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January 8, 2019 

 
Rachael Halverson 

353 Haugen Road 
Edgerton, WI 53534 

 

Ms. Halverson: 

 
I have been hired by you to form an opinion as to the impact on neighboring residential property value by the 

proposed Condition Use Permit to expand the existing Oak Park Quarry mining operation.  The Quarry is located 

at 3522 Oak Park Road, in the Town of Deerfield, Dane County, Wisconsin.  
 

Based upon the information contained in this report, I have concluded that there is no market-based evidence 
that the existing operation nor the proposed expansion of 15.80 acres 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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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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Mineral Extraction in Dane County 
 

Mineral resources in Dane County are nonmetallic in nature including sand, gravel and limestone. Sand and gravel 

resources are often referred to as “pits”. The term “quarry” is appropriate for limestone because such operations 
require controlled blasting to remove material. The most familiar uses for such nonmetallic mineral resources are 

road building and maintenance. The materials are also used in the construction of residential, commercial and 
public buildings, bridges, sewer and septic systems, and use in erosion control measures. 

 
There are 100 active mineral extraction sites in Dane County. Forty-eight (48) of these are non-conforming (NC) 

sites. NC sites are exempt from Zoning (Chapter 10 of the Dane County Code of Ordinances). In addition, there 

are a few inactive NC sites. Most towns in Dane County have at least one non-conforming site. 
 

The vast majority of these 100 sites in Dane County are located in the areas designated as agricultural use in town 
land use plans and are zoned in one of the agricultural categories (A-1, A-1 Exclusive and A-2). 

 

Mineral extraction operations locate where mineral deposits exist. The location of such mineral resources is 
dependent on nature (specifically geology) versus land use or zoning districts. Mineral deposits having potential 

for extraction are usually located in land zoned agricultural (A1-EX, A-1, and A-2). Deposits under areas that are 
already built upon or zoned residential do not have any practical potential for extraction.  
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Statement of Purpose 
 

The Oak Park Quarry LLC is renewing an existing CUP for the existing 25.6-acre Oak Park Quarry (expires March 

24th, 2019) and has an application for a 15.8 acre expansion of the existing operations. The Oak Park Quarry 
began operations in the 1970’s as the “Mandt Quarry”. The Oak Park Quarry is a limestone deposit which process 

a number of crushed aggregates, including concrete stone, clear stone, rip rap, screening and select crushed fill. 
The aggregates produced on the site pass all State specifications for quality.  The existing site occupies 

approximately 25.6 acres, and the proposed 15.8-acre expansion is located on the north boundary of the site.   
The purpose of this report is to address concerns regarding adverse impacts to residential property value for 

properties located in this area. 
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Plan of Operation 

 

The Oak Park Quarry consists of 2 employees, an office/scale house (as needed) and Equipment Operator (as 

needed). The quarry operates from 6:00 a.m. to 6:00 p.m. Monday thru Friday and 7:00 a.m. to 1:00 p.m. on 
Saturday. The existing quarry utilizes existing driveway onto Oak Park Road. On average sales from the quarry 

average 90,000 tons annually. Crushing takes place three times a year (30,000 tons) based upon the 90,000 tons 
average volume. Blasting occurs 3-6 times per year the blast itself lasts 1-3 seconds. Crushed materials are stored 

in stockpiles.  
 

 
 

 
The quarry is located on the east side of Oak Park Road in the Town of Deerfield , approximately ½ mile north of 

STH 12/18 and 1 mile west of the City of Deerfield.  This area is predominantly agricultural with rural residential 
uses as well as the Liberty Lutheran Church and Cemetary.  
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Scope of Work 
 

The purpose of this report is to opine whether continued operation and proposed expansion of the Oak Park Quarry 

will adversely impact the value of the nearby residential properties. The introduction of an incompatible land use 
to a residential neighborhood in many instances will give rise to the concern of homeowners as to a negative 

impact on housing values. Developments such as landfills, sewage treatment plants, industrial uses which generate 
dust and noise, mining, expansion of airports and the road projects all cause concerns from neighboring 

landowners concerning the potential impact on property values.  
 

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

 
1. A previously completed examination of residential property sales adjacent a sand and gravel quarry owned 

by Rocky Rights LLC (Cattell Quarry)  located at 2294 USH 12&18. This included:  
 

a. Analysis of 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.  

 
b. A review of MLS listing and sales in proximity to the the processing plant and the Frac Sand mining 

operation of Completion Industrial Minerals 3015 South Mallard Avenue, Marshfield, WI. 

