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AERIAL VIEW OF SUBJECT PROPERTY

Figure 1: the subject property is the Village of Montfort which is outlined in red.
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The Fundamentals of
Appraisal Procedures and a
Summary of the Facts and
Conclusions
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Letter of Transmittal

April 25, 2019
James Schmitz
Village President
102 East Park Street- P.O. Box 157
Montfort, WI 53569

Dear Mr. Schmitz:
We have made an investigation into the impact to property value for the village known as:

Village of Montfort, Iowa and Grant Counties, State of Wisconsin.

This investigation was made to estimate the impact that the proposed Cardinal-Hickory Creek 345kV
Transmission Line Project (CHC) will have on the property value of village described above as of April 11,
2019.

Market Value Defined
The term, “Market Value,” as used in this report, is 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 is 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

#190118 – Village of Montfort Appraisal – Page 7

(5) 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

Type of Appraisal Report
This is an appraisal report as defined by the Uniform Standards of Professional Appraisal Practice (USPAP).

Property Interests Appraised
This appraisal is valuing the fee simple property rights of the subject property.

Property Appraised Defined
The property is comprised of:
•

The whole Village of Montfort, Wisconsin, located in both Iowa and Grant Counties

Intended Users of the Appraisal
The intended user of this appraisal is the Village of Montfort and their General counsel as interveners for
the Carinal Hickory Creek Project, PSC Docket #5-CE-146.

Purpose of the Appraisal
The purpose of this appraisal is to determine the impact to the real estate value of the Village due to the
CHC project.

The report consists of

1

•

This letter which identifies the property under review and summarizes the results of the
investigation and appraisal.

•

A report section containing a description of the village, an overview of the property, a discussion
of the CHC project and its impacts to value, analysis of the several approaches to the valuation of
the property, and a conclusion of value.

•

Summary of appraiser qualifications

12 C.F.R. (Code of Federal Regulations) § 164.2(g) (2012).

#190118 – Village of Montfort Appraisal – Page 8

Scope of Appraisal
The Scope of Appraisal (SoW) in this assignment included:
1. A personal inspection of the subject property on April 11, 2019.
2. An investigation of the subject property’s neighborhood both economic and physical, including
research to verify the conditions on or near the date of valuation being April 11, 2019.
3. Collection and analysis of the subject property data were completed and considered in the
valuation analysis. Sources utilized included: Grant and Iowa County GIS services, Village of
Montfort assessment data.
4. An analysis of the current land use and future plans for expansion of the Village.
5. Research, compilation and understanding of the CHC project, location and purpose of substations
being planned by CHC, planned expansion of solar and wind energy generation farms as part of
the CHC project impacting the village. Resources included: Public Service Corporation of
Wisconsin, American Transmission Company published material, information gathered from the
internet and other published resources.
6. Research into the impacts to property value due to high voltage transmission lines, electrical
substations, solar farms and wind farms.
7. Analysis of all valuation data as applied to the subject property leading to a conclusion of value
with respect to the purpose of the appraisal assignment.
8. Completion of an appraisal report relating the conclusion of value and adequate information to
support this opinion.

Hypothetical Condition
A hypothetical condition is that which is contrary to what exists but is supposed for the purpose of
analysis.2
•

None.

Extraordinary Assumptions and Limitations
An extraordinary assumption is an assumption, directly related to a specific assignment, which, if found

2

Uniform Standards of Professional Appraisal Practice, 2016-2017 Edition. Appraisal Standards Board, the
Appraisal Foundation, Washington, DC. Page U-3.
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to be false, could alter the appraiser’s opinions or conclusions.3 The assumptions used in this analysis are
as follows:
•

An environmental audit was not conducted in relation to this property. As a result, the appraiser
assumes that no hidden or hazardous conditions, which could affect value, are located on the
subject property. The title of the property is assumed to be good and marketable.

•

That the assessed value of the properties located within the Village are representative of the
market value.

•

That the building of the CHC and proposed substations will also result in the construction of the
Badger Hollow Solar Farm and the Red Barn Wind Farm at, or near the locations indicated by the
current proposed development maps.

•

That the information given to me by Shelly Kazda, Village of Montfort Clerk, is correct. That
information was the current mill rate for the village for the collection of tax revenue and the total
assessed value of the village with both counties included.

•

That the impact of the CHC is inherently linked to the proposed solar and wind farm
developments.

Jurisdictional Exception
This appraisal is being completed under the Jurisdictional Exception Rule of the Uniform Standards of
Professional Appraisal Practice (USPAP). This rule states that if any part of the USPAP is contrary to the
law or public policy of any jurisdiction, then the appraiser is to follow the jurisdiction guidelines. State law
regarding valuation of properties under Wisconsin §32.05 (roadways), §32.06 (utilities) and §32.09 has
jurisdiction over the USPAP and has been followed in this report.
•

The conclusion of market value is being substituted by the conclusion of assessed value.

Conclusion of Values
Based on the investigation and analysis as indicated above, it is our opinion that the MARKET VALUE of
this property as of April 11, 2019, is:

3

Ibid.
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Conclusions of Impact
Before CHC Project Assessed Value
After CHC Project Assessed Value
Loss due to the CHC Project
Loss of tax revenue per year

$37,096,900
$34,095,484
-$3,001,416
-$19,277
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The Description of the
Property and Before CardinalHickory Creek Assessed Value
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Description of the Property
Description
The property is described as the Village of Montfort, located in both Grant and Iowa Counties, Wisconsin.
This village has a population of 725 people by the latest census information, a slight increase from the
2010 census of 718. Overall, the population is considered unchanged in the past decade. The community
is located in both the Counties of Grant and Iowa, with most of the village in Grant County. The location
puts the village in both the Madison Metropolitan and Platteville Micropolitan statistical area. The
geographical location puts the village 60 minutes from Madison, 22 minutes to Dodgeville, 25 minutes to
Platteville and 45 minutes to Dubuque, Iowa.
The village is mostly a bedroom
community attracting homeowners
from the surrounding countryside,
Lands End in Dodgeville and the City of
Platteville with its university. The
major non-government employers are
Imperia Foods (cheese/dairy, 15
employees), Bowden Alexander
(hardware store, 10 employees) and
Rural Route One Popcorn (specialty
popcorn, 8 employees).
The village is comprised of 346 acres
and is accessed by USH 18 (east/west)
and STH 80 (north/south). The
downtown located six blocks north of
USH 18 on North Fountain Street. The
main commercial center is located on
USH 18. A unique attribute of the
village is it has a public swimming
pool, which is unusual for village of
this size.

Figure 2: the village is outlined in red and highlighted in light gray.

The geography of the village is undulating with a ridge along USH 18 with good views to the south, east
and west, and then the terrain rolls with the village center being in a bowl. The north section again is on
a higher elevation.
The village has little vacant land left to develop. Basically, these areas border the north and south ends of
the village. The north area would be for residential development and the south area, that area lying south
of USH 18, is a TIF district set with the desire for commercial or industrial type of development. It appears
that the most likely commercial development along the USH 18 corridor would be highway oriented
commercial uses oriented to the traveler or local tourist. The current popcorn store, ice cream shop and
antique store suggest that this trend would continue in the future as the growth factor.
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Assessment Information
The assessment and tax mill rate information was obtained from the Village Clerk. The total assessment
and tax revenue generated from this assessment is found below:
Total Assessed Value of Village -2018 (both Counties)
Village mill rate as of 2018
Total Annual Tax Revenue for Village of Montfort

$37,096,900
0.006422514
$238,255

Municipal Utilities
The village provides municipal water with one deep well with a maximum pumping capacity of 290,000
G/D, with peak use at 56,000 G/D and storage capacity at 200,000 gal. The sanitary sewer is provided by
a sand filtration system having 82,000 G/D capacity and 52,000 G/D daily use. These facilities have capacity
for future users.

Presence of High Voltage Transmission Lines (HVTLs)
Located outside of the city boundaries to the southeast of the village and travelling in a northeastsouthwest direction is a wood H-pole 138kV single circuit HVTL.

