
CHARTER TOWNSHIP OF FLUSHING 

6524 N. SEYMOUR ROAD 

FLUSHING, MICHIGAN 48433 
810-659-0800 FAX: 810-659-4212 

PLANNING COMMISSION AGENDA 

DATE: July 11, 2022 TIME: 7:00 P.M. 

WEB ADDRESS http://www.flushingtownship.com 

THIS MEETING WILL BE HELD AT NORTH FLUSHING BAPTIST 

CHURCH LOCATED AT 7500 MT. MORRIS ROAD, FLUSHING, MI 

48433. 
MEMBERS OF PLANNING COMMISSION 

Chair - Vicki Bachakes Ronald Voigt 
Vice Chair - Christopher Czyzio Craig Davis 
Secretaiy- William Mills Amy Barta-Bolin 

Terry A. Peck- Board of Trustees Representative 
Mandy Hemingway, Recording Secreta1y 

I. CALL THE MEETING TO ORDER: 

ROLL CALL 
PLEDGE OF ALLEGIANCE TO THE AMERICAN FLAG 

II. APPROVAL OF AGENDA: 

III. APPROVAL OF PREVIOUS MINUTES: 

June 13, 2022 Meeting 

IV. PUBLIC COMMENTS FOR AGENDA ITEMS ONLY: 

Each speaker limited to three minutes 

V. UNFINISHED BUSINESS: 

None 

VI. NEW BUSINESS: 

1. Motion to approve the Special Use Permit to place an Accessory Structure in the front 

yard at 7137 N. McKinley Road, Flushing, MI 48433, P.P. No. 08-10-400-010, pursuant 

to Article XVIII Special Use Permits, Sec. 20-1804 (A). 



2. Public Hearing pursuant to a petition circulated and signed by residents along with the 
direction of the Board of Trustees to consider a possible amendment to 
Zoning Ordinance Article 18, Special Use Permits Article: 
Section 20-1804 Requirements for Permitted Special Land Uses 
(00) Commercial Solar Energy Collector System 
(b) (2) The total area of ground-mounted solar energy collections shall be included in 
calculations to determine lot coverage and shall not exceed a maximum lot coverage of 
25 percent regardless of the residing zoning district. 

3. Discussion and possible motion regarding 
Zoning Ordinance Article 18, Special Use Permits Article: 
Section 20-1804 Requirements for Permitted Special Land Uses 
(00) Commercial Solar Energy Collector System 
(b )(2) The total area of ground-mounted solar energy collections shall be included in 
Calculations to determine lot coverage and shall not exceed a maximum lot coverage of 
25 percent regardless of the residing zoning district. 

VII. PUBLIC COMMENTS: 
Each speaker limited to three minutes 

VIII. COMMISSION COMMENTS: 

IX. NEXT REGULAR SCHEDULED MEETING: TUESDA.Y, JULY 11, 2022 
MONDAY, AUGUST 8, 2022 AT 7:00P.M. 

X. ADJOURNMENT 

Charter Township ofFlushing, July 11, 2022 plan agenda 



Planning Commission 6/13/2022 

DRAFT 
CHARTER TOWNSHIP OF FLUSHING 

6524 N. SEYMOUR ROAD 
FLUSHING, MICHIGAN 48433 

810-659-0800 FAX: 810-659-4212 
MINUTES OF THE PLANNING COMMISSION MEETING 

DATE: JUNE 13, 2022 TIME: 7:00 P.M. 
WEB ADDRESS http://www.flushingtownship.com 

MEMBERS OF PLANNING.COMMISSION 
Chair - Vicki Bachakes Ronald Voigt 
Vice Chair -Christopher Czyzio Craig Davis 
Secretary - William Mills Amy Bolin 

Teny A. Peck, Board ofT;·ustees Representative 
Mandy Hemingway, Recording Secretary ._--: · · 

PRESENT: Vicki Bachakes, Chr1stopher-(;zyzio� WiUiam Mills, Ronald Voigt, 
Craig Davis, Amy Bolin _and Terry Peck ·,. 

ABSENT: None 

OTHERS.PRE�ENT: Clyrk Wendy Meinb11rg and sixty-five other inividuals 
were present. 

I. M-E�TING CALLED TO ORDER at 7:00 P.M. by Planning Commission 
Chairperson Bachakes\.ivith Roll Call and Pledge to the American Flag. 

II. APPROVAL OF AGENDA: ·. .  . . 

COMMISSIONER P.KCK MOVED, supported by Commissioner Czyzio to 
approve the agenda as presented. 

THE MOTION CARRIED UNANIMOUSLY. 

III. APPROVAL OF PREVIOUS MINUTES: 
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Planning Commission 6/13/2022 

COMMISSIONER PECK MOVED, suppmted by Commissioner Bolin 
to approve the minutes of the May 9, 2022 meeting. 

ACTION ON THE MOTION 
ROLL CALL VOTE: 
A YES: Bachakes, Czyzio, Davis, Peck, Voigt, Bolin and Mills 
NAYS: None 
ABSENT: None 
THE MOTION CARRIED UNANIMOUSLY. 

IV. PUBLIC COMMENTS 

OPEN FOR PUBLIC COMMENTS 7:02 P.M. 
Twenty-two comments were made. Of those comments, twenty were in opposition 
to item #3 under New Business, the rezoning of P.P #08-23-200-015. The other 
two comments were regarding item #1 under New Business, one being in favor and 
one being against. 

CLOSED FOR PUBLIC COMMENTS 7 :28 P .M. 

V. UNFINISHED BUSINESS 
None 

VI. NEW BUSINESS 
1. Motion to approve the Special Use Permit to place an Accessory 

St1ucture in the front yard at 6367 Turner Road, Flushing, MI 48433, P.P. 
No. 08-16-501-003, pursuant to Aiticle XVIII Special Use Permits, Sec. 
20-1804 (A). 

Ms. Holsinger, the applicant was in attendance and gave a brief description of her 
request. After hearing from the applicant and a shmt discussion, the following 
motion was made. 

COMMISSIONER PECK MOVED, suppmted by Commissioner Davis to deny 
the request for a Special Use Permit to place an Accessory Structure in the front 
yard at 6367 Turner Road, Flushing, MI 48433, P.P. No. 08-16-501-003, pursuant 
to Aiticle XVIII Special Use Permits, Sec. 20-1804 (A). 
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ACTION ON THE MOTION 
ROLL CALL VOTE: 

Planning Commission 6/13/2022 

A YES: Czyzio, Davis, Peck, Voigt, Bolin, Mills and Bachakes 
NAYS: None 
ABSENT: None 
THE MOTION CARRIED UNANIMOUSLY. 

2. Motion to approve the Special Use Permit to dig a pond at 6308 Johnson 
Road, Flushing, MI 48433, P.P. No. 08-13-100-039, pursuant to Special 
Use Permits Article XVIII, Section 20-1804 (I3B) Ponds. 

Mr. Macdermaid, the applicant was in at1;ehdarl.ce and gave an_ explanation of his 
intended plan for a pond. After hearing from the applicant and reviewing the 
application and support materials provided by the applicant, the following motion 
was made. 

COMMISSIONER MILLS MOVED, supported by Commissioner Voigt to 
approve the Special Use Permit to dig a pond at 6308 Johnson Road, Flushing, MI 
48433, P.P. No. 08�13-100:0�9, pursuant to Sp_e�ial Use Permits Article XVIII, 
Section 20-1804 (BB) ·Ponds .. 

ACTION ON THE MOTION 
ROLL CALL VOTE:. -
AY.ES: Davis,_ Bachakes, Czyzio, Mills, Peck, Voigt and Bolin 
NAYS: None 
ABSENT: None 
THE MOTION CA,RlUED UNANIMOUSLY. 

3. Motion to approv:e The Rezoning of 8163 Coldwater Road, Flushing, MI 
48433, P.P. No. 08-23-200-015 from RSA to RU-2, pursuant to Article 
XX Amendments Sec. 20-2000 (b ). 

Mr. Duffy, the applicant was in attendance, and gave an overview of his intent for 
the property at 8163 Coldwater Road which would require it to be rezoned from 
RSA to RU-2. Representatives from Atkins Fick Group Inc, Tom Atkins and Tim 
Fick were also in attendance further explained the potential plan to develop this 
property into 34-43 duplex condominiums. 
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Planning Commission 6/13/2022 

After reviewing the application and support materials and a very lengthy 
discussion citing issues with potential water drainage problems and contradiction 
to the Master Plan for Flushlng Township, the following motion was made. 

COMMISSIONER PECK MOVED, supported by Commissioner Voigt to deny 
the request for Rezoning of 8163 Coldwater Road, Flushing, MI 48433, P.P. No. 
08-23-200-015 from RSA to RU-2, pursuant to Article XX Amendments Sec. 20-
2000 (b). 

ACTION ON THE MOTION 
ROLL CALL VOTE: 
AYES: Peck, Voigt, Bolin, Mills, Bachakes, Czyzio and Davis 
NAYS: None 
ABSENT: None 
THE MOTION CARRIED UNANIMOUSLY. 

VI. PUBLIC COMMENTS 

OPEN FOR COMMENTS: 8:16 P.M. 
Seven comments were made. 
Clerk Meinburg also informed the menibers of the Planning Commission that at 
the Board of Trustees meeting on June 9, 2022, she received a petition that had 
been circulated by residents with 244 signatures, which she will certify, requesting 
an amendmerl:t to the zoning ordinanp·e regarding commercial solar energy 
collector systems; Per this petition at the residents request, this ordinance will be 
coming back to the Planning Commission to discuss amending the language of the 
zoning ordinance at the July 11, 2022 meeting. 

CLOSED FOR COMMENTS: 8:28 P.M. 

VII. COMMISSION COMMENTS 

Commissioner Davis commented there is a need for new housing with the right 
conditions. 
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Planning Commission 6/13/2022 

Commissioner Czyzio reported that all meeting materials including agenda, 
minutes and packets are now available on the township's website. 

Commissioner Peck reported the Board of Trustees passed an ordinance 
establishing a moratorium on any new commercial solar applications, and with this· 
ordinance and the petition from the residents, the Board of Trnstees will be asking 
the Planning Commission to review the ordinance for possible amendment. This 
will be coming back to the Planning Commission in July. 

Commissioner Bolin commented on the need to follow the Master Plan. 

VIII. NEXT REGULAR SCHEDULED MEETING IS MONDAY, 
JULY 11, 2022 AT 7:00 P.M. 

IX. ADJOURNMENT 

With no further business, the meeting adjo_mned at 8:33 P.M. 

VICKI BACHAKES, Chairperson 

WILLIAM MILLS, Secretary 

Date of Approval 

Mandy Hemingway, Recording Secretary 
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SPECIAL USE PERMIT REQUEST FORM 

Special Use Permit Request Case No. 
Permit Fee: 30 0 . 0 0 
Date Paid: la .,..� � .:l-o ;, 2 
Date Notice was Published: G, - � 3 -�';) 
Date of Public Hearing: ______ _ 
Affidavit Attached: _______ _ 

FLUSHING TOWNSHIP PLANNING COMMISSION SPECIAL USE PERMIT·REQUEST 

Required information from owner or person having interest in requesting Planning Commissior. 
(PC) review and opinion. 

1. Name of applicant/owner requesting PC review and opinion. 
A. Applicant 

Phone: 

B. Owner of property if different than above 
Name: Sctm e.. OL:::, Q bov e__,. 
Address: ------------------------
Phone: -------------------------

2. Location of Property: 
Street number and name: J t 31 N, k. c., k, n le y J? oct d 
Property tax identification number: 013- lD- 400 - 010 
Legal description of property involved: Will pW>v,Je o... swtvey ;£ :re-

e U§ s +eJ a..55 i<. mi "'-9 O'YLe e )5 ,'Sis 

List deed restrictions and easements: _""""N ____ o�Y\=e.__ __________ _ 

Present zoning of property: --"-f.<_c....,:c:5_,=d'-"e-'-Vl_+i ..... '_a---=-1 ___________ _ 

3. With all requests, a site plan must be submitted (see attached site plan form) 

4. Answer the following questions of the affidavit: 



ACKNOWLEDGEMENT AND CERTIFICATION: It is hereby acknowledged that the applicant(s) 
has fully read and completed the above application. It is also understood that in case of rnncellation or 
failure of the ownr>r nr his representative to appear at the hearing, I understand that all fees will be 
forfei!ed. 

Signature of Applicant Signature of{cjwner ·. 
· (If different t'Man applicant) 

PLANNING COMMISSION: 

The Planning Commission {PC) having reviewed the submitted data do hereby: 

( ) APPROVE ( ) DISAPPROVE the application for the following reasons: ______ _ 

If approved, are there conditions? ________________________ _ 

Date: _______ _ 
Chairperson 



J 3!JO .00 
Site plan review checklist 

This Form and any required site plan MUST be completed in full and turned into Flushing 
Township 25 DAYS BEFORE THE SCHEDULED Zoning Board of Appeals meeting date 
to insure all Board members have t.he necessary information:_ 

Date of Next Meeting: .:fl,{, v\..e.. l \ 1 d--0&-d--

Paperwork Due By: 

Date Paid: G, � 9 -'d<Yo'd 
Amount Paid: � 3ro 
Receipt#: 

SITE PLAN REVIEW CHECKLIST 

Name of Applicant: RoAert Ireli+oske 

MailingAddress: 10033 Hill RJ. Sw(J..v-+z Cv-ee-kJ Mi. '101/13 

Property Address: 71.. 3 7 bJ Q /ii VI Jeq RJ" 

Parcel Number: 0 6 - JO- 400 - o l 0 

Proposed Use: _....::G-'--'a=r....::::a�-3 ...... c.,=---------------------­
Existing Zoning: :]e.v lde.rrr-r a ( 

Section 20-1902 Site Plan Review Requirements: 

Before any Building Permit shall be issued, a site plan drawn to a scale of one (1) inch equals 
twenty (20) feet, and at least two (2) copies of this site plan shall be submitted to the township 
clerk. ��ch site plan drawing shall contain ALL of the following information: 

. -1-h 5 l/4,bU<i, +- i 1 Y U{Ae 8 c4 
J.- ·-.. i [/) I I +h_ /1�-\f) 11,'l / , 
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Site plan review checklist 

PLEASE PLACE AN ANSWER IN EVERY BOXUNDER PROPOSED. 

