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S.L. Mac Williams Company 
107 South  Ma in  S t ree t  Oreg on,  WI  53 575  

 

 

May 16, 2023 

Dustin Gradel Vice President 

Tri County Paving 

7579 S Meixner Rd 

Deforest WI 53532 

 

 

Mr. Gradel: 

 

Tri County Paving has made an application for a conditional use permit and rezone application DCPCUP-2022-2584 to 

open a non-metallic mineral extraction operation, temporary concrete batch plant, and temporary asphalt plant on a 

77.4-acre site located west of 7839 Bonetti Road. The site consists of two separate tax parcel  (Tax Parcels 0908-014-

9501-6 and 0908-014-8000-4 in the Town of Dane. . The proposed project area totals 77.4 acres, although the actual 

mining site area is just over 47.7 acres. Currently, the land is zoned FP-35. 

I have been retained by your firm to address concerns regarding the impact if any of the proposed opening of the J&D 

Quarry on neighboring residential property values. 

Based upon the information contained in this report, I have found no market-supported evidence that the opening 

and operation of the J&D Quarry for nonmetallic mining will adversely impact the neighboring residential property 

values.  

 

I appreciate the opportunity to be of service. 

 

Scott L. MacWilliams 
State of Wisconsin Certified General Appraiser #91 
Appraiser Qualifications Board USPAP Instructor 10635 
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Uniform Standards of Professional Appraisal Practice USPAP 
 

The generally accepted measure of principles and practices is the Uniform Standards of Professional Appraisal Practice 

(“USPAP”). The purpose of the USPAP is to promote and maintain a high level of public trust in appraisal practice by 

establishing requirements for appraisers. It is essential that appraisers develop and communicate their analyses, 

opinions, and conclusions to intended users of their services in a manner that is meaningful and not misleading. The 

Appraisal Standards Board promulgates USPAP for both appraisers and users of appraisal services. The appraiser’s 

responsibility is to protect the overall public trust and it is the importance of the role of the appraiser that places 

ethical obligations on those who serve in this capacity. USPAP reflects the current standards of the appraisal 

profession. USPAP does not establish who or which assignments must comply. Neither The Appraisal Foundation nor 

its Appraisal Standards Board is a government entity with the power to make, judge, or enforce law. Compliance with 

USPAP is required when either the service or the appraiser is obligated to comply by law or regulation, or by agreement 

with the client or intended users. When not obligated, individuals may still choose to comply. USPAP addresses the 

ethical and performance obligations of appraisers through Definitions, Rules, Standards, Standards Rules, and 

Statements on each of the Appraisal Standards. USPAP consists of 10 Standards and Standards Rules which are 

summarized below: 

 

STANDARD 1: REAL PROPERTY APPRAISAL, DEVELOPMENT  

STANDARD 2:  REAL PROPERTY APPRAISAL, REPORTING 

STANDARD 3:  APPRAISAL REVIEW, DEVELOPMENT AND REPORTING 

STANDARD 4:  REAL PROPERTY APPRAISAL CONSULTING, DEVELOPMENT 

STANDARD 5:  REAL PROPERTY APPRAISAL CONSULTING, REPORTING 

STANDARD 6: MASS APPRAISAL, DEVELOPMENT AND REPORTING 

STANDARD 7: PERSONAL PROPERTY APPRAISAL, DEVELOPMENT 

STANDARD 8: PERSONAL PROPERTY APPRAISAL, REPORTING 

STANDARD 9: BUSINESS APPRAISAL, DEVELOPMENT  

STANDARD 10: BUSINESS APPRAISAL, REPORTING 

 

Standards Rules 1 and 2 relate to Real Property Appraisal Development and Reporting and are the applicable Standards 

for this review. 
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Proposed Quarry 
 

The proposed area of the rezoning and condition use permit is Tax Parcel 0908-014-9501-6 (37.4 acres and a 39.9-

acre portion of Tax Parcel 0908-014-8000-4: 
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Statement of Purpose 
 

Tri County Paving has made an application for a conditional use permit and rezone application DCPCUP-2022-2584 to 

open a non-metallic mineral extraction operation, temporary concrete batch plant, and temporary asphalt plant on a 

77.4-acre site located west side of Bonetti Road just south of a residence and agricultural outbuilding located at 7839 

Bonetti Road. The site consist of two separate tax parcel  (Tax Parcels 0908-014-9501-6 and 0908-014-8000-4 in the 

Town of Dane. The proposed project area totals 77.4 acres, although the actual mining site area is just over 47.7 acres. 

