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September 2, 2024

Doug Buresh, President/CEO
Kentucky Municipal Energy Agency
1700 Eastpoint Parkway, Suite 220
Louisville, Kentucky 40223

RE: Kymea Energy Center I, 1757 AC Slaton Road, Madisonville, Hopkins County, KY
Mr. Buresh

At your request, I have considered the impact of a 75 MW natural gas electric generating facility
using reciprocating internal combustion engine (RICE) generators proposed to be constructed on a
portion of a 157.10-acre tract of land located at 1757 AC Slaton Road, Madisonville, Hopkins
County, Kentucky. Specifically, I have been asked to give my professional opinion on the proposed
RICE plant will have any impact on adjoining property value and whether “the location and
character of the use, if developed according to the plan as submitted and approved, will be in
harmony with the area in which it is to be located.”

To form an opinion on these issues, I have researched existing RICE plants in other states, visited
the exterior of an existing RICE plant, researched articles through the Appraisal Institute and other
studies, and discussed the likely impact with other real estate professionals. I have not been asked
to assign any value to any specific property.

This letter is a limited report of a real property appraisal consulting assignment. My client is
Kentucky Municipal Energy Agency represented to me by Mr. Doug Buresh. My findings support
the Kentucky Siting Board Application. The effective date of this consultation is September 2, 2024.

While based in NC, I am also a Kentucky State Certified General Appraiser #5522.
Conclusion

The adjoining properties are well set back from the proposed RICE facility and supplemental
vegetation is proposed to enhance the areas where the existing trees do not currently provide a
proper screen. There are a number of other uses in the area that are likely already negatively
impacting property values in the area and those uses help to define this market regardless of the
RICE facility. The closest and only adjoining home will be 765 feet from the facility. This trailer is
significantly removed from the facility and sales data supports a finding of no impact on this home.
The next closest homes are more than double that distance from the proposed facility and similarly
support a finding of no impact on property value.

Based on the data and analysis in this report, it is my professional opinion that the RICE facility
proposed at the subject property will have no impact on the value of adjoining or abutting properties
and that the proposed use is in harmony with the area in which it is located.


mailto:rkirkland2@gmail.com
http://www.kirklandappraisals.com/

If you have any questions, please contact me.

Sincerely,

/.

e /{L//@//z/

Richard C. Kirkland, Jr., MAI
NC Certified General Appraiser A4359
KY Certified General Appraiser #5522
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I. Proposed Project and Adjoining Uses

Proposed Use Description

75 MW natural gas electric generating facility using reciprocating internal combustion engine (RICE)
generators proposed to be constructed on a portion of a 157.10-acre tract of land located at 1757 AC
Slaton Road, Madisonville, Hopkins County, Kentucky.

Adjoining Properties

I have considered adjoining uses and included a map to identify each parcel’s location. Based on
the current site plan the closest and adjoining home is a trailer that will be 765 feet from the closest

part of the facility.

Adjoining land is primarily a mix of agricultural and industrial uses with a nearby trailer and some
small vacant parcels of residential land.

The breakdown of those uses by acreage and number of parcels is summarized below.

Adjoining Use Breakdown

Acreage Parcels
Agricultural 92.00% 54.55%
Agri/Res 3.09% 9.09%
Residential 0.42% 27.27%
Industrial 4.49% 9.09%

Total 100.00% 100.00%



GIS Aerial Map



Proposed Site Layout



Adjoining Uses
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MAP ID Owner

66-9B
79-10
79-10
66-9A
66-9-1
66-9
66-9-2
66-23-1
66-23
66-10
66-10A

Warrior Coal
Madisonville
Madisonville
Cates
Cates
Madisonville
Madisonville
Hendricks
French
Madisonville

Warrior Coal

Total

GIS Data
Acres
21.00
331.00
1.70
1.00
0.70
1.00
88.00
20.00
121.07
29.00
32.00

646.470

Present Use
Agricultural
Agricultural
Agricultural
Residential
Residential
Residential
Agricultural
Agri/Res
Agricultural
Industrial

Agricultural

Adjoin
Acres
3.25%
51.20%
0.26%
0.15%
0.11%
0.15%
13.61%
3.09%
18.73%
4.49%
4.95%

100.00%

Adjoin
Parcels
9.09%
9.09%
9.09%
9.09%
9.09%
9.09%
9.09%
9.09%
9.09%
9.09%
9.09%

100.00%

Distance (ft)

N/A
N/A
N/A
N/A
N/A
N/A
N/A
765

N/A
N/A
N/A

765



II. Demographics

I have pulled the following demographics for a 1-mile, 3-mile and 5-mile radius around the
proposed facility.

I note that there is a projected decline in population projected in all three of these rings. Since
2020 the population within 1-mile of this location has gone from 201 people down to 165
people.
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III. Methodology and Discussion of Issues

Standards and Methodology

I conducted this analysis using the standards and practices established by the Appraisal
Institute and that conform to the Uniform Standards of Professional Appraisal Practice. The
analyses and methodologies contained in this report are accepted by all major lending
institutions, and they are used in Kentucky and across the country as the industry standard
by certified appraisers conducting appraisals, market analyses, or impact studies and are
considered adequate to form an opinion of the impact of a land use on neighboring properties.
These standards and practices have also been accepted by the courts at the trial and appellate
levels and by federal courts throughout the country as adequate to reach conclusions about
the likely impact a use will have on adjoining or abutting properties.

