). After 
adjustment, any measurable difference between the sale prices would be indicative of a possible price 
impact by the solar facility. 
 

 If there is more than one Test Area Sale to evaluate, the sales are grouped if they exhibit similar 
transactional and physical characteristics; otherwise, they are evaluated separately with their own 
respective Control Area Sale groups. 

 

 

 

 

 

  

 
12 Adjusting for market conditions is necessary as described in The Appraisal of Real Estate 14th Edition as follows: “Comparable sales 
that occurred under market conditions different from those applicable to the subject on the effective date of appraisal require adjustment 
for any differences that affect their values. An adjustment for market conditions is made if general property values have increased or 
decreased since the transaction dates.” 
13 The FHFA HPI is a weighted, repeat-sales index, meaning that it measures average price changes in repeat sales or refinancings on 
the same properties. This information is obtained by reviewing repeat mortgage transactions on single-family properties whose 
mortgages have been purchased or securitized by Fannie Mae or Freddie Mac since January 1975. The FHFA HPI serves as a timely, 
accurate indicator of house price trends at various geographic levels. Because of the breadth of the sample, it provides more 
information than is available in other house price indexes. 
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TECHNIQUE 1: REVIEW OF PUBLISHED STUDIES 

The following is a discussion of various studies that consider the impact of solar farms on surrounding property 
values. The studies range from quantitative analysis to survey-based formal research to less formal analyses.  

ACADEMIC REPORTS 

There have been three academic reports that attempt to quantify the effect on property values due to proximity 
to solar. 

i. The first report is a study completed by The University of Texas at Austin, published in May 2018.14  
The portion of the study focusing on property impact was an Opinion Survey of Assessors with no sales 
data or evidence included in the survey. The opinion survey was sent to 400 accessors nationwide and 
received only 37 responses. Of those 37 assessors, only 18 had assessed a home near a utility-scale 
solar installation, the remainder had not. Of the 18 assessors with experience in valuing homes near 
solar farms, 17 had not found any impact on home values near solar. Those are the actual facts in the 
study.  A small number of those assessor respondents hypothetically surmised an impact, but none had 
evidence to support such statements.  
 
The paper admits that there is no actual sales data analyzed, and further denotes its own areas of 
weakness, including “This study did not differentiate between ground-mounted and rooftop installations.” 
The author states on the last line of page 22: “Finally, to shift from perceived to actual property value 
impacts, future research can conduct analyses on home sales data to collect empirical evidence 
of actual property value impacts.” 

The paper concludes with a suggestion that a statistic hedonic regression model may better identify 
impacts. It should be noted that the type of statistical analysis that the author states is required to 
determine “actual property value impacts’ was completed two years later by the following Academic 
Studies. 

ii. The second report is a study prepared by a team at the University of Rhode Island, published in 
September 2020, “Property Value Impacts of Commercial-Scale Solar Energy in Massachusetts and 
Rhode Island.”15 The study utilized a hedonic pricing model, or multiple regression analysis, to quantify 
the effect of proximity on property values due to solar by studying existing solar installations in 
Massachusetts and Rhode Island. The study evaluated 208 solar facilities, 71,373 housing sales 
occurring within one-mile of the solar facilities (Test Group), and 343,921 sales between one-to-three 

 
14 Al-Hamoodah, Leila, et al. An Exploration of Property-Value Impacts Near Utility-Scale Solar Installations. Policy Research Project 
(PRP), LBJ School of Public Affairs, The University of Texas at Austin, May 2018, emp.lbl.gov/sites/default/files/property-
value_impacts_near_utility-scale_solar_installations.pdf. 
15 Gaur, V. and C. Lang. (2020). Property Value Impacts of Commercial-Scale Solar Energy in Massachusetts and Rhode Island. 
Submitted to University of Rhode Island Cooperative Extension on September 29, 2020. Accessed at 
https://web.uri.edu/coopext/valuing-sitingoptions-for-commercial-scale-solar-energy-in-rhode-island/. 
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miles (Control Group).  Because it is a hedonic regression model, it allowed them to isolate specific 
variables that could impact value, including isolating rural and non-rural locations. The study defines 
“Rural,” as an area having a “population density of 850 people per square mile or fewer.”   

The study provides data which found no negative impact to residential homes near solar arrays in rural 
areas: “these results suggest that [the Test Area] in rural areas is effectively zero (a statistically 
insignificant 0.1%), and that the negative externalities of solar arrays are only occurring in non-rural 
areas.“16  Further, the study tested to determine if the size of the installation impacted values, and found 
no evidence of differential property values impacts by the solar installation’s size.   

Thus, not only are there no impacts to homes in similar areas as the proposed Project, but any differences 
in the size of a solar farm are similarly not demonstrating an impact.  

iii. The third report is a published study prepared by Dr. Nino Abashidze, School of Economics, Georgia 
Institute of Technology, dated October 20, 2020, entitled “Utility Scale Solar Farms and Agricultural Land 
Values.” Abashidze examined 451 solar farms in North Carolina. “Across many samples and 
specifications, we find no direct negative or positive spillover effect of a solar farm construction on 
nearby agricultural land values.  Although there are no direct effects of solar farms on nearby 
agricultural land values, we do find evidence that suggests construction of a solar farm may create a 
small, positive, option-value for land owners that is capitalized into land prices.  Specifically, after 
construction of a nearby solar farm, we find that agricultural land that is also located near transmission 
infrastructure may increase modestly in value.” 

VALUATION EXPERT REPORTS 

We have similarly considered property value impact studies prepared by other experts, which have also noted 
that the installation of utility-scale solar on a property has no measurable or consistent impact on adjoining 
property value. According to a report titled “Mapleton Solar Impact Study” from Kirkland Appraisals, LLC, 
conducted in Murfreesboro, North Carolina in September 2017, which studied 13 existing solar farms in the state, 
found that the solar farms had no impact on adjacent vacant residential, agricultural land, or residential homes. 
The paired sales data analysis in the report primarily consisted of low density residential and agricultural land 
uses and included one case where the solar farm adjoined to two dense subdivisions of homes. 

Donald Fisher, ARA who has served six years as Chair of the American Society of Farm Managers and Rural 
Appraisers, and has prepared several market studies examining the impact of solar on residential values was 
quoted in a press release dated February 15, 2021 stating, “Most of the locations were in either suburban or 

 
16 The University of Rhode Island study’s conclusion that there may be an impact to non-rural communities is surmised is that “land is 
abundant in rural areas, so the development of some land into solar does little to impact scarcity, whereas in non-rural areas it makes a 
noticeable impact. 
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rural areas, and all of these studies found either a neutral impact or, ironically, a positive impact, where values 
on properties after the installation of solar farms went up higher than time trends.” 

REAL ESTATE ASSESSOR SOLAR IMPACT REPORTS 

The Chisago County (Minnesota) Assessor’s Office conducted their own study on property prices adjacent to 
and in the close vicinity of the North Star solar farm in Chisago County, Minnesota. At the November 2017 
Chisago County Board meeting, John Keefe, the Chisago County Assessor, presented data from his study. He 
concluded that the North Star solar farm had, “no adverse impact” on property values. His study encompassed 
15 parcels that sold and were adjacent or in the close vicinity to the solar farm between January 2016 and 
October 2017; the control group used for comparison comprised of over 700 sales within the county. Almost all 
of the [Test Area] properties sold were at a price above the assessed value. He further stated that, “It seems 
conclusive that valuation has not suffered.”17 

Furthermore, Grant County, Kentucky Property Value Administrator, Elliott Anderson, stated that Duke Energy 
built a solar farm near Crittenden, adjacent to existing homes on Claiborne Drive in December 2017. At the time 
of the interview, there have been nine arm’s length homes sales on that street since the solar farm commenced 
operations. Each of those nine homes sold higher than its assessed value, and one over 32 percent higher. At 
the time, Anderson noted that several more lots were for sale by the developer and four more homes were 
currently under construction. Anderson said that the solar farm had no impact either on adjoining home values 
or on marketability or desirability of those homes adjacent to the solar farm.  

CONCLUSION 

These published studies and other valuation expert opinions conclude that there is no impact to property adjacent 
to established solar farms. These conclusions have been confirmed by academic studies utilizing large sales 
databases and regression analysis investigating this uses’ potential impact on property values. Further, the 
conclusion has been confirmed by county assessors who have also investigated this adjacent land use’ potential 
impact on property values.   

 
17 Chisago County Press: County Board Real Estate Update Shows No “Solar Effects” (11/03/2017) 
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TECHNIQUE 2: PAIRED SALE ANALYSIS 

SOLAR FARM 1: PORTAGE SOLAR FARM, PORTAGE, PORTER COUNTY, INDIANA 

Coordinates: Latitude 41.333263, Longitude -87.093015 

PIN: 64-06-19-176-001.000-015 

Total Land Size: 56 AC 

Date Project Announced: February 2012 

Date Project Completed: September 2012 

Output: 1.96 MW AC (1.5 MW DC) 

The solar farm was developed by Ecos Energy, a subsidiary of Allco Renewable Energy Limited, and is currently 
owned by PLH, Inc. This solar panels are ground-mounted the facility has the capacity for 1.96 Megawatts (MW) 
AC of power, which is enough to power 300 homes. This solar farm consists of 7,128 solar modules which are 
of a fixed tilt installation and it contains three inverters.  

The Surrounding Area: The Portage Solar Farm is located outside the City of Portage, in Portage Township, 
approximately 2.5 miles to the southeast of the city center. The solar farm is also approximately two miles 
northwest of South Haven, a neighboring residential community. Portage Township is in the northern portion of 
Porter County, which is in the northwestern corner of the state of Indiana. The solar farm is approximately 45 
miles southeast of downtown Chicago. 

The Immediate Area: This solar farm is located on the south side of Robbins Road, and is surrounded to the 
west, south, and east by agricultural land. Just beyond the agricultural land buffer, uses to the west and east 
area single family homes, and to the south is an apartment complex and a commercial development with an 
IMAX movie theater and restaurants. To the north of the solar farm, across Robbins Road uses consist of a 
residential subdivision and vacant land. The solar farm and surrounding properties have a Valparaiso mailing 
address. 

The solar farm is fenced from adjacent properties by a fence that surrounds all of the solar panels. Natural 
vegetation borders the northern, and eastern sides of the larger agricultural parcel the solar farm is nestled 
within. 

Real Estate Tax Information: The taxes on the 56 acres of farmland were $1,400 per year prior to the solar 
farm development. After the solar farm was developed, only 13 acres (23 percent of the site) were re-assessed 
and the remaining 43 acres continued to be farmed. The total real estate tax bill increased to $16,350 after the 
solar farm was built, including both uses on the site. This indicates that the real estate taxes for the solar farm 
increased from $25 per acre to $1,175 per acre after the solar farm was developed.  
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The map below displays the solar farm parcel shaded in blue, and the adjoining properties (outlined in red). 
Adjoining Properties to the solar farm are numbered for subsequent analysis. 

 

Portage Solar Farm - Adjoining Properties 
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Portage Solar Farm - Adjoining Properties 
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PAIRED SALES ANALYSIS 

Adjoining Properties 1 and 7 (Test Area Sales) were each considered for a paired sales analysis. Adjoining 
Property 1 was analyzed as homestead-small farmland tract since at the time of purchase the site was used only 
as agricultural land. The buyer bought it as vacant land and subsequently built a home on the site. Adjoining 
Property 7 was analyzed as a single-family home use. 

GROUP 1 

For Adjoining Property 1 (Group 1), the property line is approximtately 836 feet from the closest solar panel and 
the residential home that was eventually built is approximately 1,228 feet from the closest solar panel. The 
following table outlines the other important characteristics of Adjoining Property 10. 

 

In Group 1, we analyzed nine Control Area Sales of homesteads-small farmland tracts that sold within a 
reasonable time frame from the sale date of Adjoining Property 1. All Control Area Sales were adjusted for 
market conditions using regression analysis to identify the appropriate monthly market conditions adjustment. 

The result of our analysis for Group 1 is presented below. 

 
  

Adj. 
Property # Address Sale 

Price

Site 
Size 
(AC)

PI Index
(Corn) Year Built

Vacant at 
the Time 
of Sale

Sale Price 
per Acre

 Sale 
Date

1 442 W 875 N,
Valparaiso $149,600 18.70 139.30 2017

(After Purchase) Yes $8,000 Feb-14

Portage Solar
Test Area Sale

Group 1

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted Median 
Price Per Acre

4.25%

CohnReznick Paired Sale Analysis
Portage Solar

Group 1

Adjoining solar farm $8,000

Control Area Sales (9) No: Not adjoining solar farm $7,674

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales

Test Area Sales (1)
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GROUP 2 

For Adjoining Property 7 (Group 2), the residential home is approximately 1,227 feet from the closest solar panel. 
The following table outlines the other important characteristics of Adjoining Property 7. 

 

For Adjoining Property 7, we analyzed seven Control Area Sales of similar single family homes that sold within 
a reasonable time frame from the sale date of Adjoining Property 7. All Control Area Sales were adjusted for 
market conditions using regression analysis to identify the appropriate monthly market conditions adjustment. 

 
 

Portage Solar - Group 2: Test Area Sale Map  

Adj. 
Property # Address Sale 

Price

Site 
Size 
(AC)

Beds Baths Year Built Square 
Feet

Sale Price 
per SF

 Sale 
Date

7 836 N 450 W
Valparaiso $149,800 1.00 3.0 1.5 1964 1,776 $84.35 Sep-13

Group 2

Portage Solar
Test Area Sale
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The result of our analysis for Group 2 is presented below. 

 

Noting the relatively small price differentials between Test Area Sales and Control Area Sales, with both Test 
Area Sales (Adjoining Property 1 and 7) having higher unit sale prices than the respective Control Area Sales, it 
does not appear that the Portage Solar Farm had any negative impact on adjacent property values. 

 

  

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted Median 
Price Per SF

0.10%

Control Area Sales (7) No: Not adjoining solar farm $84.27

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales

CohnReznick Paired Sale Analysis
Portage Solar

Group 2

Test Area Sales (1) Adjoining solar farm $84.35
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SOLAR FARM 2: DTE LAPEER SOLAR PROJECT, LAPEER, MICHIGAN 

Coordinates: Latitude 43.0368219316, Longitude -83.3369986251 

PINs: L20-95-705-050-00, L20-98-008-003-00 

Total Land Size: ±365 Acres 

Date Project Announced: 2016 

Date Project Completed: May 2017 

Output: 48.28 MW AC 
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The Surrounding Area: The DTE Lapeer solar farm is located just south of the City of Lapeer, in Lapeer County, 
Michigan and is a joint project between the City of Lapeer and DTE Electric Company. The solar farm was 
developed with Inovateus Solar MI, LLC to meet Michigan renewable energy standards. The solar farm features 
over 200,000 panels, a power output of 48.28 MW AC, and produces enough energy to power 14,000 homes. 
The Lapeer solar project was developed in two phases: the Demille Solar installation and the Turrill Solar 
installation. For purposes of our study, taken together, both installations are considered one solar farm. 

 
DTE’s Lapeer Solar Projects Demille and Turrill Solar installations 

Lapeer is considered to be in the Tri-Cities area of central Michigan and is approximately 21 miles east of the 
City of Flint. Interstate-69 serves Lapeer and runs east-west just south of the solar farm. The two phases of the 
solar installation are on the east and west sides of Michigan State Route 24 from each other. 
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The Immediate Area: Land uses surrounding the Demille installation include a correctional facility and industrial 
uses to the west, buffered by a mature stand of trees, a retail center to the northeast, other commercial uses to 
the east along MI-24/South Lapeer Road, and residential homes to the southeast. Interstate-69 runs south of 
the Demille solar installation. 

The Turrill installation is surrounded to the north by a residential subdivision, to the north and east by industrial 
uses, to the south by vacant land and residential homes, and to the west by light commercial and professional 
uses along MI-24/South Lapeer Road. Hunter’s Creek divides two sets of solar arrays in the Turrill installation. 

The Demille installation adjoins Interstate-69 to the South; while a residential subdivision adjoins the solar farm 
to the east. To the northeast corner of the solar panels is a senior living facility, Stonegate Health Campus, 
developed before the solar facility. 

Real Estate Tax Information:   

Prior to the development of the solar farm, the land under the Demille and Turrill solar installations were 
municipal-owned and were not subject to property tax. After development, in 2017, the land became taxable and 
taxes were $82,889 total, as shown below. 