Before CHC Project Value
The Before CHC project value of the Village is assumed to be the assessed value of the village which is
$37,096,900.
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The Cardinal-Hickory Creek
Project and Its Impact on the
Village of Montfort

#190118 – Village of Montfort Appraisal – Page 15

The Project
The Cardinal-Hickory Creek Project (CHC) is a proposed 345kV HVTL running from the Hickory-Creek
substation in Dubuque, Iowa, to the Cardinal Substation in Middleton, Wisconsin. Depending on the
approved routes, this project is proposed to be 84-105 miles long traveling from Cassville to Middleton. A
high percentage of this line will be sharing easement locations with existing HVTL easements, road rightsof-way or other utility easements. As part of this project, there is a proposed substation(s) to be located
south of the Village of Montfort. This substation is proposed to be 22-acres in size. The CHC 345kV and an
existing 138kV line will be serviced by this substation as will be other energy producing facilities such as
the proposed Red Barn wind farm and the Badger Hollow solar farm. In the Village of Montfort area, the
substation is planned to abut the village limits to the south and, or to the southeast. The HVLTs are
planned to be transported by mono pole structures carrying two circuits (138kV/345kV) and two top wires
(for communication and lighting strike protection).

Figure 3: this is a project map showing the primary CHC line in blue with alternate routes in other colors, placement of the
substations and the proposed solar and wind farms.

The issues at hand with the proposed CHC project with regards to the Village of Montfort relate to the
aesthetics of the HVTL, the substation and proposed auxiliary power plants surrounding the substation.
The next page illustrates this with before and after views as you approach the village traveling westerly
along USH 18.
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Before View of the Entrance Into the Village of Montfort along USH 18

Figure 4: this is an illustration of the entrance into the village traveling west along USH 18.
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After View of the Entrance Into the Village of Montfort along USH 18

Figure 5: this is an illustration showing the placements of the HVLTs and Red Barn wind farm as you would enter the village traveling west. The proposed substation(s) are
not illustrated here, however they would be located just south of the green roofed storage building in the foreground to the left of the green “welcome to Montfort” sign
along the highway, and, or next to the farm seen in the background to the left of the green roofed storage building. This substation will be approximately 22-acres in size.
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We do not have an illustration of the proposed substation and we could not find a mock up of the proposed substation, so we found this
example of a large-scale substation in Daleville, Virginia. Note this substation is for 765kV and 345kV HVTLs which would be larger in format than
the proposed CHC substation, but it gives the reader an idea of the size and view of the facility.
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Concerns of Citizens

The CHC project has brought out the concerns of the citizens of the village and those living nearby. At an
April 11th, 2019, open meeting to the village regarding this project the following comments were
expressed:
•

Montfort is a bedroom community, quiet and people live and move here for the quiet. The
businesses on Military Ridge will be the most impacted by the project and the ones close to the
substation will have the biggest impact. The village is the pathway to Madison and Prairie de Chen,
will this be bypassed after the project is in? The substation has the greatest impact and the tax
revenue is an issue as the property values will be depressed, others will move out and lower
income families will move in which will increase the intrastate cost with lower tax revenue
available. So, property taxes will have to go up to cover the loss. – Pat Raimer (Village Board
Trustee, works for the U.S. Postal Service).

•

A lot of people stop by the village to stop for dinner or refreshments including trout fishermen,
those from the larger cities who are touring for the scenery. They stop by local businesses for
supplies, gifts, snacks and the like. This substation will be a magnet for surrounding energy
projects like the Red Barn wind farm and the solar farm and what will be the economic impacts
of these projects to the village, to businesses? I served on the Smart Growth Planning Committee
and we looked 20-yrs ahead and decided that the village will be a bedroom community, keeping
a rural feel, to continue with the agricultural and scenic beauty, and the CHC project will not
enhance the view nor beauty. – Don Pluemer (Village Board Trustee, owner of automotive repair
facility fronting on Hwy 18).

•

I have worked in the creamery business for years and through those years I have dealt with stray
voltage issues in the dairy industry. Most of my experience was in Iowa. And, I know these issues
will impact property value. Also, knows that the Citgo Station is for sale fronting Hwy 18 and
backing to the proposed substation, and that the party looking to buy it is concerned about the
how the project (and substation) will impact the value. – James Schmitz (Village Board President,
retired).

•

This area has a real good live stock and proud agricultural economy. There is a large co-op in town
and two veterinarian clinics in town. About 10-years ago a local farmer sued the co-op for stray
voltage and won a large settlement. I am concerned about the stray voltage of the CHC HVTLs and
the city-sized substation, which is bound to bring more electrical infrastructure, alternative power
sources and none of that power will be used in the village. I am concerned about the stray voltage
impacting the animals in the area. – Dr. Rick Connolly, DVS (veterinarian in village).

•

I am concerned about the tax revenue drop due to a drop in property value. – Loras Winders
(Director of Business & Finance, Iowa-Grant School District).

•

I am concerned about the EMFs and what effect that will have on the animals, livestock and
people. – Doug Stockley (landowner outside of the village).

•

I am concerned about the impacts of negative perception that people may have based on recent
studies. – Dr. Jack & Donna Jinkins (retired DVS).
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•

I own a 181-acre farm on the outskirts of the village and have been there for nearly 50-years and
have a big concern of the aesthetic of the CHC project on property value and use. The HVTLs are
up to 17-stories tall. I’m concerned about the EMFs and believes that Wisconsin is becoming an
electrical power area. – Dr. Gloria Belken, EDD (SOUL Board Member, educator).

•

I’m concerned about the stray voltage of the CHC project. -Jim Lepeska (local farmer for 65-yrs).

•

I agree that perception drives value. – Jerry Adametz (local Realtor).

Other comments that were expressed were:
➢ Are we going to become an industrial energy center?
➢ Concern about reduced property values and tax revenues.
➢ How this project will impact the agricultural industry in the area, including the livestock and dairy
industry.
➢ This large substation will attract energy generation plants like large scale solar and wind which
will further reduce the bedroom appeal of the village and negatively impact the scenic beauty of
the area.
➢ The village created a TIF district along the south corridor of USH 18 and that is the only area left
in the village for any growth and expansion, which is right in the path of the CHC project and
substation.
This appraiser has also received several personal letters regarding the CHC project and its impact to the
Village of Montfort. These letters all tell a story of concern and a sincere belief that the project will
negatively impact the community, the vitality of the bedroom community and the scenic beauty that the
village is know for. These letters follow.
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Letters from Concerned Citizens

April 18, 2019
Public Service Commission of Wisconsin
Hill Farms State Office Building
4822 Madison Yards Way
Madison, WI 53705

Dear Commissioners:
My name is Brian Hach and I am a banker at a community bank located in the Village of Montfort with
additional offices located in Southwest Wisconsin. I have lived in the community my entire life having
graduated from the University of Wisconsin – Platteville and making this rural community my home and
where I work. I have been a mortgage, business, and ag lender for the past 20 years with the last three
years being based in Montfort serving the area communities.
The Montfort community attracts a wide array of residents from retirees to families who work from
home and commute to work in larger cities. There are many recreational properties in the area that
are owned by people who live in cities. There are tourists who travel through the community to area
attractions who frequent our hospitality businesses and enjoy the numerous outdoor recreational
opportunities. The Montfort community is also heavily dependent on the agricultural sector that
includes several agri-businesses and farms.
It is my fear that the proposed Cardinal Hickory Creek High voltage transmission line will deter people
and businesses from moving into the community, cause tourists to take alternate routes, and for land
values to be negatively affected which all would impact me personally and professionally.