Currently, the land is zoned FP-35. 

I have been retained by your firm to address concerns regarding the impact if any of the proposed opening of the J&D 

Quarry on neighboring residential property values. 
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Existing Development in the Neighborhood of the Proposed Site 

The proposed J & D Quarry  is located on non-metallic mineral extraction operation, temporary concrete batch plant, 
and temporary asphalt plant on a 77.4-acre site located west side of Bonetti Road just south of a residence and 
agricultural outbuilding located at 7839 Bonetti Road. The site is located in the Town of Dane.  
 
Presently the immediate neighborhood is a mixture of agricultural and scattered rural residential use. Based upon a 
review of Dane County GIS I would estimate I have estimated 21 rural residential properties within a one-mile radius 
of the proposed site.  
 

 

 
 

 

  

Proposed J&D Site 

1 Mile Radius 

estimated 20 rural 

Residential 

properties. 
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Scope of Work and Methodology 
The purpose of this report is to opine as to the impact on for neighboring residential property values of the proposed 

expansion. External Obsolescence (Environmental Obsolescence) is the loss in value as a result of impairment in utility 

and desirability caused by factors external to the property (outside of the property’s boundaries) and is generally 

deemed to be incurable.  

Evidence of External Obsolescence is impacting a residential neighborhood Includes: 

1. Protracted marketing times for properties offered for sale in close proximity to the incompatible land use. 

a. This factor is based upon the principal of substitution. Purchasers of homes have alternatives, if a 

home is located proximate to a negative incompatible use buyer will normally simply choose not to 

consider the property and will look elsewhere.   

2. Lower sales prices for home sold proximate to the incompatible use versus homes not impacted; 

a. If a purchaser considers a property located proximate to a negative or incompatible use, they will 

normally offer less money than a property not similarly impacted.   

3. Difficulty in obtaining mortgage financing: 

4. A Lack of development activity proximate to the incompatible use.  

a. The lack of residential development proximate to an incompatible use is based upon the principal of 

substitution. A person interested in buying a lot and building a new home will avoid purchasing a land 

use proximate and incompatible use if they feel it will negatively impact the value. They will simply 

purchase an alternative lot.  If a use is impacting residential property values, it will be evidenced by a 

lack of new home development in the area. 

 Impacts as a result of external obsolescence are more pronounced for higher valued properties.  

The existing residential development in the immediate area of the proposed mine consists primarily of agricultural use 

with scattered rural residential development. 

In order to assess impact of the proposed mining operation, I have completed the following analyses: 

1. Analysis No. 1 Reviewed 6 sales of residential properties in close proximity to the Homburg Quarry 439 Center 

Road in the Town of Rutland. 

2. Analysis No. 2: Reviewed nine residential sales of homes located in the Winfield Estates Subdivision. The 

Winfield Estates is a upscale 59 lot residential subdivision located on the east side of Mile Road directly east 

of the existing Windsor Quarry. 

3. Analysis No. 3: Reviewed recent home construction and reviewed eight residential sales which occurred 

between July of 2012 and June of 2017, located within 1.5 miles of the sand and gravel quarry owned by Rocky 

Rights LLC, located at 2294 USH 12&18.  
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Analysis Sales Proximate to the Existing Homburg 

 

The Homburg Quarry became active in 1937 with major activity beginning in 1955. The area was agricultural and undeveloped until 1975 when the area remained 

largely undeveloped. Rural Residential development became more pronounced in the starting in the late 1970’5. The Introduction of an incompatible land use 

for residential development will normally be evidenced by a discontinuation of development in the immediate area of the undesirable use. I have reviewed sales 

information from the South-Central Wisconsin Multiple Listing Service (SCWMLS) for residential sales located within 1 mile of the existing quarry operation which 

occurred in 2018 thru 2020. I was able to locate 6 sales of homes within 1 mile of the existing quarry (Proximate Sales). The sales were examined for proximity 

(miles) from the existing mining operations of the existing quarry. The sales were all examined for the list to sales price ratio (percentage of sales price to list 

price); marketing time (DOM): and average sales price/SF.  The averages for the proximate sales are highlighted in yellow in the chart below: 