 
  

PIN Acres 2016 Taxes 
Paid

2017 Taxes 
Paid

Tax 
Increase

2016 Assessed 
Value

2017 Assessed 
Value

Value 
Increase

Lapeer County, MI
L20-98-008-003-00* 110.84 -$                 34,294$           N/A  $                    -   726,700$           N/A
L20-95-705-050-00* 254.84 -$                 48,595$           N/A  $                    -   1,029,750$        N/A

TOTAL 365.68 -$                 82,889$           N/A -$                  1,756,450$        N/A
* Prior to development as a solar farm, the parcels were municpal property without a taxable value.
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PAIRED SALE ANALYSIS 

The maps, below, and on the following pages display properties adjoining the solar sites that are numbered in 
red for subsequent analysis. 

Demille Solar Farm 

.  
DTE Lapeer Solar Projects - Demille Adjoining Properties  



 

Prepared for TPE Development, LLC Page | 33 

 

Disclaimer: This report is limited to the intended use, intended users (TPE Development, LLC, and it's designated project 
companies and others stated in the report as it relates to the evaluation of a proposed solar energy generating facility in 
Illinois), and purpose stated within. No part of this report may otherwise be reproduced or modified in any form, or by any 
means, without the prior written permission of CohnReznick LLP.  
   

 
DTE Lapeer Solar Projects - Demille Adjoining Properties 
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Turrill Solar Farm 

 
DTE Lapeer Solar Projects - Turrill Adjoining Properties 



 

Prepared for TPE Development, LLC Page | 35 

 

Disclaimer: This report is limited to the intended use, intended users (TPE Development, LLC, and it's designated project 
companies and others stated in the report as it relates to the evaluation of a proposed solar energy generating facility in 
Illinois), and purpose stated within. No part of this report may otherwise be reproduced or modified in any form, or by any 
means, without the prior written permission of CohnReznick LLP.  
   

 
DTE Lapeer Solar Projects - Turrill Adjoining Properties 
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In reviewing Adjoining Properties to study in a Paired Sale Analysis, several properties and sales were 
considered but eliminated from further consideration as discussed below. 

We identified eight Adjoining Properties that sold since the solar farm started operations in May of 2017: 
Adjoining Properties 3, 4, 7, 9, 10, and 16 for the Demille Solar Farm, and Adjoining Properties 3 and 4 for the 
Turrill Solar Farm. Of these properties, three were considered atypical for the area. 

Adjoining Property 7 adjacent to the Demille Solar farm is a split-level home with a finished walk out basement 
with a pool. The typical home in the area has a traditional basement and pools are atypical. The unusual nature 
of this sale was confirmed with the selling broker, Renee Voss (see comments below). We note that this home 
sold twice after the construction of the solar farm, once in September 2018 and again in August 2019. The 
appreciate rate between the two sale dates are analyzed further later in this section. 

Adjoining Property 16 just south of the Demille Solar Farm is a 10.1-acre lot that is buffered by trees. The home 
is atypical for the area, as most homes are situated on lots between 1-acre and 1.5-acres in size and were built 
before 1980; this home was built in 2008. We interviewed the broker Josh Holbrook (see comments below) who 
confirmed the atypical nature of this property. 

Adjoining Property 3, just west of the Turrill Solar Farm, was a ranch home with 1,348 square feet on a lot that 
was just over one acre. Comparables for homes of this size, type, and lot size were not available in the immediate 
market area. It should be noted that the price per square foot for this home ($108.01) is significantly higher than 
median price per square foot of either data set we studied. 

As a part of our research, we interviewed three local real estate brokers that sold homes adjacent to the Lapeer 
Solar farm. According to the brokers, there was no impact on the home prices or marketability due to the homes’ 
proximity to the solar arrays. 

Renee Voss of Coldwell Banker, selling broker of the raised ranch at 1138 Don Wayne Drive (Adjoining Property 
7), which is adjacent to the Demille solar farm at the southeast corner, noted that there was no impact on this 
sale from the solar farm located to the rear. The home, which has a pool in the backyard, sold quickly with 
multiple offers, Voss stated. 

Josh Holbrook, the selling broker of 1408 Turrill Road (known as Adjoining Property 16), located just south of 
the Demille Solar Farm, said the solar farm had no impact on the sale and that the community takes pride in the 
solar farm. 

Anne Pence of National Realty Centers, the selling broker for 1126 Don Wayne Drive, a single-family home 
adjacent to the Demille solar farm (known as Test Area Sale 9), reported that "the solar farm did not have any 
effect on the sale of this home. The buyers did not care one bit about the solar field in the back yard. The fact is 
that you know no one is going to be behind you when they develop a solar farm in your back yard. And 
[sometimes the developer] put up trees to block the view. My in-laws also actually live at end of that street, even 
though they haven't sold or put their house on market, they don't mind the solar panels either. It's not an eyesore. 
And another house sold on that block, a raised ranch home, and it sold with no problems."  
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GROUP 1 – DEMILLE 

Adjoining Properties 3, 4, and 9 to the Demille Solar Farm were considered for a paired sales analysis, and we 
analyzed these properties as single-family home uses in Group 1. The improvements on these properties are 
located between 275 to 305 feet to the nearest solar panel.  

 

We analyzed six Control Area Sales of single-family homes with similar construction and use that were not 
located in close proximity to the solar farm, that sold within a reasonable time frame from the median sale date 
of the Test Area Sales in Group 1. The Control Area Sales for Group 1 are ranch homes with three bedrooms 
and one and a half to two bathrooms. We excluded sales that were bank-owned, and those between related 
parties. 

 

Adj. Property # Address
Median 

Sale 
Price

Median 
Site Size 

(AC)

Median 
Beds

Median 
Baths

Median 
Year 
Built

Median 
Square 

Feet

Median 
Sale 
Date

Median 
Price PSF

3,  4, 9 1174 Alice Dr, 1168 Alice Dr, 
1126 Don Wayne Drive $165,000 0.50 3 2.0 1973 1,672 Jan-19 $105.26

Group 1 - Demille Solar
Test Area Sales

Lapeer Solar-Demille - Group 1: Test Area Sales Map 
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Control Area Sales were adjusted for market conditions using the Federal Housing Finance Agency's House 
Price Index (HPI), a weighted, repeat-sales index measuring average price changes in repeat sales or 
refinancing of the same properties. The result of our analysis for DTE Lapeer Solar Project - Group 1-Demille is 
presented on the below. 

  

The days on market for the three Test Area Sales had a median of 29 days on market (ranging from 5 to 48 
days), while the median days on market for the Control Area Sales was 21 days (ranging from 5 to 224 days), 
and we note no significant marketing time differential.   

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted 
Median Price 

Per SF

5.65%

Test Area Sales (3)

CohnReznick Paired Sale Analysis
DTE Lapeer Solar

Group 1 - Demille Solar

Adjoining solar farm $105.26

Control Area Sales (6) No: Not adjoining solar farm $99.64

Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales
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GROUP 2 – DEMILLE 

Adjoining Property 10 to the Demille Solar Farm was considered for a paired sales analysis, and we analyzed 
this property as a single-family home use in Group 2. The improvements on this property are located 
approximately 315 to the nearest solar panel.  

 

We analyzed five Control Area Sales of single-family homes with similar construction and use that were not 
located in close proximity to the solar farm, that sold within a reasonable time frame from the sale date of the 
Test Area Sale in Group 2. The Control Area Sales for Group 2 are similarly sized homes in Lapeer County with 
three to four bedrooms and one and half to three bathrooms, with an above-ground pool, and an attached garage. 
We excluded sales that were bank-owned, and those between related parties. 

 

Adj. Property # Address Sale Price
Median 

Site Size 
(AC)

Bedrooms Bathrooms Year 
Built/Renovated

Square 
Feet Other Features Sale 

Date Price PSF

10 1120 Don Wayne Drive, 
Lapeer $194,000 0.47 3 2.5 1976/2006 1,700 Above Ground Pool, Two 

Car Garage Nov-19 $114.12

Test Area Sale
Group 2 - Demille Solar

DTE Lapeer Solar-Demille - Group 2: Test Area Sales Map 
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Control Area Sales were adjusted for market conditions using the Federal Housing Finance Agency's House 
Price Index (HPI), a weighted, repeat-sales index measuring average price changes in repeat sales or 
refinancing of the same properties. The result of our analysis for DTE Lapeer Solar Project - Group 2 is presented 
below. 

 

The marketing time for the Test Area Sales was 90 days on market, while the median marketing time for the 
Control Area Sales was 34 days (ranging from 3 to 73 days). We note the Test Area Sale was initially listed 
above its market value, as there was a listing price decline after a month on the market. We also note that after 
the final decrease of the list price, the Test Area Sale home was only on the market 51 more days, which is 
within the range exhibited by the Control Area Sales. 

GROUP 3 – TURRILL 

Adjoining Property 4 to the Turrill Solar Farm was analyzed separately since it is a two-story home on a larger 
lot than the Test Area Sale in Group 2. The home on Adjoining Property 4 is 290 feet from the property line to 
the nearest solar panel. 

 

We analyzed four single-family homes as Control Area Sales with similar construction that were not located in 
close proximity to the solar farm, that sold within a reasonable time frame from the sale date of Adjoining Property 
4.  

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted 
Median Price 

Per SF

0.98%

Group 2 - Demille Solar

CohnReznick Paired Sale Analysis
DTE Lapeer Solar

Test Area Sales (1) Adjoining solar farm $114.12

Control Area Sales (5) No: Not adjoining solar farm $113.01

Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales

Adj. Property 
# Address Median 

Sale Price

Median 
Site 
Size 
(AC)

Median 
Beds

Median 
Baths

Median 
Year 
Built

Median 
Square 

Feet

Median 
Sale Date

Median 
Price PSF

4 1060 Cliff Drive $200,500 1.30 4 2.5 1970 2,114 Sep-18 $94.84

Test Area Sale
Group 3 - Turrill Solar
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The Control Area Sales for Group 3 are two-story homes with two to four bedrooms and 2.5 to 3 bathrooms. We 
excluded sales that were bank-owned, and those between related parties. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Control Area Sales were adjusted for market conditions using the Federal Housing Finance Agency's House 
Price Index (HPI), a weighted, repeat-sales index measuring average price changes in repeat sales or 
refinancing of the same properties. The result of our analysis for DTE Lapeer Solar Project-Turrill – Group 3 is 
presented on the following page. 

DTE Lapeer Solar-Turrill - Group 3: Test Area Sales Map 
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The marketing time for the Test Area Sale was two days on market, while the median days on market for the 
Control Area Sales was 35 days (ranging from 11 to 177 days), and we note no negative marketing time 
differential. 

Noting no significant price differential in any of the three groups, it does not appear that the DTE Lapeer 
Solar Farm had any negative impact on adjacent property values.  

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted 
Median Price 

Per SF

-1.53%

$96.32

Group 3 - Turrill Solar

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales

Test Area Sale (1) Adjoining solar farm $94.84

Control Area Sales (4) No: Not adjoining solar farm

CohnReznick Paired Sale Analysis
DTE Lapeer Solar
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BEFORE & AFTER ANALYSIS – DEMILLE SOLAR PROJECT 

We note two of the Test Area Sales in Group 1 of the Demille Solar project (Adjoining Properties 4 and 9), one 
sale in Group 2 of the Demille Solar farm (Adjoining Property 10), as well as Adjoining Property 7 have sold at 
least twice over the past 15 years. To determine if any of the rates of appreciation for these identified home sales 
were affected by the proximity to the Demille Solar farm, we prepared a Repeat-Sales Analysis on each identified 
adjoining property. First, we calculated the total appreciation between each sale of the same property, the 
number of months that elapsed between each sale, and determined the monthly appreciation rate. Then, we 
compared extracted appreciation rates reflected in the Federal Housing Finance Agency (FHFA) Home Price 
Index for Michigan’s 48446 zip code (where the identified homes are located) over the same period. The index 
for zip codes is measured on a yearly basis and is presented below. 

 

We have presented the full repeat sales analysis on the following page.

Five-Digit ZIP Code Year Annual Change (%) HPI HPI with 1990 base HPI with 2000 base
48446 2004 2.02 438.38 206.29 111.35
48446 2005 3.68 454.53 213.89 115.45
48446 2006 -1.76 446.53 210.12 113.42
48446 2007 -6.35 418.17 196.78 106.22
48446 2008 -8.37 383.17 180.31 97.33
48446 2009 -10.62 342.49 161.16 86.99
48446 2010 -8.94 311.86 146.75 79.21
48446 2011 -6.89 290.37 136.64 73.75
48446 2012 0.29 291.22 137.04 73.97
48446 2013 7.27 312.39 147.00 79.35
48446 2014 7.10 334.56 157.43 84.98
48446 2015 5.10 351.63 165.47 89.32
48446 2016 6.10 373.08 175.56 94.76
48446 2017 6.74 398.23 187.39 101.15
48446 2018 5.96 421.96 198.56 107.18
48446 2019 5.74 446.17 209.95 113.33
48446 2020 4.99 468.43 220.43 118.98

48446 Zip Code - Housing Price Index Change (Year over Year) Not Seasonally Adjusted
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Conclusion 

When compared to the FHFA home price index for the local zip code, the median monthly appreciation rate of the sales of properties adjoining the 
Demille Solar Farm that sold before construction of the solar farm and again after construction of the solar farm outperformed the median for the zip 
code, as depicted in the far-right column in the table above (and highlighted in orange). Additionally, the extracted appreciation rate for the resales of 
Adjoining Properties 4 and 7, that sold twice after the solar farm was constructed, exhibited higher rates of appreciation than the Home Price Index 
for the zip code (highlighted in white). As such, we have concluded that there does not appear to be a consistent detrimental impact on the value of 
properties adjacent to the DTE Lapeer-Demille Solar Farm.

Property 
ID Address

Land 
Area 

(Acres)

Total 
Finished 

Living Area 
(SF)

Most 
Recent 

Sale Date

Most 
Recent Sale 

Price

Prior Sale 
Date

Prior Sale 
Price

Total 
Appreciation

Months 
Elapsed 
Between 

Sales

Monthly 
Appreciation 

Rate

Index Level 
During Year 

of Most 
Recent Sale

Prior Sale 
Year Index 

Level

Total 
Appreciation

Monthly 
Appreciation 

Rate

4 1168 Alice Drive 0.46 1,672 10/9/2019 $176,000 12/8/2017 $144,000 22.22% 22 0.92% 446.17 398.23 12.04% 0.52%
4 1168 Alice Drive 0.46 1,672 12/8/2017 $144,000 10/1/1993 $100,000 44.00% 290 0.13% 398.23 238.05 67.29% 0.18%
9 1126 Don Wayne Drive 0.50 1,900 5/21/2018 $160,000 12/21/2007 $119,000 34.45% 125 0.24% 446.17 418.17 6.70% 0.05%
10 1120 Don Wayne  Drive 0.47 1,700 11/8/2019 $194,000 10/15/2014 $173,200 12.01% 61 0.19% 446.17 334.56 33.36% 0.47%
7 1138 Don Wayne Drive 0.47 2,128 9/7/2018 $179,900 8/22/2014 $148,500 21.14% 49 0.40% 446.17 334.56 33.36% 0.60%
7 1138 Don Wayne Drive 0.47 2,128 8/28/2019 $191,000 9/7/2018 $179,900 6.17% 12 0.51% 446.17 446.17 0.00% 0.00%

Median - Test Area Sales 0.47 1,800 0.32% 0.33%
Median - Before/After 0.49 2,019 0.21% 0.11%

Repeat Sales Analysis 48446 Zip Code - FHFA House Price Index Change
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SOLAR FARM 3: GRAND RIDGE SOLAR FARM, LASALLE COUNTY, ILLINOIS 

Coordinates: Latitude 41.143421, Longitude -88.758340 

PINs: 34-22-100-000, 34-22-101-000 

Total Land Size: 158 acres 

Date Project Announced: December 31, 2010 

Date Project Completed: July 2012 

Output: 20 MW AC 

This solar farm is located in the southeast quadrant of the intersection of E. 21st and N. 15th Roads, near Streator, 
in LaSalle County, Illinois. The solar farm was developed by Invenergy and is part of a renewable energy center 
known as Grand Ridge. The Energy Center includes the 20 MW AC solar facility, a 210 MW wind farm, and a 
36 MW advanced-energy storage facility, all in one local vicinity. The solar site is located adjacent to the south 
and west of Invenergy's wind farm. 

The solar facility consists of 20 individual 1-MW solar inverters and over 155,000 photovoltaic solar panels 
manufactured by General Electric.  