The aforementioned standards compare property uses in the same market and generally within
the same calendar year so that fluctuating markets do not alter study results. Although these
standards do not require a linear study that examines adjoining property values before and
after a new use (e.g. a RICE facility) is developed, some of these studies do in fact employ this
type of analysis. Comparative studies, as used in this report, are considered an industry
standard.

The type of analysis employed is a Matched Pair Analysis or Paired Sales Analysis. This
methodology is outlined in The Appraisal of Real Estate, Twelfth Edition by the Appraisal Institute
pages 438-439. It is further detailed in Real Estate Damages, Third Edition, pages 33-36 by
Randall Bell PhD, MAI. Paired sales analysis is used to support adjustments in appraisal work for
factors ranging from the impact of having a garage, golf course view, or additional bedrooms. It is
an appropriate methodology for addressing the question of impact of an adjoining RICE facility. The
paired sales analysis is based on the theory that when two properties are in all other respects
equivalent, a single difference can be measured to indicate the difference in price between them. Dr.
Bell describes it as comparing a test area to control areas. In the example provided by Dr. Bell he
shows five paired sales in the test area compared to 1 to 3 sales in the control areas to determine a
difference. I have used 3 sales in the control areas in my analysis for each sale developed into a
matched pair.

Determining what is an External Obsolescence

An external obsolescence is a use of property that, because of its characteristics, might have a
negative impact on the value of adjacent or nearby properties because of identifiable impacts.
Determining whether a use would be considered an external obsolescence requires a study that
isolates that use, eliminates any other causing factors, and then studies the sales of nearby
versus distant comparable properties. The presence of one or a combination of key factors does
not mean the use will be an external obsolescence, but a combination of these factors tend to
be present when market data reflects that a use is an external obsolescence.

External obsolescence is evaluated by appraisers based on several factors. These factors
include but are not limited to:

1) Traffic. RICE facilities are not significant traffic generators.

2) Odor. RICE facilities do not produce a noticeable odor.
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3) Noise. While RICE facilities can generate significant noise, noise abatement
technologies will be applied to the plant. This work will be covered in a separate report and the
plant will adhere to local noise ordinances.

4) Environmental. RICE facilities do not produce toxic or hazardous waste as part of
normal operation.

5) Appearance/Viewshed. This is an area that potentially applies to RICE facilities.
However, RICE facilities are generally required to provide setbacks and landscaping buffers to
address that concern.

0) Other factors. Stigma is another possible concern related to a RICE facility.

Market Imperfection

Throughout this analysis, I have specifically considered the influence of market imperfection on data
analysis. Market imperfection is the term that refers to the fact that unlike a can of soup at the
supermarket or in your online shopping cart, real estate cannot be comparison shopped for the best
price and purchased at the best price for that same identical product. Real estate products are
always similar and never identical. Even two adjacent lots that are identical in almost every way,
have a slight difference in location. Once those lots are developed with homes, the number of
differences begin to multiply, whether it is size of the home, landscaping, layout, age of interior upfit,
quality of interior upfit, quality of maintenance and so on.

Neoclassical economics indicates a perfectly competitive market as having the following: A large
number of buyers and sellers (no one person dominates the market), no barriers or transaction
costs, homogeneous product, and perfect information about the product and pricing. Real estate is
clearly not homogeneous. The number of buyers and sellers for a particular product in a particular
location is limited by geography, financing, and the limited time period within a property is listed.
There are significant barriers that limit the liquidity in terms of time, costs and financing. Finally,
information on real estate is often incomplete or partial — especially at the time that offers are made
and prices set, which is prior to appraisals and home inspections. So real estate is very imperfect
based on this definition and the impact of this is readily apparent in the real estate market.

What appear to be near-identical homes that are in the same subdivision will often sell with slight
variations in price. When multiple appraisers approach the same property, there is often a slight
variation among all of those conclusions of value, due to differences in comparables used or analysis
of those comparables. This is common and happens all of the time. In fact, within each appraisal,
after making adjustments to the comparables, the appraiser will typically have a range of values
that are supported that often vary more than +/-5% from the median or average adjusted value.

Based on this understanding of market imperfection, it is important to note that very minor
differences in value within an impact study do not necessarily indicate either a negative or positive
impact. When the impacts measured fall within that +/-5%, I consider this to be within typical
market variation/imperfection. Therefore, it may be that there is a negative or positive impact
identified if the impact is within that range, but given that it is indistinguishable from what amounts
to the background noise or static within the real estate data, I do not consider indications of +/-5%
to support a finding of a negative or positive impact.