Sincerely,

Brian E Hach
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From: Don Leix <donaldleix@gmail.com>
Date: April 22, 2019 at 10:01:42 AM CDT
To: Don & Julie Pluemer <djpluemer@charter.net>
Subject: Don’s comments
To the PSC:
My name is Don Leix. I reside at 74 Badger Hollow Road in Eden Township with a Montfort, Wi mailing
address. My family operates a 650 cow dairy operation located at 3041 County Road XX, Montfort, Wi
and owns property on both sides of US Hwy 18 from one half mile west of Montfort to 2 miles east
towards Cobb.
I have lived here my entire life- attending Cobb Grade School, Iowa-Grant High School and graduated
from U-W Madison in 1978 with a degree in Dairy Science.
We are concerned that the proposed Cardinal Hickory Creek power line will adversely affect our farm
operation as well as have a negative effect in the rural feel of the area we live in. Many of my concerns
are summarized in the DATCP environmental assessment on page 74. I will touch on a couple of our
main concerns here.
1. With the proximity of the line to our dairy operation, we are concerned about the high amount of
voltage and the potential for stray voltage problems. Dairy cows and livestock are very sensitive to these
issues.
2. We have employees and friends and neighbors that live along Hwy 18 that the lines will go right over
top of and are concerned about the magnetic effects in their residences as well as the loss of property
value since the line will be so close.
3. We are concerned about the loss of our farmland values with a large substation and high voltage
power lines crossing over.
4. We are concerned more power poles in our property will disrupt planting, harvesting and drag-line
manure application as the power poles will have to worked around.
5. More and more farm equipment is using GPS guidance for operation and are concerned the high
voltage lines could disrupt the ability to use these emerging technologies.
6. If the line goes down Hwy 18, the poles will most likely jut into the fields and affect the ability to plant
and harvest in straight rows.
7. Our property is being shown as an alternate site for the substation and another area for a lay down
site. There has been no communication from ATC with us about how this might affect us.
These are just a few of our concerns. I also am concerned about property values for the village of
Montfort and surrounding area, as well as the potential for more development of transmission lines
crisscrossing the area. I also feel the enormous poles will be a detriment to the rural landscape that
those of us that choose to live in this area cherish.
Thank you,
Don Leix
608-574-1790
donaldleix@gmail.com
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DATE:

April 19, 2019

TO:

Kurt Kielisch, Forensic Real Estate Appraiser

FROM:

Marjean Addison-Jasso
406 E. Park Street
Montfort, WI 53569

SUBJECT:

Cardinal Hickory Creek Comments

I am writing in opposition to the proposed Cardinal Hickory Creek (CHC) transmission
lines coming through southwest Wisconsin. I have always boasted about growing up
(and again living here) and sharing with others, the unscathed beauty of the Driftless
Area of southwest Wisconsin – and now the ATC/CHC is threatening to destroy this,
and it will never be able to be reclaimed.
Southwest Wisconsin is a rare beauty. I grew up on a farm one mile outside of the
village of Montfort. I am currently a resident inside Montfort and landowner of my family
farm. I moved away after graduating from school in 1977. My husband and I moved
back purposely in 2009 to get away from the city filled with transmission lines, concrete,
pylons, traffic and so called “progression”. I am an avid hiker, road bicyclist, road
walker, and teacher of fitness classes. I have been blessed to be able to partake in
these activities and immerse myself in our Driftless Area while regenerating, destressing and meditating in the peace, quiet and beauty. If the CHC transmission line
and the proposed sub-station are approved, the peace, quiet and beauty of southwest
Wisconsin will no longer exist.
On the south edge of Montfort, the village retains ownership of acreage. This is the
only area where Montfort can expand for potential businesses. No business will want to
reside there with the existence of a huge substation next door. The CHC takeover will
also destroy the tourism industry that Montfort businesses depend upon, as those that
seek the serenity of southwest Wisconsin will find it elsewhere – they are not looking for
the “dumping ground” that Montfort would become due to CHC/ATC. My husband and I
believe in supporting and utilizing our local businesses, but residents are not enough to
sustain them, we need the tourism industry to continue.
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Not only will the CHC/ATC line disrupt the growth possibilities of Montfort, it will disrupt
our rural farming communities from Middleton to its goal of Dubuque, Iowa. Hard times
have fallen on our farmers. Placement of transmission lines will be detrimental by
taking away productive land that sustains farm and family. Pests, disease and
contamination of soil, which can devastate a farming operation, can be spread over the
125-mile project. The CHC line will cause many inconveniences and hindrances, as
well as hurting our farmers economically. The simple life and aesthetics of southwest
Wisconsin is the reason so many Amish and Mennonite families/communities moved to
this area over the last couple decades.
The CHC will also jeopardize our endangered and threatened species by disrupting the
habitat they require by disturbing their nesting seasons, and pushing them away into
environments they cannot exist or thrive in. The Endangered Species Act was created
to protect endangered and threatened species and their ecosystems needed for their
survival. The PSC publication, “Environmental Impacts of Transmission Lines”, states
“construction and maintenance of transmission lines might destroy individual plants and
animals or might alter their habitat so that it becomes unsuitable for them. For
example, trees used by rare birds for nesting might be cut down or soil erosion may
degrade rivers and wetlands that provide required habitat”. In addition, this publication
says the construction of transmission lines will interfere with the flying and migratory
patterns of various species of birds.
The American Transmission Company (ATC) states this project is needed – what they
fail to advertise is that the residents of southwest Wisconsin receive no benefit from the
increase of capacity as it will be “shipped” away to another location(s). Per a March 24,
2019, article in the Wisconsin State Journal, “1998 Law To Speed Approval of Utility
Projects Creates Challenge in Controversial Power Line Case”, the sales of electricity in
Wisconsin has been “relatively flat since the Great Recession”. The ATC states this
project will reduce the overall cost of delivering electricity. However, in the state of
Iowa, residents’ utility bills jumped an additional $65 per month due to the ATC. How is
that reducing the overall cost? What we also know is the implementation of this project
and the hike in our utility bills will produce a guaranteed 10% return to its investors. It is
said that only 60% capacity of the current 168kV line is being used, meaning the supply
is far greater than the current demand.
The ATC states this project is in response to the public to gain access to additional
resources. Suspicious how the ATC proposal came first, and then landowners were
approached by the wind turbine and solar panel companies. The ATC is not up front on
the “renewable energy”, as only 10% of renewable energy is transmitted, the balance is
actually carbon based. Even the vice president of Project Resources Commission, Jay
Regnier, was quoted as stating connecting the proposed wind towers to the existing
transmission lines is not an issue. If this is the case, the CHC is an antiquated, out-ofdate proposal when it can’t support more than 10% green energy.
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Our U.S. Senator Tammy Baldwin opposes the proposed CHC line. She has asked
that “a meaningful analysis” of alternatives take place. Wrongly, energy alternatives
have not been considered. So, how can this CHC transmission line proposal be
fair? Consider lower carbon emission alternatives. Consider burying transmission
lines, or locating the transmission lines near the location it is intended for.
Mr. Kielisch, I thank you for your years of tracking and researching the impact of
transmission lines on property value. Your 2005 study of the ATC Zone 4 area in
Northeast Wisconsin (Rolling & Company, 2005), reveals the existence of transmission
lines dropped the value of property and land sales by 12%. Page 18
of https://psc.wi.gov/Documents/Brochures/Enviromental%20Impacts%20TL.pdf refer
s to the effects ATC lines have on the price of land..
In closing, there are so many more wrong reasons, than right reasons, for the Cardinal
Hickory Creek transmission line. I ask you to please take into consideration all of my
above points, and statements of others that have submitted comments; as well as the
impact upon the residents of southwest Wisconsin. The PSC “Environmental Impacts
of Transmission Lines” informative publication, found at
https://psc.wi.gov/Documents/Brochures/Enviromental%20Impacts%20TL.pdf ,
addresses all the reasons needed to assess the Environmental Impact Statement and
being opposed to the CHC line.
Sincerely,
Marjean Addison-Jasso
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Pat and Barb Kroll
We live north of Montfort, and have lived on the home farm for over 50 years. I milked cows until last
December. I sold the cows and took a job with Scenic Central Milk Producers as a field rep.
Barb has been a volunteer for the Montfort Rescue Squad for more than 30 years, and has been the
chief for 10 years.
Our greatest concern for the ATC lines are the land values dropping in our area. Our area is a mixture of
crop and recreational land, and buyers will look other places to buy. With the 20 acre substation in
Montfort, power poles and wires will be seen for miles.
The Montfort area has many dairy farms, which will leave to other areas that have less risk of stray
voltage. Being a field rep it is my job to procure milk, and traveling more miles to get the milk will cost
more in trucking the milk to different milk plants.
We believe the village of Montfort will eventually disappear as we know it today.
Thanks
Pat and Barb Kroll
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Cardinal Hickory Project Letter
My name is Dave Swanson and I live at 5940 Stanton Road, Harrison Township in rural Platteville.
Currently I have a Scenic Rivers Cooperative transmission line that supplies electricity to my house, a
Dairyland Power line across from my house to the West and an ATC Transmission line to the South of my
property. The current ATC Transmission line is the alternate route for the Cardinal Hickory Creek

