
 

 
 

 
February 14, 2025 
 
Peoples Company 
Attn: Matt Adams 
By email only: matt.adams@peoplescompany.com 
 
Re: Windpark Easement Agreement dated December 16, 2016 (“Lease”) originally between 
Powell Cooke et al (“Owner”) and MidAmerican Energy Company (“Developer”). 
 
Matt: 

We have valued the Lease revenue stream.  

Our report is based on the key Lease and project features listed in Schedule 1 and on the 
assumptions listed in Schedule 2. 

This report is subject to the terms and conditions attached. 

Project Summary: 

Project Beaver Creek 
Project owner/operator MidAmerican (good owner/operator) 
Offtake MidAmerican 
Turbine Vestas (highly-ranked) 

 
  



 

 
 

 
Lease Summary -- Generally: 
 

Remaining Lease term 32 years 
Payment timing Annual payments due before March 1 each Lease year 
Cumulative annual 
payment (next)1 

~$14,060.00, escalating 2% annually 

Remaining payments 
(cumulative)2 

~$621,847.00 

Remaining equipment-
related payments, only 
(cumulative)3 

~$398,644.00 

Remaining $$/acre 
payments, only4 

~$223,203.00, cumulative 
~$518.00, per acre 

 
Lease Summary – Broken-Out Payments: 
 

Annual equipment-only 
payments 

$9013.59, escalating 2% annually 

Annual acreage-only 
payments 

$5046.75, escalating 2% annually 
 
Total above in this cell = $11.72 per-acre, escalating 2% annually 

 
Net Present Values: 
 

Estimated net present 
value of equipment 
payments 

$127,302.00 (7.00% starting discount rate increasing over time) 
$96,040.00 (10.00% starting discount rate increasing over time) 
$75,676.00 (13.00% starting discount rate increasing over time) 

Estimated net present 
value, on a per-acre 
basis, of per-acre 
payments 

$176.00 (7.00% starting discount rate increasing over time) 
$130.00 (10.00% starting discount rate increasing over time) 
$101.00 (13.00% starting discount rate increasing over time) 

 

 
1 This is the total annual payment based on equipment and acreage and does not reflect amounts due with respect 
to any specific tract. 
2 This assumes no project or Lease changes and assumes the entire property is sold as a whole and not sold in 
different tracts. 
3 Broken out considering possibility tract hosting equipment is sold separately from other tracts. 
4 Broken out considering possibility tract hosting equipment is sold separately from other tracts. 



 

 
 

Generally 

This report looks at the value of 2.0 megawatts (one Vestas turbine) and related equipment 
installed on 430.61 acres.5 

This property is part of MidAmerican’s Beaver Creek wind project. 

The applicable Lease revenue structure is based on the number of megawatts installed on the 
property, plus payment per-acre, plus payment for roads, plus payment for collection, all 
escalating 2%/year. There is no potential revenue upside (i.e. no royalty). 

Table One below shows the value of the remaining equipment-related payments for the 
remainder of the Lease term. 

The first column in Table One shows the cumulative annual value of these payments for the 
remainder of the Lease term. The next three columns show the discounted value of these 
payments, based on 7.00% (starting), 10.00% (starting), and 13.00% (starting) discount rates. Our 
expectation and understanding is that these payments will only apply to the specific tract that 
hosts the related equipment. 

Table Two below shows the value of the remaining per-acre payments for the remainder of the 
Lease term. 

The first column in Table Two shows the cumulative annual value of these payments for the 
remainder of the Lease term. The next three columns show the discounted value of these 
payments, based on 7.00% (starting), 10.00% (starting), and 13.00% (starting) discount rates.  

  

 
5 Based on October 21, 2024 email information, which was generally confirmed. 



 

 
 

 

TABLE ONE 
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TABLE TWO 

 
 
 
1) Note regarding discount rate considerations 

In our experience, suggested discount rates have ranged from 4% to 15%. Discount rates applied, 
in our experience, have ranged from 6% to 12%.  