DETERMINATION OF 
ORDINANCE 

COMMISSIONERS 

(a) Statistical data including: 
number of dwelling units, size of 
dwelling units (e.g., one-bedroom, 
two-bedrooms, and three-
bedrooms), if any, and total gross 
acreage involved. In all other 
cases, the location, type, 
horsepower, fuel, dimensions, and 
other data of all machinery to be 
used on the proposed site. 
(b) The location of principal and 
accessory buildings on the lot and 
. the relationship of each structure 
to the other. 
(c) Vehi·ct.1lar traffic and 
pedestrian circulation features 
within and without the site. 
( d) The loc�tion and dimensions 
of all off-street parking areas 
including maneuvering lanes, 
service lanes, off-street loading 
spaces and other service areas 
within the development. 
(e) The location, dimensions ·and 
propose� use of all on-site 
recreation areas, if any. 
(f) The location of all proposed 
landscaping, fences or walls. 

- (g) The height 1:nrd ·drmensions of 
all structures. 
(h) Front, rear and side elevations · 
of any typical structure proposed 
for development. 
(i) The location and capacity of 
private or public water and 
sanitary services and soli.d waste 
disposal facilities servicing the 
site. 

PROPOSED 

T!e . f. "'O r0$�0 6�- is 

a.. 'PIO' Jeep X 5 d 1�J\3 
f..-ee s+-..,uh 1\j f.ci��se.. "1/ stqr-11e )pf J a+o.3 
OVeY'�eO..� OC�.S ) j 5ey&ficH 
dt>or > '-I fo 5 winJo,us > 
Concrete po-.v-l<i-1,i p�d � 
fronT O.Y\.J �Y'C�J' t,tfKt---
oJ f'et1.f£C.res -t ,�tot\.s +" 
U·ov- +-Ju?> most" pu,v-r) eomi>-
limeY1t exl51it\9 resiJe>tcc. , 

I 
;,/A 

NA: 

;J A  

N A  
. -· - - - -✓ Se�-note� � 

1:. Se.e o..+t<1--chd 
Photns 

JJA 
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· ·  .. 

U) The locations, dimensions and 
lighting of all signs. 

)( (k) The location, intensity and 
orientation of all lighting. 
(l) A location map indicating the 
relationship of the site to the 
surrounding land use for an area of 
not less than oneJl) sauare mile. 
(m) A physiographic map 
showing the natural topography, 

X 
the soil types, and suitability for 
intended use, natural features such 
as wood lots, lakes, drains, 
streams, and ditches, and surface 
coverage data (such as paved areas 
and structures) related to storm 

water runoff characteristics. 
(n) The site plan shall be sealed 
by a professional engineer, 
architect, landscape architect or 
community planner. 
( o) Location and size of interior 
and exterior  areas and structures to 
be used for storage tise, 
loading/unloading, recycling, or 
disposal of hazardous substances. 
(p) Location of all underground 
and above ground storage tanks for 
such uses as fuel storage, waste oil 
holding tanks, chemical storage, 
hazardous waste storage, 
collection of contaminated storm 
water or wash water, and all 
similar uses. 

( q) Location of exterior drains, 
dry wells, catch basins, 
retention/detention areas, sumps 
and other facilities designed to 
collect, store to transpo1t storm 
water or waste water. The point of 
discharge for all drains and pipes 
shall be specified on the site plan. 
(r) Delineation of areas on the site 
which are known or suspected to 
be contaminated, together with a 

/1/A 
Coo.ch. -tr floodligli.1'.s oh 

l��l';,t/�Le,.�5Y-le, �t�,��:, .. 
see. a.tl:_£X.cheJ 
$ll.reli+e �o---
)0-beleJ �. 

I 

see a..tttt..c1eiJ l[ . 
So..te l ite. p>--otos • • 
ci.)\.J �r,-o ws 011.. 

Site plan review checklist 

Sire. p a.YI. ,  
tJote: Groa,,.»J co't\J;fTatils 
o.re 'rfli,sf lo/ Je.ve.} f flo..t 
f.rc m. V'oa.J +o front or 
-r-e>iJe�ce tli.eV\ be9irt5 
to �tOP o.lona ends oy 
so.me 'to:.wo.tf<I We£t -•· ·,\ · 

.JJ!t - -

N A  

JJ /\ 

I 
-

t.JA 
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i 
f 

I 

rep01t on the status of site cleanup. 
(s) Submission of the "Hazardous 
Substances Reporting Form for 
Site Plan Review."' 
(t) Submission of the 
"State/County Environmental 
Permits Checklist.'� 
(u) 100 year floodplain. 
(v). Topographic lines at I_' 
intervals. 
(w) Proposed and existing utilities 
including water, sewer, storm 
water and lighting. 
(x) Driveway location. 
(y) Current zoning of parcel and if 
the proposed use is not permitted 
in the district the parcel is zoned, 
an indication as to the proposed 
zoning. (Amended by adoption 
July 25, 2002). 
(z) Statement on the plan as to 
whether wetlands exist on the site. 
(Added by adoption July 25, 
2002). 
(aa) Easements impacting 
property . .  
(bb) Underground utilities present 
on property. 

\.• .. 

Site plan review checklist 

NA 

Hwe- � O..ff . Jt; 1-011, 
Y\,eet\ _\'}- �vteV- Ort 
,,.-L \.. in. l\b .• ,;k At1fl. 
- l - v U "I , u -

·, • 

r/ 
./ V 

R «!,5 � J.e-n-+t � \ 

No 'f\e 

✓ ,,..., • '  
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NOTE: Review Act XVIV for additional information. 

ADDITIONAL COMMENTS: 

Date Submitted: 

Site plan review checklist 

-----------------------

Revised: 07/19/2018 
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,, 
�· ,.. , ZONING PERMIT 

CHARTER TOWNSHIP OF FLUSHING ReGelpi: # ____ _ · 
_ 6524 N. ·Seymour Road Da.te:. ______ � 

Flushing, Mlohigan 48433 
810 .. 859:-0BOO Fax 810 .. 659,-4212 

Permit Fee: ----
Initial: _____ _ 

APPLICANT TO COMPLETE ALL ITEMS IN SE.GTIDNS. NPTE: SEPARATE APPLICATIONS MUST EE COMPLETED FDR BUILDING, PLUMBING, 
M!:CHANICAL, AND ELECTRICAL PERMITS SUBMIDED TO THE STATE OF MICHIGAN. SOIL EROSION PERMt,T"l'H.BOUGH GENESEE CTY. 

P.s�!mated Varua of Structure$. 501 000. co 

[ NEWBUJLDING r l ONE FAMILY. . r J AMUSEMENT r l LIBRARY : 
f J ALTERATION r J 1WO OR MORE FAMII.. Y _# UNITS [ J CHURCH, RELIGION . [ ] STORE1 MERCANTILE 
r J DEMG>LITION [ 1 HOTEL, MOTEL_'# UNITS [ J INDUSTRIAL . r J TANKS, TOWERS 
r J FOUNDATION ONLY r l ADDlTION r 1 SIGN I l PARKING GARAGE r l PUBLIC UTILITY 
r J MOBILEHOMESET-UP [ 1 POOi.. [ l FENCE [ J SERVICE S"fATION [ ]  HOSPl1'ALJJNST111JTE 
[ 1 PRE-1\J/AN.UF.ACTtJRE • !v.r°ATTAOIIEDiDETACHED GARAGE [ ] OFFICE,BANK I l SIGN 
r 1 sPEcIAL 1NsPacT10N r 1 DEcK r 1 POND r·1 PRoFEss10NAL 

A I I 11 r · J RELDCAT10N r 1 sroRAGE sHED r 1 RETENTION AREA 
I
v 
I 
n 

( J AP.DITION [ ] POLE; BUILDING 
t ]  REPAIR r J OTHER_______ r J OTHER __________ _ 

\ION-RESIDENTIAL DESCRIBE IN DETAIL PROPOSED USE OF BUILDING, E.G. FOOD PROCESSION PLANT, MACHINE SHOP, LAUNDRY 
3UILDING , PARKING GARAGlE FDR DEPARTMENT STORE. IF USE OS EXISTING BUILDING IS BEING CHANGED ENTER PROPOSED USE. 

'RINGIPAL TYPE OF FRAMING . 
J Masonry (wall bsarlqg) ,.

1 ] Wood frame - Pole o �• 
J S!ruc!ural steel 
l Reinforced concrete 

lMENSIONS 
?•. of Stories. __ . �:l.___�-

NUMBER OF OF�STRSEff PARKING 
Enclosed � -+ () .3 
Outdoors:..,___-21...-.. ___ _ 
O!her: _______ _ 

To� square feet offfoor area ')/J()t> tl 

RESIDENTIAL BU!LDINGS ONLY A Number of Bedrooms /J . 
· Number of bathrooms ______ _,_;J�A;---___ -

Numbsr of partial bathrooms ____ -'-'t,J;_:A:--=------

Total land 1;1rea square feet/acres 

'PLlCANT IS RESPONSIBLE FOR ALL FEES APPLICABLE ro THIS APPLICATION AND MUST PROVIDE THE! FOLLOWING INFORMATION: 

vNER □R Lesse:·_. _A□o�Ess: ·7137 /Y1f. Kijll,ley Ed . .  
rv: f} us�,· tA,8 STATE: /ll\ ; . ZIP: 4 B 4 3 _g PHONE NUMBER:..L. 

•N.TRAcroR: Bab eY'! + P. Tv, e b +IJ,fke ADDREss: /0033 !Ii JI /?J, 
Y: Sw, GV'eek sTATE: /l,di, ,z1r: 1-/�/i,73 PHONE NUMBER: (S{Jj) 635-JOtJ3 

-oo,a., ,i ,--
LDERs LIGENSE#-r:6/3 .. 71./S-1,76 EXPIRATION DATE:._____./_--L/_-_cX. ___ v __ 

:REBY CERTIFY THAT THE PROPOSED WORK IS AUTHORIZED BY THE OWNER OF RECORD AND THAT I HAVE BEEN AUTHORIZBD BY 
: OWNER TO MAKE THIS APPLICATION AS HIS/HERAUTHORIZED AGENT1 AND WEA0RES TO CON PO RM TO A(LAPPLICABLE LAWS OF 
! STATE OF MICHIGAN, GENESEE COUNTY AND THE TOWNSHIP OF FLUSHING, ALL INFORMATION SUBMINED ON THIS APPLICATION 
CCURATE TO THE BEST OF MY KNOWLED

n� 
NATURE Of/ APPLfGANT: fll>t:(J!b.!Jzt_ __________ ,DATE: 6'.,,, 8-" Ag 



,o .. gle Maps 71 37 N McKinley Rd 

\. 

JI �  

Imagery @2022 CNES / Airbus, Maxar Technologies, U.S. Geological Survey, USDA/FPAC/GEO, Map data @2022 100 m 
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Dykema 

April 18, 2022 

Flushing Township 
c/o Zoning Board of Appeals 
6524 N Seymour Rd 
Flushing, M l  48433 

Dykema Gossett PLLC 
39577 Woodward Avenue 
Suite 300 
Bloomfield Hills, Ml 48304 

WWW.DYl<EMA.COM 
Tel: (248) 203-0700 _ 

Fax: (248) 203-0763 

Stephen R. Estey 
.Direct Dial: (248) 203-0538 
Direct Fax: (855) 232-1793 
Email: SEstey@dykema.com 

Re: REQUEST FOR ORDINANCE INTERPRETATION -
SECTION 20-1804(00)(8)(2) 

Dear Zoning Board of Appeal Members: 

This letter and its accompanying materials are presented to the Flushing Township 
("Township") Zoning Board of Appeals ("ZBA") for an interpretation of the Township's Zoning 
Ordinance ("Ordinance"), Section 20-1804(00)(8)(2), as it relates to Confluence Solar, LLC's 
("Applicant" or "Client") intention to construct a portion of 200 MWac Commercial Solar Energy 
Collector System (the "Project'') in the Township. 

Applicant believes that under Section 20-1804(00)(8)(2) the phrase "the total area of 
ground-mounted solar energy collections" as used to calculate the maximum lot coverage, to be 
the total area covered by the solar array collectors (Ground-mounted solar energy collectors). Our 
Client has been informed by the Township Supervisor that the Township's Planning Consultant 
believes the lot coverage is to be calculated instead based on the entirety of the Project to the 
fence line, including the inverters, access roads, area between panels, and transformers. 
Applicant understands this to be incorrect as (1) it is inconsistent with the plain and unambiguous 
language of the Ordinance; and (2) to include the entire Project area to the fence line would render 
any Commercial Solar Energy Collector System in the Township unworkable, resulting in 
exclusionary zoning. There would not be sufficient square footage on the lots (due to the 25% 
maximum) to make a commercial solar collection syste� viable. 

Under Michigan law, the ZBA is the authorized body to interpret the Ordinance. As such, 
the Applicant is seeking a ZBA interpretation of Section 20-1 804(00)(8)(2) confirming the phrase 
"the total area of ground-mounted solar energy collections" as used to calculate the maximum lot 
coverage, to be the total are.a covered by the solar array collectors (Ground-mounted solar energy 
collectors) only. 

California I l l l lnols I Michigan I Minnesota I Texas I Washington, D .C .  I Wisconsin 

4882-6075·3948.1 



Flushing Township 
April 1 8, 2022 
Page 2 

I . Background 

It is anticipated the Project will be approximately 1 ,500 acres and utilize solar panels to be 
installed in both Montrose and Flushing Townships. Roughly 75% of the Project is anticipated to 
be located in the Township. The Project consists of photovoltaic (PV) arrays mounted to single­
axis trackers. See attached Exhibit 1 .  The Project will include a handful of inverter stations 
located throughout the project site which are required to convert the electricity generated from 
DC-to-AC power. Individual panel rows will be spaced approximately 1 6-25' apart, which will 
minimize shading impacts, and also allows for vehicular access throughout the Project. The 
Project will be completely enclosed by a woven-wire fence with wooden posts, which Is consistent 
with the rural and agricultural nature of the community. The Project will utilize existing and new 
internal access roads and the entire area underneath the panels will be planted with a permanent 
vegetative cover, which consists of a mixture of native grasses and pollinators. 

I I .  Jurisdiction of the Zoning Board of Appeals 

The Michigan Zoning Enabling Act of 2006 provides: 

1 25.3603. Zoning board of appeals: powers: concurring vote of majority of 
members. Sec. 603. 

(1)  The zoning board of appeals shall hear and decide questions that arise In 
the administration of the zoning ordinance, Including the interpretation of the 
zoning maps, and may adopt rules to govern its procedures sitting as a zoning 
board of appeals. The zoning board of appeals shall also hear and decide on 
matters referred to the zoning board of appeals or upon which the zoning board of 
appeals is required to pass under a zoning ordinance adopted under this act. It 
shall hear and decide appeals from and review any administrative order, 
requirement, decision, or determination made by an administrative official or body 
charged with enforcement of a zoning ordinance adopted under this act. For 
special land use and planned unit development decisions, an appeal may be taken 
to the zoning board of appeals only if provided for in the zoning ordinance. 