Project. The proposed electrical line, with 170 foot poles, will dwarf mature 60-70 foot trees and
dominate the visual landscape of the Driftless Area. The change in the landscape along the transmission
lines will reduce my property value significantly. Studies have shown that transmission lines reduce
property values by as much as 50%! This is documented by appraisers in areas where the lines have
already been constructed. If you can see this line, the value of your property will go down?
As a homeowner, we strive every day to save on electrical costs through insulating walls and ceilings,
using LED bulbs throughout our house and buying efficient appliances. By being more efficient in our
daily practices we create lower demand for electricity, resulting in lower electrical bills for ourselves.
Building additional transmission lines will negate our savings from best practices and increase our total
electric bill because the cost of construction will be passed on to the ratepayer. Examination of
electrical bills, after construction of the ATC line in Iowa, showed an added charge of 3 cents per

kilowatt hour. In 2017 my average monthly electric bill from Scenic Rivers Cooperative was $80.67 (736
kwh @ a rate of .109600). The additional charge of .03 per kwh would result in an average increase of

$22.08 per month or an additional 27%.
Should we need more power in the future it would be more beneficial to use wind and solar power
generated in our immediate area rather than shipping electricity from distant power plants.

But that is

not the case presently as electrical usage is flat or declining because of the best practices by rate payers.
This flat energy demand has been achieved by individuals replacing appliances and lights with more

energy efficient products.
There is no justification for the negative impact the Cardinal Hickory Creek Project will have on property
values, electric rates and the environment of the Driftlesss Area.
Dave Swanson

5940 Stanton Rd., Platteville, Wl 53818
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My name is Don Pluemer. I have lived in the Montfort community my entire life.

I own an auto repair

business in the Village that was started by my father in 1952. I started working in the business with my
father in 1978. 1 have been involved in the community my entire adult life. I served as a volunteer EMT
on the Montfort rescue squad for 17 years. I currently serve on the board of the Harry and Laura Nohr
Chapter of Trout Unlimited a local conservation group that has restored miles of streams in the Elue
River Watershed. The Blue River flows just north of Montfort. i have also served the last 6 years as a

Montfort Village Board trustee. In addition, I was on a committee that created the smart growth plan
for the Village of Montfort 10 years ago. We were tasked with trying to create a vision of what we
wanted our community to look like 20 years into the future. Part of the vision statement stated we
wanted to see agriculture in the surrounding area flourish and we also wanted to protect the scenic
beauty that surrounds our village. Never in our wildest dreams could we have envisioned a project like

CHC that will be so detrimental to this vision.
Like many small rural communities Montfort has changed over the years. Most of the residents who live
in Montfort work outside the Village, but make Montfort their home because they have an appreciation
for the quieter small town way of life. Although many residents have lived here all their life, we continue
to have new people move into the Village for the reason stated. I am convinced this project will cause

people to look elsewhere when choosing to find a place to live. There are many small businesses in
Montfort, including a grocery store, a hardware store, gas stations, restaurants, auto repair shops, an
agricultural implement dealer, a medical clinic, 2 veterinarian offices, an agricultural feed supply store, a
cheese factory, a day care, and several small retail shops. These businesses not only rely on the
patronage of the residents of the village, but also on many people from outside the village limit who are
a part of our greater community. A majority of these folks are farmers.

This area of Wl relies heavily on agriculture as part of our economy. Not only would this CHC project
with the proximity of its mega sub-station and power lines negatively impact the village, it would also
directly impact the value of the surrounding agricultural land and the livelihood of the landowners. This
would have a trickiedown effect and harm the village of Montfort, its businesses and residents. My
concerns not only include the financial downside to the Village, but also the ugly aesthetics that the CHC
project will stamp on the edge of our village. I have yet to have someone explain to me the need of the
mega sub-station in conjunction with this transmission line project. I fear that this sub-station will only

bring more power line projects and congestion to our community. The CHC project will certainly affect
tourism in Montfort and the surrounding area. Studies have shown that trout fishing in the driftless area
is a billion dollar industry. The Blue River is a premier trout steam and a destination for many anglers
who support our many businesses. Tourists and fisherman will no longer strive to come to this area
because the natural beauty will be so irreversibly altered by the CHC project and the probable future

expansions this mega sub-station will most certainly bring.
Don Pluemer
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The Impact
It is clear that there are a number of citizens that believe the CHC project will negatively impact the Village
of Montfort. Primary to these concerns would be how the aesthetic of the whole project will impact
property value. It should be clear, that when we talk about the whole project it means not only the
substation(s) and the 345kV HVTL, but also what is proposed to follow this project in the way of electrical
plant generation, i.e. the Badger Hollow solar farm and the Red Barn wind farm.
The Badger Hollow Solar Farm has submitted
a permit application to the Public Service
Commission (PSC) for the approval of the
solar farm and location just east of Montfort.
This project is to be located in Mifflin, Eden,
and Linden townships, Iowa County, and will
be approximately 3,500 acres in size. (Please
see project map on the right.) The Farm is
being proposed by Invenergy, a Chicago
based worldwide energy generation and
storage company. Invenergy states that the
Farm will generate 300 megawatts of
electrical power per year. The basic
configuration of the solar panels will be single
axis tracker panels with DC wiring (either
above or underground), having a 15ft
maximum height at the highest point and 2ft
at the lowest point, with an average height of
6ft. The panels are to be arranged in a northsouth array orientation facing east to west in
rotation as the sun proceeds across the sky.
The Red Barn Wind Farm project is being proposed
by a PRC Wind Minnesota energy developer who
currently has two meteorological elevation towers
erected in the proposed area. The proposal is to build
a wind farm comprised of 25-30 wind turbines in the
townships of Clifton and Wingville just west of
Montfort. This project is to cover 10,000-12,000
acres of farmland and is proposed to generate
100MW of energy. The location of the wind farm is
illustrated on the figure to the right.
Both of these projects are intimately related to the
CHC project and cannot be ignored in the overall
impact analysis. Therefore, we will look at each
aspect of this project and their impacts to property
value.
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HVTL Studies
Our studies relating to the impact of HVTLS have shown that they have a negative impact on all types of
property values. Most of the studies have focused on either farmland or residential properties. These
studies have indicated a loss ranging from -5% on the low end to nearly -50% on the high end. A
summary of these studies follows.

HVTL Studies- Agricultural
▪

HVTL Impact on Agricultural Land Value in Central Illinois (2015, updated 2016) (Kielisch, Sanders
& Colwell, Ph.D., Forensic Appraisal Group, Ltd). This study compared land values of vacant
agricultural land in the Christian, Logan, Macon, and Sangamon counties located in Central Illinois.
The properties all had the same highest and best use of agriculture. The time period was 2010
through 2014. All sales information was obtained through the assistance of Illinois Land Sales
Bulletin and confirmed through the PTax (Illinois Real Estate Transfer Declaration), sales deeds
and, either the buyer or seller (not all sales were confirmed by buyer or seller). A total of 70 sales
were utilized, of which 6 were encumbered with a 345kV HVTL easement and 64 were not
encumbered. A multiple regression analysis was utilized to extract the impact of the 345kV HVTL.
The regression model indicated that the loss created by the easement was measured by a
coefficient of 2.47 times (247%) that of the fee value of the easement. This study had an R2=.961
or 96.1%, with an adjusted R2=.955 or 95.5% indicating that the HVTL coefficient explains 96% of
the value difference. This coefficient times the acreage of the easement divided by the total
acreage gives the predicted percent of the impact of the HVTL. Put in practical terms, a 4.00-acre
easement encumbering a 60-acre parcel would have a -16.5% overall impact on the parcel (4.00ac
easement x 2.47= 9.88ac, 9.88ac ÷ 60.00 ac= 0.165, or 16.5%).
This study is part of the article entitled Electric Transmission Lines and Farmland Value accepted
for publication by the Journal of Real Estate Research (2017).