Impacts greater than that range are, however, considered to be strong indications of impacts that
fall outside of typical market imperfection. I have used this as a guideline while considering the
impacts identified within this report.
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Steps Involved in the Analysis
The paired sales analysis employed in this report follows the following process:

1. Identify sales of property adjoining/nearby existing RICE facilities.

2. Compare those sales to similar property that does not adjoin an existing RICE facility.
3. Confirmation of sales are noted in the analysis write-ups.

4. Distances from the homes to panels are included as a measure of the setbacks.

Sale/Resale analysis employed in this report follows the following process:

1. Identify sales of property adjoining/nearby existing RICE facilities.

2. Compare those sales to earlier sales of the same property prior to construction of the RICE
facility. Adjustments for time are based on the Federal Housing Finance Agency (FHFA)
Home Price Index (HPI) for that area to appreciate the earlier home price to a current home
price based on that index of nearby homesales. This allows us to see if there was any
impact on the sales price from Before and After the RICE facility.

3. Confirmation of sales are noted in the analysis write ups and research into possible
repairs/neglect between the two sales dates.

4. Distances from the homes to panels are included as a measure of the setbacks.



15

IV. Research on RICE Facilities

I have identified 15 RICE facilities across the United States for analysis. These facilities were
specifically chosen based on proximity to adjoining/nearby housing and are not intended to reflect
an average site for such a facility. As I am testing for home value impacts as typically the most
sensitive use to adjoining externalities, I focused on areas that were most likely to provide usable
data for the analysis.
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1: E. Airport Road, Stillwater, OK

This project was built in 2015 and located on 24.42 acres for a 56 MW project. The map above
shows no adjoining residential uses. The following map shows the closest homes to the northeast at
1,210 feet away and the closest home to the southeast at 1,680 feet.

None of these homes sold recently. The closest nearby homes that have sold are to the south along
N. Jardot Road at Crazy Horse Avenue where I identified a brick duplex at 1818-1820 E Crazy Horse
Avenue. It sold on October 2, 2023 for $265,000 for this 3,348 s.f. duplex built in 2007. This
duplex was sold out of an assemblage of all of the units so there was no prior usable sale for a
Sale/Resale Analysis. This duplex appears to be hitting the market with other duplexes in the area
by the same developer which makes it challenging to use this comparable sale for an effective paired
sales analysis. I have not attempted one for this reason.
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2: 8161 Jim Christal Road, Denton, TX

This project was built in 2017 and located on a portion of 157.20 acres for a 220 MW project. The
map above shows two adjoining residential uses with improved homes and a number of vacant
tracts under 20 acres. The closest adjoining home is 2,550 feet from the RICE facility and 1,875 feet
from the nearest related power plant building. However, there are related buildings on the same
tract as close as 1,370 feet from the nearest home just northwest of adjoining Parcel 6. This is the
closest home despite not being on an adjoining parcel.

The closest adjoining home sale that I found was 9231 Jim Christal Road that sold on January 17,
2022. This home is through multiple tracts of vegetated land and 4,460 feet from the closest point
at the RICE facility. For these reasons I have not attempted a paired sales or Sale/Resale analysis
on this property.
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3 - 16017 Sarya Road, Pelkie, MI

This facility was built in 2019 on a portion of a 44.33-acre tract. The GIS image above does not
show the facility so the following map from GoogleEarth is included. The closest adjoining home is
1,255 feet to the southwest of the facility or 1,730 feet to the RICE building itself.

The closest recent sale is to the north and is a very small older structure that was advertised as a
“nice, comfortable, no frills camp.” This home sold in 2021 for $45,000 for a 905 s.f. structure on 4
acres. This same hold last sold in 2019 for $23,000. The home value increased by nearly 100%
since that time, but likely is due to repairs and this does not make for a strong candidate for a
Sale/Resale analysis or paired sales analysis.
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4 - 2499 Old Highway 51, Kronenwetter, WI

This facility was built in 2022 on a portion of a 275.31-acre tract that includes an existing coal
power plant. The closest adjoining home is 140 feet from power plant improvements and 1,820 feet

away from the RICE plant. But given the coal plant, this does not make for a good paired sales or
Sale/Resale analysis.
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5 - 2200 Wright Street, Marquette, MI

This facility was built in 2017 on a portion of a 298.79-acre tract. The closest adjoining home is 480
feet away from the nearest power plant improvement and 750 feet from the RICE facility. This
facility has a number of nearby residential uses for consideration.

I considered a sale of a home at 2233 Evergreen Lane that sold on July 9, 2024 for $295,000 for a
2,026 s.f., 5 BR, 3 BA, full unfinished basement, built in 1946, on 0.56 acres. The purchase price
works out to $145.61 per s.f. This home was being sold with a $10,000 allowance for floor repairs.
I spoke with Adam Karki with Re/Max 1st Realty about this home sale. He indicated that the nearby
natural gas plant had no impact on the marketing of the home or the sales price. He also noted that
the buyer was not interested in updating the floors or the associated rebate.

I have considered a Sale/Resale analysis for this home as it sold on March 7, 2014 for $179,000.
The FHFA HPI does not have an area inclusive to Marquette, so I have used the zip code designation
annually per year since 2014 which shows annual increases for an expected increase in value to
$311,925. This suggests an impact of $16,000, or 5.13%, due to the RICE facility that is 540 feet
from the nearest power plant building and 790 feet from that RICE facility. There are significant
trees in between the home and the facility, which also helps to address appearance concerns.