(emphasis added) 

Likewise, Section 20-2206 of the Ordinance further provides that the ZBA is granted the authority 
to Interpret the provisions of the Ordinance as set forth in MCL 125.3603. 

Section 20-2206. Duties. 

(a) The Township Zoning Board of Appeals shal l  act upon all questions 
as they may arise I n  the administration of this chapter, Including the 
Interpretation of the zoning maps. It shall hear and decide appeals from 
and review any order, requirement, decision, or determination made by an 
administrative official charged with the enforcement of an ordinance 
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adopted pursuant to the township rural zoning act (MCL 1 25-271 et seq., 
MSA 5.2963(1) et seq.). It shall hear and decide all matters referred to it or 
upon which it is required to pass under this chapter. 

(emphasis added) 

As such, the ZBA is vested with the authority to interpret and make a finding that the phrase "the 
total area of ground-mounted solar energy collections" as used to calculate the maximum lot 
coverage under Section 20-1 804(00)(8)(2) I.s to be interpreted as the total area covered by the 
solar array collectors (Ground-mounted solar energy collectors) only . . 

Il l. Section 20-1 804(00)(6)(2) - The Total Area of Ground-Mounted Solar Energy 
Collections only Includes Solar Array Panels (Ground-mounted solar energy 
collectors} Under the Ordinance and Not All Land to the Fence Line. 

Section 20-1804 Requirements for Permitted Special Land Uses 

(00) Commercial Solar Energy Collector System 

(b) All commercial solar energy collector systems that are ground-mounted shall follow the 
following requirements: 

(1) Ground-mounted solar energy collectors shall not exceed 12 feet in height measured 
from the ground at the base of such equipment. The height of the ground-mounted 
solar energy collector shall be measured from ground level to the highest point of the 
solar panel. 

(2) The total area of ground-mounted solar energy collections shall be included in 
calculations to determine lot  coverage and shall not exceed a maximum lot 
coverage of 25 percent regardless of the residing zoning district. 

Section 20-200 Definitions 

Lot coverage means the part or · percentage of the lot occupied by a building, including 
accessory builaings. 

I n  interpreting ordinances, it is instructive to look to. the law in M ichigan as it relates to 
statutory construction. Courts give effect to the intent of the legislative body by reviewing the 
plain language of the statute itself. In re MCI Telecommunications Complaint, 460 Mich 396, 41 1 ;  
596 NW2d 164 (1 999). When reviewing a statute, orie must consider the statutory language to 
determine if an ambiguity exists. Western Michigan Univ Bd of Control v Michigan, 455 Mich 531 ,  
538; 565 NW2d 828 (1 997). Where statutory language is ambiguous, judicial construction is 
permitted. Deschaine v St Germain, 256 Mich App 665, 669; 671 NW2d 79 (2003). Judicial 
construction Is neither necessary nor permitted, however, where the statutory language is clear 
and unambiguous. Detroit Int'/ Bridge Co v Commodities Export Co, 279 Mich App 662, 667; 760 
NW2d 565 (2008). " In statu.tory interpretation, the primary goal must be to ascertain and give 
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effect to the Legislature's intent, and the judiciary should presume that the Legislature intended a 
statute to have the meaning that it clearly expresses." McClellan v Collar(On Remand), 240 Mich 
App 403, 409; 6 13  NW2d 729 (2000) (citation omitted). 

Moreover, It Is well established that in construing a law, a public body must endeavor to 
give meaning and effect to all statutory provisions. A construction which renders a provision 
meaningless or trivial Is disfavored. Nelson v Transamerica Ins Services, 441 Mich. 508, 513-
514; 495 N.W.2d 370 (1992); Book-Gilbert v Greenleaf, 302 Mich App 538, 541 ;  840 NW2d 743 
(2013), quoting In re Receivership of 11910 South Francis Rd, 492 Mich 208, 222; 821 NW 2d 
503 (2012). When a Township Board has passed an ordinance that unambiguously conveys Its 
intent in the text, the text speaks for itself and there is no need for judicial construction; the proper 
role Is simply to apply the terms of the ordinance to the circumstances in a particular case. Turner 
v Auto Club Ins Ass'n, 448 Mich. 22, 27; 528 N.W.2d 681 (1995). 

Here, under Section 20-1804(00)(8)(2), "total area of ground-mounted solar energy 
collections," as used to determine lot coverage, "shall not exceed a maximum lot coverage of 25 
percent." The plaln language of the Ordinance clearly states that the lot coverage calculation 
should only include the total area covered by the solar. arrays (ground-mounted solar energy 
collectors). The Township staff, however, has determined that the "total area of ground-mounted 
solar energy" Includes the entire Project area up to the fence line. This cannot be the case 
because (1) it is inconsistent with the plain language of the Ordinance; and (2) to interpret the 
Ordinance in this manner would restrict commercial utility grade solar projects to such a small 
area of land that the system would not generate enough electricity to be viable - thus resulting in 
exclusionary zoning. 

For purposes of this discussion, the Applicant has created a sample solar project diagram, 
In order to demonstrate how various environmental features and zoning requirements may impact 
the overall design and engineering of the solar array panels layout. In this example, the sample 
Project utilizes approximately 532 solar arrays per acre. Applying the plain Ordinance language 
and the Applicant's interpretation of Section 20-1 804(00)(8)(2), the sample Project Is able to 
utilize approximately 21 ,280 solar arrays (generating 8.4 Mwac) per 40 acres of land. Under the 
Township staff's interpretation of Section 20-1 804(00)(8)(2), however, the sample Project would 
only be able to utilize 5,320 solar arrays .(generating 2.1 Mwac) per 40 acres of land, thus making 
the sample Project unworkable. See the attached diagram depicting this sample and showing 
the restrictive impact to the sample Project if It is determined that the "total area of ground­
mounted solar energy" includes the entire Project area up to the fence line as Exhibit 2. 

Under Michigan law, exclusionary zoning Is prohibited. Thus, a Township cannot simply 
rely upon the fact that a particular use Is not expressly dellneated in its ordinance or Interpret an 
ordinance in such a way that renders the use unviable. The prohibition against exclusionary 
zoning in Michigan was initially established through judicial declaration In Kropf v. Sterling 
Heights, 391 Mich. 1 39; 215 N.W.2d 179 (1974), and has now been codified by statute in 
Michigan's Zoning Enabling Act: 
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A zoning ordinance or zoning decision shall not have the effect of totally prohibiting 
the establishment of a land use within a local unit of government in the presence of 
a demonstrated need for that land use within either that local unit of government or 
the surrounding area within the state, unless a location within the local unit of 
government does not exist where the use may be appropriately located or the use 
is unlawful. 

MCL 125.3207 

There is a clear benefit and need within the State of Michigan for renewable energy. The 
Michigan Department of Agriculture & Rural Development ("MDARD") has expressly recognized 
the need to install solar arrays on agricultural land, Including land enrolled in PA1 1 6. Agrlcultural 
land is the most compatible land for solar energy system proj�cts as the land generally consists 
of large acreage and solar uses are low intensity. Solar energy systems also serve to supplement 
farming incomes and allow for nutrient and land recharge while supporting native vegetation and 
pollinator habitat species. Giving soil rest helps maintain soil quality and contributes to 
biodiversity of agricultural land to increase nutrient levels, enabling the land to successfully revert 
back to agricultural uses at the end of the operational life for solar installations. 

Likewise, the development of Commercial Solar Energy Systems creates significant 
economic benefits for the Township, private landowners, and the community. According to 
preliminary projections prepared by Confluence Solar, the proposed 200 MWac Project will 
generate millions of dollars in new tax revenue over the Project's lifetime, including over 
$2,000,000 in new tax revenue in the first year alone, based on current applicable tax code. This 
new tax revenue will provi.de critical funding for local schools, libraries, fire and police services, 
all of which will benefit the Township's residents. Given the passive nature of this type of 
development, the Project will not rely on municipal services, such as water, sewer, or new roads 
during Project operations, meaning that the Project will provide a net economic benefit to the . 
Township and community. 

Finally, Confluence Solar also estimates that the proposed 200 MWac Commercial Solar 
Energy Project will create over 250 in-demand construction jobs, many of which are able to be 
filled locally. As such, there is a demonstrated need for the Project and the Ordinance should be 
interpreted in a way so as not to result in exclusion·ary zoning. 

IV. Conclusion 

As discussed above, Applicant asks the ZBA to find that the phrase "the total area of 
ground-mounted solar energy collections" as used to calculate the maximum lot coverage under 
Section 20-1804(00)(8)(2), means what it says; that is, to be the total area covered by the solar 
array collectors (Ground-mounted solar energy collectors). Any other interpretation · is 
inconsistent with the plan language of the Ordinance and would result in exclusionary zoning. 

Thank yoli for your consideration of this request. Should you have any questions, please 
do not hesitate to contact me. 
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Regards, 

Dykema Gossett PLLC 

Stephen R. Estey 
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Memorandum 

To: Flushing Township Planning Commission 

From: Jason Ball AICP, Senior Planner 

Date: May 10, 2022 

RE: Interpretation of Section 20-1 804 

The applicant, Confluence Solar LLC has requested an interpretation of Section 20-1 804 of the 
Flushing Township Zoning Ordinance, which establishes standards for Commercial Solar Energy 
Collector Systems. 

The Zoning Board of Appeals (ZBA), per the Township's Zoning Ordinance and the Michigan 
Zoning Enabling Act, has the authority to interpret the zoning ordinance. In this rote, the ZBA 
makes a final determination regarding the meaning of text in the ordinance, and based on that 
interpretation, the Planning Commission should continue with its responsibility of administering 
the ordinance. 

RELEVANT ORDINANCE PROVISIONS 
Section 20-1 84(OO)(b) states: 

(b) Afl commercial solar energy collector systems that are ground-mounted shall follow the 
following requirements: 

(1) Ground-mounted solar energy collectors shall not exceed 12 feet in height measured 
from the ground at the base of such equipment. The height of the ground-mounted solar 
energy collector shall be measured from ground level to the highest point of the solar 
panel. 
(2) The total area of ground-mounted solar energy coflections .  shall be included in 
calculations to determine lot coverage and shall not exceed a maximum lot coverage of 
25 percent regardless of the residing zoning district. 

In this case, there is an apparent error in the text, as the word "collections" in subsection (2) 
should likely be "collectors". 

A ground-mounted solar energy collector Is defined as: 

GROUND-MOUNTED SOLAR ENERGY COLLECTOR: A solar energy cof/ector that is not 
attached to and Is separate from any building on the parcel of land on which the solar energy 
collector is located (Figure 1). 

Flint, Ml (HQ): 540 S._Saglnaw Slreat, Sulla 200, -48502 1 Phone: (810) 341-7500 
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Figure 1 

For the ZBA's information, the Flushing Township zoning ordinance also separately defines a 
Commercial Solar Energy System as: 

COMMERCIAL SOLAR ENERGY SYSTEM: A utility-scale facility of solar energy collectors 
with the primary purpose of wholesale or retail sales of generated electricity. Commonly 
referred to as solar farms. 

Finally, the zoning ordinance defines lot coverage as: 

Lot coverage means the part or percentage of the lot occupied by a building, including 
accessory buildings. 

INTERPRETATION QUESTION 
The Interpretation question In front of the ZBA Is whether the ordinance text limits the total size of 
a commercial solar energy system to 25 percent coverage of a lot, or whether the 25 percent lot 
coverage requirement should apply only to the amount of the lot covered by ground-mounted 
solar energy collectors. In other words, should the 25 percent lot coverage standard be calculated 
based on the total area of the development, or on the amount of the land area covered by the 
ground-mounted solar energy collectors? 

IMPACT OF ZBA ACTION 
It is important to note that the ZBA is not being asked to act on approval of any commercial solar 
energy system or related project, rather it is interpreting an area of the ordinance that is In 
question. No site plan or special use permit application has been received by Flushing Township 
for a commercial solar energy system at this time. 
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It is common for communities to consider a zoning ordinance amendment to address ambiguity 
when an interpretation by the ZBA is requested. This Is a best practice to ensure that in the future, 
other applicants are not faced with the same ambiguity, ·and to ensure the Planning Commission 
continues to administer the ordinance effectively. Any proposal for an amendment to the text of 
the zoning ordinance may be initiated by a qualified voter, along with a petition endorsed by at 
least 100 township electors, or the Flushing Township Board of Trustees or Planning Commission 
by resolution. 

R:\Projects\22C0001\Docs\Plannlng and Zoning Servlces\Zonlng Boards of Appeals\lnterpretalions\Solar Energy Collector Lot 
Coverage\Flushlng Township ZBA Interpretation Memo.docx 
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To: Flushing Township Planning Commission and Board of Trustees 

From: Ranger Power c/o Drew Vielbig, Development Manager 

Date: June 6, 2022 

Subject: Voluntary Commitments for the Confluence Solar Project and Additional Resources 

Dear Members of the Flushing Township Planning Commission and Board of Trustees, 

Over the past several months, Ranger Power has engaged in extensive community outreach work 
in association with the Confluence Solar Project ("Confluence" or "the Project"). We have received 
several questions, comments, and concerns pertaining to both the proposed Confluence Solar 
Project and the now-operational Assembly Solar Project located in Shiawassee County. Ranger 
Power prides itself on community-focused project development to ensure that our projects are a 
"win-win" for the community, its residents, and its stakeholders. We value the feedback we have 
received thus far and appreciate the community's interest and engagement in the Confluence 
Project. 

To address this feedback, we would like to voluntarily commit to a handful of considerations 
related to the development, construction, and operations phases of the Confluence Solar project. 
These commitments go above and beyond the current requirements imposed on commercial­
scale solar projects under the current Flushing Township Zoning Ordinance and will ensure that 
this project is developed in consideration of community input. We look forward to discussing these 
with you further and continuing to develop the Confluence Solar Project in a collaborative manner 
with both Flushing Township and its residents. 

Regards, 

Drew Vielbig 
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Several residents of Flushing Township have raised two specific questions about the 
Confluence Solar Project: 

1. "Will the Project impact the value of my home?" 
2. "How will this project benefit my community?" 

To address these questions, we commissioned third-party studies to evaluate both the potential 
impacts the Project may have on neighboring property values and the economic impact the 
Project will have on the community. Below are summaries of the findings from each respective 
Study. 