▪

The Impact of Electric Transmission Lines on the Value of Farmland (2015, updated 2016) (Jim
Sanders & Peter Colwell, Ph.D.). This study reviewed the Thomas Jackson Wisconsin study, used
only the agricultural land sales data, and tested for an impact using multiple regression analysis.
The study had 91 total sales of which 16 were encumbered by a 345kV HVTL line. A multiple
regression analysis was utilized to extract the impact of the 345kV HVTL. The regression model
indicated that the loss created by the easement was measured by a coefficient of 2.43 times
(243%) that of the fee value of the easement. This study had an R2=.847 or 84.7%, with an adjusted
R2=.796 or 79.6% indicating that the HVTL coefficient explains 80% of the value difference. This
coefficient times the acreage of the easement divided by the total acreage gives the predicted
percent of the impact of the HVTL. Put in practical terms, a 4.00-acre easement encumbering a
60-acre parcel would have a -16.2% overall impact on the parcel (4.00ac easement x 2.43= 9.72ac,
9.72ac ÷ 60.00 ac= 0.16.2, or 16.2%).
This study is part of the article entitled Electric Transmission Lines and Farmland Value accepted
for publication by the Journal of Real Estate Research (2017).

•

Town of Freedom & Center HVTL Mini-Study (2018) (Forensic Appraisal Group, Ltd.). This study
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was based on the Towns of Freedom and Center, Outagamie County, Wisconsin. The parameters
of the sales search were all agricultural sales greater than 30 acres, sold in the townships of
Freedom and Center, at least having 70% of open land, no waterfront, and sales dated from
January 2012 to December 2015. A total of fourteen sales were found of which three were
138/345kV or 115/345kV HVTL encumbered sales (all bisections), three were encumbered with a
138kV HVTL (one front, one fence line, and diagonal location) and eight unencumbered
comparable land sales. The study indicated the bisecting 138/345kV and 115/345kV encumbered
properties had a -33% to -35% impact on value. The 138kV fence line encumbered properties had
a -11% to -25% impact on value. Overall, it can be observed that the combo (115)138/345HVTLs
had a much greater impact on property value, especially since they bisected the parcel, and the
138kV HVTLs at the fence line location had a smaller impact.
▪

Town of Greenville 345kV HVTL mini-study (2018) (Forensic Appraisal Group, Ltd.). This study was
based in the Township of Greenville, Outagamie County, Wisconsin. The parameters of the sales
search were all agricultural sales 7 to 30 acres, sold in the township of Greenville, at least having
70% of open land, no waterfront, and sales dated from January 2010 to December 2011. All sales
had the capacity to be changed in use to limited residential development. A total of five sales
were found, three bisected by a 345kV and two not encumbered. The encumbered sales indicated
an impact to value ranging from -32% to -44%.

▪

Town of Freedom HVTL matched pair analysis (2017) (Forensic Appraisal Group, Ltd.). Nine
agriculture land sales were used in this analysis. Two were encumbered with HVTLs, one a
115/345kV line running along the fence line then a diagonal cut and the other having two separate
HVTLS, a 115kV and a 345kV both bisecting the parcel. Seven unencumbered land sales were used
to and adjustments were made for market trend and other factors different from the encumbered
sales. In the end, the impact of the HVTLs was isolated to have a -18% overall impact (range was
-16% to -20%).

▪

An Impact Study of a 345kV Electric Transmission Line on Rural Property Value in Marathon County
- Wisconsin (Kurt C. Kielisch, Appraisal Group One, 2006). This study focused on the impact a
345kV line, known as the Arrowhead-Weston line, had on property value. This power line was a
345kV electric transmission line, having steel single poles ranging in height from 110ft to 150ft,
single and double circuit lines, having a 120ft wide easement. The study compared sales within a
2-year time period (January 1, 2004, to December 31, 2005) in Marathon County, Wisconsin,
focusing the area to the Townships of Cassel and Mosinee. This study used 14 land sales, of which
5 were encumbered with the power line and 9 were not. A simple regression technique and
matched pair analysis were used to extract the value impact. The study concluded with a finding
that when the power line traversed the property along the edge, such as a back-fence line, the
loss was as low as -15%, and when it bisected a large parcel the loss was as high as -34%. The
properties were all raw land sales with either agricultural or residential land use.

▪

During the year of 2012-2013 Forensic Appraisal Group Ltd has completed nearly two dozen
comparable sales analyses of agricultural property in Stearns County, Minnesota. These
properties were all agricultural properties used for rural residential home placement (limited to
one per 40 acres) and cropland. The analysis compared unencumbered agricultural land sales to
land sales encumbered with a 400DC HVTL line easement. All the sales were confirmed by the
buyer, seller, or party to the sale. The analysis consistently found a loss range of 12-15% for
properties being encumbered with along the fence line and 18-22% for properties encumbered
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by a bisection or diagonal.
▪

Gilford Township Paired Analysis, Michigan (2014) (Forensic Appraisal Group Ltd). A sale of 78.05
acres of agricultural land located on Fairgrove Road, Gilford Township, Tuscola County, Michigan,
took place on April 17, 2013, for $490,000. The grantor was Alex Bondarenko Irrevocable Trust,
and the grantee was Randall and Judy Humpert. The document was Trustee’s Deed #1277/919.
This parcel was level, had a crop CPI of 133 and had two barns used for storage. The property also
had an ITC 345kV HVTL easement running diagonally through the property, running from the
northeast corner to the southwest corner. The easement was 200ft wide. A sales analysis
comparing twelve comparable properties that were not encumbered with an HVTL easement
indicated that the impact of the HVTL ranged from -16% to -18%. Mr. Humpert (buyer) confirmed
the sale and stated that the presence of the HVTL negatively impacted the property value and its
use. He also stated that he has had negative experiences with HVTLs. These findings were
consistent with our other studies.

•

McAlpine Trust Paired Sales Analysis, Michigan (2015) (Forensic Appraisal Group Ltd) The
McAlpine Trust sold four properties located in the Town of Fairgrove, Tuscola County, Michigan,
on the same day by competitive bid. Two of the sales had a 345kV HVTL running diagonally
through the property. Two of the properties did not have the HVTL but were either abutting these
parcels or within one mile from the HVTL properties. The highest and best use was agriculture for
all four properties. The property sizes ranged from 20 acres to 80 acres. One HVTL encumbered
property had a wind turbine on it and retained the lease income stream. One unencumbered
property had a small residence on it whose future use was questionable.
A matched pair analysis was completed between these properties comparing the unencumbered
properties to the HVTL encumbered ones. After making adjustments for the wind lease income
and the residential improvement, the matched pair indicated the HVTL had a -20% impact on the
overall property value.

▪

An HVTL Comparative Sales Study in St. Clair County, Michigan (2015 (Forensic Appraisal Group
Ltd). This study was completed in 2014 and used a total of 18 agricultural land sales. All the land
sales were utilized for agricultural purposes, covered nine counties, and sold from 2010 to 2013.
Of the 18 sales, 12 were unencumbered and 6 were encumbered with a 345kV HVTL having metal
lattice support structures. The encumbered sales had an even mix of fence line and bisection
easement locations. In summary, the analysis indicated fence line locations had a minimum of a 11% impact and bisections a -24% impact. Graph analysis of the sales indicated a -16% impact
across the spectrum (this impact did not differentiate between locations).