 
 

c. Reviewed the details involving 3 recently constructed homes in close proximity to the Oak Park 
Quarry. 

 
d. A review of three sales located in close proximity to the Oak Park Quarry.  
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New Home Development Adjacent Cattell Quarry USH 12&18 

 

 
 

The Cattell Quarry is a sand and gravel quarry which operates in the Town of Cottage Grove, 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.    

 
In addition, 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.  

Batch Plant 
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Sales analysis of 8 residential sales within 1.5 miles of the Sand and Gravel Quarry 
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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Sales and Listing Activity adjacent to the Completion Industrial Minerals Site 
 

 
 

According to the WDNR there are a total of 92 active sand facilities (mines, processing, rail loading) located in 

the State of Wisconsin. There are nine active facilities located in Wood County. Completion Industrial Minerals 
LLC was an active processing/rail facilty located at 3015 South Mallard Avenue, Marshfield WI.  Completion 

Industrial Minereals formerly operated on a 46.15-acre site which is zoned G-3 manufacturing by the City of 
Marshfield. Located on the site is a sand processing plant which is assessed for $3,281,200. State of Wisconsin 

corporate records indicates that the LLC was organized in 2008. 

 

 
 

Located ½ mile to the east of this facility on the south side of Yellowstone Drive is the Draxler Estates Subdivision. 
This subdivision which has had four additions consists of ½ acre lots which are improved with homes ranging 

between $225,000 to $250,000. We reviewed sales of homes located on W. 11th Street (proximate sales), which 

is the western boundary of the subdivisions closest in proximity to the Completion processing site. The dates of  
of the reviewed sales were between 2014 and 2018. The sales were analyzed based upon the sales price per SF. 

All of the W. 11th Street sales are located between .56 and .60 miles from the Completion Site.  I examined the 
sales price/SF as well as the days on market.  I compared the W. 11th street proximate sales with similar properties 

located in other competing areas not in proximity to the Completion site (non-proximate sales) to determine 
whether there was evidence of any adverse impact on sales price/SF or days on market.  
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Proximate Sales Summary 

 

MLS Address List Price Sales Price Sales date % List/Sale SF Price/SF Days on Mkt Distance
1707331 10808 W 11th $259,900 $256,000 May-18 98.50% 1,592 $160.80 102 .60 Miles

1504434 10833 W. 11th $262,900 $253,000 Sep-15 96.23% 1,649 $153.43 33 .56 Miles

1403604 10846 W 11th $210,000 $210,000 Jun-14 100.00% 1,980 $106.06 1 .58 Miles

1307358 10826 W 11th $225,000 $219,000 Mar-14 97.33% 1,750 $125.14 68 .58 Miles

Average $239,450 $234,500 98% 1,743 $136.36 51
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Image 1 Proximate Sale Location Map 

 

Non Proximate Sales Summary 



S.L. Mac Williams Company 

107 South  Ma in  S t ree t  Oreg on,  WI  53 575  

 

Oak Park Quarry 21                  Consultation 

 

MLS Address List Price Sales Price Sales date % List/Sale SF Price/SF Days on Mkt Distance
180295 M132 CTH C $247,500 Active N/A N/A 1,712 $144.57 N/A 8.5 Miles

1806269 N2841 Oriole Drive Medford $269,900 Active N/A N/A 1,860 $145.11 N/A 35 Miles

1800271 1900 W Spencer Street $215,000 $210,500 Mar-18 97.91% 1,624 $129.62 34 4.9 Miles

1704078 1612 W Arlington $239,900 $239,900 Jul-17 100.00% 1,700 $141.12 5 3.4 Miles

1704726 1116 W Briarwood Street $204,900 $239,900 Jul-17 117.08% 1,700 $141.12 68 3.7 Miles

1406570 513 W 11th Street $159,900 $155,000 Apr-15 96.94% 1,680 $92.26 103 3  Miles

1403348 501 W 11th Street $189,900 $165,000 Aug-14 86.89% 1,692 $97.52 35 3  Miles

1506739 605 W 11th Street $217,500 $212,500 Feb-16 97.70% 1,680 $126.49 92 3  Miles

1600799 10849 W 3rd Street $214,900 $205,000 Apr-16 95.39% 1,920 $106.77 13 1.5  Miles