Property Value Impact Study 

To specifically understand the potential impacts of the proposed Project on property values, 
Confluence Solar commissioned an independent real estate appraiser, Cohn Reznick, to conduct 
an analysis. The Property Value Impact Study concludes that there is "no measurable and 
consistent difference in property values for properties adjacent to solar farms when compared to 
similar properties locationally removed from their influence." The analysis also includes interviews 
with local real estate brokers and County and Township Assessors for areas where utility-scale 
solar projects are located. The real estate brokers and local assessors confirmed that there is no 
difference in price, marketing periods, or demand for the homes directly adjacent to the solar farm 
facilities. The study also includes a review of other studies prepared by real estate valuation 
experts that have similarly analyzed whether a solar project has any impact on adjacent property 
values. These studies similarly concluded there was no measurable or consistent impact on 
nearby property values. In  summary, the analysis concludes that properties adjacent to operating 
solar projects "were not adversely affected by their proximity to the solar farm," and further, "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 period." This 
Study is attached hereto as Appendix A. 

Economic Impact Study 

To understand the potential economic benefits associated with the Confluence Solar Project, we 
retained an economics and public policy consulting firm, Anderson Economic Group, to conduct 
an Economic Impact Study. According to their findings, the Confluence Solar Project is projected 
to generate approximately $2.8 million in total new tax revenue in the first year alone. This 
includes over $850,000 to local schools and over $350,000 to local police and fire services. Over 
the project's lifetime, they estimate $25 million in new tax revenue to be generated. This Study is 
attached hereto as Appendix B. 
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Voluntary Commitments for the Confluence Solar Project 

Setbacks and Landscaping, and other Design Considerations 

1 .  Confluence will observe a minimum 200' setback from all adjacent non-participating 
habitable structures. 

2.  Confluence will work closely with the Flushing Township Planning Commission to develop 
a landscaping plan that exceeds the current landscaping requirements as defined in the 
Flushing Township Zoning Ordinance. 

3. Confluence will attempt to meet with every adjacent neighbor to the proposed project to 
make an introduction, answer questions, and provide contact information for a project 
representative that will be available to assist with future inquiries. 

4.  Confluence will be designed not to cause glare or excessive sound. Glare and Sound 
Analyses will be provided to the Township as part of the project's application for a Special 
Use Permit. 

5.  Confluence will work with a vegetation and landscaping expert to develop a vegetation 
and pollinator species mix to be installed underneath the panel area of the Project which 
shall be maintained throughout the operations of the Project. Such plan shall be adequate 
to meet a minimum score of 76 on the Michigan State University Extension Pollinator 
Habitat Planning Scorecard. 

Project Construction Considerations 

1 .  Confluence will provide contact information to Flushing Township for one or more project 
representatives that will be immediately available to assist with Project construction­
related inquiries or complaints. 

2. Confluence will attempt to enter into a Road Use Agreement with the Genesee County 
Road Commission prior to the start of construction to establish a plan to address the 
Project's use of existing roadways, and, if required, post financial securities with the Road 
Commission to address any future road damage that may result from the Project's use of 
such roads. As part of this Agreement, Confluence will conduct a pre-construction survey 
in coordination with the Road Commission to determine the condition of existing roads 
and drainage districts. The survey shall include photographs and a written agreement to 
document the conditions of the public roads. 

3.  Confluence will propose dust control measures to be observed throughout the construction 
of the Project. Such measures will be provided to the Township as part of the project's 
application for a Special Use Permit. 

4. Confluence will ensure that the Project site remains free of debris or trash throughout 
construction. Any inquiries or complaints related to the condition of the project site 
regarding debris or trash should be directed to a project representative. 

5. Confluence will observe standard construction work hours and will not conduct work 
outside of these hours, unless in an emergency situation, or with prior approval from 
Flushing Township. 
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6.  Confluence will locate construction laydown yards no closer than 500' from a l l  adjacent 
non-participating habitable structures. 

6. Confluence will observe all speed and weight requirements associated with the use of 
County roads. Such requirements will be d iscussed with the Genesee County Road 
Commission in conjunction with a Road Use Agreement. 

7. Confluence will replace or repair any drain tiles on the Project property rendered 
nonfunctioning directly as a result of the construction or operation of the Project. 

8. Confluence will make a good faith effort to hire local employees to 
construct the Project. The Project shall track and report annually to the Township the 
number of local employees hired. 

Project Operations Considerations 

1 .  Confluence will provide contact information to Flushing Township for one or more project 
representatives that will be immediately available to assist with Project operation-related 
inquiries or complaints. 

2. Confluence will promptly replace any diseased or dead trees or shrubbery that were 
installed as a part of the Project landscaping plan. There will be an annual review of buffer 
trees and landscaping. Any landscaping-related inquiries from the Township or residents 
of the community should be promptly directed to a project representative. 

3.  Confluence will make a good faith effort to hire local employees to maintain the Project. 
The Project will track and report annually to the Township with the number of local 
employees hired. 



See Appendix A 
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Memorandum 

Date: April 2 1 ,  2022 

To: 

From: 

Drew Vielbig, Development Manager, Ranger Power 

Andrew Miller, Consultant 

Re: 

Cc: 

Property tax impact of utility-scale solar development 

Tyler Theile, Vice President & Director, Public Policy 

Purpose 

Ranger Power is a utility-scale energy developer that owns and operates renewable generation 
systems across the United States. Ranger Power plans to develop a utility-scale solar project in 
Genesee County, Michigan. Ranger Power retained Anderson Economic Group to determine the 
property tax impact the project will have on local taxing jurisdictions, including Genesee County, 
Flushing Township, Montrose Township, local schools, fire and police services, and others. 

Project Overview 

Ranger Power plans to construct a 200 megawatt solai' project in Flushing and Montrose 
Townships. The project, known as the Confluence project, will be built on approximately 1,500 
acres of land across the border of the two townships. The project will be completely enclosed by a 
woven-wire fence with wooden posts, in keeping with the rural and agricultural nature of the 
community. It will also utilize internal access roads and will feature vegetative landscaping in 
compliance with local ordinances. Project construction is expected to begin in the second half of 
2023 and cost approximately $200 million. Upon completion, anticipated by late 2024, the project 
will generate increased property tax revenues for local taxing jurisdictions. 

Findings 

Our analysis shows that the Confluence project will generate $26.9 million in personal 
property tax revenues over the next 25 years, and $34.9 million in personal property tax 
revenues over the next 40 years. 

Once built, the Confluence project will generate approximately $26.9 million in personal property 
tax revenue over the next 25 years, and an additional $8 million over the next 1 5  years for a total of 
$34.9 million in personal property ta,'{ revenue over the next 40 yeai·s. The project will result in 

Anderson Economic Group LLC • www.AndersonEconomicGroup.com 
1555 Watertower Place, Suite I 00 • East Lansing, Ml 48823 • Tel: (5 1 7) 333-6984 

East Lansing I Chicago 
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increased personal property tax revenue for a number of local taxing jurisdictions, including 
Genesee County, Flushing and Montrose Townships, Flushing and Montrose schools, Genesee 
Intermediate School District, Mott Community College, and the local airport, library, and 
transportation authorities. 

Below, we show the projected annual property tax revenues for each taxing jurisdiction by year in 
Figure 1 .  See Table 1 on page 6 for a detailed summaiy of personal property tax revenues for each 
taxing jurisdiction by yeai·. 

Figure 1 .  Confluence Project Annual Personal Property Tax Revenues by Taxing Jm·isdictions, 2024-2063 

(Thousands) 
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Source: Anderson Economic Gro1p analysis using data from Ranger Powe,; Genesee County, and the State of Michigan 
Note: Genesee County includes county operations and health, senio1; and libra,y services; 
Authorities include local ailport and librmy authorities as well as the Michigan T,·ansportation Authority; 
Flushing and Montrose Townships include township operations and police and fire services; 
Local schools include Flushing and Montrose schools and Genesee Intermediate School District (ISD); 
Other education includes Mott Community College. 

About Anderson Economic Group 

Founded in 1996, Anderson Economic Group is a boutique research and consulting firm, with 
offices in East Lansing, Michigan, and Chicago, Illinois. The experts at AEG have particular 
expertise in conducting economic and fiscal impact studies, having worked for a wide range of 
clients. These clients include public and private utilities, wind and solar developers, state and local 
governments, nonprofit organizations, and corporations across the United States. A few of the 
relevant publications from our firm include: 

• Economic and Fiscal Impact of an Offshore Wind Development, 2020. 

• Economic and Fiscal Impact of Solar Developments in Three Michigan Counties, 2019 .  

• Economic and Fiscal Impact of St. Clair Power Plant in St. Clair County, Michigan, 2017. 

• Economic and Fiscal Impact of Proposed Gas-Powered Plan in Niles, Michigan, 201 7. 

• Economic and Fiscal Impact of Proposed Wind Development in Tuscola County, Michigan, 
2016. 
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For more information about Anderson Economic Group, please visitAndersonEconomicGroup.com. 
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practice area at Anderson Economic Group. His work focuses on economic and fiscal impact 
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center. Mr. Miller has also worked on projects involving housing policy, state economic indicators, 
and infrastructure funding. Mr. Miller holds a Master of Public Policy degree from the University 
of Chicago Harris_School of Public Policy and a Bachelor of Arts degree in history from the 
Unive1'sity of Chicago. 
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University's James Madison College, where she received a BA in international relations with a 
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Appendix: Methodology 

We constructed a custom property tax impact model to determine the impact of the Confluence 
project on relevant local entities. The model is based on our review of Michigan property 
assessment guidelines, and on assessments for other solar projects in the state. Our model projects 
the total property tax liability for the project's generation equipment (personal property). We 
describe our model below. 

Personal Proper'ty Tax 

In, Michigan, solar generation equipment is considered personal property. 1 To determine the initial 
taxable value of the personal property associated with the project, we obtained construction cost 
data from Ranger Power and determined the property's initial taxable value. Based on our review of 
Michigan Department of Treasury guidance, we determined that the personal property associated 
with the Confluence project would be classified entirely as industrial personal property.2 

After determining the initial taxable value of the personal property, we projected the future taxable 
value of the project's personal property using the proper depreciation schedule.3 Because the 
project will be assessed as industrial personal property, it will be exempt from the local school 
operating tax and State education tax. We spoke with the City of Watervliet assessor to confirm our 
assumptions regarding assessment of personal property for the Confluence project. 

Property Tax Projection Limitations 

The property tax revenue projections presented here are based on current assessment practices in 
Michigan and precedents set by the assessment of other solar projects in the state. The projections 
herein do not constitute tax advice, and are subject to limitations that include: 

• Solar power is a nascent industry in Michigan, with many of the state's utility-scale projects 
coming online in the last five to ten years. The projections in this memorandum extend for 40 
years-a length of time far exceeding the existence of any utility-scale solar project in 
Michigan. 

• At some point over the next 40 years, it is possible that the State of Michigan will issue new 
guidance on how solar projects should be assessed. Our projections do not speculate on future 
regulatory changes or their impact on future property tax revenues. 

• Our model assumes no increase in local taxing jurisdiction millage rates over the next 40 years. 
Our projections may differ from actual property tax revenues if local taxing jmisdictions raise 
their tax rates, or if Ranger Power builds additional capacity or brings new equipment onto the 
site at a later date. 

I. See Michigan Department of Treasury memorandum, "Guidance Regarding Valuation and Assessment of Photo­
voltaic (Solar) Electric Generation Systems," April 5, 2022, www.michigan.gov/. 

2. Ibid. 
· 3. See Michigan Department of Treasury Forni 5762, "2022 Solar Energy System Report (as of 12-31-2021)," 

www.michigan.gov/. 
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Sources Consulted 

• Project construction costs from Ranger Power. 

• Annual millage rates in Flushing and Montrose Townships from Genesee County. 

• Michigan Depa11ment of Treasury Form 5762, "2022 Solar Energy System Report (as of 12-31-2021 )," 
www.michigan.gov/documents/treasury/5762 _ draft _l 0-07-21_ 002 _ 73 8242 _ 7 .pdf. 

• Michigan Department of Treasury memorandum, "Guidance Regarding Valuation and Assessment of 
Photovoltaic (Solar) Electric Generation Systems," April 5, 2022, https://www.michigan.gov/documents/ 
treasmy/U pdated _ Guidance _Regarding_ Valuation_ Assessment_ of_ Solar_ Electric_ Generation_ Systems 
_750801_7.pdf. 

• Michigan State Tax Commission, "State Tax Commission Guide to Basic Assessing," 201 8, 
www.michigan.gov/documents/treasury/Guide_to_Basic_Assessing_l-l 6 _51 1 508 _7 .pdf 
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Table 1. Confluence Project Personal Property Tax Revenue by Taxing Jurisdiction and Year 

Genesee 
Countv 

2024 $542,740 
2025 $531,885 
2026 $521,030 
2027 $493,893 
2028 $401,628 
2029 $287,652 
2030 $276,797 
2031 $206,241 
2032 S168,249 
2033 $130,258 
2034 $97,693 
2035 $70,556 
2036 $65,129 
2037 $65,129 
2038 $65,129 
2039 - $65,129 
2040 $65,129 
2041 $65,129 
2042 $65,129 
2043 $65,129 
2044 $65,129 
2045 $65,129 
2046 $65,129 
2047 -$65,129 
2048 $65,129 
2049 $65,129 
2050 S65,129 
2051 $65,129 
2052 S65,129 
2053 $65,129 
2054 $65,129 
2055 $65,129 
2056 $65,129 

Genesee Countv 

Health, Seniors, & 
Veterans Services 

$319,110 
$289,738 -
$255,256 
$229,083 
s2ooj19 

- $171,683 
$157,637 
$139,_143 
$127,023 
$1 12,349 -
$103,420 
$92,574 
$86,828 

- $81,719 
$79,165 
$66,392 -
$66,392 

- $66,392 
$66,392 

-- __$66,392 
$66,392 
$66,392 
S66,392 
$66,392 
$66,392 

- ·  $66,392 
$66,392 

-- $66,392 
$66,392 
$66,392 -

$66,392 

Culture Parks 
$94,790 $73,900 
$86,065 $67,098 
$75,823 S59,113 
$68,048 $53,051 
$59,521 $46,404 
$50,997 $39,759 
$46,825 $36,506 
$41,332 $32,223 
S37,732 $29,416 
$33,373 $26,018 
$30,720 S23,950 
gl,499 _!21,4�8 
S25,792 $20,108 
$24,274 $18,925 
$23,516 $18,333 
Sl9,722 $15,375 
$19,722 $15,375 
$19,722 $15,375 
$19,722 $15,375 
S19,722 $15,375 
$19,722 $15,375 
S19,722 $15,375 
$19,722 $15,375 
$19,722 $15,375 
$19,722 $15,375 
$19,722 $15,375 
$19,722 S15,375 
$19,722 $15,_375 
S19,722 $15,375 
$19,722 _ $15,375 
$19,722 $15,375 