The located proximate sales were compared to all sales in the Town of Rutland which occurred between 2017 and 2020 which sold for a similar price between 

229,900 to $399,900. There was a total of 18 sales located these sales were analyzed   I also reviewed all sales in the Town of Rutland the sales details and their 

locations to the existing quarry are detailed below: 

Proximate Sales /Summary 

No MLS No. Address Sale Date List Price Sale Price Bldg SF Price/SF % Sale/List Distance DOM

1 1837902 510 Center Road Aug-18 $249,900 $246,000 1,040 $236.54 98% 0.50 2

2 1796864 490 Game Ridge Trail Aug-17 $284,900 $273,000 2,295 $118.95 96% 0.50 116

3 1864000 444 Meander Wood Road Jun-19 $299,000 $305,000 2,590 $117.76 102% 0.70 55

4 1822914 508 Meander Wood Road Feb-18 $310,000 $310,000 2,139 $144.93 100% 0.76 3

5 1851912 427 Game Ridge May-19 $334,900 $334,900 2,438 $137.37 100% 0.54 21

6 1870747 645 Center Road Oct-19 $470,000 $470,000 2,647 $177.56 100% 0.71 0

Average Proximate $324,783 $323,150 2,192 155.52 99% 0.62 33

Average All Sales Rutland $295,138 $291,238 1,927 $158.60 99% 0.00 23  
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Search Results SCWMLS for Proximate Sales 1 Mile or Less from Existing Quarry 
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Search Results SCWMLS All Sales between $229,900 and $399,900 T. Rutland 
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Analysis of Residential Sales in Winfield Estates Proximate to Windsor Mile Road Quarry 

 

Winfield Estates is an upscale residential subdivision which located in the Town of Bristol which was developed in the late 1990’s. The subdivision is located on 

the east side of Mile Road in close proximity to the Northwestern Stone Windsor Quarry located at 7281 Mile Road. The Windsor Quarry LLC owns a total of 132 

acres on the south side of Mueller Road and the west side of Mile Road in the Village of Windsor. The current operations Windsor quarry is a Limestone Quarry 

which processes Crushed Stone-Sand-Boulders- and offers custom crushing.  A commonly cited concern of homes owners located in close proximity to a mine will 

be a negative impact of mining operation on home values. The negative impact is evidenced by increased marketing time, and reduced sales prices.  In this analysis 

we examine the sales of eight homes properties which were located in close proximity Windsor Quarry operations.  The sales were examined for proximity (miles) 

from the existing mining operations of the Windsor Quarry; the list to sales price ratio (percentage of sales price to list price); and for marketing time (DOM). The 

sales details and their locations proximate to the operating pits are summarized below: 

Proximate Sales Summary 

No MLS No. Address Sale Date List Price Sale Price Bldg SF Price/SF % Sale/List Distance DOM

1 1863464 3168 Castleton Crossing Aug-19 $579,900 $600,000 3,560 $168.54 103% 0.29 5

2 1861804 3144 Castleton Crossing Sep-19 $474,900 $460,000 3,231 $142.37 97% 0.36 46

3 1857475 3085 Hawks Haven Trail Jun-19 $450,000 $459,500 3,621 $126.90 102% 0.45 9

4 1855808 7159 Kalland Way Jun-19 $499,900 $504,900 2,682 $188.26 101% 0.53 2

5 1885165 7145 Mile Road Jul-20 $899,900 $910,000 3,849 $236.43 101% 0.57 5

6 1813671 7145 Kalland Way Apr-18 $495,000 $485,500 3,414 $142.21 98% 0.53 100

7 1739403 3198 Castleton Crossing Jan-16 $850,000 $815,000 3,196 $255.01 96% 0.19 2

8 1867372 3130 Lorrabud Lane Dec-19 $549,900 $535,000 3,560 $150.28 97% 0.61 246

9 1850534 7141 Kalland Way Apr-19 $509,900 $504,500 3,654 $138.07 99% 0.53 27

Average Proximate $533,684 $586,044 3,419 $171.43 110% 0.39 49  

It would be noted that in the past 3 years there have been only 8 residential sales recorded in the South Central Multiple Listing Service  in the in the Village of 

Windsor and the Town of Bristol in excess of $800,000. Two of these sales (No 5 and No. 7) were reviewed proximate sales to the existing Windsor Quarry. 