Average $212,500 99% 1,730 $124.95 50 N/A   
 

 



S.L. Mac Williams Company 

107 South  Ma in  S t ree t  Oreg on,  WI  53 575  

 

Oak Park Quarry 22                  Consultation 

 

 

Proximate Sales 

MLS Address List Price Sales Price Sales date % List/Sale SF Price/SF Days on Mkt Distance
1707331 10808 W 11th $259,900 $256,000 May-18 98.50% 1,592 $160.80 102 .60 Miles

1504434 10833 W. 11th $262,900 $253,000 Sep-15 96.23% 1,649 $153.43 33 .56 Miles

1403604 10846 W 11th $210,000 $210,000 Jun-14 100.00% 1,980 $106.06 1 .58 Miles

1307358 10826 W 11th $225,000 $219,000 Mar-14 97.33% 1,750 $125.14 68 .58 Miles

Proximate Sales Averages $239,450 $234,500 98% 1,743 $136.36 51

Non Proximate Sales 
180295 M132 CTH C $247,500 Active N/A N/A 1,712 $144.57 N/A 8.5 Miles

1806269 N2841 Oriole Drive $269,900 Active N/A N/A 1,860 $145.11 N/A 35 Miles

1800271 1900 W Spencer Street $215,000 $210,500 Mar-18 97.91% 1,624 $129.62 34 4.9 Miles

1704078 1612 W Arlington $239,900 $239,900 Jul-17 100.00% 1,700 $141.12 5 3.4 Miles

1704726 1116 W Briarwood Street $204,900 $239,900 Jul-17 117.08% 1,700 $141.12 68 3.7 Miles

1406570 513 W 11th Street $159,900 $155,000 Apr-15 96.94% 1,680 $92.26 103 3  Miles

1403348 501 W 11th Street $189,900 $165,000 Aug-14 86.89% 1,692 $97.52 35 3  Miles

1506739 605 W 11th Street $217,500 $212,500 Feb-16 97.70% 1,680 $126.49 92 3  Miles

1600799 10849 W 3rd Street $214,900 $205,000 Apr-16 95.39% 1,920 $106.77 13 1.5  Miles

Non Proximate Average $212,500 99% 1,730 $124.95 50 N/A  
 

Paired Sales Analysis Proximity to Quarry 

The Dictionary of Real Estate Appraisal (Appraisal Institute) defines a paired sales analysis as a quantitative technique used to identify and measure 

adjustments to the sale prices of comparable properties; to apply this technique sales are analyzed to isolate a single characteristics effect on value. The 
following paired sales analysis establishes the value of the view amenity for a property with an above average versus an average to fair view amenity.  
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Paired Sale No. 1 

 
MLS 1707331 was a May 2018 sale of a 1,592 SF 2006 custom build home by Bob Breu in the Village of Hewitt.  The property is located an estimated .60 

miles from the Completion Processing Site. The home was listed for $259,900 and sold for $256,000 after being on the market for 102 days. The sales 
price of $256,000 represented a price/SF of $160.00. 

 

MLS 1806269 (Non-Proximate Site located 8.5 miles North from Completion site) is an active listing of a Bob Breu 1,712 SF custom home constructed in 
2005. The property is located at M132 CTH C in the town of McMillan on a 2-acre site. The home is listed for $247,500 which represents an asking price of 

$144.57 
 

MLS 1806269 (Non-Proximate Site located 35 miles North from Completion site) is an active listing of an 1860 SF updated ranch home in the Town of 

Medford. This home is described by the realtor as “a lovely updated ranch-style home set on 2.39 acres in Medford. The three-bed, two-bath floor plan 
features split bedrooms with a master suite on one side and the other two bedrooms on the other. Spacious open-concept living can be found in the 

middle. Lower level is finished with large family area and two bonus rooms to be used to your liking. Outside you will find a spacious garden shed with 
concrete floors and the attached three-stall garage will be sure to please. This one is a must see.” It is a Stratford Home built in 1999.  