$66,392 _ $19,722 $15,375 
$66,392 $19,722 $15,375 

Other 
$23,620 
$21,446 
S18,894 
$16,956 
$14,832 
$12,708 
$11,668 
$10,299 

$9,402 
$8,316 
$7,655 
�.85] 
$6,427 
$6,049 
$5,860 
$4,914 
$4,914 
$4,914 
$4,914 
$4,914 
S4,914 
$4,914 
$4,914 
$4,914 
$4,914 
$4,914 
$4,914 
$4,91� 
$4,914 
$4,914 
$4,914 
$4,914 
$4,914 

Authorities 

Airport Librarv MTA 
$47,750 $97,650 S121,750 
$43,355 $88,662 S110,544 
$38,195 $78,1 10 $97,388 
$34,279 $70,101 $87,402 
$29,984 $61�17 $76,450 
$25,690 $52,536 $65,502 
S23,588 $48,238 $60,143 
$20,821 $42,579 $53,087 
$19,007 $38,870 $48,463 
$16,811 $34,380 $42,865 
$15,475 $31,647 $39,458 

_ $�3.852 �,328 __ $35,320 
$12,993 
$12,228 
$11,846 
$9,935 -
S9,935 
$9,935 
S9,935 

S26,570 $33,128 
S25,0QZ _ $31,178 
$24,225 $30,204 
$20,317 $25,331 
$20,317 $25,331 
$20,317 $25,331 
$20,317 $25,331 

$9,935 µ0,317� $25,331 
S9,935 $20,317 $25,331 
$9,935 $20,317_ $_25,331 
$9,935 $20,317 $25,331 
$9,935 $20,317 $25,33!_ 
$9,935 S20,317 $25,331 

_S2,935 $202_17 $25,331 
$9,935 $20,317 $25,331 

_ $9,935 $20,317 $25,331 
$9,935 S20,317 $25,331 
$9,935 $�17 $25,331 
$9,935 $20,317 $25,331 
Si,935 $20,317 �,331 
S9,935 $20,317 S25,331 

Flushin2 Township 

Flushing 
Townshin Police 

$40,025 $260,675 
$35,622 $232,001 
$30,419 $198,113 
$26,817 $174,652 
$24,015 S156,405 
$21,614 $140,764 
$19,612 $127,731 
$18,0 l l  J1 17,304 
$16,811 $109,483 
$15,210 S99,056 
S14,409 $93,843 
$13,208 $86,023 
$12,408 $80,809 
$11,607 $75,596 
$11,207 $72,989 

$9,206 $59,955 
$9.206 $59,955 
$9,206 $59,955 
$9,206 $59,955 

- �,206 $59,255 
$9,206 $59,955 
$9,206 $59,955 
$9,206 $59,955 
�,206 $59,955 
$9,206 $59,955 
$9,206 - $59,955 
$9,206 $59,955 
$9,206 $59,955 
S9,206 S59,955 
$9,206 $59,955 
$9,206 $59,955 
$9,206 $59,955 
$9,206 $59,955 

2057 $65,129 - $66,392 $19,722 $15,375 $4,914 $9,935 $20,317 �.�_!__ $9,206 $59,955 
2058 S65,129 $66,392 $19,722 $15,375 S4,914 $9,935 $20,317 $25,331 
2059 $6_5_,129 __ $66,392_ $19,722 $15,371.._!_4,914 _ SJ,935 $20,317 $25,3l.!_ 
2060 $65,129 $66,392 $19,722 $15,375 $4,914 $9,935 $20,317 $25,331 
2061 - $65,129 - $66,392 $_19,722 $!_5_,375 $4,914 $9,935 $20,317 $25,331 
2062 $65,129 $66,392 $19,722 $15,375 $4,914 S9.935 $20,317 S25,331 
2063 $65,129 $66,392 $19 722 $15 375 $4,914 $9,935 $20,317 $25,331 
Source: Andason Economic Group analysis using data from Ranger Power, Genesee C-;unty, and the State of Michigan 
Note: Assumes future ta;c rates are constant 

Anderson Economic Group, LLC 

$9,206 S59,955 
$9,206 s�.�5 
$9,206 $59,955 
$9,206 $59,955 
$9,206 $59,955 
$9,206 $59,955 

Montrose Townshin 

Montrose 
Townshio Police Fire 

$16,491 $56,427 $14,009 
$16,161 $55,298 $13,729 
$15,831 $54,170 $13,449 
$15,007 $51,348 $12,74� 
$12,203 $41,756 S10,367 
$8,740 $29,906 $7,425 
$8,410 $28,778 $7,145 
$6,266 $21,442 $5,323 
$5,112 $17,492 $4,343 
$3,958 $13,542 $3,362 
$2,968 $10,157 $2,522 
S2,l� !Z.335 $1,821 
S1,979 S6,771 $1,681 
$1,979 S6,771 $1,681_ 
$1,979 $6,771 $1,681 
$1,979 $6,771 Sl,681 
$1,979 $6,771 $1,681 
Sl,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
Sl,979 !_6;711 $1,681 
SJ,979 $6,771 $1,681 
$1,979 $6,771 $1,68_!_ 
$1,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
$1,979 S6,771 $1,681 

_ Sl,�79 $6,771 Sl,_681 
$1,979 S6,771 $1,681 
$1,979 $6,771 $1,681 
$1,979 $6,771 $1,681 
Sl,979 _$6,77_1 $1,681 
$1,979 $6,771 $1,681 
$1,979 $6,771 J_l,681 
$1,979 $6,771 $1,681 
Sl,979 $6,771 $1,681 
$1,979 S6,771 $1,681 
$1.979 $6,771 Sl,681 

Local Schools Other Education 

School Bldg & Site Personal Property 
Debt Sinkin1t Fund !SD 

$407,818 $78,910 $372,070 
$375,526 $71,991 $337,823 
$337,871 $63,885 $297,619 
$306,754 $57 ,566 $267,102 
$264,242 $50,086 S233,634 
$218,82_5 $42,416 $200,176 
S202,624 $39,057 $183,799 
$173,742 $34,140 $162,236 
$155,922 $30,990 $148,104 
$135,420 $27,246 $130,995 
$121,677 $24,885 $120,584 
$106,650 sg121 s107,938 _ 

$99,890 $20,744 $101,238 
$94,527 $19,557 $95,282 
$91,845 $18,964 $92,303 
$78,437 $15,997 $77,411 
S78,437 $15,997 $77,411 
$78,437 $15,997 $77,411 
$78,437 S15,997 $77,411 
$78,437 $15,991_ $77,411  -
$78,437 $15,997 $77,411 

_ $78,437 $15,997 $77,411 
$78,437 $15,997 $77,411  

- -

Mott CC 
$274,720 
$249,433 
$219,749 
$197,216 
S172,505 
S147,801 
$135,709 
$1 19,788 
$109,354 
$96,721 
$89,034 
$79,69_§__ 
$74,750 
$70,352 
$68,153 
$57,157 
$57,157 
$57,157 
$57,157 
$57,157 
$57,157 
$57,157 
$57,157 

- . 

$78,437 $15,997 $77,411 _ _  J57,157 .. 
$78,437 $15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 S57.157 
$78,437 $1_5,99_?.. _ $77,411 $57,157 
$78,437 $15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 - $57,157 
$78,437 S15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 $57,157 
$78,437 $15,997 $77,411 $57,157 
$78,�7 $_!_5_,�Z.. $77,41 !. _ $57,157 -
$78,437 $15,997 $77,411 $57,157 
$78,437 _ $15,997 $77,41! - $57,157 -
$78,437 $15,997 $77,411 $57,157 
$78,437 $15.997 $77,411 $57,157 

6 

Taxlmnact 
$2,842,453 
$2,626,376 
S2,374,914 
$2,162,022 
Sl,855,726 
$1,524,192 
$1,414,267 
$1,203,977 
$1,075,774 

$929,878 
$830,099 
$723,361 
$677,244 
$641,860 
S624,168 
$535,707 
$535,707 
$535,707 
$535,707 
$535,707 
S535,707 
$535,707 
$535,707 
$535,707 
$535,707 
$535,707 
$535,707 
$535,707 
S535,707 
$535,707 
$535,707 
$535,707 
$535,707 
S535,707 
S535,707 
$535,707 
S535,707 
$535,70.Z 
$535,707 
$535,707 



Cohn  Reznick www.cohnreznick.com 

REAL ESTATE 

ADJACENT PROPERTY VALU E I M PACT REPORT: 

Site S pecific Analysis Addendum Report :  
For the P roposed 200 MW Confluence Solar  P roject 
To Be Located i n  Genesee Cou nty ,  M ich igan 

Prepared For: 
Mr. Drew Vielbig 
Development Manager 
Ranger Power, LLC 
226 N. Morgan Street Suite 200 
Chicago, IL 60607 

Submitted By: 

CohnReznick LLP 
Valuation Advisory Services 
200 S. Wacker Drive, Suite 2600 
Chicago, Ill inois 60606 
(31 �) 508-5900 

Patricia L. McGarr, MAI, CRE, FRICS 
Andrew R. Lines, MAI 
Erin C. 6owen, MAI . ·\:· .. 

April 27, 2022 



Adjacent Property Value Impact Report Addendum: Proposed 200 MW Confluence Solar Project 

Prepared for Confluence Solar LLC, a Subsidiary of Ranger Power, LLC Page 1 2  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  , 

LETTER OF TRANSMITTAL 

April 27, 2022 

Mr. Drew Vielbig 
Development Manager 
Confluence Solar, LLC 
226 N. Morgan Street, Suite 200 
Chicago, IL 60607 

SUBJECT: Addendum - Property Value Impact Report 
Proposed 200 MW Confluence Solar Project 
Genesee County, Michigan 

Dear Mr. Vielbig: 

This letter and associated report are considered an Addendum to the previously prepared property value 
impact report with an effective date of December 31 ,  2021 ("Primary Report"). All facts and 
circumstances surrounding the property value impact report that analyzes existing solar farm and any 
effect on adjacent property values are contained within the cited Primary Report. This Addendum cannot 
be properly understood without the cited Primary Report and should be reviewed in unison. 

Per the client's request, we have researched the proposed solar farm on land located in Montrose and Flushing 
Townships, in Genesee County, Michigan. The proposed solar use called Confluence Solar will have a capacity 
of up to 200 MW AC (megawatts alternating current). 

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 users for the assignment are Confluence Solar, LLC, and Ranger Power, LCC. Additional 
intended users of our findings include Genesee County, and Michigan planning and zoning department officials. 
The report may be used only for the aforementioned purpose and may not be distributed without the written 
consent of CohnReznick LLP ("CohnReznick"). 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates to the evaluation of the Project), and purpose stated Cohn Reznick� 
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 . • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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The 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 as follows. 

FINDINGS 

I .  Academic Studies: Cohn Reznick 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. 

I I .  CohnReznick Studies: 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 1 0  of these studies which are most similar to the subject in terms 
of general location and size, summarized as follows: 

Cohn Reznick - Existing Solar Farms Studied 
# Solar Farm County State MW AC Acreage 

North Star Solar Chisago MN 100.00 ±1 ,000 

2 Dominion Indy Solar Ill Marion IN 8.60 129.04 

3 Dougherty Solar Dougherty GA 120.00 1 ,280.93 

4 Miami-Dade Solar Energy Center Miami-Dade FL 74.50 465.61 

5 Barefoot Bay Solar Energy Center Brevard FL 74.50 504.75 

6 Innovative Solar 42 Bladen & Cumberland NC 71 .00 41 3.99 

7 Rutherford Farm Rutherford NC 61 .00 488.84 

8 Elm City Solar Wilson NC 40.00 354.00 

9 Woodland Solar Isle of Wight VA 19.00 21 1 . 12  

10  DTE Lapeer Solar LaPeer Ml 48.28 365.68 

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. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates to the evaluation of the Project), and purpose stated Cohn Reznick ej) 
within. No part of this report may otherwise be reproduced or modified in any form, or by any means, without the prior written ,.,, .... ....... "•· •0 

permission of CohnReznick LLP . • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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This report also includes four "Before and After" analyses, 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. 

I l l .  Market Participant Interviews: 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: 

• Ted Droeste, assessor of Delta Township has the Delta Solar Power facility in his district that 
was completed in 2018. He indicated that he has been actively tracking sales of properties 
surrounding the solar facility and stated that properties have sold fast, at market or above 
market and he had no evidence of declining value. Mr. Droeste stated that they have not 
adjusted assessed values for properties surrounding the solar panels. 

• Anne Pence of National Realty Centers in Lapeer, Michigan reported that "the Lapeer Solar 
Farms did not have any effect on the sale of this {Test Sa/el 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 there they 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. Its not an eyesore. 
And another house sold on that block, a raised ranch home, and it sold with no problems." 

• Renee Voss of Coldwell Banker in Lapeer, Michigan noted the home she sold that backed to 
a solar farm sold quickly with multiple offers. 

• Josh Holbrook of The Brokaw Group in Lapeer, Michigan said that solar farms had no impact 
on value, and in Lapeer, the community takes pride in 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: In the course of our research and studies, we have recorded 
information regarding the compatibil ity 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. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates to the evaluation of the Project), and purpose stated CohnReznickej} 
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 . • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of 
service. 
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Patricia L. McGarr, MAI, CRE, FRIGS 
National Director - Valuation Advisory Services 
Certified General Real Estate Appraiser 
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SCOPE OF WORK 

CLI ENT 

The clients for this assignment are Confluence Solar, LLC, and Ranger Power, LLC. 

INTENDED USERS 

Confluence Solar, LLC and Ranger Power, LLC, Genesee County, Michigan planning and zoning department 
officials, members of the Genesee County community and various project stakeholders; other intended users 
may include the client's legal and site development professionals. 

INTENDED USE 

The intended use of our findings and conclusions is to address certain criteria required for the g ranting of 
approvals for the proposed solar energy center use in Genesee County, Michigan. 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 Cohn Reznick LLP ("Cohn Reznick"). 

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 i s  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 

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] 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates to the evaluation of the Project), and purpose stated Cohn Reznick �j\ 
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EFFECTIVE DATE & DATE O F  REPORT 

April 27, 2022 (Paired sale analyses contained within each study in the Primary Report 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. 

We have not previously evaluated the Project site. 

INSPECTION 

Patricia L. McGarr, MAI,  CRE, FRIGS, 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. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates to the evaluation of the Project), and purpose stated CohnReznick� 
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IDENTIF ICATION AND DESCRIPTION OF THE PROPOSED PROJECT 

The Confluence Solar Project ("Confluence Solar" or "the Project") is to be located on land along Michigan 
Highway 1 3, with the highway serving as the sites western border for two thirds of the area. The property is 
bordered at its further point north by Wilson Road, and its further point south at W Pierson Road. The properties 
eastern border differs across three separate location with Duffeld Road at the northern end of the project, and 
the corner of Seymour Road and Carpenter Road at the southern end. The project spans across Montrose and 
Flushing Townships in Genesee County, Michigan. 