I also considered some nearby comparable sales that are further from the natural gas plant for a
paired sales analysis as shown below.

Nearby Residential Sales After RICE Approved
Parcel RICE Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style Other
Adjoins 2233 Evergreen 0.56 7/9/2024  $295,000 1946 2,026 $145.61 5/3 Drive 1.5 Story  Unfin Bsmt
Not 2100 Longyear 0.17 6/6/2024 $299,900 1970 2,085 $143.84 5/2 2-Car Tri Level
Not 1515 Birch 0.42 2/17/2023  $303,000 1959 2,003 $151.27 3/2 Gar Ranch Prt Fin B
Not 1706 Mildred 0.22 9/29/2023  $310,000 1967 1,889 $164.11 3/2 2-Car 2 Story
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Avg
RICE Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance
Adjoins 2233 Evergreen $295,000 790 RICE
Not 2100 Longyear  $834 $5,000 -$17,994 -$3,395 $10,000 -$15,000 $279,345 5% 540 Power plant
Not 1515 Birch $12,971 -$9,848  $1,392  $10,000 -$10,000 $307,515 -4%
Not 1706 Mildred ~ $7,419 -$16,275 $8,993 $10,000 -$15,000 $305,137 -3%

-1%

After adjustments, the three paired sales show impacts ranging from -4% to +5% with an average
finding of -1%. The most recent sale is the one that actually shows a positive impact on property
value and suggests that the time adjustments may be a little aggressive for the other two sales in
this market. However, the most recent sale is somewhat complicated by being closer to Lake
Superior (seen on the east side of the map) but also adjoins a multifamily use and diagonally across
the street from a ballpark. I will therefore rely on all three of these sales equally, which supports a
finding of 0% impact.

For this one sale I have found a broker opinion of 0%, a sale/resale impact of -5% and a paired sales
analysis of -1%. The sale/resale impact was based on a 10-year growth period which is the most
significant adjustment considered in these three approaches to value and therefore deemed the least
reliable. I therefore conclude based on the paired sales analysis and broker comments that this sale
supports a finding of no impact on property value for a home at 790 feet where there are visual
separations (trees) between the home and the RICE home or 540 feet from other power plant
structures.

I also considered two home sales that are further away but nearby to the east of this facility (just
east of parcels 24 and 25 on the adjoining parcel map). These homes are at 1,380 feet from the
RICE facility.

The first is 1947 Granite Avenue that sold on June 21, 2022 for $327,000 for a 1,597 s.f. split-level
home with 3 BR, 2 BA, built in 1974 on 0.49 acres with 2 car garage. The price per square foot
works out to $204.76.



Adjoining Residential Sales After RICE Approved
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Parcel RICE Address Acres Date Sold Sales Price Built GBA $/GBA BR/BA Park Style
Adjoins 1947 Granite 0.49 6/21/2022  $327,000 1974 1,597 $204.76 3/2 2-Car Split
Not 2202 Fitch 0.32 7/18/2022  $255,250 1970 1,500 $170.17 2/1 2-Car Ranch
Not 1909 Bancroft 0.24 5/9/2022 $280,000 1971 1,738 $161.10 3/2 2-Car Ranch
Not 1521 Lincoln 0.18 9/19/2022  $289,000 1961 1,740 $166.09 4/2 Drive Ranch
Avg
RICE Address Time Site YB GLA BR/BA Park Other Total % Diff % Diff Distance
Adjoins 1947 Granite $327,000 1380 RICE
Not 2202 Fitch -$1,162 $2,553 $6,602  $20,000 $283,243 13% 1210 Power
Not 1909 Bancroft ~ $2,029 $2,100 -$9,086 $275,043 16%
Not 1521 Lincoln  -$4,384 $5,000 $9,393  -$9,500 $20,000 $309,508 5%

12%

After adjustments, this home shows a positive impact ranging from +5% to +16%. The primary
reason that I believe this shows that is while this home is located near the RICE facility, it is also in
close proximity to the Dead River (shown to the north of this area). This home does not have direct
view or access to the preserved land or river, but it is not uncommon to find significant premiums
for adjacency to such natural features that are known to have long-term protected preservation from
development. For this reason, I will not rely heavily on this indicator, though it does strongly
support the finding of no impact for the home that was closer.

The second home sale that I identified is next to this at 1945 Granite Street and it sold on May 16,
2024 for $335,000 for a 1,674 s.f. ranch with 2 BR, 2 BA. I did not run a paired analysis on this
home sale as I expect it to show the same enhancement from nearby preserved land which would
also make it difficult to rely on for analysis. I did however consider a sale/resale analysis as that
should incorporate whatever enhancement the area is providing in both sales figures so it provides
for a straightforward analysis.
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This home sold previously on February 2, 2017 for $200,000 after having been listed in November
2016 for $210,000.