 

 

 

 
MLS Address List Price Sales Price Sales date % List/Sale SF Price/SF Days on Mkt Distance

1707331 10808 W 11th $259,900 $256,000 May-18 98.50% 1,592 $160.80 102 .60 Miles

1802925 M132 CTH C $247,500 Active N/A N/A 1,712 $144.57 N/A 8.5 Miles

1806269 N2841 Oriole Drive Medford $269,900 Active N/A N/A 1,860 $145.11 N/A 35 Miles  
 

The sales price of the proximate sale MLS 1707331 was $256,000, representing $160.80/SF which is higher than both of the asking prices/SF of the active 
listings. MLS 1802925 is a home of similar age and construction (both Bob Breu Custom Homes). According to the Erickcek report, a home located .60 

miles away from the site should sell for 20-25% less than the non-proximate homes.   
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Paired Sale No. 2 

In Paired Sale No. 2, MLS No. 1504434 10833 W 11th Street (Proximate Sale .60 miles from Completion) is compared to MLS 1802925 M132 County Road C 
(Active Listing Non-Proximate 8.5 miles from Completion site), and MLS 18000271(Non-Proximate Sale located in the City of Marshfield, 4.9 miles from 

Completion site).    
 

MLS 1707331 was a May 2018 sale of a 1,592 SF, 2006 custom build home by Bob Breu in the Village of Hewitt.  The property is located an estimated .60 

miles from the Completion Processing Site. The home was listed for $259,900 and sold for $256,000 after being on the market for 102 days. The sales 
price of $256,000 represented a price/SF of $160.00. 

 
MLS 1802925 (Non-Proximate Site located 8.5 miles North from Completion site) is an active listing of a Bob Breu 1,712 SF custom home constructed in 

2005, located at M132 CTH C in the town of McMillan on a two-acre site. The home is listed for $247,500 which represents an asking price of $144.57/SF. 

 
MLS 1800271 (Non-Proximate Site located 4.9 miles from Completion site) is March 2018 sale of a 1,624 SF ranch home constructed in 2009 located in the 

City of Marshfield. This home is described as “an open concept home with a backdrop of trees for privacy & a country feel, with a split bedroom plan to give 
inner privacy.  The master bedroom has a walk-in closet and the master bath has heated floors, two custom sinks, heat lamp, tiled shower and jetted tub.” 

 

 

 

 
 

MLS Address List Price Sales Price Sales date % List/Sale SF Price/SF Days on Mkt Distance
1707331 10833 W 11th $262,900 $253,000 May-18 96.23% 1,649 $153.43 33 .60 Miles

1802925 M132 CTH C $247,500 Active N/A N/A 1,712 $144.57 N/A 8.5 Miles

1800271 1900 W. Spencer $215,000 $210,000 Mar-18 97.67% 1,624 $132.39 34 4.9 Miles  
 
The sales price of the proximate sale MLS 1504434 was $253,000, representing $153.43/SF which is higher than both the asking price of $144.57/SF for 

MLS 1802925 and the sale price of $132.39/SF of MLS 1800271. According to the Erickcek report, a home located .60 miles should sell for 20-25% less 

than the non-proximate homes.   
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Recent Construction and Sales Proximate to Oak Park Quarry 
 

The following is a 2000 Aerial Map marked with the location of three homes which have been constructed in the year’s 

2004, 2006 and 2009. The existing Oak Park Quarry has been in operation since the 1970’s and the quarry operation 
is clearly identified on the 2000 aerial. The assessment records for each of these three homes follows: The owners of 

the properties located on Olstad Road each chose to purchase vacant lots and proceed to construct their homes in 
close proximity to the existing operation. The owner of 3675 Oak Park Road according to Dane County Records had 

owned the 12-acre site since 1975 however the new ranch home was not constructed until 2004. Based upon this 
review 3 newer homes have having assessed values between $447,200; $458,000; and $580,200 have been 

constructed proximate to the existing mine. The owners who constructed these homes did so with the existing mine 

operating.   
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Construction New Home 1285 Olstad Road (760 Feet from Existing Quarry) 
 

The Oak Park Quarry has been in operation since 1970’s. The residence owned by Kenneth Frjelich according to 

assessments records was constructed in 2009 on a 2.889-acre site located 760 feet from the existing mine.  This 
home is assessed for $349,500. According to Dane County Records the Fejelich purchased the site from Kent D. 