 I have reviewed 9 sales which located an average of .39 miles from the existing Mile Road Quarry. The average sales price for the 9 reviewed proximate sales 

was $586,044  the average square footage was 3013 sf with this represented an average sales price per SF of $which represented a sales price of $171.43. The 

percentage of sales price to list price was 99%. The average sales price/Sf for the proximate sales was $171.43/SF.   
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Comparison to All Residential Sales  

The residential sales in close proximity to the Windsor Quarry (Mile Road) were analyzed based upon the sales price 

to list price ration, average day on market (DOM), and sales price per SF. The 9 reviewed sales are in an area designated 

in the South-Central Wisconsin Multiple Listing Service as area D09.  I have reviewed all of the sales in the years 2018 

and 2019 between $450,000 and $1,000,000 located in area D09. The total number of sales was 58. The average days 

on market was 49 days which was the same as the proximate sales (49Days) . Average list price ($571,065) to sales 

price ( $560,660) ratio (98%) compared to 99% for the reviewed proximate sales. The sales price per gross SF was the 

average sales price gross /Sf for the proximate sales was $175.93/SF compared to $171.43 for all sales in the area.  
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Proximate Sales Price/Assessment 

 

The assessed value at the time of sale is compared to the sales prices for the 9 sales proximate to the Mile Road 

Quarry in the Chart below: 

No MLS No. Address Sale Date Assessed Sale Price
Assessed/Sales Price 

Ration
1 1863464 3168 Castleton Crossing Aug-19 $427,100 $600,000 140%

2 1861804 3144 Castleton Crossing Sep-19 $379,300 $460,000 121%

3 1857475 3085 Hawks Haven Trail Jun-19 $374,300 $459,500 123%

4 1855808 7159 Kalland Way Jun-19 $377,600 $504,900 134%

5 1885165 7145 Mile Road Jul-20 $652,300 $910,000 140%

6 1813671 7145 Kalland Way Apr-18 $376,100 $485,500 129%

7 1739403 3198 Castleton Crossing Jan-16 $574,500 $815,000 142%

8 1867372 3130 Lorrabud Lane Dec-19 $421,500 $535,000 127%

9 1850534 7141 Kalland Way Apr-19 $376,100 $504,500 134%

Average $398,078 $529,989 133%  

The average sales price of the 9 reviewed sales which occurred between 2018 and 2020 which averaged .39 miles from 

the existing Mile Road Quarry was $529, 989 the average assessment on these homes was $398,078. The sales prices 

were 133% of the assessments at the time of sale.  
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Sales Location Map 
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Proximate Sale No. 1 

No MLS No. Address Sale Date List Price Sale Price

1 1863464 3168 Castleton Crossing Aug-19 $579,900 $600,000  

 

Proximate Sale No. 2 

No MLS No. Address Sale Date List Price Sale Price

2 1861804 3144 Castleton Crossing Sep-19 $474,900 $460,000  
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Proximate Sale No. 3 

No MLS No. Address Sale Date List Price Sale Price

3 1857475 3085 Hawks Haven Trail Jun-19 $450,000 $459,500  

 

Proximate Sale No. 4 

No MLS No. Address Sale Date List Price Sale Price

4 1855808 7159 Kalland Way Jun-19 $499,900 $504,900  

 

  



  17 

 

 

Proximate Sale No. 5 

No MLS No. Address Sale Date List Price Sale Price

5 1885165 7145 Mile Road Jul-20 $899,900 $910,000  

 

 

Proximate Sale No. 6 

No MLS No. Address Sale Date List Price Sale Price

6 1813671 7145 Kalland Way Apr-18 $495,000 $485,500  
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Proximate Sale No. 7 

No MLS No. Address Sale Date List Price Sale Price

7 1739403 3198 Castleton Crossing Jan-16 $850,000 $815,000  

 

 

Proximate Sale No. 8 

No MLS No. Address Sale Date List Price Sale Price

8 1867372 3130 Lorrabud Lane Dec-19 $549,900 $535,000  
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Proximate Sale No. 9 

No MLS No. Address Sale Date List Price Sale Price

9 1850534 7141 Kalland Way Apr-19 $509,900 $504,500  

 

 

Conclusions Reviewed Proximate Sales Windsor Quarry 

The nine reviewed sales located in close proximity to the Windsor Quarry show no evidence of either protracted 

marketing times or decrease in sales price. With the exception of one sale these homes occurred in 2018 and 2019.  