The Surrounding Area: The Grand Ridge Solar Farm is situated just outside of the City of Streator, in Otter 
Creek Township, in LaSalle County, Illinois. The solar farm is located in a primarily rural part of Illinois, with the 
nearest interstate, Interstate-55, located approximately 14 miles southeast of the site. 

The Immediate Area: Within a one-mile radius of the solar farm, surrounding uses mainly consist of agricultural 
land, with some single-family homes to the west. All of the adjacent land parcels to the solar farm are used for 
agricultural and/or residential purposes. 

The solar site is surrounded by row crops to the north adjoining N. 15th Road. Row crops also adjoin the solar 
arrays to the east. Scrub shrubbery exists on the western border of the solar site, along E. 21st Road. On the 
west side of E. 21st Road is the 28-acre private Sandy Ford Sportsmans Club that includes a 12-acre fishing 
lake. The private Lazy Acres Fishing Club adjoins the solar site to the south and is surrounded by mature trees.  

Real Estate Tax Information: Prior to development of the solar farm, in 2011, the owner of this 158-acre site 
paid real estate taxes of $3,000 annually. In the year following the solar farm development, 2012, real estate 
taxes increased to approximately $240,000, a 7,791 percent increase in tax revenue for the site. 
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The map below displays the parcels in the solar farm site (outlined in red). Properties adjoining the solar parcels 
are numbered for subsequent analysis.  

 
Grand Ridge Solar - Adjoining Properties  

PIN Acres 2011 Taxes 
Paid

2012 Taxes 
Paid

Tax 
Increase

2011 Assessed 
Value

2012 Assessed 
Value

Value 
Increase

LaSalle County, IL
34-22-100-000 78.99 1,580$             120,064$         7501%  $            23,830  $       1,812,357 7505%
34-22-101-000 78.80 1,457$             119,539$         8106%  $            21,975  $       1,804,433 8111%

TOTAL 157.79 3,036$             239,602$         7791% 45,805$             3,616,790$        7796%
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The surrounding area is primarily populated with agricultural uses. Some of these agricultural parcels contain 
homesteads on the site and others are fully unimproved.  

Adjoining Properties 1, 3, 5, 6, 7, 13, and 14 have no sales data, therefore, those properties djoining Properties 
have been excluded from further analysis. 

Recall, the solar farm was announced on December 31, 2010 and began operations in July 2012. Adjoining 
Properties 8 and 9 were sold in 1997 and 1996, respectively. These sales did not occur within a reasonable time 
period prior to announcement/completion. Therefore, Adjoining Properties 8 and 9 were excluded from further 
analysis. 

Adjoining Property 4 sold in March 2011 while construction was ongoing. However, we have not considered this 
property for a paired sales analysis because the impact of being proximate to the solar farm could not be 
differentiated from the impact of the construction. Therefore, Adjoining Property 4 was excluded from further 
analysis. 

Adjoining Property 2 transferred in September of 2018 with no consideration amount on a Trustee’s deed from 
Gemini Farms LLC to the Bedeker Family Gift Trust. John and Susan Bedeker are owners of the Adjoining 
Property 1. This is not considered an arm’s length transaction, therefore, Adjoining Property 2 was excluded 
from further analysis. 

Adjoining Properties 11 and 12 were initially one parcel of 37.07 acres. Adjoining Property 12 sold in October 
2016, which is a reasonable time period after completion of the solar farm. When Adjoining Property 12 was 
sold, the parcel was split into the two-acre homesite now known as Adjoining Propeprty 12, and the 35.07 acre 
farm, that was retained by the seller. Therefore, we have excluded Adjoining Property 11 and only considered 
Adjoining Property 12 (Test Area Sale) for paired sales analysis. 

PAIRED SALES ANALYSIS 

We have considered only one type of paired sales analysis, we have compared sales of similar properties not 
proximate to the solar farm (Control Area Sales) to the sales of the adjoining property (Test Area Sale), after the 
completion of the solar farm project.  

Adjoining Property 12 (Test Area Sale) was considered for a paired sales analysis, and we analyzed this property 
as a single-family home use, a 2,328 square foot home located on a 2.0- acre parcel that sold in October 2016. 
This parcel is approximately 366 feet from the closest solar panel, and the improvements are approximately 479 
feet from the closest solar panel. The table on the following page outlines the other important characteristics of 
Adjoining Property 12. 
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We have found five Control Area Sales using data from the Northern Illinois Multiple Listing Service (MLS) and 
verified these sales through county records, conversations with brokers, and the County Assessor’s office. We 
excluded sales that were not arm’s length, such as REO sales or those between related parties. We have 
excluded any home sites under one acre and included only sales with a similar quantity of bedrooms, bathrooms, 
and living area. The Control Area Sales are comparable in most physical characteristics and bracket Adjoining 
Property 12 reasonably. 

 
Grand Ridge Solar: Test Area Sale Map 

Property # Address Sale Price Beds Baths Year 
Built

Home 
Size 
(SF)

Improvements
Site 
Size 
(AC)

 Sale 
Price/SF 

Sale 
Date

Adjoining 
Property 12

2098 N 15th Rd, 
Streator, IL $186,000 3 4.0 1997 2,328

Single Family Home 
and Garage and 
Farm Acreage

2.0 $79.90 Oct-16

Grand Ridge Solar Farm
Test Area Sale - Adjoining Property 12
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It is important to note that the Control Area Sales are not adjoining to any solar farm, nor do they have a view of 
one from the property. Therefore, neither the announcement nor the completion of the solar farm use could have 
impacted the sales price of these properties. It is informative to note that the average marketing time (from list 
date to closing date) for Control Area Sales of 171 days is consistent with the marketing time for the Test Area 
Sale which was on the market for 169 days. This is an indication that the marketability of the Test Area Sale was 
not negatively influenced by proximity to the solar farm.  

We analyzed the five Control Area Sales and adjusted for market conditions using a regression analysis to 
identity the appropriate monthly market conditions adjustment. The results of the paired sales analysis for the 
Grand Ridge Solar Farm are presented below. 

  
The unit sale price of the Test Area Sale was somewhat higher than the median adjusted unit sale price of the 
Control Area Sales.  
 
We contacted the selling broker of the Test Area Sale home, Tina Sergenti with Coldwell Banker, who said that 
the proximity of the solar farm had no impact on the marketing time or selling price of the home. The Test Area 
Sale sold with 169 days on market (5 – 6 months) compared to the Control Area Sales, which sold between 10 
471 days on market (0 and 16 months). 
 
Noting no negative price differential, it does not appear that the Grand Ridge Solar Farm impacted the sales 
price of the Test Area Sale, Adjoining Property 12. This was confirmed by the real estate agent who marketed 
and sold this home. 

 

 

 

  

No. of Sales

Difference between Unit Price of Test Area Sale and Adjusted 
Median Unit Price of Control Area Sales

$74.35

Adjoining Property 12

7.46%

Adjusted Median 
Price Per SF

Control Area Sales (5)

Potentially Impacted by 
Solar Farm

No: Not adjoining solar farm

Yes: Adjoining solar farm $79.90Test Area Sale (1)

Grand Ridge Solar Farm
CohnReznick Paired Sales Anaysis
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SOLAR FARM 4: WOODLAND SOLAR FARM, ISLE OF WIGHT COUNTY, VIRGINIA 

Coordinates: Latitude 36.890000, Longitude -76.611000 

PINs: 41-02-004, 41-02-001, 41-02-001A, 41-02-005 

Total Land Size: 211.12 acres  

Date Project Announced: August 4, 2015 

Date Project Completed: December 2016 

Output: 19.0 MW AC 

 
Aerial imagery retrieved from Google Earth 

The Woodland Solar Farm is located in unincorporated Isle of Wight County, Virginia, and was developed by 
Dominion Virginia Power in 2016. This solar farm has a capacity of 19.0 Megawatts (MW) AC of power, which is 
enough to power 4,700 homes. The solar farm sits on 204 acres, part of Oliver Farms, a 1,000-acre site that was 
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chosen for its flat land and proximity to power lines. The land under the solar arrays was previously farmed and 
used to grow broccoli, collards, peas, strawberries, and butter beans. The solar installation includes 79,648 solar 
panels and was one of the largest of its kind at the time of construction.  

The Surrounding Area: Isle of Wight County is in the southeast part of Virginia and has shoreline along the 
James River on its eastern border. The county is predominantly rural and has two incorporated towns, Smithfield 
and Windsor. The Woodland Solar facility is approximately 27 miles northwest of Norfolk, Virginia, across the 
Elizabeth River and the Nansemond River. The solar site is also approximately 21 miles southwest of Newport 
News, Virginia. The town of Smithfield is approximately nine miles northeast of the solar facility and the town of 
Windsor is approximately 12 miles southwest. The solar facility is near the intersection of State Route 600 (Oliver 
Drive) and State Route 602 (Longview Drive). 

The Immediate Area: Land uses surrounding the Woodland Solar facility include forests and agricultural land 
to the north, west, and south, and residential and farmland to the east.  

Landscaping around the solar site consists of the naturally occurring vegetation and forests. It should be noted 
that the landowner that leases the land to the solar owner has agricultural buildings and other structures along 
Longview Drive and the nearest solar panels are approximately 220 feet from the property line. 

Real Estate Tax Information: In 2015, prior to the property being assessed as a solar farm, the assessed value 
of the property was approximately $542,200 and ownership paid $4,609 in real estate taxes (see below).  In 
2016, the assessed value increased to $3,021,600 and the real estate tax increased to $27,844.   

 
  

PIN Acres 2015 Taxes 
Paid

2016 Taxes 
Paid

Tax 
Increase

2015 Assessed 
Value

2016 Assessed 
Value

Value 
Increase

Isle of Wight County, VA
41-02-004 107.32 2,250$             15,985$           610%  $          264,700  $       1,728,100 553%
41-02-001 62.66 1,369$             8,601$             529%  $          161,000  $          939,900 484%
41-02-001A 8.08 230$                1,193$             420%  $            27,000  $          110,700 310%
41-02-005 33.06 761$                2,065$             171% 89,500$             242,900$           171%

TOTAL 211.12 4,609$             27,844$           504% 542,200$           3,021,600$        457%
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PAIRED SALE ANALYSIS: 

The map below displays the Adjoining Properties to the solar farm (outlined in red). Properties adjoining the solar 
farm parcels are numbered for subsequent analysis. 

 
Woodland Solar - Adjoining Properties 

In reviewing Adjoining Properties to study in a Paired Sale Analysis, several properties and sales were 
considered but eliminated from further consideration as discussed below. 

We identified three Adjoining Properties that sold since the solar farm started operations in December 2016: 
Adjoining Property 3, and two parcels included in Adjoining Property 5. The two properties that were considered 
part of Adjoining Property 5, sold between related parties, and were sales between family members of the land 
lessor for the solar site. These two sales were excluded from further analysis as they were not arms’ length 
transactions. 
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Adjoining Property 3 was considered for a paired sales analysis and we analyzed this property as single-family 
home use. The improvements on this property are located approximately 600 feet from the nearest solar panel.  

 

We analyzed five Control Area Sales of single-family homes with similar construction and use that were not 
located in close proximity to the solar farm, that sold within a reasonable time frame from the sale date of the 
Test Area Sale. The Control Area Sales are one-story homes with three bedrooms and either one or two 
bathrooms. We excluded sales that were bank-owned, REO sales, and those between related parties.  

  
 

Woodland Solar – Test Area Sale Map 

The Control Area Sales were adjusted for market conditions using a regression analysis to identify the 
appropriate monthly market conditions adjustment. The result of our analysis for Woodland Solar Farm is 
presented on the following page. 

Adj. 
Property # Address Sale Price Site Size 

(AC) Beds Baths Year 
Built

Home Size 
GLA (SF)

Sale 
Date Price PSF

3 18146 Longview Drive $175,000 1.00 3 1 1978 1,210 Jun-16 $144.63

Woodland Solar Farm
Test Area Sale - Adjoining Property 3
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The difference between the unit price of the Test Area Sale and the Adjusted Median Unit Price of the Control 
Area Sales is considered within the range for a typical market area.   

Noting no negative marketing time differential, the Test Area Sale sold in 33 days (1-2 months), while the 
Control Area Sales sold between 17 and 37 days (0-2 months), with a median time on market of 28 days. 

Noting no negative price differential, with the Test Area Sale having a higher unit sale price than the Control 
Area Sales, it does not appear that the Woodland Solar Farm had any negative impact on adjacent property 
values.  

No. of Sales

Difference between Unit Price of Test Area Sale and Adjusted 
Median Unit Price of Control Area Sales

$137.76

Adjoining Property 3

4.99%

Adjusted Median 
Price Per SF

Control Area Sales (5)

Potentially Impacted by 
Solar Farm

No: Not adjoining solar farm

Yes: Adjoining solar farm $144.63Test Area Sale (1)

Woodland Solar Farm
CohnReznick Paired Sales Anaysis
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SOLAR FARM 5: DOMINION INDY SOLAR III, MARION COUNTY, INDIANA 

Coordinates: Latitude 39°39'14.16"N, Longitude 86°15'35.06"W 

PIN: 49-13-13-113-001.000-200 

Total Land Size: 129 acres 

Date Project Announced: August 2012 

Date Project Completed: December 2013 

Output: 8.6 MW AC (11.9 MW DC) 

The Dominion Indy III solar farm was developed by Dominion Renewable Energy and became operable in 
December 2013. This solar farm has ground-mounted solar panels and has the capacity for 8.6 Megawatts (MW) 
AC of power. The panels are mounted in a fixed tilt fashion with 12 inverters.  

The Surrounding Area: The Dominion Indy III solar farm is located in Decatur Township, in the southwest 
portion of Marion County, Indiana. The solar farm is approximately 10 miles southeast of the Indianapolis 
International Airport and approximately eight and a half miles from the center of Indianapolis. 

The Immediate Area: The solar installation is on the southern side of West Southport Road. Adjoining parcels 
to the west, south, and east are agricultural in nature, actively farmed primarily with row crops and large areas 
of mature trees. There is one single family home on 4.78 acres of land at the northwest corner of the solar site, 
with frontage on West Southport Road, identified in our analysis as Adjoining Property 9.  

To the north, across West Southport Road from the solar site, is the single-family residential subdivision known 
as Crossfield. Originally developed with over 81 acres of land by the Key Life Insurance Company, the one- and 
two-story homes in the subdivision were built between approximately 1998 and 2011. 

All of the adjacent land parcels to the solar farm are used for agricultural or residential purposes. 

The solar farm is surrounded by a chain link fence around all of the solar panels. Additionally, there are some 
natural shrubs and trees on all sides of the property; this vegetation was in place before the solar farm was 
developed. 
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Real Estate Tax Information: Prior to development of the solar farm, in 2013, the owner of this 129-acre site 
paid real estate taxes of $1,788 annually. After development of the solar farm development, in 2015, real estate 
taxes increased to approximately $16,405, an 818 percent increase in tax revenue for the site. 

 

The map below, and the maps on the following pages, display the parcels within the solar farm is located (outlined 
in blue). Properties adjoining this site are numbered for subsequent analysis. 

 
Dominion Indy III - Adjoining Properties 

  

PIN Acres 2013 Taxes 
Paid

2015 Taxes 
Paid

Tax 
Increase

2013 Assessed 
Value

2015 Assessed 
Value

Value 
Increase

Marion County, IN
49-13-13-113-001.000-200 129.04 1,788$             16,405$           818%  $            89,400  $          109,900 23%

TOTAL 129.04 1,788$             16,405$           818% 89,400$             109,900$           23%
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PAIRED SALES ANALYSIS 

We have considered two types of paired sales analysis with regards to the Dominion Indy III solar farm. The first 
compares sales of Adjoining Properties (Test Area Sales) to the solar farm after the completion of the solar farm 
site to similar properties not proximate to the solar farm (Control Area Sales). We utilized this type of paired sale 
analysis for all three groups of Adjoining Properties under study.  

The second type of paired sale analysis is known as a Before and After analysis which compares sales of 
Adjoining Properties that occurred prior to the announcement of the solar farm with the sales of the same 
Adjoining Properties after the completion of the solar farm development. We were able to use home sale data 
from the Crossfield subdivision that is located to the north of the solar site, across West Southport Road, for this 
analysis. 

GROUP 1 

Adjoining Property 2 is a vacant 86.96-acre agricultural parcel located to the east of the solar site. Adjoining 
Property 2 sold in October 2017 and was considered for a paired sale analysis, known as a Test Area Sale, in 
Group 1.  

