
 To whom it may concern: 

I am writing this letter in opposition to the gravel pit proposed by Jeff Notstad, 

Town Supervisor and Jim Notstad.  Initially I tried to support the pit itself and only 

oppose the driveway.  That was an attempt to be neighborly and allow them to 

reciprocate by using an alternative driveway location.  They have refused to 

consider working with their neighbors and have forced us into opposition.  There 

is no current need for an additional gravel pit in the Town of Christiana. The Bjoin 

pit can supply the needs of our area for an additional ten years, as reported by 

the landowner.  There are a number of other pits in the nearby areas and at no 

time in the foreseeable future will our residents be wanting for a place to 

purchase lime and gravel.  The owners and potential operators of this pit have 

made no attempts to justify the need for this conditional use permit, other than 

wanting it for personal financial gain.  There will be no new jobs created in our 

community.  All jobs for the potential site already exist or will exist without the 

site functioning.  The truck drivers have other pits to drive to, the crushers have 

other pits at which to crush, the blasters have other pits at which to blast and the 

one person that would have a part time job at the pit has a different pit in 

Deerfield at which Forever Sand and Gravel could employ them if they operated 

under the conditional use permit already approved.  There will be no tax base 

increase for the community from the gravel pit opening.  There will not be any 

monetary gain for any one in our township other than the owners of the land, 

only one of which resides in Christiana.  The potential operators of the pit are not 

based in Christiana.  Since there is absolutely NO justification for the granting of 

the conditional use permit, it can be denied.   



This is based on Act 67, Section 11 60.61(4e) (b) 2. “The town’s decision to deny 

or APPROVE the permit must be supported by SUBSTANTIAL evidence.”  There is 

no evidence to support granting the conditional use permit.   

 There is no one in the community that would benefit from the gravel pit, 

with the exception of the landowners.  Alternatively, there will be many losers.  

There is substantial, quantifiable evidence to deny the gravel pit conditional use 

permit.  There are too many residences in the immediate vicinity of the gravel pit 

and its proposed entrance/exit.  That location where 5 to 50 dump trucks or 

more, fully loaded with aggregate or material to be recycled, will enter and exit 

Highway B in someone’s front yard.  That is, unless it is real busy, then there could 

be over 500 trucks in one day like Stanley boasted about at the town meeting.  

These losses are well researched.  Many studies have been conducted to 

determine the effects of a gravel pit on the surrounding area home values.  I have 

attached an assessment from another township that bears many similarities to 

our township, and the effects on the residents.  In that assessment the studies are 

referenced and the findings are explained, providing  detailed reference numbers 

and formulas that I have used to determine the impact of this proposed pit on just 

a small number of homes in our community which are closest to the gravel pit and 

service drive.  I have combined the percentage decrease in value of homes to the 

conservative rough values of the homes that I have compiled with the help of 

other real estate professionals.  I am a licensed Real Estate Broker with a degree 

in Economics from UW Madison, and have been an active broker and real estate 

investor in South Central Wisconsin for over 15 years.  The values that we have 

compiled are rough estimates, but are conservative in nature.  Also, based upon 

the current and past home market in Dane County, they are probably significantly 



under market value.  Even with these low values, the residents between I90 and 

State Hwy 73 will see an immediate decrease in the value of their homes of 

$1,085,225.00.   

One Million, Eighty Five Thousand, Two Hundred Twenty Five Dollars.   

These are real numbers that no honest, respectable real estate professional can 

deny.  The studies support that with all other things being equal, this drop in 

value WILL occur.  The statistical probability that it does not occur, is one in a 

thousand.  That means, even if the homes were located next to a landfill, and a 

gravel pit opened at these distances, the percentage drop would still be the same.  

ALL things being equal, a home located near a gravel pit will lose the percentages 

as laid out in the study.  This loss of value would be almost immediate upon 

granting of the gravel pit.  There would be no way out for the owners of the 

homes.  As soon as the gravel pit became a consideration and especially after 

being approved by the planning committee, the value is lost unless the pit is 

denied.  The owners of the homes could not even sell to avoid this loss.  A         

dis-amenity of this magnitude is considered to be a material adverse fact in the 

marketing of a home.  If the owner does not disclose the gravel pit to a potential 

buyer, that seller is liable for the loss in value of the property DOUBLED, plus 

lawyer fees.  This is a slam dunk case for a buyer in this type of situation.  Any 

owner that wouldn’t disclose this fact is a fool, and for a real estate agent not to 

disclose would be near criminal.  Therefore the only way to save the property 

owners from losing a substantial amount of money, real money that they have 

earned through their investment in their homes, is to deny this Conditional Use 

Permit.  Please take the time to read the study and investigate the data I have 



compiled regarding the home values, distance to site, and corresponding losses.  