The sales prices ranged between $460,000 to over $900,000 which is far in excess of the average sales prices for home 

in Dane County ($275,000).  The reviewed sales were located on average .39 acres from an active Mile Road Quarry. . 

The average sales prices/gross SF of finished area averaged $175.93/SF. The average days on market was 49 days. The 

proximate sales sold for 99% of the list price. 

As part of this report, I have reviewed the sales of all homes located in the area designated as D09 which were sold for 

$450,000 to $1,000,000 occurring between 2018 and 2019 South Central MLS records indicated a total of  58 home 

sales. The average sales prices/gross SF for the entire D09 area averaged $179.75/SF in comparison to $175.93 for the 

proximate sales. The DOM market for all sales 49 days which was equal to the proximate sales. The home sales for the 

entire D09 area sold for 98% of the list price. 

There is a concern that the proximity of the homes to a quarry could result in lowering of assessed values. A review of 

the proximate sales indicates that the average sales price was 133% above the assessments at the time of sale.  

I have also interviewed the listings brokers involved in 6 of the 9 reviewed proximate sales. All of the brokers indicated 

that the proximity of the listings to the existing Mile Road Quarry did not in their opinion negatively impact either the 

list price or the sales price. 

Based upon a review of this data it is my opinion that the existence of Mile Road Quarry did not negatively impact the 

sales price or marketing of the 9 reviewed proximate sales.  
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 New Home Development Adjacent Rocky Rights Sand and Quarry USH 12&18 Madison WI 

 

 

The Rocky Rights (Cattell) Quarry is a sand and gravel quarry which operates in the Town of Cottage Grove, Dane 

County, Wisconsin. There is a batch plant located in the quarry.  The Cattell Quarry has been operating since the 1960s. 

Five single-family residences were developed directly south of the Cattell property. All of the homes were constructed 

with the quarry in full operation. Three of the residences are accessed by a private roadway owned by Rocky Rights 

LLC. This private roadway is used by Rocky Rights to haul material to and from the quarry.   

The three properties accessed by the private roadway are located at 2292 USH 12&18; 2272 USH 12&18; and 2252 

USH 12&18.  

The home at 2272 USH 12&18 is a 1,615 SF ranch home which was constructed in 2002 on a two-acre RH-1 zoned site. 

This home is assessed for $204,600.  

The home at 2252 USH 12&18 is a 1,620 SF 1.5-story home on a 2.12-acre site which was constructed in 2003. This 

home is assessed for $172,800.    

There are two additional homes located directly south of the Cattell quarry. These homes are accessed directly from 

USH 12&18. 

The home at 2236 USH 12&18 is a 1,472 SF home located on a 3.043-acre RH-1 zoned site. This property located at 

2236 Hwy 18 sold in June of 2017 for $243,900. This home is located 800 feet to the south of the location of the batch 

plant. This property was on the market for 147 days (consistent with a reasonable exposure time for a home in this 

price range), it was listed for $249,500, and the sales price of $243,900 represented 98% of list price which is consistent 

with the 5% to 10% price reductions experienced during negotiations. This sale was consistent with reviewed sales of 

comparable properties located in the Town of Cottage Grove.  

All five of the existing residences were constructed with the quarry in operation. The sale of the home at 2236 USH 

12&18 showed no evidence of any negative impact as a result of the proximity to the batch plant.   
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Sales analysis of 8 residential sales within 1.5 miles of the Rocky Rights Sand and Gravel Quarry USH 12/18 Madison Wisconsin 

As part of my analysis for the Cattell quarry, I examined the sales of eight residential homes located within 1.5 miles of the quarry. Each sale was analyzed based 

upon its proximity to the quarry, percentage of sales price to list price, days on market (DOM), and percentage of sales price to assessed value. The analysis is 

summarized below.        