The FHFA HPI does not have an area inclusive to Marquette, so I have used the zip code designation
annually per year since 2017 which shows annual increases that work out to a 1.6606 multiplier to
that $200,000, for an expected increase in value to $332,120. This suggests a positive impact of
$3,780, or +1%, due to the RICE facility that is 1,390 feet from that home or the closest power plant
structure is 1,295 feet away. There are significant trees in between the home and the facility, which
also helps to address appearance concerns.

I conclude that the data from 1495 Granite Street provides a strong indication of no impact on value
at 1,390 feet from the RICE facility or 1,295 feet from related power plant structures.
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6 — 3030 Vierling Drive East, Shakopee, MN

This facility was built in 2016 on a 6.09-acre tract. The adjoining uses include apartments to the
west and townhomes to the south. The townhomes were located here prior to the RICE plant and
are now 405 feet from the nearest point of the facility. The apartments were built after the RICE
plant and are now 460 feet from the facility with an additional closer pad still available for
construction.

The townhomes appear to be run as townhome apartments and there are no sales for consideration.
The closest nearby home sale that I identified is to the southwest at 2779 Jade Circle E that sold on
September 1, 2022 for $450,000 for a 4 BR, 3 BA, 2,618 s.f. 2-story home, with 2-car garage, built
in 1989 on 0.36 acres. That home is 1,070 feet away with an estate home separating that home
from the facility. The prior sale of that home was in 2002 and I consider a 20 year sale/resale
analysis to be of minimal value and therefore did not attempt that analysis.
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7 - 1011 N 34 Street, Alexandria, LA

This facility was built around 2017 adjoining an existing natural gas powerplant. The adjoining
uses include homes to the southwest at 840 feet from the power plant and RICE facility, but those
same homes are closer to other buildings associated with the natural gas plant that was here since

1965 at distances as close as 280 feet. Given the earlier natural gas plant, I have not attempted any
analysis associated with the nearby homes.
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8 - 1125 Geddie Road, Tallahassee, FL

This facility was built in 2018 adjoining an existing powerplant on a portion of a 232.54-acre tract.
The adjoining uses include homes as close as 560 feet to power plant buildings and as close as

1,250 feet from the RICE plant Given the earlier power plant, I have not attempted any analysis
associated with the nearby homes.
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9 - 133 Clark-Mizelle Road, Benndale, MS

This facility was built in 2019 on a 7.00-acre parcel. This replaced an older facility at the site. The
adjoining uses include homes as close as 495 feet to the RICE building (Parcel 1 with the house
located just north of adjoining parcel 2) and as close as 480 feet from related power plant structures.
Since the GIS does not show the plant, [ have included the Google Earth image as shown below.

Given the older plant at this site, I cannot do a sale/resale analysis.



30



31

10 - 2023 Power Plant Lane, Lovington, NM

This facility was built in 2011 on a portion of a 69.65-acre tract. Additional buildings were built
following that construction including the two closest to the adjoining parcels identified as 12, 13 and
14. The closest adjoining home is 525 feet away from power plant buildings and located on Parcel
14. The closest home to the RICE building is 1,030 feet away with intervening buildings separating
them. Since additional buildings were constructed closer to that home it is difficult to use that for a
paired sales analysis due to the potential for impacts from those other buildings. I therefore have
not attempted any analysis from this facility.
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11 - 4201 Power Lane, Greenville, TX

This facility was built in 2009 on a portion of a 20.23-acre tract. This was built on land currently
used for an ongoing power facility which makes it difficult to use this for a paired sales analysis or
sale/resale analysis. The closest adjoining home is 250 feet from the RICE facility and 220 feet from
the nearest power plant structure. There are seven homes closer than 300 feet to this facility and
the average distance from home to the RICE facility is 463 feet.
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12 - 2393 County Road 1005, Pearsall, TX

This facility was built around 2012 on a portion of a 205.75-acre tract. This was built on land
currently used for an ongoing power facility which makes it difficult to use this for a paired sales

analysis or sale/resale analysis. The closest adjoining home is 420 feet from the nearest power
plant structure and 690 feet from the RICE facility.
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13 -23601 FM 490, Edinburg, TX

This facility was built in 2015 on a portion of a 339-acre tract. A solar farm was added to this
facility in 2018 and a substation in 2021. The closest adjoining home is 550 feet from a power plant
structure and 2,070 feet from the RICE facility.

Adjoining Parcel 12 shown above sold on May 24, 2024 for $225,000 for a 10.44-acre lot with an
improved with a metal barn with two canopies and a travel trailer. I reached out to Michael Karam
with Coldwell Banker La Mansion, the listing broker for his thoughts on this transaction. The
existing barn and the trailer complicate this sale somewhat as to how much value was attributed to
those features. Without knowing how those were considered, it is difficult to compare this land to
other tracts in the area. However, I did compare this to 3214 W Lasso Trail that sold on September
6, 2022 for $199,000 for an 8.07-acre tract in the same community. Nearby homes in this area are
selling in the $1,000,000 range and the difference between an 8-acre tract and a 10-acre tract is not
expected to have a substantial difference as they are all supporting similar price range homes —
essentially these are lot values and not acreage values. I have adjusted upward by 10% for the
additional acreage as it is still better to have 10 acres than 8. Adjusting for the time difference from
3rd Quarter 2022 to 2rd Quarter 2024, based on the state average of 2.82% and also upward by 10%
for size, I derive a total adjustment of 13% for an indicated value of $224,870. This rounds exactly
to the purchase price which supports a finding of no impact on this lot value. The likely homesite
on this lot is approximately 2,240 feet from the RICE facility.
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14 - Goodman Energy Center, Hays, KS

This facility was built in 2008 on a portion of a 157.10-acre tract. The closest adjoining residential
use is 750 feet away from the power plant structures and 1,845 feet from the RICE facility.