The property line of this unimproved parcel is approximately 166 feet from the closest solar panel. The following 
table outlines the other important characteristics of Adjoining Property 12. 

 

 

Soil Productivity and Land Value Trends and the NCCPI Productivity Index 

Crop yields have been the basis for establishing a soil productivity index, and are used by county assessors, 
farmers, and market participants in assessing agricultural land. While crop yields are an integral part in assessing 
soil qualities, it is not an appropriate metric to rely on because “yields fluctuate from year to year, and absolute 
yields mean little when comparing different crops. Productivity indices provide a single scale on which soils may 
be rated according to their suitability for several major crops under specified levels of management such as an 
average level.”1 The productivity index, therefore, not crop yields, is best suited for applications in land appraisal 
and land-use planning.  

Adjoining Property 
# Address Sale Price Site Size 

(AC)
NCCPI 
Index Wetlands Floodplain Sale 

Price/AC
Sale 
Date

Adjoining Property 2 5755 W Southport Rd,
Indianapolis, IN $738,584 89.96 63.4 1% Zone X $8,210 Oct-17

Group 1 - Agricultural Land
Test Area Sale
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The United States Department of Agriculture’s (USDA) National Resources Conservation Services (NRCS) 
developed and utilizes the National Commodity Crop Productivity Index (NCCPI) as a national soil interpreter 
and is used in the National Soil Information System (NASIS), but it is not intended to replace other crop 
production models developed by individual states.18 The focus of the model is on identifying the best soils for the 
growth of commodity crops, as the best soils for the growth of these crops are generally the best soils for the 
growth of other crops.19 The NCCPI model describes relative productivity ranking over a period of years and not 
for a single year where external influences such as extreme weather or change in management practices may 
have affected production. At the moment, the index only describes non-irrigated crops, and will later be expanded 
to include irrigated crops, rangeland, and forestland productivity.20 

Yields are influenced by a variety of different factors including environmental traits and management inputs. 
Tracked climate and soil qualities have been proven by researchers to directly explain fluctuations in crop yields, 
especially those qualities that relate to moisture-holding capacity. Some states such as Illinois have developed 
a soil productivity model that considers these factors to describe “optimal” productivity of farmed land. Except for 
these factors, “inherent soil quality or inherent soil productivity varies little over time or from place to place for a 
specific soil (map unit component) identified by the National Cooperative Soil Survey (NCSS).”21 The NRCS Web 
Soil Survey website has additional information on how the ratings are determined. The State of Indiana does 
not have its own crop production model and utilizes the NCCPI. 

In analyzing agricultural land sales for Control Area Sales with similar characteristics to Adjoining Property 2, we 
have excluded any parcels with NCCPI soil indices less than 50.0 and greater than 85.0. 

We identified and analyzed four Control Area Sales that were comparable in location, size, and use that were 
not located in close proximity to the solar farm. The Control Area Sales for Adjoining Property 2 are land tracts 
that were larger than 20 acres and utilized specifically as farmland. We excluded sales that were bank-owned, 
those between related parties, split transactions, and land with significant improvements.  

The Control Area Sales that are included in this analysis sold within a reasonable time frame from the sale date 
of the Test Area Sale and are similar to the Test Area Sale in physical characteristics. 

 

 
18 Agricultural land rental payments are typically tied to crop production of the leased agricultural land and is one of the 
primary reasons the NCCPI was developed, especially since the model needed to be consistent across political 
boundaries. 
19 Per the User Guide for the National Commodity Crop Productivity Index, the NCCPI uses natural relationships of soil, 
landscape and climate factors to model the response of commodity crops in soil map units. The present use of the land is 
not considered in the ratings. 
20 AgriData Inc. Docs: http://support.agridatainc.com/NationalCommodityCropProductivityIndex(NCCPI).ashx 
21 USDA NRCS’s User Guide National Commodity Crop Productivity Index (NCCPI) 
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Dominion Indy III - Group 1: Test Area Sale Map 

The Control Area Sales were adjusted for market conditions using a regression and trend analysis to identify the 
appropriate monthly market condition adjustment. Using the agricultural land sale data published in the Land 
Sales Bulletin,22 from January 2016 through December 2017, which includes reliable and credible data for 
analysis, we extracted a monthly rate of change of 0.50 percent.  

The results of our analysis for Adjoining Property 2, in Group 1 are presented on the following page. 

 
22 https://www.landsalesbulletin.com/ 

Test 1 
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Noting the relatively low price differential, in which the Test Area Sale was higher than the median for the 
Control Areas Sales, it does not appear that the Dominion Indy III solar farm had any negative impact on the 
adjoining agricultural property value.  

 
Dominion Indy III Solar - Adjoining Properties 

 

We idenitified a total of nine Adjoining Properties that sold after the develoment of the solar farm as single-family 
home uses. Adjoining Properties 11, 13, 14, 15, 18, 20, 22, 24 and 26 were analyzed in two paired sales analyses 
(Group 2 and Group 3). These nine properties were analyzed as single-family homes and they are located in the 
Crossfield subdivision, across West Southport Road from the solar site, as seen in the map above. 

No. of Sales Potentially Impacted by Solar Farm
Adjusted 

Median Price 
Per Acre

1.47%Difference between Unit Price of Test Area Sale and Adjusted Median Unit 
Price of Control Area Sales

CohnReznick Paired Sale Analysis
Dominion Indy III Solar

Group 1 - Agricultural Land

$8,091

$8,210

Control Area Sales (4) No: Not adjoining solar farm

Test Area Sale
(Adjoining Property 2)

Yes: Solar Farm was completed by the 
sale date

Indy III Solar 



 

Prepared for TPE Development, LLC Page | 61 

 

Disclaimer: This report is limited to the intended use, intended users (TPE Development, LLC and others stated in the report 
as it relates to the evaluation of a proposed solar energy generating facility in Illinois), and purpose stated within. No part of 
this report may otherwise be reproduced or modified in any form, or by any means, without the prior written permission of 
CohnReznick LLP.  
   

It should be noted that Adjoining Properties 11 and 24 have sold more than once since the solar farm was 
constructed, and each sale is included in the analysis. Adjoining Property 11 sold first in December 2015 and 
later in July 2018, approximately two and a half years later. Adjoining Property 24 sold first in February 2014 and 
later in April 2019, approximately five years later. Our research indicated that these were arm’s-length sales. 

The nine Adjoining Properties that were included in our paired sales analysis were divided into two groups, based 
on the sale dates of the Test Area Sales. 

  



 

Prepared for TPE Development, LLC Page | 62 

 

Disclaimer: This report is limited to the intended use, intended users (TPE Development, LLC and others stated in the report 
as it relates to the evaluation of a proposed solar energy generating facility in Illinois), and purpose stated within. No part of 
this report may otherwise be reproduced or modified in any form, or by any means, without the prior written permission of 
CohnReznick LLP.  
   

GROUP 2 

For Group 2 (sales in 2014 – 2016), we analyzed four Control Area Sales with similar location, square footages, 
lot sizes, and ages that sold within a reasonable time frame from the median sale date of the Group 2 Test Area 
Sales.  

 

The Test Area Sales in Group 2 are located between 230 feet and 404 feet from the house to the solar panels. 
The Control Area Sales for Group 2 are located beyond this area in other areas of the Crossfield Division and in 
other nearby subdivisions. 

 
Dominion Indy III – Group 2: Test Area Sales  

Adj. Property # Address Median 
Sale Price

Median Site 
Size (AC)

Median 
Beds

Median 
Baths

Median 
Year 
Built

Median 
Square 

Feet

Median 
Sale Date

Median 
Price PSF

11, 20, 22, 24 5933 Sable Dr, 5829 Sable Dr,
5813 Sable Dr, 5737 Sable Dr $129,375 0.23 4 2.0 2008 2,163 Jul-15 $60.61

Test Area Sales
Group 2
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GROUP 3 

For Group 3 (sales occurring in 2017 - 2019), we analyzed a set of seven Control Area Sales with similar 
locations, square footages, lot sizes, and ages that sold within a reasonable time frame from the median sale 
date of the Group 3 Test Area Sales.  

 

The Test Area Sales in Group 3 are located between 227 feet and 419 feet from the house to the solar panels. 
The Control Area Sales are located beyond this area, in other areas of the Crossfield Division, and in other 
nearby subdivisions. 

 
Dominion Indy III – Group 3: Test Area Sales  

Adj. Property 
# Address Median Sale 

Price

Median 
Site Size 

(AC)

Median 
Beds

Median 
Baths

Median 
Year 
Built

Median 
Square 

Feet

Median 
Sale Date

Median 
Price PSF

11, 13, 14, 15, 
18, 24, 26

5933 Sable Dr, 5921 Sable Dr, 
5915 Sable Dr, 5909 Sable Dr, 
5841 Sable Dr, 5737 Sable Dr, 
5731 Sable Dr

$169,900 0.23 3 2.5 2006 2,412 Jul-18 $72.15

Dominion Indy III Solar
Test Area Sales

Group 3
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Control Area Sales in Groups 2 and 3 were adjusted for market conditions using a regression analysis to identify 
the appropriate monthly market condition adjustment. The results of our study are presented below. 

 

 

 

The Test Area Sales in Group 2 sold between 18 and 75 days on market (0-3 months), while the Control Area 
Sales in Group 2 sold between 2 and 649 days on market (0-23 months). The Test Area Sales in Group 3 sold 
between 3 and 75 days on market (0-3 months), while the Control Area Sales in Group 3 sold between 2 and 89 
days on market (0-3 months). 

Noting the relatively low price differentials, it does not appear that the Dominion Indy III solar farm had any 
negative impact on adjoining residential property values.  

  

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted 
Median Price 

Per SF

4.78%

Test Area Sales (4)

CohnReznick Paired Sale Analysis
Dominion Indy III Solar

Group 2

Adjoining solar farm $60.61

Control Area Sales (8) No: Not adjoining solar farm $57.84

Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted 
Median Price 

Per SF

0.65%

Group 3

CohnReznick Paired Sale Analysis
Dominion Indy III Solar

Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales

Test Area Sales (7) Adjoining solar farm $72.15

Control Area Sales (11) No: Not adjoining solar farm $71.69
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BEFORE ANNOUNCEMENT AND AFTER CONSTRUCTION OF THE SOLAR FARM ANALYSIS 
 
Due to the number of sales over time in the Crossfield subdivision, we were able to conduct an analysis on the 
prices of single-family homes before the solar farm announcement date in comparison to the prices of single-
family homes after the construction of the Dominion Indy III solar farm. This analysis shows the appreciation 
rates of homes in the subdivision over the period before the solar farm was announced to after construction was 
complete. If there were a difference in the appreciation rates of homes within the Test Area (homes adjoining 
the solar farm) from the homes within the Control Areas (homes not adjoining the solar farm), we would expect 
to see it in the results of this analysis. We have provided our conclusions from the analysis below, and the 
following page displays an explanatory chart.  
 The Before the Announcement of the solar farm period is from 2006 to July 2012. The After Construction of 

the solar farm period is from December 2013 to 2019. 
 25 Test Area Sales were sold from 2006 to 2019 and 46 Control Area Sales sold from 2008 to 2019. 

 
 The Test Area Sales are homes located adjoining the Dominion Indy III Solar Farm in the Crossfield 

subdivision. 
 The Control Area Sales are homes located in the remainder of the Crossfield subdivision, not 

adjoining the solar farm. 
 In both the Test Area Sales (ORANGE) and Control Area Sales (BLUE) plotted on the chart on the following 

page, new construction homes sold through 2011, prior to announcement of the solar farm. 
 The dotted lines are polynomial trend lines plotted by Microsoft Excel in order to illustrate and approximate 

the “average” trend of each set of data.  
 After construction of the solar farm, in parallel with the improving economic climate (as depicted by the Red 

lines representing the Federal Housing Finance Agency’s House Price Index for the East North Central region 
that includes Indiana), it appears that unit prices for both the Test Area Sales and the Control Area Sales 
appreciated at a similar rate over the period from 2013 to 2019.  

 The economic climate improved in the period from 2013 to 2019, as shown by the Red line representing the 
Federal Housing Finance Agency’s House Price Index for the East North Central region that includes Indiana. 
After construction of the solar farm, in parallel with the improving economic climate, it appears that unit prices 
for both the Test Area Sales and the Control Area Sales appreciated at a similar rate over the period from 
2013 to 2019.  
 

A difference in appreciation rates does not appear to exist between Test Area Sale homes versus the Control 
Area Sale homes. 

Sale prices of single-family homes after the construction of the solar farm exhibit a similar appreciation trend as 
sales prior to the solar farm announcement. Overall, our findings indicate that there is not a consistent and 
measurable difference in prices that exists in association with homes proximate to the Dominion Indy III solar 
farm
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ANALYSIS OF BEFORE ANNOUNCEMENT AND AFTER CONSTRUCTION OF THE DOMINION INDY III SOLAR FAR
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SOLAR FARM 6: SUNFISH FARM SOLAR, WAKE COUNTY, NORTH CAROLINA 

Coordinates: Latitude 35 33.457, Longitude 78 44.190 

PIN: 675874971 

Total Land Size: Approximately 49.6 acres 

Date Project Completed: December 2015 

Output: 5 MW AC 

 

This Sunfish Farm solar facility is located in the southern portion of Wake County, North Carolina, approximately 
16 miles south of Raleigh. The solar facility was placed into service in December 2015 and has a power 
generating capacity of 5 MW AC. The solar facility was developed by Cypress Creek Renewables, which has 
built several community-scale solar farms in North Carolina.  
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The Surrounding Area: The Sunfish Farm solar facility is surrounding by single family homes, some of which 
are in subdivisions, as well as agricultural and forest land. The local area is accessible from Raleigh via 
Fayetteville Road (US Hwy 401) and Interstate 40. The Sunfish Farm solar farm is located southwest of the town 
of Fuquay-Varina, which has experienced considerable population growth over the past 10 years due to the 
area’s proximity to Research Triangle Park (Raleigh, Durham, Chapel Hill). 

The Immediate Area: The solar farm is buffered from residences and road frontages by trees and is surrounded 
by fencing. The solar farm is clearly visible from the roadways. Immediate land uses surrounding the solar farm 
include residential homes to the north, some residential homes (some that also contain commercial uses) to the 
west, agricultural land to the south, and agricultural land and residential homes to the east. 

There is an 11.25-acre carve-out of land in the original, larger farmland parcel that was split from the parent 
parcel in 2014, as pictured below. Both the carved out parcel and the solar farm parcel are owned by an individual 
who leases the land for the solar farm use.  

 

Real Estate Tax Information: Solar farms in North Carolina are assessed as personal property, separate from 
the land assessment. After the solar farm was placed into service, there was an increase of 180 percent in total 
assessed value, and 203 percent increase in total taxes paid. 

 
  

PIN Acres
2013 Taxes 
Paid (Per 

Acre)

2016 Taxes 
Paid (Per 

Acre)

Tax 
Increase

2013 Assessed 
Value (Per 

Acre)

2016 Assessed 
Value (Per 

Acre)

Value 
Increase

Wake County, NC
675874971 (Post 2015 Split) 49.60 119.52$         105.33$          $           18,589  $           15,123 
Personal Property Tax -$               256.81$          $                  -    $           36,871 

TOTAL 49.60 119.52$         362.14$         203% 18,588.83$      51,994.82$      180%
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The map below displays the properties adjoining the solar arrays and are numbered for subsequent analysis 
(outlined in yellow).  

 
Sunfish Farm Solar - Adjoining Properties 

PAIRED SALES ANALYSIS 

We have considered only one type of paired sales analysis, comparing sales of properties not proximate to the 
solar farm (Control Area Sales) to the sales of adjoining properties (Test Area Sales) after the completion of the 
solar farm project. We were able to identify two Adjoining Properties to the Sunfish Farm solar facility that sold 
after the solar installation was placed into service (Adjoining Properties 10 and 15). These sales were analyzed 
in separate Test Area Sale groups based on home type (conventional single-family home and manufactured 
single-family home) and sale dates. 

We collected Control Area Sale data from the Wake County Real Estate database which summarizes data 
directly from the Real Estate Assessor website for the county. We have also reviewed other public records and 
verified marketing information through online sources such as Zillow.com, Redfin.com, Realtor.com and 
Estately.com. We have verified these sales through county records, conversations with brokers, and the County 
Assessor’s Office. We excluded sales that were not arm’s length, such as REO sales or bank-owned properties, 
or those between related parties.  
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GROUP 1 

Adjoining Property 10 (Test Area Sale 1) was considered for a paired sales analysis, and we analyzed this 
property as a single-family home use. The property is a single-story 1,470 square foot home located on a 0.79-
acre lot that sold in September 2017. This property line is approximately 50 feet from the closest solar panel, 
and the improvements are approximately 200 feet from the closest solar panel. The following table outlines the 
other important characteristics of Adjoining Property 10. 