MLS No. Address Sale Date List Price Sale Price Assessed Bldg SF Price/SF % 

Sale/Lis

%Sale/Assed Dist mi DOM

1643916 3380 North Star Road Jul-12 $224,900 $215,000 $247,200 2,500 $86.00 96% 87% 0.35 300

1790909 2236 USH 12 Jun-17 $249,500 $243,900 $208,400 1,248 $195.43 98% 117% 0.06 147

1781268 3290 North Star Road Jul-16 $344,900 $338,100 $237,800 2,360 $143.26 98% 142% 0.35 42

1792058 3193 Kinney Road Apr-17 $440,000 $430,000 $390,200 2,085 $206.24 98% 110% 0.59 23

1795330 3208 Kinney Road Jun-17 $465,000 $447,500 $425,800 2,032 $220.23 96% 105% 0.56 31

1759067 3325 Field View Ln Jul-16 $349,900 $336,000 $322,300 1,916 $175.37 96% 104% 1.25 202

1657553 3520 Natvig Rd Sep-12 $238,000 $228,000 $243,000 1,892 $120.51 96% 94% 1.08 31

1639338 2337 Schadel Mar-12 $325,000 $300,000 $292,300 2,143 $139.99 92% 103% 0.45 91  
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3380 North Star Road, Cottage Grove, WI MLS 1643916 
 

 

MLS No. Address Sale 

Date
List Price Sale Price Assessed Bldg SF Price/ 

SF

% Sale/ 

List

%Sale/

Assed

Dist 

mi

DOM

1643916 3380 North Star Road Jul-12 $224,900 $215,000 $247,200 2,500 $86.00 96% 87% 0.35 300  
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2236 USH 12/18, Cottage Grove, WI MLS 1790909 
 

 

 

MLS No. Address Sale 

Date

List Price Sale Price Assessed Bldg SF Price/ SF % 

Sale/ 

%Sale/A

ssed

Dist 

mi

DOM

1790909 2236 USH 12 Jun-17 $249,500 $243,900 $208,400 1,248 $195.43 98% 117% 0.06 147  
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3290 North Star Road, Cottage Grove, WI MLS 1781268 

 

MLS No. Address Sale 

Date

List Price Sale 

Price

Assessed Bldg 

SF

Price/ 

SF

% Sale/ 

List

%Sale/A

ssed

Dist 

mi

DOM

1781268 3290 North Star Road Jul-16 $344,900 $338,100 $237,800 2,360 $143.26 98% 142% 0.35 42  
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3193 Kinney Road, Cottage Grove, WI MLS 1792058 

 

MLS No. Address Sale 

Date

List Price Sale 

Price

Assessed Bldg SF Price/ SF % Sale/ 

List

%Sale/A

ssed

Dist 

mi

DOM

1792058 3193 Kinney Road Apr-17 $440,000 $430,000 $390,200 2,085 $206.24 98% 110% 0.59 23  
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3208 Kinney Road, Cottage Grove, WI MLS 1795330 

 

 

MLS No. Address Sale 

Date

List Price Sale Price Assessed Bldg 

SF

Price/ SF % Sale/ 

List

%Sale/A

ssed

Dist 

mi

DOM

1795330 3208 Kinney Road Jun-17 $465,000 $447,500 $425,800 2,032 $220.23 96% 105% 0.56 31  
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3325 Field View Ln, Cottage Grove, WI MLS 1759067 

 

MLS No. Address Sale 

Date

List Price Sale 

Price

Assessed Bldg SF Price/ 

SF

% Sale/ 

List

%Sale/A

ssed

Dist 

mi

DOM

1759067 3325 Field View Ln Jul-16 $349,900 $336,000 $322,300 1,916 $175.37 96% 104% 1.25 202  
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3520 Natvig Rd, Cottage Grove, WI MLS 1657553 
 

 

MLS No. Address Sale 

Date

List Price Sale Price Assessed Bldg SF Price/ 

SF

% Sale/ 

List

%Sale/A

ssed

Dist 

mi

DOM

1657553 3520 Natvig Rd Sep-12 $238,000 $228,000 $243,000 1,892 $120.51 96% 94% 1.08 31  
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2337 Schadel Road , Cottage Grove, WI MLS 1639338 

 

MLS No. Address Sale 

Date

List Price Sale Price Assessed Bldg SF Price/ SF % Sale/ 

List

%Sale/A

ssed

Dist 

mi

DOM

1639338 2337 Schadel Mar-12 $325,000 $300,000 $292,300 2,143 $139.99 92% 103% 0.45 91  
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Conclusion of Sales Analysis Cattell Quarry 