Furthermore, the monetary losses don’t stop at the beginning. Since many 

homeowners count on the appreciation of their real estate as an investment, this 

initial, enormous loss needs to be considered over the long term as well.  The 

$1,085,225.00 immediate loss for the closest residents to the site should have 

been expected to appreciate at least 5% per year over the ten year duration of 

this CUP.  At that modest rate, the value after ten years would be $1,767,800.00.  

This is the amount that granting this Conditional Use Permit would cost the 10 

residences on Highway B after 10 years.   

OVER 1.7 MILLION DOLLAR LOSS shouldered by just 10 residences.   

This is a very significant, quantifiable, and substantial piece of evidence that 

mandates denial of this conditional use permit.   

I am certain that this Conditional Use permit should not be allowed to rob the 

nearby residents of their investments.  This definitely should not be allowed since 

it in no way provides a greater good to our community, and does not even 

provide a service that our community needs at this time.  This conditional use 

permit can only create significant liability for the township, and would bear an 

unreasonable burden on the residents living closest to it.   

Thank you for your consideration. 

Jeremy Knudson 

   



Property value decrease due to proposed  

Wrigley Field conditional use permit 

 

The report from SL Mac Williams for the Oak Park Quarry is a completely 

irrelevant comparison to the proposed pit operation between East Church Road 

and County Highway B.  It shows the proposed operators are completely missing 

the point, and don’t understand the problems that will be created.  The reasons 

are as follows. 

1.   At time of the report, The Oak Park pit was an existing quarry that had been 

mining and running at full operation with the same entrance and exit, hours 

of operation, and blasting schedule for almost 50 years (Page 4). 

The proposed site in Christiana has never had a single load of gravel 

removed from the location and taken to County Highway B.  The proposed 

driveway has not had anything other than an off-road capable vehicle travel 

on it for over 70 years. 

2. There are no homes between the Oak Park driveway and one of the main 

travel highways in Dane County, US Hwy 12/18.  Dump trucks are not 

allowed to travel north on Oak Park Road to possibly pass in front of a 

residence.  

 County Highway B is one of the most heavily populated areas in the Town 

of Christiana.  Heading east, there are 7 residences built near the highway 

that each dump truck would have to pass before reaching State Highway 



73, the closest major highway.  Heading west, there are over 50 residences 

built near the highway that each dump truck would have to pass before 

reaching County Highway N, the closest major highway.    

3. The homes that are used for comparison in the Oak Park quarry are located 

in areas that have no direct contact with the quarry.  The distances used to 

calculate the proximity to the pit are all as the crow flies. Even using these 

distances, there are only 4 homes included in the radius. 

  

 Using the same distances as the crow flies from the site, which includes the 

driveway, there are a dozen homes located near the proposed site.  If we 

use the 1.5 mile radius needed to find home sales that didn’t lose value, we 

have closer to 30 homes.   

 

 The facts of this matter are such that the Oak Park Quarry and the 

proposed gravel pit are not comparable and the impact on the surrounding 

residents is not the same.  The residents around the Oak Park Quarry and 

other long operating sites experienced a drop in value when the pits started 

their operations.  Then, over the course of time, they saw appreciation but 

never made it back to the value they would have experienced.  This is what 

is going to happen with the residents of County Highway B, if this pit is 

approved.  There will be a drop in value.  This is laid out very clearly in the 

document that I have attached, An Assessment of the Economic Impact of 

the Proposed Stoneco Gravel Mine Operation of Richland Township.  



 

 In this assessment, the Township of Richland attempts to properly 

represent and protect their citizens by displaying in undeniable, 

quantifiable figures.  It shows the price reduction due to gravel pits, and 

since home price offers a way to quantify quality of life in an area, it shows 

the obvious deterioration in the quality of life that is experienced living 

near a gravel pit.   

 This assessment also takes aim at the quarry’s statement that there will be 

no adverse impacts on the value of nearby properties.  They state in an 

obvious and clear manner that each of the studies used by the gravel pit 

are based on flawed logic and cannot be used to draw any conclusions.   

This is comparable to the proposed pit operators drawing comparisons to 

the Oak Park Quarry.  Since the two quarries are so dissimilar, and the 

operation of the proposed pit would impact so many more homes, and at 

an elevated level, it is flawed to even include the SL Mac Williams Oak Park 

quarry study in this CUP application.   

In conclusion, I have included a study of the nearby homes and their 

current values.  Using Professor Diane Hite’s findings from the Richland 

Assessment, I have determined that the 10 most impacted homes on 

Highway B, nearest the gravel pit entrance/exit, will experience an 

immediate drop in value of over $1,000,000 (one million dollars).  This 

million dollar drop in value can be translated to show a corresponding drop 

in Quality of life, and enjoyment of existing permitted uses because of the 



proposed conditional use, if approved.  This should result in the Conditional 

Use Permit being denied.  

Thank you, 

Jeremy Knudson 

 

 

 

 

 
