▪

Paired Sales Analysis for an HVTL, Stearns County, Minnesota - 2013 (Meeks Appraisal &
Consulting, Inc.). Mr. Meeks, on an assignment for the property owner, completed two paired
sales analyses of large acreage agricultural land in Stearns County, Minnesota. One was
encumbered with an HVTL and one comparable property was not. His first paired sales analysis
was for a 92-acre unencumbered agricultural property in St. Martin Township that was matched
with a 149-acre encumbered parcel in Lake Henry Township. The encumbered parcel had an HVTL
running along the fence line of the whole property. The two properties were very similar with the
only differences being the date of sale and crop productivity index. The encumbered property
sold 10 months after the unencumbered parcel and had a slightly lower CPI (66 to 60). After both
of these differences were adjusted the result indicated the encumbered parcel sold for 16% less.
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Mr. Meeks’ second paired sales was for an unencumbered 80-acre parcel located in North Fork
Township that sold in July 2008, which was matched to an encumbered 340-acre parcel in Getty
Township that sold in November 2008. The encumbered parcel had an HVTL bisecting the north
portion then veering away from the property to the southeast. Both parcels were similar,
requiring no adjustment, indicating the encumbered parcel sold for 26% less than the
unencumbered parcel.
This small study indicated that an HVTL has a negative impact on agricultural property value and
this impact varies depending on the location of the easement. A fence line location had a 16%
diminution of value, whereas bisection on part of the property had a 26% diminution.
•

Shawano County Matched Pair Analysis for an agricultural property - 2017. This study was for a
138/345kV HVTL bisecting an agricultural property. The analysis concluded a -20% impact on the
overall land value due to the presence of the HVTL.

•

Shawano County Paired Analysis – 2018. This study included two 138/345kV HVTL encumbered
sales in two different townships paired with similar properties in the township. The analysis is
found the impact due to the 138/345kV between -17% for a bisection and -20% for the front
location.

HVTL Studies- Residential
•

The Pricing of Power Lines: A Geospatial Approach to Measuring Residential Property Values
(David Wyman & Chris Mothorpe) (2017). This study used a sample of 5,455 vacant lots sold in
Pickens County, South Carolina and extracted a value impact of -44.9% for property adjacent to
the HVTLs and an impact of -17.9% for properties not adjacent and up to 1,000ft away from the
HVTLs. This study applied four geospatial approaches: buffer zones, straight line distance,
viewshed and tower visibility.
This study was published in The Journal of Real Estate Research in 2017.

•

Residential Home Sale of Rural Property Encumbered by a 345kV Easement. The property is
located at 18109 260th Street, Richmond, Minnesota, and is a 10-acre rural residential property
zoned A-40. The property is improved with a 2,596sf two-story residence with an attached garage
built in 1991 and of average quality and condition. There are three outbuildings on the property
including a pole barn (40x72ft), granary (with a workshop), and a concrete block two-car garage.
The property is partly shielded from the road by a small wooded patch. Appraiser Roxanne
Montebello (Turnkey Appraisals) valued this property in the before taking condition at $315,000,
as of October 10, 2011. Ms. Montebello submitted this appraisal to her client, Steve Quam of the
Fredrickson & Byron law firm (Minneapolis, MN) for the taking a CapX 345kV HVTL easement
going through this property. Northern States Power Company acquired the property through a
Minnesota “buy the farm” action.
The CapX easement was placed along the whole front of the property running east to west, being
150ft wide and approximately 872ft long, equaling 3-acres. To create this easement some of the
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wooded area between the road and farmstead was removed. The HVTL was a two circuit, 345kV
line with a 140-170ft tall monopole which was placed near the driveway. The easement was
approximately 150ft from the residence.
This property was later sold on March 26th, 2013 (18 months later) for $244,000 to Joseph Doubek.
During this time period, the property had not changed other than the HVTL easement. Without
computing any potential change in overall property value due to the time difference, the before
and after comparison in property value indicates a loss of $71,000 or -22.5%. Ms. Montebello’s
earlier appraisal had estimated the total loss & damage due to the presence of the HVTL easement
at $11,800, a loss of -3.7% of the Before value.
•

A sales analysis of the property located at N8602 CTH D, Town of Deer Creek, Outagamie County,
Wisconsin. This is a single-family home located on 3.19 acres in the rural area of Outagamie
County. The home was a ranch style residence with 1,500sf GLA, attached 2-car garage, 8/3/2
room count, full basement and was in average condition overall. The property also had a 104ft x
52ft pole barn and two other outbuildings. There were two appraisals completed on this property,
one by the condemnor (ATC) and one by the property owner.
The average Before taking value
of the two appraisals was $221,000. The property was then improved with a 345kV & 138kV
electric transmission line having 126ft pole height and was placed along the roadside reaching
68ft into the property. The edge of the easement was in less than 20ft to the residence, however,
the placement of the pole was as close to the roadway right-of-way as possible. The condemnor
American Transmission Company (ATC) purchased the property and installed the transmission
line. Then they upgraded the property with new paint, doors, sinks, dishwasher, and flooring, plus
cleaned the premises and outbuildings. ATC put the property on the market asking $179,900 a
number established by the appraiser for ATC as the After value. It was sold for $128,500 10
months after ATC purchased it.
The Before taking average value was $221,000. The property was then improved and upgraded
at an expense estimated to be $8,000-$10,000, then resold 10 months later with the transmission
lines in place for $92,500 less or 42% less. The only differences between the Before taking
market value and After taking sale price were the transmission line and time. A review of the
Outagamie County market between November 2008 and September 2009 shows only a small
downward trend in rural residential property value, therefore the biggest part of the loss is
attributed to the presence and near proximity of the transmission line that being 38%-40%.

•

Transmission Lines and Property Values State of the Science (Electric Power Research Institute
[EPRI], 2003). This study completed by EPRI for the benefit of its electric utility members reviewed
the issue of property values being impacted by electric transmission lines by summarizing
research they had on the subject. Essentially, they concluded that the results are mixed, some
cases showing a loss in value ranging from 7-15% with appraisers who had experience with valuing
such properties, to having no effect. Interestingly, it appeared in their survey that appraisers who
did not have experience valuing such properties tended to overrate the negative effects.

•

American Transmission Company, Zone 4, Northeast Wisconsin - High Voltage Transmission Line
Sales Study (Rolling & Company, 2005). This study researched the impact that high voltage
electrical transmission lines have on property value in the northeast Wisconsin area.
They
collected information on 682 land sales of which 78 involved lots near a transmission line corridor,
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but not directly encumbered by the transmission line. Their conclusions were: (a) easement lots
sold at about 12% less than lots located over 200ft from the transmission lines, and (b) no clear
impact on “proximity” lots those that lie within 200ft from the easement area but are not directly
subject to the easement.
•

Properties Near Power Lines and Valuation Issues: Condemnation or Inverse Condemnation (David
Bolton, MAI. Southwestern Legal Foundation. 1993). This study cites a number of studies that
prove a loss of property value due to proximity to an electric transmission line and then cites his
own study. His own study found that in the Houston area assessed values of properties that
adjoined a power line easement had a 12.8% to 30.7% lower assessment than the average homes
not on the line, but in the same area. He also found that: (1) many buyers refused to even look at
such properties; (2) such properties took at least twice as long to sell; (3) some brokers said such
properties can take three times longer and finally sell at a 25% loss of value, and (4) overall homes
adjoining transmission line easements took six times longer to sell and experienced a 10% to 30%
loss in value.

•

Analysis of Severance Damages (James Sanders, SRA, 2007) This study completed an analysis of
the impact of a transmission line through the middle of the Continental Ranch subdivision outside
of the Tucson, Arizona area. This subdivision had a wood H-pole high voltage electric transmission
line running through a portion of the subdivision. The author compared the residential lots
abutting the easement to ones that were not. All lots abutting the easement were much bigger
than the non-easement abutting lots. The author used improved properties for his study and by
the use of regression analysis isolated many variables of value for an improved property to
remove them from the analysis. In conclusion, through extensive use of the regression technique,
the author finds an overall loss of the improved properties abutting the power line easement at 12%. This loss is attributed to both the land and improvements. However, the author notes that
the lots are typically twice the size of the non-easement lots. When the size of lots was factored
the overall loss to the land only was factored at -40%. It should be noted that the residences were
at a distance from the power line.