Based on development plan descriptions from the client, the proposed 200-megawatt solar energy center project 
would generally consist of photovoltaic arrays mounted to single-axis trackers, and a handful of inverter stations 
located throughout the project site to convert the electivity generated from DC-to-AC power. The project is 
estimated to power approximately 30,000 homes. The site will utilize internal access roads throughout the project 
area, some of which are existing. 

The electric generation facility will be surrounded by woven-wire fencing with wooden posts that meets the 
National Electrical Code (NEC) Article 1 1 0  requirements. The project will install vegetative landscaping as 
required per the Towns hip's ordinance requirements. The project will also utilize existing natural vegetation to 
the extent possible. 

The Project will be located on approximately 1 ,500 combined acres of connected properties in Genesee County 
in a rural environment. The Project will be situated on land parcels utilized for agricultural purposes and is 
illustrated on the following page by the outlined polygons. The Project parcels are bordered by agricultural 
farmland and rural homesteads. 

As provided by Ranger Power as of this report date, a map showing the general location of the proposed solar 
facility is identified on the following page. The map outlines the Sections within the Flushing and Montrose 
Townships where the facility is intended to be developed; however, the map does not specifically outline each 
participating parcel. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
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Proposed Confluence Solar Project parcel area outline in blue and green above, as provided by Ranger Power, LLC 

ZONING REGULATIONS AND FUTURE LAND USE 

Genesee County has a five-year comprehensive plan for 2020-2024. The plan includes a number of 
considerations including housing development and density, affordability, education, transit and infrastructure, 
agriculture and climate mitigation. However, the plan tends to discuss the "downtown" areas of Flint and 
surrounding smaller cities in Montrose, Flushing, and Fenton. The area immediately surrounding the project is 
not directly discussed and does not appear to be garnering any sort of zoning intensity upgrade in the five-year 
period. The Project Area currently has three zoning designations across both Flushing and Montrose townships. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates to the evaluation of/he Project), and purpose stated CohnReznickej) 
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Below is a map outlining the Proposed Project Area zoning in black. The area shaded in yellow to the south is 
zoned "Residential Suburban Agricultural District." The areas shaded in light red are zoned "Agricultural" and 
those in darker red, "Residential Farm." Although the property contains several distinct zonings, each of them 
permits similar uses including the current agricultural or open space use of the property. 

The property will be developed including a security fence consistent with local, federal, and state code regulations 
and landscape buffers consisting of shrubbery and trees or to be determined buffers. 

t 
Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
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OVERVIEW OF THE SURROUNDING AREA OF THE PROJECT 

The Project consists of a util ity-scale, solar energy use in Montrose and Flushing Townships, in  Genesee County, 
Michigan known as the 200 MW Confluence Solar Project. A surrounding area map indicating the location of the 
Project (red arrow) is presented below. 

Aerial imagery of site area provided by Google Earth, dated December 2020. 
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TRAFFIC PATTERNS A N D  CONNECTIVITY 

The Project is located west of Interstate 75 and North of I nterstate 69, while running along Michigan Highway 1 3  
and just south of Michigan Highway 57. 

Each of these highways are major arterials in this region. Michigan Highway 1 3  runs North to South connecting 
the rural areas of the region to Interstate 69 to the South and the city of Saginaw to the North. Interstate 75 also 
runs North to South connecting Detroit, Flint, and Saginaw before extending across the U.S. from Canada to 
Florida. Michigan Highway 57 runs east to west connecting the rural regions North of Flint and Grand Rapids to 
both cities. Interstate 69 also runs East to West further south of the property, connecting the region to Lansing 
and Port Huon before extending beyond Michigan into Indiana. The nearest major cities to the Project are Flint 
about 1 1  miles Southeast, Lansing, about 40 miles Southwest, and Saginaw, about 1 8  miles North. 

DEMOGRAPHIC FACTORS 

Demographic data is presented below, as compiled by ESRI, which indicates a slightly declining population in 
the area surrounding the project, township, and county. The state is increasing in population at a small rate over 
time. The area surrounding the Project is predominantly owner-occupied. Median household income is higher at 
the local level than the state and county levels. Overall, these characteristics indicate a stable albeit, slightly 
declining, economic base. 

2026 Projection 
2021 Estimate 
201 0 Census 
Growth 2021 - 2026 
Growth 201 0 - 2021 

Total Land Area 
Population Density 

2026 Projection 
2021 Estimate 
201 0 Census 
Growth 2021 - 2026 
Growth 201 0 - 2021 

2021 Owner Occupied (%) 
2021 Renter Occupied (%) 

2021 Med. Household Income 
2021 Avg. Household Income 
*Includes Townships of Flushing and Montrose 

22,291 
22,621 
22,823 
-1 .46% 
-0.89% 

66 sq. miles 
342.74/sq. mi, 

8,824 
8,913 
8,821 

-1 .00% 
1 .04% 

76.50% 
16.30% 

$59,428 
$75,624 

408,289 
41 4,842 
425,790 
-1 .58% 
-2.57% 

650 sq. miles 
638.22/sq. mi, 

164,729 
166,855 
169,202 
-1 .27% 
-1 .39% 

60.90% 
25.50% 

$50,805 
$67,851 

1 0,21 1 ,228 
1 0, 105,078 
9,883,640 

1 .05% 
2.24% 

96,716 sq. miles 
1 04.48/sq. mi, 

4,051,868 
3,999,335 
3,872,508 

1 .31% 
3.28% 

61 . 10% 
24.10% 

$58,537 
$81 ,310 
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CONCLUSION 

Land uses in  the area surrounding the Project can be categorized as predominantly farmland and some 
residential homesteads. The factors presented previously indicate that the proposed Project would not be 
incompatible with surrounding uses and would not negatively impact surrounding properties. 
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MICHIGAN SOIL PRODUCTIVITY AND VALUE TRENDS 

NCCPI PRODUCTIVITY I NDEX 

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 m�nagement, such as an 
optimum level."2 The productivity index, therefore, not crop yields, is best suited for applications in land appraisal 
and land-use planning. 

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. 3 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.4 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.5 

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)."6 The NRCS Web 
Soil Survey website has additional information on how the ratings are determined. The state of Michigan does 
not have its own crop production model and utilizes the NCCPI. 

The solar energy project is located in Genesee County, in the eastern-central area of the state. An excerpt of a 
soil productivity map is presented on the following page as retrieved from the USDA Web Soil Survey, which 
provides an i l lustration of the variation in soil productivity across the local area that is based on the NCCPI.  The 
approximate site area for the Project is within the boundary delineated in the image below. Note, numerical labels 

2 Bulletin 81 1 :  Optimum Crop Productivity of Illinois Soils. University of Illinois, College of Agricultural, Consumer and Environmental 
Sciences, Office of Research. August 2000. 
3 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. 
4 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. 
5 AgriData Inc. Docs: http://support.agridatainc.com/NationalCommodityCropProductivitylndex(NCCPl).ashx 
6 USDA NRCS's User Guide National Commodity Crop Productivity Index (NCCPI) 
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correspond to soil type. not productivity index. and the area spans two "survey areas" which. "may have been 
mapped at different scales. with a different land use in mind. at different times. or at d ifferent levels of detail. This 
may result in map unit symbols. soil properties. and interpretations that do not completely agree across soil 
survey area boundaries." according to the USDA Web Soil Survey Site notes. 

National Commodity Crop Production Index Map of the Project Area 
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Nollooal Comrnodil)' c,op A-oructMI)' Index-Genesee Coon!)'. t.tchlgon, Saginaw County, Michlgtn, and Shiawassee Counl)', Mchlgon 

MAP LEGEND 

Artt of lntwe,t {AOf) 
O Aruoflntwut(AOI) 

lolls 
toN Ra.ting Polygon1 □ low hhemit producti-,.ty 

0 Modor,ttlfkwti\h1t0/\I 
P,OQldNly 

□ Uodlrat, lnhtfent 
p,odJctl,ly 

□ Modlralefy hl!#I hhw,rt 
p,oa,divly • H� lmw.,,, p,o<l,d),:ly 

□ )fol rat.ad 01 notavalabl• 
IOI Rltfng Unu - LO'# hh11tnt procixli\1ty . .  Uodtr1ttly low hhtre.,t 

proa,dNly ... Uod.rat,fnhtrfll'lt 
p(OQldN:ly - Mode,.t«jhlgl hhwtol 
p,oa,dNly - H9' lri,e,.nt prodi.rctl,ly 

•.. , Hotrat,d« notavahbhi 
lol JlhUng PWlllt 

■ lo-ffrlh1r1nts:-0<1KtMty 

C 

C • • 
C 

Modtrattt/lrHfhhtttnt 
p,o<tJclN:ly 
Modttalt lnhtrtnl 
p,o<t.lcttv:ly 
Mod1nit.lyhlgi lnhwtrt 
piw,ctNly 
JflQh lnlu11nl prod.JctHly 
Not rated or not ,vabb\l 

S'nama ar.d G_a,1!1 
Ttan,porttl:lon 

t+t Raia 

� lnlweta\t Hlp1ys 

p,;J USRovtu 

� M1jorR01ds 

; "'--: l�I Roads 
Background 

• Atritl Pho>,gaphy 

MAP INFORMATION 

The sdl surveys lh1l COf'Tl)rise yoor AOl wece m■pped 1t sceles 
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Per the NCCPI,  soil productivity is measured on both a numerical scale from 0 to 1 00, with 0 being the worst and 
100 being the best,7 and by qualitative ratings. The qualitative rating classifications below are determined by the 
USDA NRCS and provide general comments on the productivity of the soil. 

High inherent productivity indicates that the soil, site, and climate have features that are very 
favorable for crop production. High yields and low risk of crop failure can be expected if a high 
level of management is employed. 

Moderately high inherent productivity indicates that the soil has features that are generally 
quite favorable for crop production. Good yields and moderately low risk of crop failure can be 
expected . 

Moderate inherent productivity indicates that the soil has features that are generally favorable 
for crop production. Good yields and moderate risk of crop failure can be expected. 

7 Quantitative ratings are also show in ranges of 0.00 to 1 .00. AgriData Inc. presents the NCCPI index rating multiplied by 100 in a 
range of 0.00 to 100.00 to show up to four significant figures. 
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Moderately low i nherent productivity indicates that the soil has features that are generally not 
favorable for crop production. Low yields and moderately high risk of crop failure can be expected. 

Low i nherent productivity indicates that the soil has one or more features that are unfavorable 
for crop production. Low yields and high risk of crop failure can be expected. 

The weighted average soil productivity for the general area was determined to be approximately 61 .83. A 
numerical scale that corresponds to the indicated qualitative ratings above was not available for the NCCPI; 
however, the soil productivity for this area is higher than the middle of the range, aligning with the "moderately 
high inherent productivity" category. According to the qualitative scale above, land with the moderately high 
inherent productivity classification is generally quite favorable for crop production with good yields. 
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AREA VALUE TRENDS - CROPLAND 

Agricultural land values are heavily influenced by relative crop production yields. The following exhibit compiled 
by the USDA National Agricultural Statistics Service (NASS) provides an illustration of how regional conditions 
such as weather conditions, geographies, and soil conditions can affect farm real estate values. 

$/Acre 

- more than 8,000 

- 5,701 , 8,000 

D 3,so1 - 5.100 

D 2.so1 - 3,600 

D 2,600 or less 

2021 Cropland Value by State 
Dollars per Acre and Percent Change from 2020 

2,060 
6.7% 

3,390 
11.9% 

2,370 
13.9% 

United Slalts 
4,420 
7.6¼ 

USDA - NASS August 6, 2021 

2,9 
3.9 

NJ 
14,800 
7.2% . 

DE 
6,600 

NC 

\ �,800 
2.6% 

3,650 \ 3,480 \ 
1.4% ) 4.8% Y NC • No Change 

\ NP= Not PubHshed due 
to lnsutticler\t reports 

Per the NASS report, the average value of cropland in Michigan for 2021 is $4,700 per acre, which is an increase 
of 4.9 percent from 2020. In addition, the report indicated that the average annual growth rate for farmland values 
in Michigan from 2017 to 2021 was 1 .46 percent.8 

8 https://www.nass.usda.gov/Publicationsrr odays_Reports/reportsnand0821 .pdf 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
County, and Michigan planning and zoning department officials as it relates lo the evaluation of/he Project), and purpose stated Cohn  Reznick�/\ 
within. No part of this reporl may otherwise be reproduced or modified in any fom1, or by any means, without the prior written • .,.,,.,. ,"'"'"""' p 
permission of CohnReznick LLP . • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 



Adjacent Property Value Impact Report Addendum: Proposed 200 MW Confluence Solar Project 

Prepared for Confluence Solar LLC, a Subsidiary of Ranger Power, LLC Page I 20 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •  

AREA VALUE TRENDS - RESIDENTIAL HOMES 

The proposed Project is to be located in Genesee County, between Flint and Saginaw, Michigan. There has 
been a bevy of home sale activity in the area surrounding the proposed Project in the past year. 

We researched sales in the surrounding area, from mid-March 2021 through mid-March 2022, and identified 65 
market transactions of single-family homes. The properties which sold in the surrounding area tended to be rural 
in nature. 

The sales are summarized in the table below. 

Home Sales Surrounding Proposed Project Area 
(March 2021 through March 2022) 

Median 
Single Family Living Area Min. Sale 

(SF) P rice 
Max. Sale Median Sale 

Price Price PSF 
Subject Area* 1 ,520 $1 00,000 $445,000 $1 73,000 
' Includes Homes v.ilhin proximity lo the project in Flushing and Montrose Tow1ships 

We surveyed the surrounding area of the proposed site to identify any transactions of homes adjacent to the 
site. Please note that we were not provided with exact boundaries for the project, therefore we will be analyzing 
two sets of properties, those which fall within the rough section lines, and those which border the approximated 
section lines. The project was not formally announced but some conversations about the Project occurred within 
the community as early as March 2021 ,  thus we examined transactions after March 202 1 .  There were 
approximately 1 5  sales of single family residences that sold in the project's proposed location, ranging from 
$77,000 to $360,000, with a median sale price of $214,376, reflecting a slightly higher median sale price when 
compared to homes that sold in the general surrounding area. 
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The table below illustrates residential home value trends for the proposed Project's Genesee County location. 
The source is the Federal Housing Finance Agency's (FHFA) House Price I ndex (HPI), which is a weighted, 
repeat-sales index measuring changes in single-family house prices. 