The review of the eight reviewed sales within 1.5 miles of the Cattell Quarry show no indication of negative 

market impact as a result of the proximity to the quarry and batch plant. The sales price per square foot; 

average days on market; and the percentage of list price to sales price were consistent with sales of other 

reviewed homes in the Town of Cottage Grove as of the date of sale. There is no indication that the proximity 

to the mineral extraction site or the batch plant adversely impacted the sales price or marketing time of the 

reviewed sales.  
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Conclusions 

The residential development activity which has occurred in the immediate area of the Windsor Quarry  The 

concentration of residential development indeed upscale residential development in close proximity the existing 

mining operation is contrary to the notion of a negative value impact resulting the presence  of the mine.   

In order to assess impact of the proposed mining operation, I have completed analysis of 9 residential sales in the 

Winfield Subdivision  adjacent the Windsor Quarry within ½ mile of the proposed Hoffman Quarry, as well as sales 

adjacent to and in close proximity to the Rocky Road Quarry.  

The reviewed sales price per square foot; average days on market; and the percentage of list price to sales price gave 

no indication that the proximity to these nonmetallic mining operations adversely impacted the sales price or 

marketing time.  

 

George A. Erickcek: An Assessment of the Economic Impact of 
the Proposed Stoneco Gravel Mine Operation on Richland 

Township 
 

The most widely cited information claiming that nonmetallic mining operations have a consistent negative effect on 

property values is based on an August 2006 report entitled An Assessment of the Economic Impact of the Proposed 

Stoneco Gravel Mine on Richland Township prepared by George A. Erickcek, Senior Regional Analyst for W.E. Upjohn 

Institute for Employment Research.  This report, which was completed at the request of the Richland Township 

Planning Commission, provides an estimation of the economic impact of the proposed Stoneco Gravel Mine Operation 

on Richland Township.  This report was based upon an unpublished non-peer-reviewed pricing model by Diane Hite, 

an associate professor at Auburn University.  Erickcek concluded that gravel mines create a one-time immediate loss 

of property value from that point forward, essentially lowering the value all at once.  The price reductions were based 

upon a percentage loss in value based upon a property’s distance from the mining operation.  This was reflected on 

page 5 of the report which is detailed as follows: 
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The conclusion of the Erickcek Article indicates a 25 percent loss within ½ mile of a mine; a 20 percent loss in value of 

homes located within 1 mile and a 14.5% loss within 2 miles of a mine. This is clearly not supported or evidenced in 

the sales activity in the Winfield Estates subdivision; nor in the Rock Road   

The analyses detailed in this report indicate that the market activity does not support these conclusions.  

It has been my observation that new subdivisions are frequently located within close proximity to active mining 

operations. This is evidenced by the upscale residential development which has occurred adjacent the Windsor Quarry. 

Based upon my review I find no market supported evidence to support a decrease in market value for the homes in 

the immediate area of the proposed mining operations.  
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Certification 

 

I certify that, to the best of my knowledge and belief: 

 

• The facts and data reported by the reviewer and used in the review process are true and correct. 

 

• The analyses, opinions, and conclusions in this review report are limited only by the assumptions and 

limiting conditions stated in this review report and are my personal, impartial, and unbiased professional 

analyses, opinions, and conclusions. 

 

• I have no present or prospective interest in the property that is the subject of the work under review and 

no personal interest with respect to the parties involved. 

 

• I have no bias with respect to the property that is the subject of the work under review or to the parties 

involved with this assignment. 

 

• My engagement in this assignment was not contingent upon developing or reporting predetermined 

results. 

 

• My engagement in this assignment did NOT include my forming an opinion of value for the subject 

property.  

 

• My compensation is not contingent on an action or event resulting from the analyses, opinions, or 

conclusions in this review or from its use. 

 

• My analyses, opinions, and conclusions were developed and this review report was prepared in 

conformity with the Uniform Standards of Professional Appraisal Practice. 

 

• On June 11th, 2019 I made a personal inspection of the subject property of the work under review.  

 

• No one provided significant appraisal, appraisal review, or appraisal consulting assistance to the person 

signing this certification.  

 

 

 

 

 

Scott L. MacWillliams 

CGA No 91 State of Wisconsin 

May 16, 2023 
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