We modeled three discount rates. We selected a 7% starting rate based on our recent discussions 
with various investors. We also modeled starting rates of 10% and 13% based on recent requests 



 

 
 

for reports showing these rates; however, we believe that for valuation purposes 7% is the 
correct starting rate.6 

We increased the rate in project year 30 based on projected useful life and based on the size of 
the tract hosting equipment. 

2) Note regarding decommissioning and decommissioning security 

We see little risk with this project. 

But when considering any project we consider the overall decommissioning risk. After review, we 
believe this project presents a low decommissioning risk. 

Firstly, this project is owned by a well-regarded developer (delivering power for its own use)  we 
understand has a long-term appetite for renewables (especially wind). 

Secondly, in our experience, projects that have been decommissioned have included one or both 
of a poor wind resource and/or low-quality turbine, neither of which factors appear to apply in 
this case. 

Further, most of the decommissionings to date have occurred at the end of the project’s useful 
life -- although the great majority of US projects that have reached the end of their useful life 
have been repowered and continue to operate. 

Against this backdrop, we think the risk of decommissioning is low and does not support an 
increased discount rate. 

Regarding decommissioning security, we have spoken with investors who have focused on 
decommissioning security and suggest an increased discount rate if there is an absence of 
decommissioning security.  In this case, we think the absence of decommissioning security should 
not affect value because of MidAmerican’s position. 

3) Note regarding tract size 

One risk we often note in Iowa relates to tract size. We note this risk considering potential 
repowers (project upgrades), the size of the property, and the number of turbines now on the 
property.  

As stated above, to date, the great majority of older US wind projects have been upgraded 
(repowered). These repowers generally involve the replacement of older turbines with new 
turbines. To date, these new turbines have been larger than the original turbines. By example, 
one megawatt turbines are replaced with two-four megawatt (or larger) turbines. When this 

 
6 We have not made adjustments based on 2024 election results. 



 

 
 

occurs, fewer turbines are required to achieve the same project size, and these fewer turbines 
generally are spaced farther apart. This means the number of turbines is reduced. A reduction in 
the number of turbines means smaller tracts that host one or two turbines may have fewer or no 
turbines after the repower. 

There is no way to forecast the risk the one turbine and related equipment on the tract on which 
equipment is installed would be removed. Further, it is possible the one turbine on the property 
could be replaced by one or more larger (than 2.0 MW) turbine(s), which under the Lease 
structure would increase revenue around the time of the repower and for the remainder of the 
Lease term; however, we see this potential as too speculative to justify consideration, relative to 
the tract hosting equipment or any other possible tract. 

While we cannot forecast the likelihood of removal, we note that in the Midwest developers now 
generally suggest one turbine per quarter-section. Considering this and the smaller size of the 
tract on which all equipment is installed, we see notable risk that all generation and the related 
equipment could be removed from the property, and therefore we make a discount rate 
adjustment to reflect the risk all turbines and equipment may be removed in the case of a 
repower.  

  



 

 
 

 

SCHEDULE 1 

PRINCIPAL PERTINENT LEASE AND PROJECT FEATURES 

1 Property 430.61 acres Greene County, IA 
2 Burdened acreage Nominal7 
3 “Developer” 

(lessee/operator) 
MidAmerican 

4 Offtaker (power 
buyer/owner) 

MidAmerican 

5 Project Beaver Creek (340 megawatts) 
6 Project commercial 

operations date 
2017 

7 Lease revenue Annual payment = $4100.81/MW + $644.42 for roads + 
$167.55 for collection + $11.72/acre 

8 Turbine(s)/megawatts on 
Property 

One Vestas 2.0 MW 

9 Revenue escalator Two percent (2%) annually  
10 Lease term 40 years, and estimated 32 years remaining 

 

  

 
7 Not considering turbine location, based on 550’ feet of roads and a presumed 80’ diameter turbine ring, the 
project would affect ~one-third of one-acre of farmland. 



 

 
 

SCHEDULE 2 

ASSUMPTIONS 

1 No Lease defaults 
2 No extraordinary market changes 
3 No catastrophic project impacts 
4 No extraordinary NIMBY, permitting, or wildlife issues 
5 No parts of the property are released from the Lease 

 

  



 

 
 

 

ABOUT LEASEGEN 

LeaseGen, LLC was started to help people understand the value of the revenue from wind turbines or solar 
equipment on their property, or on the property they are buying. LeaseGen also helps landowners structure the 
economic provisions of their wind or solar leases in order to maximize lease value. 