FHFA House Price Index 

_ Genesee County, Michigan 

Year 
Annual 

Change (%) 

2001 4.71 
2002 2.81 
2003 1 .54 
2004 2.47 
2005 3.69 
2006 -2. 1 7  
2007 -5.73 
2008 -9.41 
2009 -1 3.34 
201 0 -9.41 
201 1  -4.99 
201 2  -1 .46 
201 3 5.90 
201 4  9.94 
201 5 6.03 
201 6  5.69 
201 7 7.52 
201 8 6.80 
201 9 5.03 
2020 3.81 
2021 1 2.87 

Annual Average 
Compounded % 1 .14% 

Change 

HPI 

371 .90 
382.34 
388.22 
397.79 
41 2.47 
403.54 
380.40 
344.61 
298.64 
270.55 
257.05 
253.28 
268.24 
294.91 
31 2.69 
330.47 
355.32 
379.48 
398.57 
413.74 
466.97 

Based on the data shown above, the trend in residential home values in Genesee County have increased at an 
average annual rate of 1 . 1 4  percent, over the past twenty years. The housing values in the county are considered 
to be stable. 
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County, and Michigan planning and zoning department officials as it relates to the evaluation oft/Je Project), and purpose stated Cohn Reznick� 
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LOCAL LANO DEVELOPMENT TRENDS 

Land values can be driven by a site's proximity to the path of development. The closer a property is  to the path 
of development, and without natural barriers to development, the more value a property may have in the future; 
however, the path of development in the local area is the small downtown of Montrose, to the north of the 
proposed Project area, as well as the slightly larger downtown of Flushing, growing the Southeast. The Project 
area has remained agricultural in nature since 2005. 

Aerial Imagery dated October 2005 Aerial Imagery dated December 2020 

According to the images above, there has been little new development in the local area over the past 1 5  years. 
Generally, any undeveloped agricultural land is considered to be an interim use as the intensity of uses grows 
in step with macroeconomic factors. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
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SUMMARY AND FINAL CONCLUSIONS 

The Project is  located in a stable area that is  predominantly agricultural in nature with some residential 
homesteads. The combined population quotient (persons per square mile) for Montrose and Flushing area is 
343, which reflects a rural environment. Local development has not been robust over the past 15 years in the 
area immediately surrounding the Project, and the abutting land parcels are generally used for agricultural 
purposes. Based on our analysis of real estate taxes in the Primary Report, solar farm uses incur anywhere from 
131  % to ±1 ,000% increase in real estate tax revenue for the local area, feeding back into essential services and 
schools. Local land and residential home prices have remained stable over the past five years, with a growth 
uptick in 2021 in line with current and future national macroeconomic changes. Overall, the proposed Project is 
considered a locally compatible use. 

The purpose of the Primary Report and this addendum 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, Cohn Reznick 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. 

The chosen existing solar farms analyzed in the Primary Report 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. 

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 propertv 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. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
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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 - Valuation Advisory Services 
Certified General Real Estate Appraiser 

Ohio License No. 2019001053 
Expires 3/25/2022 
Illinois License No. 553.001841 
Expires 9/30/2023 
Indiana License No. CG41 500037 
Expires 6/30/2022 
Florida License No. RZ3899 
Expires 1 1/30/2020 

Erin C. Bowen, MAI 
Senior Manager 
Certified General Real Estate Appraiser 
Arizona License No. 32052 
Expires 1 2/31/2022 

Patricia L. McGarr, MAI, CRE, FRIGS 
National Director - Valuation Advisory Services 
Certified General Real Estate Appraiser 

Indiana License No. CG49600131  
Expires 6/30/2022 
North Carolina License No. A81 3 1  
Expires 6/30/2021 
Virginia License No. 4001 016998 
Expires 3/31/2022 
Michigan License No. 1201 072979 
Expires 7/31/2022 
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C ERTIFICATION 

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 I nstitute, 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. 

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

1 1 .  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. 

1 2. Sonia K. Singh, MAI and Sean Twomey provided 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 - Valuation Advisory Services 
Certified General Real Estate Appraiser 

Ohio License No. 2019001053 
Expires 3/25/2022 
I llinois License No. 553.001841 
Expires 9/30/2023 
Indiana License No. CG41 500037 
Expires 6/30/2022 
Florida License No. RZ3899 
Expires 1 1/30/2020 

Erin C. Bowen, MAI 
Senior Manager 
Certified General Real Estate Appraiser 
Arizona License No. 32052 
Expires 1 2/31/2022 

Patricia L. McGarr, MAI, CRE, FRICS 
National Director - Valuation Advisory Services 
Certified General Real Estate Appraiser 

Indiana License No. CG49600131 
Expires 6/30/2022 
North Carolina License No. A81 31 
Expires 6/30/2021 
Virginia License No. 4001 016998 
Expires 3/31 /2022 
Michigan License No. 1201 072979 
Expires 7/31 /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 i s  evaluated free and clear of any o r  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 al l  applicable zoning and use regulations and restrictions 
unless nonconformity has been identified, described and considered in the evaluation report. 

9. I t  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. 

1 0. 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. 

1 1 .  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. 

1 2. 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 
assumption that there is no such material on or in the property that would cause a loss in value. No 
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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. 

1 3. 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 predicted 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. 

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

1 6. The Americans with Disabilities Act (ADA) became effective on January 26, 1 992. 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. 

1 7. 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. 

1 8. 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. 

1 9. 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. 

2 1 .  This report should not be used as a basis t o  determine the structural adequacy/inadequacy of the 
property described herein, but for evaluation purposes only. 

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. 

Disclaimer: This report is limited to the intended use, intended users (Confluence Solar, LLC and Ranger Power, LLC, Genesee 
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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 seNices 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, i f  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 Cohn Reznick 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. 

8. Possession of this report, o r  a copy thereof, does not carry with it the r ight of publication, nor 
may i t  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 q ualification. 

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. 
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1 0. 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, liabi lity, 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. 

1 1 .  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, 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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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 the CohnReznick 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 1 980. From June 1 980 to January 1 984, 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 d iverse 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 1 72. 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 I nstitution of Chartered Surveyors (FRIGS) and Certified Review Appraiser (CRA). 
She has also been a certified general real estate appraiser in 2 1  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 I nstitute (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 

Appointments 

• 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 

• Appointed by two Governors of Il l inois to the State Real Estate Appraisal Board (2017  & 202 1 )  
• Chairperson of the State of Illinois Real Estate Appraisal Board (2021) 
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200 S. Wacker Drive, Suite 2600 
Chicago, IL 60606 
31 2-508-5892 
andrew.lines@cohnreznick.com 

Andrew R. Lines is a principal in CohnReznick's Valuation Advisory Services practice 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, race tracks, CCRCs, and railroad corridors. Affordable Housing 
experience Includes Market Studies, Rent Compatibility Studies and Feasibil ity Analysis for LIHTC and mixed­
income developments. Cannabis assignments have covered cultivation, processing and dispensaries In over 1 0  
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. 

He 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 CohnReznlck, Andrew was with lntegra Realty Resources, starting as analyst support In 2002 and 
leaving the firm as a director in late 201 1 (including two years with the Phoenix chapter). 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 (201 6  - 201 8) 
o MAI Candidate Advisor (20 1 4 - 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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858-349-8854 
erin.bowen@cohnreznick.com 

Erin Bowen Is a senior manager in CohnReznick's Valuation Advisory Services practice. Ms. Bowen support's 
CohnReznick's 20 national locations virtually from Phoenix. Ms. Bowen's work in commercial real estate 
valuation spans over 1 0  years. Ms. Bowen specializes in lodging, seniors housing, cannabis, large scale retail 
and multifamily properties. Lodging work includes all hotel property types and brand segments Including limited, 
full service and resort properties, seniors housing assignments Include assisted living, skilled nursing facilities 
and rehabilitation centers. Retail work encompasses power centers, lifestyle centers, outlet centers and malls. 
She has appraised numerous additional properties including office, medical office, industrial, churches, fraternity 
houses, schools, rehabilitation centers and vacant land. Ms. Bowen has experience working with a variety of 
valuation problems, including proposed properties, ground leases, tax abatements, fractional interests, property 
conversions, Impact studies and purchase price allocations. Ms. Bowen is also proficient in ARGUS software. 

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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7501 Wisconsin Avenue, Suite 400E 
Bethesda, Maryland 20814 
301-280-5193 
sonia.singh@cohnreznick.com 

Sonia K. Singh, MAI is a director in CohnReznick's Valuation Advisory Services practice and based in the 
Bethesda office. For the past ten years, she has engaged in real estate valuation and other real estate consulting 
services and valued over $5 billion in real property. 

Sonia is adept at valuing a variety of commercial real estate across the United States, including the following 
complex property types: athletic clubs; full-service hotels and beach resorts; marinas; historic redeyelopment 
projects; recycling facilities; single-family rental home portfolios; master planned communities; and for-sale 
residential units or subdivisions. She has also performed real estate appraisals Involving leasehold interests, air 
rights ownership, and right-of-way fee simple and easement acquisitions for utility corridors. She has performed 
these and other appraisals others for purposes including financial reporting, estate planning, gift and estate tax, 
bond and conventional financing, litigation (eminent domain), and asset management, with the ability to handle 
appraisals of large portfolios in expedited timeframes. With significant experience in the appraisal of senior living 
facilities including continuing care retirement communities, skilled nursing facilities, assisted living and memory 
care facilities, as well as age-restricted housing, Ms. Singh has elevated the firm's modelling of complex 
healthcare property ownership structures to help illuminate debt/income and lease coverage ratios for federal 
courts, resulting in millions of dollars in recovered credits for clients. 

Additionally, Sonia is experienced in purchase price allocations (GAAP, IFRS, and IRC 1060) for financial 
reporting, including the early adoption of ASU 2017-0 1 .  She has also provided valuation services related to 
highest and best use analysis, market feasibil ity studies, and useful life analysis. She has prepared Impact 
studies measuring the possible detrimental impact of economic and environmental influences on property values, 
including those related to high-voltage transmission lines, distribution warehouses, wind farms, and solar farms. 
She has provided expert witness testimony at local county zoning hearings for proposed solar energy uses and 
their potential detrimental impacts on adjacent property values. 

Education 
• University of Illinois: Bachelor of Science, Actuarial Science 

Professional Affiliation. Licenses. and Exams 
• MAI - Appraisal Institute, Designated Member 
• Urban Land Institute, Associate Member 
• Certified General Real Estate Appraiser with Active Licenses in DC and the States of MD, MO, and VA 
• Successful completion of the following actuarial exams: Probabil ity (1/P), Financial Mathematics (2/FM), 

and Models for Financial Economics (3/MFE) 
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Awards and Recognitions 
• 201 9  National Association of Certified Valuators and Analysts (NACVA) and the Consultants Training 

Institute (CTI) 40 Under Forty Honoree 
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CHARTER TOWNSHIP OF FLUSHING 
6524 North Seymour Road 
Flushing, Michigan 48433 

(810) 659-0800 Fax (810) 659-4212 

Supervisor- Frederick R. Thorsby 
Clerk - Wendy D. Mein burg 
Treasurer -Terry A. Peck 

Stephen R. Etsey 
Dykema Gossett 
39577 Woodward Avenue, Suite 300 
Bloomfield Hills, Ml 48304 

www.flushingtownship.com 

June 16, 2022 

Re: Confluence Solar, LLC/Charter Township of Flushing 

Dear Mr. Etsey: 

Trustees 

WIiiiam Bain 
Linda Minarik 
WIiiiam L. Westenbarger 
Sharilynn K. Willette 

At the meeting of the Flushing Township Zoning Board of Appeals held June 14, 2022, the Board of Appeals, on a 
4-1 vote, rendered the following decisio·n on the request of Confluence Solar for an interpretation of Section 20-
1804(OO)(b)(2) of the Township's Zonin•g Ordinance. 

• . . .  The ZBA determines there is no ambiguity in the existing language of 20-t 804(OO)(b)(2) and, 
consequently, the interpretation of that provision is that the 25% lot coverage applicable to 
commercial solar farms takes into account the surface area of the solar collectors." 

Section 20 -200 of the Zoning Ordinance states "Lot coverage means the part or percentage of the lot covered by 
a building, including accessory buildings." Applying the ZBA's decision to the definition of lot coverage applicable 
to a commercial solar energy system, only the portions of a lot occupied by a building or ground mounted solar 
collectors are included in calculating the 25% lot coverage limitation stated in subsection (b)(2). 

Pursuant to the Zoning Enabling Act and the Zoning Ordinance, an interested party aggrieved by a decision of the 
Zoning Board of Appeals has 30 days from issuance of the decision to file an appeal with the Genesee County 
Circuit Court. · 

�e1rt��) 
Steven W. Moulton, Chairperson 
Zoning Board of Appeals 
Charter Township of Flushing 
6524 N. Seymour Road 
Flushing, Ml 48433 





Memorandum 

To: Flushing Charter Township Planning Commission 

From: Jason Ball, AICP 

Senior Planner 

Date: July 5, 2022 

RE: Solar Energy Ordinance Amendments 

At the request of township staff, ROWE has completed a review of the existing Solar Energy 
Zoning Ordinance Provisions document to clarify language in the document, ensure it meets the 
original intent of the ordinance, and clarifies the lot coverage requirement for commercial solar 
energy systems. 

Like many communities, when Flushing Township adopted its solar energy ordinance provisions 
in 2018, commercial solar farm development was not a major consideration, and the primary 
focus was on effectively permitting residential solar energy systems. However, that trend has 
changed significantly in the past few years. ROWE has reviewed the ordinance adopted in 
201 8 and identified several changes to generally clarify ordinance provisions and also address 
recent issues related to commercial solar energy systems in the township. 

Attached is a PDF document that displays recommended changes to the current version of the 
ordinance available on the township's website. Nearly all of the changes are for clarification of 
language and do not significantly change the meaning of the ordinance. However, there are 
three recommended changes that would be substantive: 

1 .  Combine the definitions of "On-Site" and "Solar Energy System" into a new term that is 
"On-Site Solar Energy System". This will create two types of solar energy systems in the 
ordinance, "On-Site" and "Commercial" which are regulated d ifferently. This will help to 
clarify which standards apply to each type of system. 

2. Edit Subsection 20-1 804(OO)(b)(2) as follows and include · an illustration to clarify the 
regulation. 

(2) The total area of ground mounted se�l-lections the commercial solar 
energy system shall be included in calCtH-ations to determine lot coverage and 
shall not exceed a maximum lot coverage of 25 percent, regardless of the 
residing zoning district. 