I did not identify any nearby residential sales in the last few years. The closest home sale was over a
mile away to the northeast off Feedlot Road. I have not attempted any further analysis on this
facility.
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Summary of Findings

Sales Data
The sales data shown adjoining the RICE facilities are focused on the Marquette Facility and Red
Gate Facility.

The Marquette facility included a nearby home at 540 feet from a power plant structure and 790 feet
from the RICE facility that the broker confirmed had no impact on value and the paired sales
analysis supported a finding of no impact on value. The sale/resale analysis suggested a -5%
impact but given that required adjusting an old sales price over a 10-year period, it is considered
less reliable than the paired sales analysis and the broker comments.

The Marquette facility also included a nearby home sale at 1,210 feet from power plant buildings
and 1,380 feet from the RICE facility that showed a significant premium after the RICE facility was
built. I did not rely heavily on that indication as the home has some nearby preserved land, which I
was not able to adequately address in the analysis and likely was the cause of that significant
positive impact.

The Marquette facility also included a nearby home sale at 1,295 feet from power plant buildings
and 1,390 feet from the RICE facility that adjoins the home noted above that I was able to do a
sale/resale analysis. This analysis was able to naturally incorporate that nearby preserved land
impact as that was the case in both the sale and the resale. That analysis supported a finding of no
impact on home value.

The Red Gate facility included a lot sale that paired sales supports a finding of no impact on lot
value. Similar lots on that same street further from the site are selling at comparable prices and
being improved with homes selling at or above $1,000,000. The likely home site on this adjoining
lot is approximately 2,240 feet from the RICE facility and 1,875 feet from power plant structures.

The sales data strongly supports a finding of no impact on home value at distances as close at 790
feet from a RICE facility or 540 feet from other power plant structures. That is not to say that at
780 feet there is an impact, just that the closest sold home that I could research was at 790 feet and
showed no sign of an impact. The broker for that home clearly stated that it was not a factor in
pricing and had no bearing on the sales price, which was supported by the paired sales analysis.
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Demographic Data

The RICE facilities described and shown on the following pages are summarized below in terms of
adjoining uses distance to the closest home from the RICE facility as well as the average distance to
adjoining homes. The subject property shows a similar proximity to residential uses and there is
only 1 adjoining home which is further than the average and median distances identified.

Adjoin % Adjoin  RICE RICE Other Other
Adjoin Residential Parcels Closest Avg.Dist Closest Avg.Dist

# Name City County State Acres Parcels Parcels Residential Home Home Home Home
0 Subject  Madisonville Hopkins KY 88 11 3 27% 765 765 765 765
1 Stillwater Stillwater Payne OK 24.42 5 2 40% N/A N/A N/A N/A
2 Denton Denton Denton TX 157.2 14 9 64% 2,550 2,593 1,875 1,945
3AlJ. Pelkie Baraga Ml 44.33 7 0 0% 1,730 1,730 1,255 1,255
4 Weston Kronenwetter Marathon WI 275.31 25 13 52% 1820 3099 140 773
5 Marquette Marquette Marquette Mi 298.79 30 30 100% 750 1,264 480 1,088
6 Shakopee Shakopee Scott MN 6.09 10 5 50% 350 429 N/A N/A
7 DG Hunter Alexandria Rapides LA N/A N/A N/A N/A 845 N/A 280 N/A
8 Arvah Tallahasse Leon FL 232.54 21 13 62% 1250 1,783 560 1,231
9 Benndale Benndale George MS 7 5 4 80% 495 495 480 480
10 LCEC Lovington Lea NM 69.65 16 9 56% 1030 1,543 525 975
11 Tom Darte Greenville Hunt X 20.23 15 11 73% 250 463 220 480
12 Pearsall  Pearsall Frio X 205.75 20 9 45% 690 2,445 420 958
13 Red Gate Edinburg Hidalgo TX 339 14 9 64% 2070 2,399 550 1,583
14 Goodman Hays Ellis KS 157.1 10 0 0% 1845 2,323 750 968
15 Antelope Abernathy Hale X 143.83 8 0 0% N/A N/A N/A N/A
137.9493 Average 49% 1,206 1,714 628 1,067
143.83 Median 52% 938 1,730 525 972
339 High 100% 2,550 3,099 1,875 1,945
6.09 Low 0% 250 429 140 480

The subject property only has one adjoining home and that is an older mobile home located 765 feet
to the southeast of the proposed site. That mobile home is already in similar proximity to a
wastewater treatment plant and the former coal pit. The RICE facilities identified above include
homes as close as 250 feet to the RICE facilities with an average closest distance of 1,206 feet and a
median closest distance of 938 feet. The closest homes to the supporting power plant structures are
140 feet away with an average closest distance of 628 feet and a median of 525 feet..