LeaseGen was started by an energy lawyer with 20+ years of wind and solar experience. Brad Haight has worked in 
most areas of the wind and solar industry, including: work with landowners and landowner groups; work with project 
developers/owners during development, operations, repower, and sale of their projects; and, work with project 
equipment suppliers and construction contractors. Brad also was a principal with a wind development company 
(where he served as both developer and general counsel) that developed, permitted, financed, and/or built now-
operating wind projects. Brad has been directly involved with numerous now-operating wind and solar projects (and 
numerous other development-stage projects), and he has been indirectly involved with a significant number of other 
projects and related issues. 

LeaseGen’s models were developed over many years, particularly considering revenue validation and project risks 
(factors that threaten revenue). LeaseGen, consulted with industry experts (including experts from the National 
laboratories, different industry associations, and other professionals), regarding the matters that affect a project’s 
viability and thus its value. With this information, LeaseGen built its initial models. The models were then reviewed, 
revised, and updated based on input from other professionals, including parties with experience in: accounting; 
development; economics; finance; law; lending; meteorology; power marketing; real estate; and, turbine design and 
engineering. The models were then tested internally and then with landowners, lawyers, and lenders. 

LeaseGen regularly reviews and updates its models based on industry developments and input from industry 
professionals. 

LeaseGen reports are prepared based on model inputs supplied by customers. Models can be run considering 
different potential risk factors and revenue scenarios. And in the case of work for owners before lease execution, 
multiple scenarios can be run simultaneously (based on existing and/or other possible projects) and considering the 
impact of these different structures on the project developer’s project economics.  

  



 

 
 

 
 

TERMS AND CONDITIONS 
 
1) Application. The report (“Report”) and any information LeaseGen prepares/provides are subject to these terms 

and conditions (“Terms”). 
2) Agreement. These Terms and any order/request (“Order”) are the entire agreement (“Agreement”) between 

LeaseGen and the party ordering the Report (“Customer”) (LeaseGen and Customer the “Parties”). In the case 
of a conflict between an Order and these Terms, the Terms control.  No part of an Order or these Terms may be 
changed except by a written amendment. 

3) Assignment. Reports and Agreements are not assignable without LeaseGen’s written approval. 
4) Deficiencies. LeaseGen will correct any Report deficiency brought to its attention in writing within ninety (90) 

days after Report delivery (“Deficiency Period”).  
5) Hold harmless. Customer will hold harmless LeaseGen and its consultants, employees, and members from any 

liability in connection with an Order or Report, except in the case of LeaseGen’s negligence or intentional 
misconduct (“Claim”). LeaseGen’s obligation for a Claim (after expiration of the Deficiency Period) will be to 
refund the amount paid for the Report, provided Customer gave LeaseGen written notice of the Claim within 
one (1) year after LeaseGen provided the Report. 

6) Law and dispute resolution. Colorado law governs the Agreement. Any dispute between the Parties will be 
resolved by binding, expedited JAMS arbitration in Denver, Colorado. The prevailing party will be entitled to its 
reasonable attorney fees and other costs. 

7) Liability limitation. In no circumstance will LeaseGen’s liability to anyone in connection with a Report or 
Agreement exceed the amount paid LeaseGen for the associated Report. 

8) No other covenants, representations, or warranties. LeaseGen makes no covenant, representation, or warranty 
except as expressly set forth in these Terms. 

9) Not an appraisal. Reports are not appraisals.  
10) Ownership. Under no circumstance will any Customer or third party have any interest in LeaseGen’s: (a) 

contacts; (b) data; (c) methods; (d) models; (e) reports; and, (f) resources. 
11) Reports. Reports are prepared based on Customer-provided/confirmed inputs, only. While LeaseGen will assist 

with input selection and explanation, Customer is responsible for all input selection. 
12) Use. Reports are for Customer use, only; however, LeaseGen may use Reports and Customer inputs for its own 

and other analyses and for reference purposes. 