•

Sandy Meadows, Weston, Wisconsin. This is a subdivision of average quality homes all
constructed and developed by the same builder Tappe Builders which kept the quality of
construction relatively identical. The development was located on the outskirts of the Village of
Weston, had 187 sales of prefinished spec homes being either ranch, bi-level or 2-story colonial
styled homes, had underground utilities and an HVTL easement bisecting the development. The
builder informed the appraiser that he discounted the homes backing to the power line and did
not build any more than one spec home at a time along the HVTL easement. In contrast, he
typically constructed 10 spec homes at a time outside of the easement area. A comparative
analysis of the 45 homes that sold with the HVTL easement traversing their backyard to the 142
homes that sold which did not have a direct influence on the HVTL easement was completed. This
analysis showed: (1) bi-level homes (850sf-1,000sf) encumbered with the HVTL in the backyard
showed an impact of -13% to -14%; (2) ranch homes having a GLA range of 1,200sf-1,300sf showed
a -17% loss of value; and, (3) the larger the home (i.e. more expensive) the greater the impact of
the HVTL extrapolated to an impact of -26% for homes over 1,500sf. When the sales price was
compared to lot size the impact was similar indicating a loss range of -10% to -20%, again with the
larger, more expensive homes showing the higher end of the loss.
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•

Concord Creek, Mequon, Wisconsin. This sales analysis was based on an earlier one completed by
another appraiser. It included a review of all land sales and current listings in an upscale
residential single-family subdivision in Mequon, Wisconsin. The analysis included sales, listings
and an interview with the developer. The conclusions of the analysis were that the 138kV power
line easement that bisected the subdivision had a negative 15% to 21% impact on the lots it
abutted and a tapering of the impact as the distance increased, and that the lots abutting and in
close proximity of the HVTL were the most difficult to sell and took the longest time to market.

In summary, the impact of an HVTL on property value is a derivative of the size of the power line, how it
is placed in the view shed, the placement of encumbrance on the property, and the distance to the power
line. The larger the power line typically the taller the poles and the more circuits on each pole which tends
to increase the negative impact. The more predominate the HVTL is in the view shed the greater the
impact, even when distant. The greatest impact of locations is the bisection or diagonal location on the
encumbered property with the hierarchy of impacts decreasing as the location gets less and less
obstructive. And, the greater the distance the lesser the impact. The typical impact range is -10% to -20%
with impacts found on both ends of the spectrum depending the extremes of the factors listed above.
None of the studies included substations, however it would be logical to assume that the substations
would have at least a similar impact as the HVTLs and most likely a greater one due to their concentration
of electrical facilities and collection of HVTLs.

Wind Farm Impact Studies
The media generally portrays the impact of wind turbines on residential properties as negative, bringing
up fear factors and conflicting benefit, or no benefit issues. Overall, the qualitative factor is centered along
the lines of health, noise, flicker and viewshed. With regard to the question, “Do wind turbines affect
property value?” the two Centerville Township (Michigan) officials summed it up with this statement: “It
is totally counter-intuitive to suggest anything else.”
We have completed a number of studies on the impact of wind farms on property value. A brief summary
of these studies follows.
o

The Landsink (Ontario, CA) study found a loss range of -8.85% to -50%, with a loss average of 39% for residential homes within 664ft to 2,531ft of a wind farm.

o

The Appraisal Group One Wisconsin Study found a typical loss of 1-10 acre residential lots within
½-mile of wind turbines to be -19% to -40%.

o

The Clarkson University (NY) study of both residential and agricultural properties found a loss
ranging from -15.6% to -31% within 1-3 miles of a wind farm.
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o

The Forensic Appraisal Group Coral Springs (WY) study of large residential lots (35 acres) which
would be abutting a proposed wind farm suffered a value impact of -25% to -44%.

o

The McCann study (IL) of residential properties found an average impact of -25% within 2-miles
of a wind farm.

o

The Forensic Appraisal Group Big Sky (IL) study found a loss range of -12% to -25% of residences
within 0.31mi to 1.72mi of a wind turbine, with an average impact of -19% at an average distance
of 0.65 miles to a wind turbine.

o

The Forensic Appraisal Group Twin Groves II Wind Farm (IL) study found that residential
improved property is negatively impacted by the presence of wind turbines. The impact measured
ranged from -46.6% to -7.7%, with the higher impact closest to the wind turbines and the impact
diminishing as the distance is increased. The distances measured ranged 1,483ft to 5,481ft away
from a residence. The study found that agricultural land lying within the wind farm loses -8.5% of
its overall value.

In summary, the impact of wind farms is generally negative to property value of both agricultural and
residential properties. An interesting aspect of these studies is that they all included smaller wind turbines,
all under 500ft in height and many in the 300 to 400ft range, than the proposed wind turbines of the Red
Barn wind farm which is reportedly over the 500ft threshold. And, if the Red Barn development follows
the current trends in wind turbine technology, the heights could easily exceed 600ft through the “big
blade” movement. Regardless, it is evident that the presence of such a wind farm as the Red Barn would
be dominant in the view shed and negatively impact the surrounding property value.

Solar Farm Studies
Our review indicated that there is little information on the impact of solar farms on property value.
Generally, we found that those who are solar energy advocates, corporate solar farms, solar panel and
equipment manufacturers and some alternative energy advocates do not believe that solar farms impact
residential property value. On the other hand, Realtor groups, property advocates, some alternative
energy advocates and property owners are concerned that such farms do negatively impact the value of
residential property. There were two studies that we found that were of interest but lacked a solid basis
to instruct on the issue of impact. These studies were:
•

Property Value Impact, Study Proposed Solar Farm, McLean County, IL, by McGarr & Lines,
CohnReznick, LLP. This study was completed under contract and on behalf of the solar farm
desiring the approval of their proposed solar farm in McLean County. Their study used matched
pair analysis and a survey of assessors to establish if there is any negative impact to residential
property value due to the presence of a solar farm. They found that the assessors generally
believed there was no negative impact, however they did not explore how much knowledge they
had on that subject. The matched pair market analysis found 8 out of 9 instances that the solar
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farms increased the value of the properties. The increase ranged from 0.10% to 7.46%. They found
one occasion where the solar farm decreased property value and that amount was -3.06%.
•

Solar Farms and Surrounding Property Values: An Empirical Analysis, Nino Abashidze, North
Carolina State University, August 13, 2018. This university study looked at the impacts that solar
farms have on residential and agricultural property value explaining that the motivation for the
study was that proponents of solar farms put pressure on their approval mainly citing jobs and
generating tax revenues, and the opponent’s main argument is not-in-my-backyard citing
diminished property values and safety. Additionally, there was a legal case in North Carolina in
which the Commissioners specifically found the solar farm would affect property values within
the immediate neighborhood, however the court ruled against this denial specifically on the
grounds that the conclusions which are speculative, sentimental, personal, vague, or merely an
excuse to prohibit the requested use may not be used to deny a permit. The study used regression
analysis and concluded that solar farms negatively impact residential property value, but
positively impact agricultural property value.

Though these studies were interesting, neither really set the bar on which a reasonable decision on impact
could be based. The CohnReznick study was suspect with findings that solar farms increased the value of
residential property value which is counterintuitive to the real estate market and has not ever been
argued even by the solar farm advocates. The NC State study that showed solar farms have a negative
impact to residential property value was somewhat useful in the fact there appeared to be no bias due to
who supported the study, however required more research according to their own critique.