 

We have identified 14 single-family home sales in the Control Area Sale group that are located within Wake 
County, either in Middle Creek Township or Panther Branch Township. They were built generally from 1989 to 
1999 and are each similar in square footage and layout, as well as quality of construction, to the Test Area Sale 
and they sold within a reasonable time frame from the sale date of the Test Area Sale. 

 
Sunfish Farm Solar - Group 1: Test Area Sale Map 

Property # Address Sale 
Price

Site 
Size 
(AC)

Beds Baths Year Built
Home 
Size 
(SF)

Improvements  Sale 
Price/SF 

Sale 
Date

Test Sale 1
Adjoining 

Property 10
7513 Glen Willow Court $188,000 0.79 3 2 1989 1,470 One-Story, No Basement $127.89 Sep-17

GROUP 1
TEST AREA SALE

SUNFISH FARM SOLAR
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It is informative to note that the marketing time (from list date to closing date) for Control Area Sales ranged from 
30 to 127 days on market, and the marketing time for Adjoining Property 10 was 98 days, which is within the 
range of the Control Area Sales. This is an indication that the marketability of the Test Area Sale was not 
negatively influenced by proximity to the solar farm.  

We adjusted the Control Area Sales for market conditions using the compounded monthly growth rate exhibited 
in the FHFA House Price Index, for the period from December 2015 to the end of December 2018 (36 months). 

When adjusting sales prices for market conditions (time between date of Test Area Sale and Control Area Sales 
date) throughout this analysis we have used regression analysis to identify the appropriate monthly market 
conditions adjustment. We utilized the Federal Housing Finance Agency House Price Index (FHFA HPI) for the 
27592 zip code to determine the average monthly rate of appreciation. The FHFA HPI is a broad measure of the 
movement of single-family house prices. The FHFA HPI is a weighted, repeat-sales index, meaning that it 
measures average price changes in repeat sales or re-financings on the same properties. The FHFA HPI serves 
as a timely, accurate indicator of house price trends at various geographic levels.23 

The results of the paired sales analysis for Adjoining Property 10 are presented below. 

 
The difference between the unit price of the Test Area Sale and the Adjusted Median Unit Price of the Control 
Area Sales is considered within the range for a typical market area. 
 
Noting no negative price differential, it does not appear that the Sunfish Farm solar installation impacted the 
sale price of the Test Area Sale, Adjoining Property 10. 
  

 
23 https://www.fhfa.gov/DataTools/Downloads/Pages/House-Price-Index.aspx 

No. of Sales

Sunfish Farm Solar
CohnReznick Paired Sales Analysis

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales

$124.86

GROUP 1 - Adjoining Property 10

2.43%

Adjusted Median 
Price Per SF

Control Area Sales (14)

Potentially Impacted by 
Solar Farm

No: Not adjoining solar farm

Yes: Adjoining solar farm $127.89Test Area Sale (1)
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GROUP 2 

Adjoining Property 15 (Test Area Sale) was considered for a paired sales analysis, and we analyzed this property 
as a manufactuerd single-family home use, with 1,860 square feet of improvements, on a parcel of 1.24-acres, 
that sold in October 2019. The property line for this property is approximately 665 feet from the closest solar 
panel, and the improvements are approximately 760 feet from the closest solar panel. The following table outlines 
the other important characteristics of Adjoining Property 15. 

 

In Group 2, we have studied only homes on lots between 0.50 and 1.60 acres and homes that are greater than 
1,750 square feet, built between 1990 and 2003, so as to be comparable to the Test Area Sale home. The 
Control Area Sales sold within a reasonable time frame from the sale date of the Test Area Sale and are similar 
to the Test Area Sale in physical characteristics, that is they are one-story manufactured homes with no 
basements, that are located in Wake County, either in Middle Creek Township or Panther Branch Township.  

 
Sunfish Farm Solar - Group 2: Test Area Sale Map  

Property # Address Sale 
Price

Site 
Size 
(AC)

Beds Baths Year Built
Home 
Size 
(SF)

Improvements  Sale 
Price/SF 

Sale 
Date

Test Sale 1
Adjoining 

Property 15

7608 Maude Stewart 
Road $125,000 1.24 2 2 1990 1,860 One-Story, Manufactured, 

No Basement $67.20 Oct-19

TEST AREA SALE
GROUP 2

SUNFISH FARM SOLAR
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We analyzed the eight Control Area Sales and adjusted the Control Area Sales for market conditions using the 
compounded monthly growth rate exhibited in the FHFA House Price Index, for the period from December 
2018 to December 2020 (24 months). 

The results of the paired sales analysis for Adjoining Property 15 are presented below. 

 
The unit sale price of the Test Area Sale was slightly higher than the median adjusted unit sale price of the 
Control Area Sales and is considered within the range for a typical market area. 
 
Noting no negative price differential, it does not appear that the Sunfish Farm solar installation impacted the 
sale price of the Test Area Sale, Adjoining Property 15.  
 

  

No. of Sales

Control Area Sales (8) No: Not adjoining solar farm $66.23

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales 1.47%

GROUP 2 - Adjoining Property 15

Potentially Impacted by 
Solar Farm

Adjusted Median 
Price Per SF

Test Area Sale (1) Yes: Adjoining solar farm $67.20

Sunfish Farm Solar
CohnReznick Paired Sales Analysis
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SOLAR FARM 7: CALL FARMS 3 SOLAR, BATAVIA, GENESSEE COUNTY, NEW YORK 

Coordinates: Latitude 43.02305, Longitude -78.1812 

PIN: 1824004-1-26.111/A  

Total Land Size: ± 81.6 Acres 

Date Project Announced: May 2017 

Date Project Completed: July 2018 

Output: 2 MW AC 

 

This solar facility was put into operation in July 2018 and has a power output capacity of 2 MW AC, enough to 
power 300 homes. The solar fam is currently owned by AES Distributed Energy. The project was initially being 
developed by Forefront, and was known as Spring Sun South, until AES acquired it in August 2017 just prior to 
construction. The facility was built by Expy Energy and features two inverters, fixed tilt ground racking and over 
8,700 solar panels. 

The Surrounding Area: The Call Farms 3 solar farm is located in the town of Batavia, that surrounds the 
outskirts of the City of Batavia, in Genesee County, New York. Roughly equidistant from Buffalo to the west and 
Rochester to the east, the solar farm is centrally located in the county, and the county is in the northwestern tip 
of the state of New York.   



 

Prepared for TPE Development, LLC  Page | 75 

 

Disclaimer: This report is limited to the intended use, intended users (TPE Development, LLC and others stated in the report 
as it relates to the evaluation of a proposed solar energy generating facility in Illinois), and purpose stated within. No part of 
this report may otherwise be reproduced or modified in any form, or by any means, without the prior written permission of 
CohnReznick LLP.  
   

The Immediate Area: The solar farm is located along State Street Road, near the interchange of the New York 
State Thruway (I-90) and Oak Orchard Road. The solar farm is immediately surrounded by agricultural land to 
the north, west, and south. To the northeast of the solar farm are two commercial properties, Battery Systems of 
Batavia and an Ashley Home Furniture distribution center. To the south there is a landscape company with a 
parcel that houses equipment storage and parking. To the east there a few residential properties on the east 
side of State Street Road, across the road from the solar parcel. 

Real Estate Tax Information: After development of the solar farm, a sub-parcel number was created for the 
solar farm and a parent parcel number retained that was taxable at the agricultural land rate. By 2019 the solar 
parcel started being assessed and taxed separately in addition to the parent land parcel. The addition of the 
solar farm increased the taxes collected on the land by 18 percent.   

 

The map below displays the parcels containing the solar farm and adjoining properties (outlined in yellow). 
Properties adjoining this parcel are numbered for subsequent analysis (boxed in red). 

PIN Acres 2017 Taxes 
Paid

2019 Taxes 
Paid

Tax 
Increase

2017 
Assessed 

Value

2019 
Assessed 

Value

Value 
Increase

Genesee, NY
1824004-1-26.111 (Parent) 11,646$     11,540$      $       327,900  $      327,300 
1824004-1-26.111/A (Solar Parcel) 81.60 2,106$       900,000$      
TOTAL 81.60 11,540$     13,647$     18% 327,300$       1,227,300$   275%

Call Farms 3 Solar Farm - Adjoining Properties 



 

Prepared for TPE Development, LLC  Page | 76 

 

Disclaimer: This report is limited to the intended use, intended users (TPE Development, LLC and others stated in the report 
as it relates to the evaluation of a proposed solar energy generating facility in Illinois), and purpose stated within. No part of 
this report may otherwise be reproduced or modified in any form, or by any means, without the prior written permission of 
CohnReznick LLP.  
   

One adjoining residential property, Adjoining Property 4, (300 feet from the house to the nearest solar panel) 
was sold on April 5, 2018, which was after the solar farm was built and just before the solar farm became 
operational. We spoke to the selling broker, John Gerace of Gerace Realty, who was under the impression that 
the solar farm was operational prior to closing because the construction appeared complete prior to the closing 
date. We note this to illustrate that the market reacted as if the solar farm were operational at the time of sale. 
Gerace said that interested buyers, including the eventual buyer, expressed relief that the home would no longer 
face agricultural land with unknown development potential, and that there was no glare from the panels. 

In addition to being an active broker in the community, Mr. Gerace previously sat on the zoning board, and he 
frequently attends town hall meetings. He said that typically a portion of the community expresses concerns 
about potential solar farms, but he never noticed a decrease in value or marketability for solar farm proximity.  

PAIRED SALES ANALYSIS 

Adjoining Property 4 was considered for a paired sales analysis, and we analyzed this property as a single family 
home use. The following table outlines the other important characteristics of Adjoining Property 4. 

 

We analyzed five Control Area Sales with similar construction and characteristics that sold within a reasonable 
time frame relative to the sale date of Adjoining Property 4. We adjusted the Control Area Sales for market 
conditions using a regression analysis to identify the appropriate monthly market conditions adjustment.  

 

 

 

 

 

 

 

 

Adj. 
Property # Address Sale 

Price

Site 
Size 
(AC)

Beds Baths Year Built Square 
Feet

Sale Price 
per SF

 Sale 
Date

4 8053 State St Rd,
Batavia $155,000 1.00 5 2.0 1967 2,636 $58.80 Apr-18

Call Farms 3 Solar
Test Area Sale
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The result of our analysis for the Call Farms 3 solar farm is presented below. 

 

Noting no negative price differential, with the Test Area Sale having a higher unit sale price than the Control 
Area Sales, it does not appear that the Call Farms 3 Solar Farm had any negative impact on adjacent property 
values.  

No. of Sales Potentially Impacted by 
Solar Farm

Adjusted Median 
Price Per SF

0.31%

Control Area Sales (5) No: Not adjoining solar farm $58.62

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales

CohnReznick Paired Sale Analysis
Call Farms 3 Solar

Test Area Sale (1) Adjoining solar farm $58.80

Call Farms 3 Solar Farm – Test Area Sale Map 
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SOLAR FARM 8: IMPA FRANKTON SOLAR FARM, FRANKTON, INDIANA 

Location: Frankton, Madison County, Indiana 

Coordinates: Latitude 40.125701; Longitude -85.4626.88 

PIN: 48-08-06-500-012.001-020 

Total Land Size: 13 acres 

Date Project Announced: November 2013 

Date Project Completed: June 2014 

Output: 1.0 MW AC (1.426 MW DC) 

IMPA Frankton Solar Farm is located on the west side of South Lafayette Street, in the Town of Frankton. The 
solar farm was built in 2014 in joint effort by Inovateus Solar and Indiana Municipal Power Agency (IMPA). This 
solar farm has the capacity for 1 MW AC and its expected annual output is 1,426 MWh (megawatt hours). The 
solar farm is separated off from the adjacent properties by a 6 foot fence that surrounds the entirety of the solar 
panels. From our inspection of the site, we noted that the driveway to access the panels slopes downward and 
allows some views of the site.  

The Surrounding Area: The IMPA Frankton solar farm is located in Lafayette Township, in the central portion 
of Madison County, Indiana. The solar farm is approximately 50 miles northeast of the center of Indianapolis and 
65 miles northeast of the Indianapolis International Airport. 

The Immediate Area: The solar installation is relatively centrally located in an undeveloped pocket of the town 
of Frankton, on the western side of South Lafayette Street. Adjoining parcels to the west include park land 
featuring baseball fields. Land further to the west is agricultural in nature, actively farmed primarily with row 
crops. Adjoining parcels to the north are residential with large estate homes. Adjoining the solar farm to the 
southeast is a single-family home identified in our analysis as Adjoining Property 7, and a baseball field. More 
farmland is directly south of the solar site. The solar site is adjoining a number of homes located east of the 
panels, along Lafayette Street.  Mature trees at the rear of residential properties act as vegetative buffers.  

Across Lafayette Street, to the east, are single-family residential homes forming the southeast quadrant of homes 
in Frankton. 

All of the adjacent land parcels to the solar farm are used for agricultural, residential, or recreational purposes. 

The solar farm is surrounded by a chain link fence that contains all the solar panels. Additionally, vegetative 
buffers along sides facing residential properties were planted as part of the solar farm development.  
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Real Estate Tax Information: Prior to development of the solar farm in 2014, the original owner held one parcel 
of 15.667 acres with a home, pole barn and a utility shed, and no personal property was assessed on this parcel. 
In 2014 the parcel was split into two parcels and 13 acres was sold to IMPA for development of the solar farm. 
The owner of the parent parcel of 15.667 acres paid real estate taxes of $1,799 annually, prior to the split. After 
development of the solar farm, real estate taxes for both parcels, plus personal property tax revenue generated 
from the solar parcel, caused an increase $8,275, or a 360 percent increase in tax revenue for the entire site. 

 

The map below displays the solar farm parcel (outlined in red). Properties adjoining this parcel are numbered for 
subsequent analysis. 

 
IMPA Frankton Solar Farm - Adjoining Properties  

PIN Acres 2013 Taxes 
Paid

2017 Taxes 
Paid

Tax 
Increase

2013 
Assessed 

Value

2017 
Assessed 

Value

Value 
Increase

Madison County, IN
48-08-06-500-012.000-020 (parent) 15.667 (2013) 1,799$       1,402$        $    138,700  $  127,000 

Personal Property -$           -$            $             -    $            -   
48-08-06-500-012.001-020 (2014 solar parcel split) 13.00 (2017) -$           4,063$        $             -    $  137,400 

Personal Property -$           2,810$        $             -    $  440,380 

TOTAL 0.00 1,799$       8,275$       360% 138,700$    704,780$  408%
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PAIRED SALES ANALYSIS 

We have performed a paired sales analysis with regards to the IMPA Frankton solar farm. The analysis compares 
sales of Adjoining Properties to the solar farm after the completion of the solar farm site (Test Area Sales) to 
similar properties not proximate to the solar farm (Control Area Sales). We utilized this type of paired sale 
analysis for both groups of Adjoining Properties under study.  

GROUP 1 

In Group 1, we identified and analyzed six Control Area Sales that were comparable to the Test Area Sale in 
location, size, and use that were not located in close proximity to the solar farm. We excluded sales that were 
bank-owned, or otherwise non arms’-length transactions. Adjoining Property 2 was manufactured single-family 
home use.  

 

We identified six Control Area Sales that are included in this analysis that sold within a reasonable time frame 
from the sale date of the Test Area Sale (Adjoining Property 2) and are similar to the Test Area Sale in physical 
characteristics. 

  

Adj. Property # Address Sale 
Price

Site 
Size 
(AC)

Beds Baths Year 
Built

Home 
Size 
(SF)

Sale 
Date

Price 
PSF

2 607 S. Lafayette St
Frankton, IN $41,900 0.37 2 2 1991 1,466 Jun-15 $28.58

IMPA Frankton Solar Farm
Test Area Sales

Group 1
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IMPA Frankton Solar Farm – Group 1: Test Area Sale Map 

Control Area Sales in Group 1 were adjusted for market conditions using a regression analysis to identify the 
appropriate monthly market condition adjustment. The results of our study are presented below. 