3. Review the provisions of Subsection 20-1804(OO)(g) related to the decommissioning 
plan to ensure there is adequate detail and that the provisions are reasonable. 

Flint, Ml (HQ): 540 S. Saginaw Street, Suite 200, 48502 1 Phone: (810) 341-7500 
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Flushing Charter Township Planning Commission 
July 5, 2022 
Page 2 

We have attached provisions from the pending Forest Township zoning ordinance that 
provide greater specificity regarding the decommissioning process for the planning 
commission's review. 

Attachments: 
Recommended Changes to Flushing Township Solar Ordinance 
Sample Decommissioning Plan Provisions 

R:\Projects\22cooo1\Docs\Planning and Zoning Services\Zoning Ordinance and Map\Text Amendment\Solar 
Amendment\Solar Energy Ordinance Memo.docx 



"On-Site 
Solar 
Energy 
System" 

Flushing Township 

Solar Energy Zoning Ordinance Provisions 

Article 2 DEFINITIONS 
ROOF-MOUNTED SOLAR ENERGY COLLECTOR: A solar energy collector that is attached to a 
building's roof on the parcel of land including solar shingles. 
COMMERCIAL SOLAR ENERGY SYSTEM :  A uti lity-sca le facility of solar energy collectors with the 
primary purpose of wholesale or retail sales of generated electricity. Commonly referred to as 
solar farms. 
GROUND-MOUNTED SOLAR ENERGY COLLECTOR: A solar energy collectorthat is not attached 
to and is separate from any building on the. parcel of land on which the solar energ·y collector is 
located (Figure 1). 
ON-SITE: A solar energy system designed to help meet the electrical needs within the limits of 
the area encompassed by the tract area or parcel of record on which the activity is conducted. 
RACKING: Racking is any structure or building material used in the mounting of a solar panel 
(Figure 1). 

Total Width 

"Solar Collectors" 

Add an 
additional 
illustration 
to clarify 
definition 
of Solar 
Energy 
System 
versus 
"collectors" 

Total Height 

"Solar Energy 
Collector" 

Figure 1 

Solar Panel 

Racking Structure 

Existing Ground Level 

SOLAR COLLECTOR: A device or combination of devices, structure, or part of a device or 
structure that transforms direct solar energy into thermal, chemical, or electrical energy and 
that contributes significantly to a structure's energy supply. 
SOLAR ENERGY: Radiant energy (direct, diffuse, and reflected) received from the sun. 
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Combine 
with "On- SOLAR ENERGY SYSTEM: A solar collector or other device or structural design feature of a 
Site" structure that relies upon sunshine as an energy source and is capable of collecting, 
Definition. distributing, and storing (if appropriate to the technology) the sun's radiant energy for a 

====::::: 
Remove 
solar 
shingles 
definition. 

beneficial use. 
SOLAR PANEL: A panel consisting of an array of solar cells used to generate electricity directly 
from sunl ight. 
SOLAR SHINGLES: A roofing product made by combining thin film solar technology (which 
converts sunl ight to electricity) with a durable backing to provide a structural roof shingle 
comparable to traditional roofing shingles. 

Article 4 Site Regulations 
Sec. 20-419 On-Site Solar Energy Regulation 

(a) Al l Solar Energy Collectors 
(1) The installation of any solar panel (on-site or commercial) shall not negatively 

impact adjacent properties with additional or excessive storm water runoff 
and/or drainage. 

(2) It shall be shown that a l l  panels are adequately secured to the surface upon 
which they are mounted and that the mounting structure has the capabi lity of 
supporting the panels. 

collectors 
(3) All panels shall have tempered, non-reflective surfaces. 
(4) Solar energy equipFAeRi:5hal l be repaired, replaced, or removed within three 

months of becoming nonfunctional. 
(5) Each system shall conform to applicable industry standards including those of 

the American National Standards Institute (ANSI). 
(6) Solar energy collectors shal l be installed, maintained, and used only in 

accordance with the manufacturer's directions. Upon request, a copy of such 
directions shall be submitted to the building inspector prior to installation. 
Building inspector approval is required. 

(7) Solar energy col lectors 8ftft installation and use5 shall comply with construction 
code, electrical code, and other state requirements. 

(b) On-Site Roof-Mounted Solar Energy Collector Collectors 
(1) Solar eAergy eollectors shal l be such a weig t to be safely supported by the 

building. Building inspector approval is required. 
(2) Solar eAergy collectors shal l be considered part of the building and meet all the 

required building height and setback requirements. 
(3) Solar eAergy collectors shal l not project more than 2 feet above highest point of 

roof or exceed maximum bui lding height l imitations al lowed in that zoning 
district. 

(4) Solar eAerg·, collectors shal l not be located within 3 feet of any peak, eave, or 
valley to maintain adequate accessibil ity. 
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!Collectors 
(c) On-Site Ground-Mounted Solar Energy Collector 

(1) Ground A'lounted solar energy systeA'ls are only permitted in the side and rear 
yards, unless permitted in front yard by issuance of a discretionary special use 
permit pursuant to Section 20-1804(A) of the Ordinance. 

(2) Ground A'lounted solar energy systeA'ls may not extend into the side-yard or rear 
setback when oriented at any designed tilt angle. 

(3) Ground mounted solar energ1· collectors shall not exceed 12 feet in height 
measured from the ground at the base of such equipment. The height of the 
ground-mounted solar energy collector shall be measured from ground level to 
the highest point of the solar panel. 

(4) :fi:tet:e.-shall be a minimum of 25 feet from a ll-natural featu 
· 't · I . on-s1 e so ar energy courses, wood lots, wetlands, and 100-year floodplains. t sys ems 

(5) The total area of ground-mounted solar energy collections"'"':nn-n:rrnrrnn"""''TTT" ___ __, 

calculations to determine lot coverage and shal l not exceed the maximum lot 
coverage 

.-----,-------,(6) For the RU-1, RU-2, RU-4, RSA, C-1, C-2, C-3, M-1, and M-2 zoning districts, on-site solar energy 
systems ground-mounted solar energ1· collectors requesting a lot coverage of 15 percent 

"shall be considered" 
or le be considered an  accessory use. A Discretionary Special Use Permit ffiaV 
ee-€&nst-06ef=ee for ground-mounted solar energy collectors requesting a lot 

.----------, dcerage over 15 percent. 
1"1's required" I 
_ 

( ound-mounted solar energy collectors shall meet the requirements of Sec. 20-
.__ _______ � 400 Accessory Structures. on-site solar energy 

systems 
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Article 7 District Regulations 
Section 20-701 ZoninJl District Uses -

ZONING DISTRICT USES 
SCHEDULE OF USES (Uses Permitted by Right (P), Uses Permitted by Non-Discretionary Special Use Permits (NS), Uses Permitted 

by Discretionary Special Use Permit (OS), Accessory Uses and Buildings (A} 

1YPE OF USES DISTRICTS 
RSA RU-1 RU-2 RU-4 C-1 C-2 C-3 M-1 M-2 

ACCESSORY USES, STRUCTURES, AND BUILDINGS 
On-Site Roof-Mounted Solar Energy Collector A A A A A A A A A 
On-Site Ground-Mounted Solar Energy Col lector (15 percent A A A A A A A A A Lot Coverage or Less) 
On-Site Ground-Mounted Solar Energy Col lector (Over 15 OS OS OS OS OS OS DS DS OS percent of Lot Coverage) 
INDUSTRIAL AND RELATED USES 
Commercial Solar Energy Col lector DS OS DS 

Page 4 of 6 



Article 18 Special Use Permits Article 
Section 20-1804 Requirements for Permitted Special Land Uses 
(00) Commercial Solar Energy Colleetor System 

Add an 
additional 
i l lustration to 
clarify lot 
coverage. 

Commercial 
solar 
energy 
systems 

(a) The commercial solar energy eolleetor system must meet al l requirements in Sec. 20-
419(a) all solar energy collectors and (13) roof mo1:1ntcd solar energy eollcetors. 

(b) Al l commercial solar energy eollcetor systems that arc gro1:1nEI mo1:1ntcd shal l follow the 
following requirements: 
(1) Ground-mounted solar energy collectors shal l not exceed 12 feet in height measured 

from the ground at the base of such equipment. The height of the ground-mounteth 
solar energy collector shall be measured from ground level to the highest point of co:mercial 
the solar panel. solar energy 

(2) The total area of gro1:1nEI Fl'lOl:lntcd solar energy eollcetions shall be included in  system. 
calculations to determine lot coverage and shal l not exceed a maximum lot covera1 ,e 
of 25 percent regardless of the residing zoning district. 

(c) Required to be on lots larger than 2 acres. 
(d) Any commercial solar energy eolleetor :;ystem adjoining any residential development 

shal l  be provided with a buffer of at least 60 feet along the adjacent property line. Such 
buffer shal l be planted with evergreen and other suitable plantings and used for no 
other purposes. A landscaped planting area of at least 60 feet shall also be provided 
along a l l  street frontage. The Planning Commission may approve to s1:10stit1:1tc the 

the 
substitution 
of 

above described greenbelt for an obscuring fence, wall, and other protective barriers as 
long as it meets requirements in  Sec. 20-408. 

,-------, These four (1) The planting of native ground covers that shall be maintained on site during the 
subsections operation, until the site is decommissioned. 
should be (2) Provide verification that adequate infrastructure exists to transport the 
lettered, not electricity generated into the larger grid system. 
numbered. (3) Power and communication lines running between the banks of the solar panels 

"power 
and . . .  " 

may be placed above ground, provided the lines are placed no higher than top of 
the solar panels. 

(4) Power and communication lines to electric substations or interconnections with 
buildings shall be buried underground. 

(e) Exception for underground power communication lines: 
(1) Where shallow bedrock, water courses, or other elements of the natural 

landscape interfere with the abi l ity to bury lines. 
(2) When required by the utility company. 
(3) Un less otherwise determined by the Planning Commission. 

(f) The installation of the solar energy collectors shall not disturb the existing topography. 
(g) A decommissioning plan shal l  be required to ensure that facilities are properly removed 

after their useful life. Decommissioning of solar panels must occur in the event tl'ley are 1 
..... 
it
_. 

is 
_ ___, 

not in use for 90 days. The plan shal l  include provisions for removal of a l l  structures, 

90 days is a short amount of time. It is 
important to differentiate bewtween 
"nonfunctional" and "not in use". Page 5 of 6 

the 
commercial 
solar energy 
system. 



foundations, electrical equipment and internal or perimeter access roads, restoration of 
soil and vegetation, and a plan ensuring financial resources will be available to fully 
decommission the site

'. 
The applicant shall submit a financial guarantee in the form of a 

bond in favor of Flushing Township equal to 125 percent of the costs to meet the 
requirements of the decommissioning plan. The type of guarantee is subject to the 
Planning Commission's approval. 

R:\Projects\17C0091\Docs\Planning and Zoning Services\Zonlng Ordinance\2017\Text Amendment\Solar Energy\Township 

Board Adopted Draft.docx 
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SAMPLE 

Decommissioning. 

1 .  Any commercial solar energy system that is not operated or found to be inoperable due to 
disrepair for a continuous period of six months shall be considered abandoned. If it is found 
abandoned, the Planning Commission, upon notice by the Zoning Administrator, shall provide 
written notice to the applicanUowner/operator of a hearing before the Planning Commission to 
hear evidence that the commercial solar energy system should not be decommissioned. 

2 .  If a commercial solar energy system is repaired, a Professional Engineer (hired at  the expense 
of the owner or operator) shall certify its safety prior to the resumption of operation. 

3. Within 90 days of the hearing where the Planning Commission has determined that a 
commercial solar energy system is abandoned, the owner/operator shall obtain a permit from 
the township, and any other necessary entities to remove all structures and equipment, 
consistent with the approved decommissioning plan . 

. 4. Failure to obtain necessary permits within the 90-day period provided in this subsection shall 
be grounds for the township to remove the commercial solar energy system at the Owner's 
expense, consistent with the decommissioning plan. 

5. Decommissioning shall include removal of all equipment, including all materials above and 
below ground, up to four feet in depth. The site shall be restored to a condition that reflects the 
specific character of the site including topography, vegetation, soils, drainage, and any unique 
environmental features. 

i .  The restoration shall include road repair and hazardous waste cleanup, if any, all re­
grading, soil stabilization, and re-vegetation necessary to return the subject property 
to a stable condition consistent with conditions existing prior to establishment of the 
commercial solar energy system. 

ii. The restoration process shall comply with all state, county, or local erosion control, soil 
stabilization and/or runoff requirements or ordinances and shall be completed within 
one year. 

iii. Extensions may be granted upon request to the Planning Commission prior to 
expiration of the one-year requirement for completed decommissioning. 

Decommissioning Plan. Prior to site plan approval, a commercial solar energy system shall have a plan 
approved by the township for decommissioning the site. A Decommissioning Plan shall be submitted for 
review and approval detailing the expected duration of the project, how the improvements will be 
decommissioned, a Professional Engineer's estimated cost of decommissioning, the financial resources to 
be used to accomplish decommissioning, and the surety bond holder, or other similar financial instrument 
with which the financial resources shall be deposited. The decommissioning plan shall address all 
applicable items in the previous subsection as well as the following. 

1 .  The financial resources for decommissioning shall be in the form of a surety bond or similar 
financial instrument with a replenishment obligation and shall be deposited by an agent 
acceptable to the township. 

2. The financial resources for decommissioning shall be 1 25 percent of the estimated removal 
and restoration cost. The Planning Commission shall require independent verification of the 
adequacy of this amount from a Professional Engineer. 

3. The Planning Commission shall annually review the amount deposited for removal, site 
restoration, and administration cost to ensure it is adequate for these purposes. If the Planning 
Commission determines that these amounts are not adequate, the township shall require the 
owner/operator to make additional deposits to increase the amount of the surety bond to cure 
such inadequacy. 

4. If decommissioning is not completed by the applicant within one year of the end of project life, 
inoperability of solar farm or facility abandonment, the township shall have access to the 
financial resources for deco"mmissioning · for the expressed purpose of completing 
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SAMPLE 

decommissioning. Funds may be used for administrative fees and costs associated with 
decommissioning. 

5. The township is granted the right of entry onto the site, pursuant to reasonable notice, to effect 
or complete decommissioning. 

6. The township is granted the right to seek injunctive relief to effect or complete 
decommissioning, as well as the township's right to seek reimbursement from the applicant or 
applicant's successor for decommissioning costs in excess of the amount provided for in the 
decommissioning plan and to file a lien against any real estate owned by applicant or 
applicant's successor, or in which they have an interest, for the amount of the excess, and to 
take all steps allowed by law to enforce said lien. 
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