The home at the subject property is at very similar distances to the middle of the range identified
and is also an inferior quality of home as compared to those average homes as discussed above as
most were stick built homes at higher price points. The additional potential impacts from the
railroad, wastewater treatment plant, and coal pit are additional factors that likely indicate an area
of diminished desirability for residential use.

Most of the adjoining property to this proposed facility is owned by Madisonville or Warrior Coal,
which further indicates this as less of a residential area with little likelihood of future residential
development. The demographics data shown earlier notes a significant decline in the population
within one mile of this facility dropping from 201 in 2020 down to 165 in 2024. The population is
projected to continue to decline over the next S years based on the census data projections.

The next chart shown below shows population within a radius of the subject property and the
comparable RICE facilities as well as median income and housing profiles. This shows a median
population within 1 mile of the facilities is lower than at the subject and the average is higher, which
provides for a good bracketing on population density for the subject property. Bracketing the areas
considered increases the reliability of the data from those areas as we are not focusing on areas
superior or inferior, but a range of areas at or near the population density of the subject property.
The median incomes and average home values are bracketed by the overall range which is
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important, but both the average and median incomes and the average and median home values are
higher for this set of facilities than what is at the subject property. This means that on average the
areas considered are superior to the subject property, which still makes for a reliable analysis, but
does suggest that there is a greater potential for negative impacts in this data set than likely at the
subject property. This is because at higher price points and incomes, buyers have greater ability to
act on market preferences. The data still brackets the subject site and considered a reliable data set
for this analysis.

The specific sites from this set that provided market data are Marquette and Red Gate which both
have higher median incomes and average housing prices than the subject property. The average
home price at Red Gate is $185,000, though I note that the nearby housing identified at the RICE
plant were selling at $1,000,000 with the adjoining lot to the RICE plant selling for $225,000, which
would typically support a home value of over $1,000,000 based on that market and typical lot-to-
home ratios.

2024 2024
1- Mile Demographics 3-Mile Demographics County Demo. State Demo.
# Name Popl. Med Inc. Avg. Hous Popl. Med Inc. Avg. House Med Inc. Avg. Hous Med Inc. Avg. House
0 Subject 165 $60,658 $147,826 9,572 $54,044 $151,867 $55,972 $180,559 $62,002 $262,387
1 Stillwater 19 $60,354 $237,500 467 $63,522 $274,053 $49,427 $297,143 $62,129 $260,715
2 Denton 78 $117,375 $351,136 15,360 $58,682 $447,629 $108,671 $534,849 $77,169 $373,415
3 A 53 $39,508 $182,609 370 $39,403 $195,469 $56,437 $196,937 $71,476 $296,468
4 Weston 478 $82,924 $275,316 13,909 $95,790 $273,878 $75,478 $297,038 $75,654 $346,449

5 Marquette 1,924 $61,162 $247,479 20,255 $54,842 $316,924 $63,957 $301,231 $71,476 $296,468
6 Shakopee 8,338 $88,128 $340,268 42,696 $104,851 $433,780 $114,175 $491,380 $86,801 $412,139

7 DG Hunter 28 $31,818 $158,333 660 $42,343 $166,035 $55,881 $200,010 $55,017  $224,613
8 Arvah 940 $80,295 $207,824 9,878 $43,420 $178,472 $65255 $391,170 $74,715  $474,788
9 Benndale 28 $31,818 $158,333 660 $42,343 $166,035 $55,881 $200,010 $55,017  $224,613
10 LCEC 202 $76,676 $331,364 8,539 $74,965 $253,709 $72,458 $241,628 $62,263  $318,576
11 Tom Darte 845 $63,804 $317,472 10,784 $51,581 $179,438 $74,161 $314,023 $77,169  $373,415
12 Pearsall 684 $81,139 $244,127 9,337 $53,180 $192,621 $55258 $259,656 $77,169  $373,415
13 Red Gate 15  $41,089 $185,000 513 $40,245 $216,608 $51,068 $186,385 $77,169  $373,415
14 Goodman 18 $118,327 $405556 3,108 $104,893 $379,536 $62,743 $286,089 $72,627  $283,011
Average = 975" $69,608" $260,1667  9,753" $62,147" $262,442" $68,632" $299,825" $71,132" $330,821
Median 140" $70,285" $245,803"  8,938" $54,011" $235,150" $63,350" $291,564" $73,6717 $332,513
High " 8,3387$118,327" $405,556" 42,696" $104,893" $447,629" $114,175" $534,849" $86,801"  $474,788
Low " 15" $31,818" $158,333" 370" $39,403" $166,035" $49,427" $186,385" $55,017"  $224,613
Conclusion

The RICE facilities researched include sales data for homes priced at $295,000 within 835 feet are
showing no sign of any impact. I have additional sales data at greater distances that show the same
result.