 

No. of Sales Potentially Impacted by Solar 
Farm

Adjusted Median 
Price per SF

0.56%Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales

IMPA Frankton Solar Farm
Group 1

CohnReznick Paired Sale Analysis

Test Area Sale (1)

Control Area Sales (6) No: Not adjoining solar farm $28.42

Adjoining Solar Farm $28.58
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GROUP 2 

In Group 2, we identified and analyzed five Control Area Sales that were comparable to the Test Area Sale 
(Adjoining Property 7) in location, size, and use that were not located in close proximity to the solar farm. We 
excluded sales that were bank-owned, or otherwise non arms’-length transactions. Adjoining Property 7 was 
analyzed as a single-family home use. 

 

We identified five Control Area Sales that are included in this analysis that sold within a reasonable time frame 
from the sale date of the Test Area Sale and are similar to the Test Area Sale in physical characteristics. 

 
IMPA Frankton Solar Farm – Group 2: Test Area Sale Map 

Adj. Property # Address Sale 
Price

Site 
Size 
(AC)

Beds Baths Year 
Built

Home 
Size 
(SF)

Sale 
Date

Price 
PSF

7 713 S. Lafeytte St
Frankton, IN $131,000 3.04 4 2 2003 2,500 Oct-16 $52.40

Group 2

IMPA Frankton Solar Farm
Test Area Sales
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Control Area Sales in Group 2 were adjusted for market conditions using a regression analysis to identify the 
appropriate monthly market condition adjustment. The results of our study are presented below. 

 

Noting the relatively small price differential, in which the Test Area Sales were higher than the median for 
the Control Areas Sales, in both Groups 1 and 2, it does not appear that the IMPA Frankton solar farm had any 
negative impact on adjoining property values.  

  

No. of Sales Potentially Impacted by Solar 
Farm

Adjusted Median 
Price per SF

1.81%

Control Area Sales (5) No: Not adjoining solar farm $51.47

Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales

CohnReznick Paired Sale Analysis
IMPA Frankton Solar Farm

Group 2

Test Area Sale (1) Adjoining Solar Farm $52.40
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SOLAR FARM 9: JEFFERSON COUNTY COMMUNITY SOLAR GARDEN, JEFFERSON COUNTY, 
COLORADO 

Coordinates: Latitude 39.859564, Longitude -105.1497 

PIN: 29-194-01-037  

Total Land Size: 13.63 acres 

Date Project Announced: November 2013 

Date Project Completed: May 2016 

Output: 1.2 MW AC  

The Jefferson County Community Solar Garden is adjacent to the Whisper Creek residential subdivision, just 
outside the City of Arvada, and was developed by SunShare Management. This solar farm has the capacity for 
1.2 Megawatts (AC) of power, which is enough to power 300 homes. After two months of operation, the solar 
farm was 100 percent subscribed and its three largest customers are the cities of Arvada and Northglenn, as 
well as the Green Mountain Water and Sanitation District.  

The Surrounding Area: The Whisper Creek subdivision is located between the Welton Reservoir to the west 
and Standley Lake to the east. To the northwest of the subdivision lies the Colorado Hills Open Space and the 
Rocky Flats national Wildlife Refuge. The subdivision is primarily in the City of Arvada city limits, but the municipal 
boundary splits the street the Test Area Sales are located on, West 89th Loop, some are in Arvada and some 
are in unincorporated Jefferson County. Arvada is a northwestern suburb of the City of Denver and is accessible 
via Interstate-25 and Interstate-70 and Interstate-76. 

The Immediate Area: The immediate area has uses that consist of vacant land to the north and east, a horse 
and alpaca farm to the south, known as Evening Star Farms, and single-family homes and a municipal police 
station and vacant land to the west.  

Real Estate Tax Information: In 2017, real estate taxes totaled $79.10 for the entire parcel for the year, which 
is slightly less than taxes billed in 2016 and 2015.  
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PAIRED SALES ANALYSIS 

We found three Adjoining Properties that qualified for a paired sales analysis. The map below displays the solar 
farm parcel (outlined in yellow) and the Adjoining Properties (outlined in red) are numbered for subsequent 
analysis 

 
Jefferson County Community Solar Garden - Adjoining Properties 

(Q2 2016 imagery date) 
(Green Arrow – Direction of Photos on Following Page) 
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View from 89th Loop towards Solar Farm at rear of home 

 
View from the rear of a Test Area Sale, towards Solar Farm  

Solar Farm 

Solar Farm 
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Adjoining Properties 9, 10, and 13 (Test Area Sales 1, 2, and 3, respectively), were considered for a paired sales 
analysis. The Test Area Sales are two-story, single-family residential homes with four bedrooms and three and 
a half bathrooms, between 3,000 and 4,000 square feet of gross living area, on less than 0.30 acre of land, and 
each sold in 2016 as new construction homes. 

 

The Test Area Sales are located between 595 feet and 720 feet from the house to the solar panels. We analyzed 
six Control Area Sales of single-family homes that are included in this analysis that sold within a reasonable time 
frame from the median sale date of the Test Area Sales and are similar to the Test Area Sales in physical 
characteristics. The Control Area Sales are removed from the solar panels in other areas of the Whisper Creek 
subdivision. 

 
Jefferson County Community Solar Garden – Test Area Sales Map  

Adj. 
Property # Address Median 

Sale Price

Median 
Site Size 

(AC)

Median 
Beds

Median 
Baths

Median 
Year Built

Median 
Square 

Feet

Median 
Sale Date

Median 
Price PSF

9, 10, 13
13929 W 89TH LOOP, 
13919 W 89TH LOOP, 
13889 W 89TH LOOP

$635,500 0.23 4 3.5 2016 3,848 Jun-16 $165.15

Jefferson County Community Solar Garden
Test Area Sales
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All Control Area Sales were adjusted for market conditions using regression analysis to identify the appropriate 
monthly market conditions adjustment. 

The results of our analyses for the Jefferson County Community Solar Garden are presented below. 

 

Noting no negative price differential, it does not appear that the Jefferson County Community Solar Garden 
had any negative impact on adjacent property values. 

  

No. of Sales Potentially Impacted by Solar 
Farm

Adjusted Median 
Price Per SF

0.48%

No: Not Adjoining solar farm $164.36

Difference between Unit Price of Test Area Sales and 
Adjusted Median Unit Price of Control Area Sales

CohnReznick Paired Sale Analysis
Jefferson County Community Solar Garden

Test Area Sales (3) Adjoining solar farm $165.15

Control Area Sales (6)
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SOLAR FARM 10: VALPARAISO SOLAR, VALPARAISO, PORTER COUNTY, INDIANA 

Coordinates: Latitude 41.301180, Longitude –87.094055 

PINs: 64-09-07-152-001.000-019 and 64-09-07-152-002.000-019 

Total Land Size: 27.9 Acres 

Date Project Announced: March 2012 

Date Project Completed: December 20, 2012 

Output: 1 MW AC (1.3 MW DC) 

The Valparaiso solar farm was developed by Sustainable Power Group, LLC and became operational in 
December 2012. The solar facility has ground mounted capacity for 1.0 Megawatts (MW) AC of power. The 
panels are mounted in a fixed tilt fashion and there are two inverters in this solar farm.  

The Surrounding Area: The Valparaiso solar farm is located in Union Township, in the northwest portion of 
Porter County, Indiana. Porter County is located in the very northwest corner of the state of Indiana. The solar 
farm is approximately 10 miles northwest of the Porter County Regional Airport and approximately six and a half 
miles northwest of the center of the city of Valparaiso. 

The Immediate Area: This solar farm is located on the southern side of Indiana Route 130 (Railroad Avenue) 
in Valparaiso, Porter County, Indiana and is located approximately 35 miles southwest of downtown Chicago. 

Adjoining parcels to the solar farm to the east and south are residential homes and to the west and north are 
agricultural in nature. 

The solar farm is lined by a chain link fence that surrounds all of the solar panels. Additionally, there are bushes 
and trees to the north and west of the solar panels; this vegetation has been in place since before development 
of the solar farm. Other small trees were planted and spaced out around the perimeter of the solar farm after 
development. From our inspection, the solar panels cannot be seen from Indiana State Route 130 from the north, 
nor on N 475 W Road to the east as this is a raised roadway. The adjacent properties to the east of the solar 
panels have full view of the panels from the backyards of the homes.  
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Real Estate Tax Information: Prior to development of the solar farm, in 2011, the original parent parcel 
contained a home, a homesite, excess land, and agricultural land. In 2012, Valparaiso Solar, LLC bought the 
entire property to develop the solar farm on. Subsequently when Valparaiso Solar, LLC sold the project to PLH, 
LLC, they split the parcels so that the home and homesite were one parcel of 3.25 acres and the remaining 24.65 
acres were the solar panel site. After development of the solar farm development, in 2015, total real estate taxes 
for both parcels had increased to approximately $2,587, a 25 percent increase in tax revenue for the site. 

 

The maps below and on the following page display the solar farm parcels (outlined in red). Properties adjoining 
this parcel are numbered for subsequent analysis. 

 
Valparaiso Solar Farm - Adjoining Properties 

PIN Acres 2011 Taxes 
Paid

2015 Taxes 
Paid

Tax 
Increase

2011 
Assessed 

Value

2015 
Assessed 

Value

Value 
Increase

Porter County, IN
64-09-07-151-001.000-019 (parent parcel) 2,072$        $       203,800 
64-09-07-152-001.000-019 (split parcel) 24.65 2,587$        $      156,800 
64-09-07-152-002.000-019 (split parcel) 3.25 1,741$       187,900$      
TOTAL 27.90 2,072$       2,587$       25% 203,800$       344,700$      69%
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Valparaiso Solar Farm - Adjoining Properties 
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PAIRED SALES ANALYSIS 

Adjoining Properties 10 and 14 (Test Area Sales) were each considered for a paired sales analysis. Both were 
analyzed as single-family home uses. 

GROUP 1 

For Adjoining Property 10 (Group 1), the residential home is approximately 514 feet from the closest solar panel. 
The following table outlines the other important characteristics of Adjoining Property 10. 

 

We analyzed five Control Area Sales that sold within a reasonable time frame from the sale date of Adjoining 
Property 10. All Control Area Sales were adjusted for market conditions using regression analysis to identify the 
appropriate monthly market conditions adjustment. 

Adj. 
Property # Address Sale Price

Site 
Size 
(AC)

Beds Baths Year 
Built

Square 
Feet

Price 
PSF

 Sale 
Date

10 489 W 450 N, 
Valparaiso, IN $105,000 1.45 3 2 1993 1,274 82.42$  Jul-15

Valparaiso Solar
Test Area Sale

Group 1
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Valparaiso Solar - Group 1: Test Area Sale Map 

The result of our analyses for Group 1 is presented below. 

 

No. of Sales Potentially Impacted by Solar 
Farm

Adjusted 
Median Price 

Per SF

3.09%

Control Area Sales (5) No: Not adjoining solar farm $79.95

Difference between Unit Price of Test Area Sale and 
Adjusted Median Unit Price of Control Area Sales

Test Area Sales (1)

CohnReznick Paired Sale Analysis
Valparaiso Solar

Group 1

Adjoining solar farm $82.42
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TECHNIQUE 3: MARKET COMMENTARY 

Additionally, we have contacted market participants such as appraisers, brokers, and developers familiar with 
property values around solar farms. Commentary from our conversations with these market participants is 
recorded below. 

In Otter Creek Township, in LaSalle County, Illinois, we spoke with Viki Crouch, the Township Assessor, who 
she said that there has been no impact on property values due to their proximity to the Grand Ridge Solar 
Farm. 

We spoke with Ken Crowley, Rockford Township Assessor in Winnebago County, Illinois, who stated that he has 
seen no impact on property values in his township as an effect of proximity to the Rockford Solar Farm. 

We spoke with James Weisiger, the Champaign Township Assessor in Champaign County, where the 
University of Illinois Solar Farm is located, and he noted that no one has petitioned to have their property 
assessments lowered and there appears to have been no impact on property values as a result of proximity to 
the solar farm. 

We spoke with Ken Surface, a Senior Vice President of Nexus Group. Nexus Group is a large valuation group 
in Indiana and has been hired by 20 counties in Indiana regarding property assessments. Mr. Surface is familiar 
with the solar farm sites in Harrison County (Lanesville Solar Farm) and Monroe County (Ellettsville Solar Farm) 
and stated he has noticed no impact on property values from proximity to these sites. 

We interviewed Missy Tetrick, a Commercial Valuation Analyst for the Marion County Indiana Assessor. She 
mentioned the Indy Solar III sites and stated that she saw no impact on land or property prices from proximity to 
this solar farm. 

We spoke with Dorene Greiwe, Decatur County Indiana Assessor, and she stated that solar farms have only 
been in the county a couple of years, but she has seen no impact on land or property prices due to proximity to 
this solar farm. 

Connie Gardner, First Deputy Assessor for Madison County Indiana, stated that there are three solar farms in 
her county, and she has seen no impact on land or property prices due to proximity to these solar farms. 

We spoke with Tara Shaver, Director of Administration for Marion County, Indiana Assessor/Certified Assessor, 
and she stated that she has seen no impact on land or property prices due to proximity to solar farms. 

Candace Rindahl of ReMax Results, a real estate broker with 16 years of experience in the North Branch, 
Minnesota area, said that she has been in most of the homes surrounding the North Star Solar Farm and 
personally sold two of them. She reported that the neighboring homes sold at market rates comparable to other 
homes in the area not influenced by the solar farm, and they sold within 45 days of offering, at the end of 2017, 
which was in line with the market. 

Dan Squires, Chisago County Tax Assessor (Minnesota), confirmed that the Chisago County Assessor’s Office 
completed their own study on property values adjacent to and in close vicinity to the solar farm from January 
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2016 to October 2017. From the study, the assessor determined the residential homes adjacent to the North 
Star Solar Farm (Minnesota) were in-line with the market and were appreciating at the same rate as the market.24 

Renee Davis, Tax Administrator for Bladen County, North Carolina, stated that she has not seen any effect on 
property values due to proximity to a solar farm.  

We spoke with Jim Brown, an appraiser for Scotland County, North Carolina, who stated that he has seen no 
effect on property values due to proximity to a solar farm.  

We spoke with Gary Rose, a tax assessor for Duplin County, North Carolina, who stated that he has seen no 
effect on property values in regards to proximity to a solar farm. 

Kathy Renn, a property Valuation Manager for Vance County, North Carolina, stated that she has not noticed 
any effect on property values due to proximity to a solar farm.   

Larry Newton, a Tax Assessor for Anson County, North Carolina, stated that there are six solar farms in the 
county ranging from 20 to 40 acres and he has not seen any evidence that solar farms have had any effect on 
property values due to proximity to a solar farm.  

We spoke with Patrice Stewart, a Tax Administrator for Pasquotank County, North Carolina, and she has seen 
no effect on land or residential property values due to proximity to the solar farms in Pasquotank County. 

We spoke with the selling broker of the Adjoining Property for Elm City Solar, in North Carolina, Selby Brewer, 
who said the solar farm did not impact the buyer’s motivation. 

We spoke with Amy Carr, Commissioner of Revenue in Southampton County, Virginia, who stated that most of 
the solar farms are in rural areas, but she has not seen any effect or made any adjustments on property values. 
They have evaluated the solar farmland considering a more intense use, which increased the assessed value.  

The Interim Assessor for the town of Whitestown in Oneida County, New York, Frank Donato, stated that he has 
seen no impact on property values of properties nearby solar farms.  

Steve Lehr at the Department of Assessment for Tompkins County, New York, mentioned that the appraisal staff 
has made no adjustments regarding assessed values of properties surrounding solar farms. Marketing times for 
properties have also stayed consistent. Lehr noted that a few of the solar farms in Thompkins County are on 
land owned by colleges and universities and a few are in rural areas. 

At this point in time, Al Fiorille, Senior Valuation Specialist in the Tompkins County Assessment department in 
New York, reported that he cannot measure any negativity from the solar farms and arrays that have been 
installed within the county.  

 
24 Chisago County Press: County Board Real Estate Update Shows No “Solar Effects” (11/03/2017) 
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In the Assessor’s office in the town of Seneca, Ontario County, New York, Shana Jo Hamilton stated that she 
has seen no impact on property values of properties adjacent to solar farms.  

Michael Zazzara, Assessor of the City of Rochester in Monroe County, New York commented that the City has 
a couple of solar farms, and they have seen no impact on nearby property values and have received no 
complaints from property owners. 

While there are one or two homes nearby to existing solar farms in the town of Lisbon in St. Lawrence County, 
New York, Assessor Stephen Teele has not seen any impact on property values in his town. The solar farms in 
the area are in rural or agricultural areas in and around Lisbon. 