Smith for $140,000 on June 11th, 2008 (document No. 4441049). The home was constructed in 2009. The site 
purchase of $140,000 represented a price for the 2.889 acre site of $48,459/acre.  
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Construction New Home 1291 Olstad Road (850 feet from Existing Quarry) 
 

The Oak Park Quarry has been in operation since 1970’s. The residence owned by David and Gina Reese according 

to assessments records was constructed in 2006 on a 3.1-acre site located 900 feet from the existing mine.  This 
home is assessed for $357,800. According to Dane County Records the David and Geena Reese purchased the 

site from Mark and Joann Halverson for $109,800 on January 13th, 2003 (document No. 3633363). The home 
was constructed in 2006. The site purchase of $109,800 represented a price for the 3.1 acre site of $36,600/acre.  
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Construction New Home 3675 Oak Park Road (1,200 feet from Existing Quarry) 

 

The Oak Park Quarry has been in operation since 1970’s. The residence owned by James R. Opie according to 
assessments records was constructed in 2004 on a 12.616-acre site located an estimated 1,200 feet from the 

existing mine.  This home is assessed for $436,500. According to Dane County Records, The 12.661 acre site was 
purchased in 1975 prior to the operation of the mine however the new ranch home was not constructed until 

2004. 
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Recent Sales Proximate to Oak Park Quarry 
 
 

MLS Address List Price Sales Price Sales date % List/Sale SF Price/SF Days on Mkt Distance
1766573 3724 Nelson Road $235,000 $228,250 Feb-16 97.13% 1,250 $182.60 21 .42 Miles

1778878 1400 Olstad Road $925,000 $875,000 Apr-17 94.59% 3,536 $247.45 231 .68 Miles

1804532 3680 Oak Park Road $314,900 $300,000 May-17 95.27% 1,980 $151.52 1 .30 Miles  
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3724 Nelson Road MLS 1766573 
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1400 Olstad Road MLS 1778878 
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3680 Oak Park Road MLS 1804532 
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Conclusions 
 

In the analysis of the potential impacts to the property values I reviewed: 

 
1. Residential development adjacent the Cattell Sand and Gravel Quarry owned by Rocky Rights LLC located at 

2294 USH 12&18. 
2. Sales analysis of 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. 
3. Four sales of homes located approximately ½ mile from the Completion Industrial Minerals, LLC, which was 

a processing/rail facilty located at 3015 South Mallard Avenue, Marshfield, WI. 

4. 3 recent sales in proximity to the Oak Park Road Quarry.  
 

The residential development adjacent the Cattell Quarry involved the review of residential construction located 
adjacent the southern boundary of an existing sand and gravel mining extraction site with a batch plant.  All five of 

the existing residences were constructed with the quarry in operation. The recent sale of the home at 2236 USH 12 

& 18 located 300 feet from the batch plant showed no evidence of any negative impact as a result of the proximity 
to the batch plant.   

 
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.  
 

I have reviewed four sales of homes located approximately ½ mile from the former Completion Industrial Minerals 
LLC, a processing/rail facilty located at 3015 South Mallard Avenue, Marshfield WI. There is no indication that the ½ 

mile proximity to the mineral extraction site or the Frac Sand processing plat adversely impacted the sales price or 

marketing time of the reviewed sales. 
 

I completed two paired sales analysis for proximate sales of residences located .58 miles from the Completion Minerals 
processing site. Neither of these analyses gave any indication that this proximity negatively impacted either the 

marketing time or sales price.  

 
I reviewed three properties which were located at 1285 and 1291 Olstad Road and 3675 Oak Park Road which were 

developed with new homes, constructed in close proximity to the existing quarry. The homes were constructed in 
2004, 2006 and 2008. The lots for the residences were purchased in 2003 (1291 Olstad) and 2006 (1285 Olstad). 

The owners of the properties located on Olstad Road each chose to purchase vacant lots and proceed to construct 
their homes in close proximity to the existing operation. The owner of 3675 Oak Park Road, according to Dane County 

Records, has owned the 12.661 acre site since 1975 prior to the operation of the mine however the new ranch home 

was not constructed until 2004. Based upon this review 3 newer homes have having assessed values between 
$447,200- $580,200 have been constructed proximate to the existing mine. The owners, who constructed these 

homes did so with the existing mine operating.   
 

I reviewed 3 recent sales located between .30 miles and .68 miles from the existing quarry. These sales did not 

indicate either protracted marketing times nor reduced sales prices due to their location adjacent the quarry.  
 

In conclusion, I have found no market evidence to support a measurable loss in value for residential properties for 
neighboring properties near the existing Oak Park Road quarry 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 November 7, 2018 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 
January 8, 2019 
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