The closest home at the subject property is 765 feet and that is for an older trailer that is currently
in proximity to a wastewater treatment plant and currently has an assessed value of $20,000 with
$10,000 on the land and $10,000 on the improvements. The distance involved is greater than the
average and median distances identified and very similar to the distance showing no impact for a
home at $295,000. I therefore conclude that no impact on the value of this property is anticipated.

The next closest home that I identified is not adjoining but nearby at 1,990 feet for a home located
at 920 Pleasant View Road. That home was built in 2021 and has a current tax assessed value of
$247,400. That distance is more than double the distance identified as showing no impact on home
value for a higher priced home. I consider this strong evidence for no impact on home value for this
home and those further away as well.
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There was also a cabin located to the west of the wastewater treatment plant along A C Slaton Road.
The tax assessed value on this improvement and 5 acres is $14,000. This property sold in August
2019 for $14,000 and identified by the PVA as an “arms-length transaction.” Given the price point
and the intervening wastewater treatment plant I do not see any impact on this site either. The
cabin is approximately 1,580 feet from the proposed facility.
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V. Specific Factors Related To Impacts on Value

I have completed a number of Impact Studies related to a variety of uses and I have found that the
most common areas for impact on adjoining values typically follow a hierarchy with descending
levels of potential impact. I will discuss each of these categories and how they relate to a RICE
facility.

Hazardous material
Odor

Noise

Traffic

Stigma

Appearance

ons N

1. Hazardous material

According to Stanley K. Conn, P.E. the proposed RICE engines are subject to 40 CFR 63 Subpart
ZZ77 - National Emission Standards for Hazardous Air Pollutants for Stationary Reciprocating
Internal Combustion Engins (RICE) and 40 CFR 60 Subpart JJJJ — Standards of Performance for
Stationary Spark Ignition Internal Combustion Engines. These standards require limits on CO
emissions, formaldehyde, NOx and VOCs.

Concerns over those emissions could be reasonable and if I were to find any impact on market value
on homes near these facilities, then this is a category that I would consider as a possible reason for
that impact. However at the distances identified I have found no impact in the market and therefore
consider this category not applicable at these distances.

2. Odor

I did not detect any specific odor related to the facility that I visited. According to Stanley K. Conn,
P.E. they do not anticipate any odor being detectable by the neighbors. In this case, given the
adjoining wastewater treatment plant this is very unlikely to be a category of concern for this

property.

3. Noise

While RICE facilities can generate significant noise, noise abatement technologies will be
applied to the plant. This work will be covered in a separate report and the plant will adhere to

local noise ordinances.

I therefore do not consider this a category of concern for this facility at distances similar to the
comparable facilities.

4, Traffic

After construction, there will only be 15 employees that would work in rotating shifts with up to 7 on
site at a time. A traffic study is ongoing. Assuming the facility complies with any suggestions from
the traffic study, I do not consider this a category of concern for this facility.

5. Stigma
There is likely some stigma associated with a RICE plant given it is a natural gas power plant, but

closely tied with the concerns over emissions. If I were to find any impact on market value on
homes near these facilities, then this is a category that I would consider as a possible reason for that
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impact. However at the distances identified I have found no impact in the market and therefore
consider this category not applicable at these distances.

6. Appearance

The appearance of the facility is industrial in nature, but this facility will be located adjoining a
wastewater treatment plant and only visible across railroad tracks. The closest home is over 700
feet away and there are existing intervening trees. I do not see any basis for an impact on property
value from the appearance.

7. Conclusion

On the basis of the factors described above, it is my professional opinion that the proposed RICE
facility will not negatively impact adjoining property values. The only categories of impact of note is
hazardous material and stigma, which is addressed through setbacks. The matched pair data and
sale/resale analysis supports that conclusion.
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VI. Certification

I certify that, to the best of my knowledge and belief:
1. The statements of fact contained in this report are true and correct;

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and are my personal, unbiased professional analyses, opinions, and conclusions;

3. I 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. I have no bias with respect to the property that is the subject of this report or to the parties involved with this
assignment;

S. My engagement in this assignment was not contingent upon developing or reporting predetermined results;

6. My compensation for completing this assignment is not contingent upon the development or reporting of a

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion,
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended
use of the appraisal;

7. The reported analyses, opinions, 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;

8. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with
the Uniform Standards of Professional Appraisal Practice.

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

10. I have not made a personal inspection of the property that is the subject of this report, and;
11. No one provided significant real property appraisal assistance to the person signing this certification.
12. As of the date of this report I have completed the continuing education program for Designated Members of

the Appraisal Institute;

13. I have not performed services, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

Disclosure of the contents of this appraisal report is governed by the bylaws and regulations of the Appraisal Institute
and the National Association of Realtors.

Neither all nor any part of the contents of this appraisal report shall be disseminated to the public through advertising
media, public relations media, news media, or any other public means of communications without the prior written
consent and approval of the undersigned.

T

v

Richard C. Kirkland, Jr., MAI
State Certified General Appraiser
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