The Assessor for the Village of Whitehall in Washington County, New York, Bruce Caza, noted that there are 
solar farms located in both rural and residential areas in the village and he has seen no impact on adjacent 
properties, including any concerns related to glare form solar panels. 

Laurie Lambertson, the Town Assessor for Bethlehem, in Albany County, New York noted that the solar farms 
in her area are tucked away in rural or industrial areas. Lambertson has seen no impact on property values in 
properties adjacent to solar farms.  
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SOLAR FARM FACTORS ON HARMONY OF USE 

Zoning changes and conditional use permits often require that the proposed use is compatible with 
surrounding uses.    

The following section analyzes specific physical characteristics of solar farms and is based on research and 
CohnReznick’s personal solar farm site visits and indicate that solar farms are generally harmonious with 
surrounding property and compliant with most zoning standards. 

Appearance: Most solar panels have a similar appearance to a greenhouse or single-story residence can range 
from 8 to 20 feet but are usually not more than 15 feet high. As previously mentioned, developers generally 
surround a solar farm with a fence and often leave existing perimeter foliage, which minimizes the visibility of the 
solar farm. The physical characteristics of solar farms are compatible with adjoining agricultural and residential 
uses. 

Sound: Solar panels in general are effectively silent and sound levels are minimal, like ambient sound. There 
are limited sound-emitting pieces of equipment on-site, which only produce a quiet hum (e.g., inverters).  
However, these sources are not typically heard outside the solar farm perimeter fence.  

Odor: Solar panels do not produce any byproduct or odor.  

Greenhouse Gas (GHG) Emissions: Much of the GHG produced in the United States is linked to the 
combustion of fossil fuels, such as coal, natural gas, and petroleum, for energy use. Generating renewable 
energy from operating solar panels for energy use does not have significant GHG emissions, promoting cleaner 
air and reducing carbon dioxide (CO2) emissions to fight climate change.  

Traffic: The solar farm requires minimal daily onsite monitoring by operational employees and thus minimal 
operational traffic. 

Hazardous Material: Modern solar panel arrays are constructed to U.S. government standards. Testing shows 
that modern solar modules are both safe to dispose of in landfills and are also safe in worst case conditions of 
abandonment or damage in a disaster.25  Reuse or recycling of materials would be prioritized over disposal. 
Recycling is an area of significant focus in the solar industry, and programs for both batteries and solar panels 
are advancing every year. While the exact method of recycling may not be known yet as it is dependent on 
specific design and manufacturer protocol, the equipment is designed with recyclability of its components in 
mind, and it is likely that solar panel and battery energy storage recycling and reuse programs will only improve 
in 25 years’ time.   

Examples of homes built adjoining to solar farms are presented on the following pages.  

 
25 Virginia Solar Initiative - Weldon Cooper Center for Public Service – University of Virginia 
(https://solar.coopercenter.org/taxonomy/term/5311) 
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For the Dominion Indy III solar farm, the adjacent land to the west was acquired and subsequently developed 
with a large estate home – after the solar panels had been in operation for years. 

  
Dominion Indy III Solar Farm 

September 2014 
Dominion Indy III Solar Farm 

October 2016 

 
Estate home adjacent to Dominion Indy III Solar Farm 

In ground pool and attached garage (home cost estimated at $450,000 - October 2015) 

~150 ft 
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Single Family Home Development (1) 
- End-user built 
- 2,933 SF 
- Completed on 3/1/2019 
- Cost estimate: $170,300 
 

Single Family Home Development (2) 
- Developer built 
- 4 Bedroom 
- 3 Bathroom 
- 2,401 SF 
- Sold 6/18/19 for $265,900 ($110.75/sf) 

Innovative Solar 42 (2017) 
Cumberland County, NC 

Innovative Solar 42 (2019) 
Cumberland County, NC 
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Developer Built Home 
Sold 6/18/19 for $265,900 ($110.75/sf) 

Cumberland County, NC (adjacent to Innovative 42 solar farm) 
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Portage Solar Farm, IN 

October 2015 
Portage Solar Farm, IN 

October 2016 

 
4,255 square foot estate home under construction, adjacent to Portage Solar Farm located in Indiana 

On-site pond and attached garage (cost estimated at $465,000) April 2018 

  

4,255 SF Estate 
Home Under 
Construction,  

4BR 5Ba + Pond 
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The Brighton PV Solar farm became 
operational in December 2012. Located in 
Adams County, north of Denver, CO, this 
solar farm has a capacity of 1.8 MW AC and 
is located on a triangular parcel of land east 
of an area of existing custom-built estate 
homes. A photo of one home (15880 
Jackson Street) located directly north of the 
circled area below, is presented to the right. 

 

 

In December 2012, the 2.55-acre lot circled in red below (15840 Jackson Street) was purchased for future 
development of a single-family home. This home was built in 2017, and per the county assessor, the two-story 
home is 3,725 square feet above ground with 4 bedrooms and 3.5 bathrooms. According to the building permit 
issued in August 2016, the construction cost was budgeted at $410,000. 

  

Brighton PV Solar, Adams County, CO 
June 2016 

Brighton PV Solar, Adams County, CO 
June 2017 
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SUMMARY OF ADJOINING USES 

The table below summarizes each Existing Solar Farm’s adjoining uses.  

 

Overall, the vast majority of the surrounding acreage for each comparable solar farm is made up of agricultural 
land, some of which have homesteads. There are also smaller single-family home sites that adjoin the solar 
farms analyzed in this report. Generally, these solar farms are sound comparables to Cypress Creek 
Renewables’ proposed solar project in terms of adjoining uses, location, and size. 

  

Solar 
Farm # Solar Farm

Acreage % of 
Surrounding 

Agricultural Uses

Acreage % of 
Surrounding 

Residential Uses

Acreage % of 
Surrounding 

Industrial Uses

Acreage % of 
Surrounding Office 

Uses

Acreage % of 
Surrounding Other 

Uses

Avg. Distance from 
Panels to 

Improvements (Feet)
1 DTE Lapeer Solar 60.00% 35.00% 0.00% 0.00% 5.00% 260

2 Grand Ridge Solar 97.60% 1.40% 0.00% 0.00% 1.00% 553

3 Woodland Solar 25.00% 5.00% 0.00% 0.00% 60.00% 615

4 Dominion Indy Solar III 97.70% 2.30% 0.00% 0.00% 0.00% 474

5 Sunfish Farm Solar 87.70% 18.30% 0.00% 0.00% 0.00% 380

6 Call Farms 3 Solar 44.40% 5.50% 3.30% 0.00% 9.40% 328

7 Portage Solar 65.50% 34.50% 0.00% 0.00% 0.00% 991

8 IMPA Frankton Solar 76.30% 5.70% 0.00% 0.00% 18.00% 236

9 Jefferson Community 
Solar Garden 73.00% 10.00% 0.00% 0.00% 16.67% 790

10 Valparaiso Solar 81.60% 18.40% 0.00% 0.00% 0.00% 659

Composition of Surrounding Uses (% of Surrounding Acreage)
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SUMMARY AND FINAL CONCLUSIONS 

The purpose of this property value impact report is to determine whether the presence of a solar farm has caused 
a measurable and consistent impact on adjacent property values. Under the identified methodology and scope 
of work, CohnReznick reviewed published methodology for measuring impact on property values as well as 
published reports that analyzed the impact of solar farms on property values. These studies found little to no 
measurable and consistent difference between Test Area Sales and Control Area Sales attributed to the solar 
farms. 

A summary of the chosen CohnReznick impact studies prepared is presented below. 

 

As summarized above, we evaluated 30 property sales adjoining existing solar facilities (Test Area Sales) and 
115 Control Area Sales. In addition, we studied a total of 37 Test Area Sales and 46 Control Area Sales in two 
Before and After analyses. In total, we have studied over 1,430 sale transactions across the United States. 

The solar farms analyzed reflected sales of property adjoining an existing solar farm (Test Area Sales) in which 
the unit sale prices were effectively the same or higher than the comparable Control Area Sales that were not 
near a solar farm. The conclusions support that there is no negative impact for improved residential homes 
adjacent to solar, nor agricultural acreage. This was confirmed with market participants interviews, which 
provided additional insight as to how the market evaluates farmland and single-family homes with views of the 
solar farm. 

Solar 
Farm # Solar Farm Number of Test 

Area Sales

Number of 
Control Area 

Sales

Median Adjoining 
Property  (Test 

Area Sales) Sales 
Price per Unit

Control Area 
Sales Median 
Price per Unit

Difference (%)
Avg. Feet 

from Panel to 
Lot

Avg. Feet 
from Panel 
to House

Impact Found?

Single-Family Residential
1 Portage Solar Group 2 1 7 $84.35 $84.27 +0.09% 1,070 1,233 No Impact
2 DTE Lapeer Solar Group 1 3 6 $105.26 $99.64 +5.64% 205 285 No Impact

DTE Lapeer Solar Group 2 1 5 $114.12 $113.01 +0.98% 225 315 No Impact
DTE Lapeer Solar Group 3 1 4 $94.84 $96.32 -1.54% 160 290 No Impact

3 Grand Ridge Solar 1 5 $79.90 $74.35 +7.46% 366 479 No Impact
4 Woodland Solar 1 5 $144.63 $137.76 +4.99% 420 615 No Impact
5 Dominion Indy Solar III Group 2 4 8 $59.10 $57.84 +2.18% 240 350 No Impact

Dominion Indy Solar III Group 3 7 11 $72.15 $71.69 +0.64% 165 300 No Impact
6 Sunfish Farm Solar Group 1 1 14 $127.89 $124.86 +2.43% 50 200 No Impact

Sunfish Farm Solar Group 2 1 10 $67.20 $66.23 +1.47% 665 760 No Impact
7 Call Farms 3 Solar 1 5 $58.80 $58.62 +0.31% 200 297 No Impact
8 IMPA Frankton Solar Group 1 1 6 $28.58 $28.42 +0.56% 120 153 No Impact

IMPA Frankton Solar Group 2 1 5 $52.40 $51.47 +1.81% 163 415 No Impact
9 Jefferson Community Solar Garden 3 6 $165.15 $164.36 +0.48% 609 658 No Impact
10 Valparaiso Solar Group 1 1 5 $82.42 $79.95 +3.09% 323 516 No Impact

Median Variance in Sale Prices for Test to Control Areas +1.47%
28 Adjoining Test Sales studied and compared to 102 Control Sales

Land (Agricultural/Single Family Lots)
1 Portage Solar Group 1 1 9 $8,000 $7,674 +4.25% 845 - No Impact
5 Indy Solar III Group 1 1 4 $8,210 $8,091 +1.47% 280 - No Impact

Median Variance in Sale Prices for Test to Control Areas +1.47%
2 Adjoining Test Sales studied and compared to 13 Control Sales

CohnReznick Solar Analysis Conclusions
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It can be concluded that since the Adjoining Property Sales (Test Area Sales) were not adversely affected by 
their proximity to the solar farm, that properties surrounding other proposed solar farms operating in compliance 
with all regulatory standards will similarly not be adversely affected, in either the short or long term periods.  

Based upon the examination, research, and analyses of the existing solar farm uses, the surrounding areas, and 
an extensive market database, we have concluded that no consistent negative impact has occurred to 
adjacent property values that could be attributed to proximity to the adjacent solar farm, with regard to 
unit sale prices or other influential market indicators. Additionally, in our workfile we have retained analyses of 
additional existing solar farms, each with their own set of matched control sales, which had consistent results, 
indicating no consistent and measurable impact on adjacent property values. This conclusion has been 
confirmed by numerous county assessors who have also investigated this use’s potential impact on property 
values. 

If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of 
service. 

Respectfully submitted, 

CohnReznick LLP  

 
 

 

Andrew R. Lines, MAI 
Principal 
Certified General Real Estate Appraiser 
Illinois License No. 553.001841 
Expires 9/30/2023 
Indiana License No. CG41500037 
Expires 6/30/2022   
   

Patricia L. McGarr, MAI, CRE, FRICS  
National Director - Valuation Advisory Services 
Certified General Real Estate Appraiser 
Illinois License No. #553.000621 
Expires 9/30/2023 
Indiana License No. #CG49600131 
Expires 6/30/2022 
Michigan License No. 1201072979 
Expires 7/31/2022 
 

 

 

Erin C. Bowen, MAI 
Senior Manager 
Certified General Real Estate Appraiser 
Arizona License No. 32052 
Expires 12/31/2022 
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CERTIFICATION 

We certify that, to the best of our knowledge and belief: 

1. The statements of fact and data reported are true and correct. 
2. The reported analyses, findings, and conclusions in this consulting report are limited only by the reported 

assumptions and limiting conditions, and are our personal, impartial, and unbiased professional analyses, 
findings, and conclusions. 

3. 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. 

4. We have performed no 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. 

5. We have no bias with respect to the property that is the subject of this report or the parties involved with 
this assignment. 

6. Our engagement in this assignment was not contingent upon developing or reporting predetermined 
results. 

7. 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 
finding, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to 
the intended use of this report. 

8. Our analyses, findings, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics and Standards of Professional 
Appraisal Practice of the Appraisal Institute, which includes the Uniform Standards of Professional 
Appraisal Practice (USPAP). 

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly 
authorized representatives. 

10. Patricia L. McGarr, MAI, CRE, FRICS, Andrew R. Lines, MAI, and Erin C. Bowen, MAI have viewed the 
exterior of all comparable data referenced in this report in person, via photographs, or aerial imagery.  

11. We have not relied on unsupported conclusions relating to characteristics such as race, color, religion, 
national origin, gender, marital status, familial status, age, and receipt of public assistance income, 
handicap, or an unsupported conclusion that homogeneity of such characteristics is necessary to 
maximize value. 

12. Joseph P. B. Ficenec provided significant appraisal consulting assistance to the persons signing this 
certification, including data verification, research, and administrative work all under the appropriate 
supervision.  

13. We have experience in reviewing properties similar to the subject and are in compliance with the 
Competency Rule of USPAP. 

14. As of the date of this report, Patricia L. McGarr, MAI, CRE, FRICS, Andrew R. Lines, MAI, and Erin C. 
Bowen, MAI have completed the continuing education program for Designated Members of the Appraisal 
Institute. 
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If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of 
service. 

Respectfully submitted, 

CohnReznick LLP  

 

 
 

 

Andrew R. Lines, MAI 
Principal 
Certified General Real Estate Appraiser 
Illinois License No. 553.001841 
Expires 9/30/2023 
Indiana License No. CG41500037 
Expires 6/30/2022   
   

Patricia L. McGarr, MAI, CRE, FRICS  
National Director - Valuation Advisory Services 
Certified General Real Estate Appraiser 
Illinois License No. #553.000621 
Expires 9/30/2023 
Indiana License No. #CG49600131 
Expires 6/30/2022 
Michigan License No. 1201072979 
Expires 7/31/2022 
 

 

 

Erin C. Bowen, MAI 
Senior Manager 
Certified General Real Estate Appraiser 
Arizona License No. 32052 
Expires 12/31/2022 
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ASSUMPTIONS AND LIMITING CONDITIONS 

The fact witness services will be subject to the following assumptions and limiting conditions: 

1. No responsibility is assumed for the legal description provided or for matter pertaining to legal or title 
considerations.  Title to the property is assumed to be good and marketable unless otherwise stated.  
The legal description used in this report is assumed to be correct. 

2. The property is evaluated free and clear of any or all liens or encumbrances unless otherwise stated. 

3. Responsible ownership and competent management are assumed. 

4. Information furnished by others is believed to be true, correct and reliable, but no warranty is given 
for its accuracy. 

5. All engineering studies are assumed to be correct.  The plot plans and illustrative material in this 
report are included only to help the reader visualize the property. 

6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures 
that render it more or less valuable.  No responsibility is assumed for such conditions or for obtaining 
the engineering studies that may be required to discover them. 

7. It is assumed that the property is in full compliance with all applicable federal, state, and local and 
environmental regulations and laws unless the lack of compliance is stated, described, and 
considered in the evaluation report. 

8. It is assumed that the property conforms to all applicable zoning and use regulations and restrictions 
unless nonconformity has been identified, described and considered in the evaluation report. 

9. It is assumed that all required licenses, certificates of occupancy, consents, and other legislative or 
administrative authority from any local, state, or national government or private entity or organization 
have been or can be obtained or renewed for any use on which the value estimate contained in this 
report is based. 

10. It is assumed that the use of the land and improvements is confined within the boundaries or property 
lines of the property described and that there is no encroachment or trespass unless noted in this 
report. 

11. The date of value to which the findings are expressed in this report apply is set forth in the letter of 
transmittal.  The appraisers assume no responsibility for economic or physical factors occurring at 
some later date which may affect the opinions herein stated. 

12. Unless otherwise stated in this report, the existence of hazardous materials, which may or may not 
be present on the property, was not observed by the appraisers.  The appraisers have no knowledge 
of the existence of such substances on or in the property.  The appraisers, however, are not qualified 
to detect such substances.  The presence of substances such as asbestos, urea-formaldehyde foam 
insulation, radon gas, lead or lead-based products, toxic waste contaminants, and other potentially 
hazardous materials may affect the value of the property. The value estimate is predicated on the 
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assumption that there is no such material on or in the property that would cause a loss in value.  No 
responsibility is assumed for such conditions or for any expertise or engineering knowledge required 
to discover them.  The client is urged to retain an expert in this field, if desired. 

13. The forecasts, projections, or operating estimates included in this report were utilized to assist in the 
evaluation process and are based on reasonable estimates of market conditions, anticipated supply 
and demand, and the state of the economy. Therefore, the projections are subject to changes in 
future conditions that cannot be accurately predicated by the appraisers and which could affect the 
future income or value projections. 

14. Fundamental to the appraisal analysis is the assumption that no change in zoning is either proposed 
or imminent, unless otherwise stipulated.  Should a change in zoning status occur from the property's 
present classification, the appraisers reserve the right to alter or amend the value accordingly. 

15. It is assumed that the property does not contain within its confined any unmarked burial grounds 
which would prevent or hamper the development process. 

16. The Americans with Disabilities Act (ADA) became effective on January 26, 1992.  We have not made 
a specific compliance survey and analysis of the property to determine if it is in conformance with the 
various detailed requirements of the ADA.  It is possible that a compliance survey of the property, 
together with a detailed analysis of the requirements of the ADA, could reveal that the property is not 
in compliance with one or more of the requirements of the Act.  If so, this fact could have a negative 
effect on the value of the property.  Unless otherwise noted in this report, we have not been provided 
with a compliance survey of the property.  Any information regarding compliance surveys or estimates 
of costs to conform to the requirements of the ADA are provided for information purposes.  No 
responsibility is assumed for the accuracy or completeness of the compliance survey cited in this 
report, or for the eventual cost to comply with the requirements of the ADA. 

17. Any value estimates provided in this report apply to the entire property, and any proration or division 
of the total into fractional interests will invalidate the value estimate, unless such proration or division 
of interests has been set forth in this report. 

18. Any proposed improvements are assumed to have been completed unless otherwise stipulated; any 
construction is assumed to conform with the building plans referenced in this report. 

19. Unless otherwise noted in the body of this report, this evaluation assumes that the subject does not 
fall within the areas where mandatory flood insurance is effective. 

20. Unless otherwise noted in the body of this report, we have not completed nor are we contracted to 
have completed an investigation to identify and/or quantify the presence of non-tidal wetland 
conditions on the subject property. 

21. This report should not be used as a basis to determine the structural adequacy/inadequacy of the 
property described herein, but for evaluation purposes only. 
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22. It is assumed that the subject structure meets the applicable building codes for its respective 
jurisdiction.  We assume no responsibility/liability for the inclusion/exclusion of any structural 
component item which may have an impact on value.  It is further assumed that the subject property 
will meet code requirements as they relate to proper soil compaction, grading, and drainage. 

23. The appraisers are not engineers, and any references to physical property characteristics in terms of 
quality, condition, cost, suitability, soil conditions, flood risk, obsolescence, etc., are strictly related to 
their economic impact on the property.  No liability is assumed for any engineering-related issues. 

The evaluation services will be subject to the following limiting conditions: 

1. The findings reported herein are only applicable to the properties studied in conjunction with the 
Purpose of the Evaluation and the Function of the Evaluation as herein set forth; the evaluation is not 
to be used for any other purposes or functions. 

2. Any allocation of the total value estimated in this report between the land and the improvements 
applies only to the stated program of utilization.  The separate values allocated to the land and 
buildings must not be used in conjunction with any other appraisal and are not valid if so used.   

3. 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 the evaluation. 

4. This report has been prepared by CohnReznick under the terms and conditions outlined by the 
enclosed engagement letter.  Therefore, the contents of this report and the use of this report are 
governed by the client confidentiality rules of the Appraisal Institute.  Specifically, this report is not for 
use by a third party and CohnReznick is not responsible or liable, legally or otherwise, to other parties 
using this report unless agreed to in writing, in advance, by both CohnReznick and/or the client or 
third party. 

5. Disclosure of the contents of this evaluation report is governed by the by-laws and Regulations of the 
Appraisal Institute has been prepared to conform with the reporting standards of any concerned 
government agencies. 

6. The forecasts, projections, and/or operating estimates contained herein are based on current market 
conditions, anticipated short-term supply and demand factors, and a continued stable economy.  
These forecasts are, therefore, subject to changes with future conditions.  This evaluation is based 
on the condition of local and national economies, purchasing power of money, and financing rates 
prevailing at the effective date of value. 

7. This evaluation shall be considered only in its entirety, and no part of this evaluation shall be utilized 
separately or out of context.  Any separation of the signature pages from the balance of the evaluation 
report invalidates the conclusions established herein. 
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8. Possession of this report, or a copy thereof, does not carry with it the right of publication, nor 
may it be used for any purposes by anyone other than the client without the prior written 
consent of the appraisers, and in any event, only with property qualification. 

9. The appraisers, by reason of this study, are not required to give further consultation or testimony or 
to be in attendance in court with reference to the property in question unless arrangements have been 
previously made. 

10. Neither all nor any part of the contents of this report shall be conveyed to any person or entity, other 
than the appraiser's client, through advertising, solicitation materials, public relations, news, sales or 
other media, without the written consent and approval of the authors, particularly as to evaluation 
conclusions, the identity of the appraisers or CohnReznick, LLC, or any reference to the Appraisal 
Institute, or the MAI designation.  Further, the appraisers and CohnReznick, LLC assume no 
obligation, liability, or accountability to any third party.  If this report is placed in the hands of anyone 
but the client, client shall make such party aware of all the assumptions and limiting conditions of the 
assignment. 

11. This evaluation is not intended to be used, and may not be used, on behalf of or in connection with a 
real estate syndicate or syndicates. A real estate syndicate means a general or limited partnership, 
joint venture, unincorporated association or similar organization formed for the purpose of, and 
engaged in, an investment or gain from an interest in real property, including, but not limited to a sale 
or exchange, trade or development of such real property, on behalf of others, or which is required to 
be registered with the United States Securities and Exchange commissions or any state regulatory 
agency which regulates investments made as a public offering. It is agreed that any user of this 
evaluation who uses it contrary to the prohibitions in this section indemnifies the appraisers and the 
appraisers' firm and holds them harmless from all claims, including attorney fees, arising from said 
use. 
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ADDENDUM A:  
APPRAISER QUALIFICATIONS
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Patricia L. McGarr, MAI, CRE, FRICS, CRA 

Principal and CohnReznick Group –  
Valuation Advisory National Director 
 
 
 
 
200 S. Wacker Drive, Suite 2600 
Chicago, IL 60606 
312-508-5802 
patricia.mcgarr@cohnreznick.com 
 

Patricia L. McGarr, MAI, CRE, FRICS, CRA, is a principal and National Director of CohnReznick Advisory Group’s 
Valuation Advisory Services practice.  Pat’s experience includes market value appraisals of varied property types 
for acquisition, condemnation, mortgage, estate, ad valorem tax, litigation, zoning, and other purposes.  Pat has 
been involved in the real estate business since 1980. From June 1980 to January 1984, she was involved with the 
sales and brokerage of residential and commercial properties. Her responsibilities during this time included the 
formation, management, and training of sales staff in addition to her sales, marketing, and analytical functions. Of 
special note was her development of a commercial division for a major Chicago-area brokerage firm. 
 
Since January 1984, Pat has been exclusively involved in the valuation of real estate. Her experience includes the 
valuation of a wide variety of property types including residential (SF/MF/LIHTC), commercial, industrial, and 
special purpose properties including such diverse subjects as quarries, marinas, riverboat gaming sites, shopping 
centers, manufacturing plants, and office buildings. She is also experienced in the valuation of leasehold and leased 
fee interests. Pat has performed appraisal assignments throughout the country, including the Chicago Metropolitan 
area as well as New York, New Jersey, California, Nevada, Florida, Utah, Texas, Wisconsin, Indiana, Michigan, 
and Ohio. Pat has gained substantial experience in the study and analysis of the establishment and expansion of 
sanitary landfills in various metropolitan areas including the preparation of real estate impact studies to address 
criteria required by Senate Bill 172. She has also developed an accepted format for allocating value of a landfill 
operation between real property, landfill improvements, and franchise (permits) value.  
 
Over the past several years, Pat has developed a valuation group that specializes in the establishment of new utility 
corridors for electric power transmission and pipelines. This includes determining acquisition budgets, easement 
acquisitions, corridor valuations, and litigation support.  Pat has considerable experience in performing valuation 
impact studies on potential detrimental conditions and has studied properties adjoining solar farms, wind farms, 
landfills, waste transfer stations, stone quarries, cellular towers, schools, electrical power transmission lines, “Big 
Box” retail facilities, levies, properties with restrictive covenants, landmark districts, environmental contamination, 
airports, material defects in construction, stigma, and loss of view amenity for residential high rises. Most recently, 
the firm has studied property values adjacent to Solar Farms to address criteria required for special use permits 
across the Midwest. 
 
Pat has qualified as an expert valuation witness in numerous local, state, and federal courts. 
 
Pat has participated in specialized real estate appraisal education and has completed more than 50 courses and 
seminars offered by the Appraisal Institute totaling more than 600 classroom hours, including real estate transaction 
courses as a prerequisite to obtaining a State of Illinois Real Estate Salesman License. 
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Pat has earned the professional designations of Counselors of Real Estate (CRE), Member of the Appraisal 
Institute (MAI), Fellow of Royal Institution of Chartered Surveyors (FRICS) and Certified Review Appraiser 
(CRA).  She has also been a certified general real estate appraiser in 21 states (see below). 
 
Education 
 North Park University: Bachelor of Science, General Studies 
 
Professional Affiliations 
 National Association of Realtors 
 CREW Commercial Real Estate Executive Women 
 IRWA International Right Of Way Association 
 
Licenses and Accreditations 
 
 Member of the Appraisal Institute (MAI) 
 Counselors of Real Estate, designated CRE 
 Fellow of Royal Institution of Chartered 

Surveyors (FRICS) 
 Certified Review Appraiser (CRA) 
 Alabama State Certified General Real Estate 

Appraiser 
 California State Certified General Real Estate 

Appraiser 
 Connecticut State Certified General Real Estate 

Appraiser 
 Colorado State Certified General Real Estate 

Appraiser 
 District of Columbia Certified General Real Estate 

Appraiser 
 Illinois State Certified General Real Estate 

Appraiser 
 Indiana State Certified General Real Estate 

Appraiser 
 Louisiana State Certified General Real Estate 

Appraiser 
 

 Maryland State Certified General Real Estate 
Appraiser 

 Massachusetts Certified General Real Estate 
Appraiser 

 Michigan State Certified General Real Estate 
Appraiser 

 North Carolina State Certified General Real 
Estate Appraiser 

 New Jersey State Certified General Real Estate 
Appraiser 

 Nevada State Certified General Real Estate 
Appraiser 

 New York State Certified General Real Estate 
Appraiser 

 Pennsylvania State Certified General Real Estate 
Appraiser 

 South Carolina State Certified General Real 
Estate Appraiser 

 Tennessee State Certified General Real Estate 
Appraiser 

 Texas State Certified General Real Estate 
Appraiser 

 Virginia State Certified General Real Estate 
Appraiser 

 Wisconsin State Certified General Real Estate 
Appraiser 

 
 
Appointments 
 Appointed by two Governors of Illinois to the State Real Estate Appraisal Board (2017 & 2021) 
 Chairperson of the State of Illinois Real Estate Appraisal Board (2021) 
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Andrew R. Lines, MAI 
Principal, CohnReznick Advisory 
 
 
 
 
 
200 S. Wacker Drive, Suite 2600 
Chicago, IL 60606 
312-508-5892 
andrew.lines@cohnreznick.com 
 

Andrew R. Lines is a principal in CohnReznick’s Valuation Advisory Services group where he specializes in Real 
Estate, Affordable Housing, Cannabis and Renewable Energy. Andrew leads a group of appraisers across the 
country performing valuations on a wide variety of real estate property types including residential, commercial, 
industrial, hospitality and special purpose properties: landfills, waste transfer stations, marinas, hospitals, 
universities, self-storage facilities, racetracks, CCRCs, and railroad corridors. Affordable Housing experience 
includes Market Studies, Rent Compatibility Studies and Feasibility Analysis for LIHTC and mixed-income 
developments. Cannabis assignments have covered cultivation, processing and dispensaries in over 10 states, 
including due diligence for mergers and acquisitions of multi-state operational and early stage companies. 
Renewable Energy assignments have included preparation of impact studies and testimony at local zoning 
hearings in eight states.  
 
Andrew is experienced in the valuation of leasehold, leased fee, and partial interests and performs appraisals for 
all purposes including financial reporting, litigation, and gift/estate planning. Andrew is a State Certified General 
Real Estate Appraiser in the states of Illinois, Indiana, Maryland, Georgia, Florida, Ohio, New York, New Jersey, 
Arizona, Kentucky, and the District of Columbia. 
 
Before joining CohnReznick, Andrew was with Integra Realty Resources, starting as analyst support in 2002 and 
leaving the firm as a director in late 2011 (including two years with the Phoenix branch). His real estate 
experience also includes one year as administrator for the residential multifamily REIT Equity Residential 
Properties Trust (ERP), in the transactions department, where he performed due diligence associated with the 
sale and acquisition of REIT properties and manufactured home communities. 
 
Education 
 Syracuse University: Bachelor of Fine Arts 
 MAI Designation (Member of the Appraisal Institute)  
 
Professional Affiliations 
 Chicago Chapter of the Appraisal Institute   

o Alternate Regional Representative (2016 – 2018) 
o MAI Candidate Advisor (2014 – Present) 

 International Real Estate Management (IREM) 
 National Council of Real Estate Investment Fiduciaries (NCREIF) 
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Community Involvement 

 Syracuse University Regional Council – Active Member 
 Syracuse University Alumni Association of Chicago, Past Board member 
 Chicago Friends School – Treasurer & Board Member 
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Erin Bowen, MAI 
Senior Manager, Valuation Advisory Services 
 
 
 
 
 
 
858-349-8854 
erin.bowen@cohnreznick.com 
 

 

Erin Bowen, MAI is a Senior Manager with CohnReznick in Valuation Advisory Services. Ms. Bowen is based in 
Phoenix, Arizona, with presence covering the west coast. Ms. Bowen’s work in Commercial Real Estate valuation 
spans over 11 years.  

Ms. Bowen specializes in lodging, cannabis, seniors housing, large scale retail and multifamily conversion 
properties. Lodging work includes all hotel property types and brand segments including limited, full service and 
resort properties; additionally, Ms. Bowen has appraised numerous hotel to multifamily conversion properties 
including market rate and affordable housing. Cannabis work includes dispensaries, cultivation facilities including 
specialized indoor facilities and greenhouse properties, processing and manufacturing facilities. Seniors housing 
assignments include assisted living, skilled nursing facilities and rehabilitation centers. Retail work spans power 
centers, lifestyle centers, outlet centers and malls. She has appraised numerous additional properties including 
multifamily, office, medical office, industrial, churches, and vacant land.  

Ms. Bowen has expertise in appraising properties at all stages of development, including existing as is, proposed, 
under construction, renovations and conversion to alternate use. Valuations have been completed nationwide 
for a variety of assignments including mortgage financing, litigation, tax appeal, estate gifts, asset management, 
as well as valuation for financial reporting including purchase price allocations (ASC 805). Impact Study Reports 
have also been generated for zoning hearings related to the development of solar facilities, wind powered 
facilities 

Education 
 University of California, San Diego: Bachelor of Arts in Psychology and Theater; College Honors  

 
Professional Affiliations 
 Appraisal Institute, Designated Member 

 
Licenses 
 Certified General Real Estate Appraiser licensed in New Mexico, Arizona, California, and Nevada  
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