Conclusion of Impact
The presence of a large substation with the corresponding 345kV HVTLs would have a negative impact on
the village property values. This impact would be mostly relating to these three characteristics:
A. The presence of a large electrical substation in the viewshed of the properties especially along the
USH 18 corridor. This impact would dull the scenic beauty of the viewshed to the south of the
village impacting the appeal of the properties within its view.
B. The added height, profile and size of the easement of the 345kV easement connecting from the
south, and especially connecting from the north of the substation for these HVTLs would be the
most predominate physical feature seen entering the village along USH 18 from the west or exiting
the village along the same route. These HVTLs would not only impact the immediate surrounding
property values upwards to -50% depending on location and encumbrance of the easement, but
it would also color the impression of the village.
C. The combined impact of the substation and HVTLs would have the greatest negative impact on
the properties directly within view of these facilities, however it would also have an indirect
impact to the properties located within the village who are not in direct view of these facilities
since these facilities are in the dominant viewshed and associated with these electrical facilities
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reducing the bedroom community appeal of the village. The overall impact to these properties is
estimated at -15% for the direct view to -5% for the non-direct view.
The presence of the affiliated electrical facilities, i.e. the solar and wind farms, and their related support
facilities, i.e. power lines, would have a combined affect of creating an “industrial energy center” feel to
the village. With the solar farm to the east, along USH 18, and the wind farm to the west in full view of
the village and USH 18, it is perceived that the traveler will feel surrounded by energy plants. Such
improvements do not enhance the quiet, bedroom community feel that attracts the current village
residents and, logically, the future residents. This change in the visual environment with motion of big
blades, noise issues, light flicker, night strobing lights of the wind farm, combined with the expansive
mirror reflecting surfaces of the solar farm will negatively impact the village as a whole, and like the
substation and HVTLs, impact the properties along the USH 18 corridor the greatest. It is estimated that
as a stand alone impact these combined facilities would negatively impact the properties along the USH
18 corridor at a factor of at least -10% and the non-direct view properties a factor of -5%.
The question that arises is, “What is the combined impact of the CHC substation and 345kV HVTL, the Red
Barn wind farm and the Badger Hollow solar farm, on property values in the Village of Montfort?” It has
been my experience that the overall impact of a multiple of influences is not the mathematical sum of the
individual impacts for there is crossover influences that need to be accounted for. Therefore, I concluded
the following:
Property Location and View of the Improvements

Projected
overall impact

Properties within the USH 18 corridor with direct view

-20%

Properties within the USH 18 corridor with limited or obscured view

-15%

Properties off the USH 18 with no direct view

-7%

Application of these impacts to the overall value of the village follows on the next page.
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Village of Montfort Impact Analysis
2018
view of substation,
assessed
HVTLs, wind farms &
value
solar farm
parcels fronting on Hwy 18 lying north of road
15132220
$25,000
direct view
15132230
$24,500
direct view
15132240
$24,900
direct view
15125200
$110,300
direct view
15125100
$0
direct view
15125120
$0
direct view
15125110
$222,800
direct view
15125000
$671,800
direct view
15125010
$127,700
direct view
15121300
$67,900
direct view
15121300
$67,900
direct view
15123800
$69,100
limited view
15123910
$27,100
limited view
15121700
$137,200
limited view
15121520
$96,900
limited view
15121600
$137,200
limited view
15122500
$293,500
limited view
15124100
$39,500
limited view
15122610
$86,300
limited view
Property tax ID
#

15100360
subtotal

$0
$2,229,600

estimated
diminution
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-15%
-15%
-15%
-15%
-15%
-15%
-15%
-15%

limited view

-15%

parcels fronting on Hwy 18 lying south of road
15122900
$118,100
limited view
15123200
$57,900
limited view
15123100
$76,900
limited view
15122330
$78,500
direct view
15123400
$119,700
direct view
15123500
$37,800
direct view
15123600
$246,300
direct view
15123700
$458,100
direct view
15128000
$0
direct view
15123300
$16,900
direct view
15123360
$12,900
direct view
15123320
$10,600
direct view
15123350
$10,500
direct view
15123310
$227,500
direct view

-15%
-15%
-15%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%
-20%

estimated
diminution
value

memo

-$5,000
-$4,900
-$4,980
-$22,060
$0 exempt
$0 exempt
-$44,560
-$134,360
-$25,540
-$13,580
-$13,580
-$10,365
-$4,065
-$20,580
-$14,535
-$20,580
-$44,025
-$5,925
-$12,945
Iowa
$0 Cty
-$401,580

-$17,715
-$8,685
-$11,535
-$15,700
-$23,940
-$7,560
-$49,260
-$91,620
$0 exempt
-$3,380
-$2,580
-$2,120
-$2,100
-$45,500
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15123000

$66,500

direct view

-20%

15100310
subtotal

$402,800
$1,941,000

direct view

-20%

total

$4,170,600

balance of
Village

$32,926,300

-$13,300
Iowa
-$80,560 Cty
-$294,995
-$696,575

indirectly impacted

-7%

TOTAL DIMUNITION

-$2,304,841
-$3,001,416

Impact to Tax Revenue
Village mill rate as of 2018
Projected Annual Tax Revenue Loss for Village of Montfort
Loss stated as a percent of the total revenue

0.006422514
-$19,277
-8.1%

Before CHC Project
Total Assessed Value of Village -2018 (both Counties)
Village mill rate as of 2018
Total Annual Tax Revenue for Village of Montfort

$37,096,900
0.006422514
$238,255

After CHC Project
After the CHC Project Total Assessed Value of Village -2018 (both
Counties)
Village mill rate as of 2018
After the CHC Project Total Annual Tax Revenue for Village of Montfort

$34,095,484
0.006422514
$218,978.72

#190118 – Village of Montfort Appraisal – Page 42

Statement of Qualifying Conditions
•

The appraiser does not guarantee the title to the property in any manner, nor has any investigation
been made to reveal the existence of any liens or encumbrances on the property title.

•

The appraiser has extensively examined all of the property and met, when possible, with the owner
and/or his agent or manager. The information given by the owner and/or his agent or manager has
been relied upon as fact, although checked as to reasonableness and accuracy wherever possible. This
data has been made a part of this appraisal report where deemed pertinent by the appraiser.

•

To the best of the appraiser’s knowledge and belief, the information provided to the appraiser, plus
the statement and opinion contained in this appraisal are correct, subject only to the limitations
herein set forth.

•

This entire appraisal report is of a confidential nature between the appraiser and his client. The
appraiser will not disclose any of the findings to anyone except the client or his designated agent
unless given specific permission to do so by the client or unless he is required to do so by due process
of law.

•

Possession of this report or copies thereof does not carry with it the right to copy or publish all or any
part of this report.

•

The completion of this report does not in any way require the appraiser to testify as to its background
research, valuation procedures, contents or conclusions. Any provision for such preparation for court
and testimony must be made separately with the appraiser and is to be compensated at his normal
rates. In addition, any prior appraisal, later requiring the testimony of value as of a specific date, must
be updated to that specific date as a condition prior to testimony and such updating is to be
compensated at the appraiser’s normal rates at that time. All outstanding appraisal bills must be paid
in full prior to testimony requirements. These conditions shall not be subverted by the use of the
subpoena process by the client and/or his attorney.

•

The appraiser will not make any special investigation into environmental matters affecting the subject
property unless specially requested to do so by the client.

•

The appraiser has no interest, present or contemplated, in the subject property and neither the
contract to make the appraisal nor the compensation is contingent upon the amount of valuation
reported.

•

This appraisal has been made in conformity with the highest standards and ethics of the appraisal
profession, as demonstrated by the professional ethics and standards of the various appraisal
organizations with which the appraiser is or has been affiliated.
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•

This report was performed in conformity with the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal
Foundation and that were in place as of the effective date of this appraisal.

The above qualifying conditions are an integral part of this appraisal and the original appraisal contract,
whether written or verbal.
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Appraiser’s Certification
I certify that to the best of my knowledge and belief:
•

The statements of fact contained in this report are true and correct.

•

The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions and are my personal, impartial and unbiased professional analyses,
opinions, and conclusions.

•

I have no present or prospective interests in the property that is the subject of this report and no
personal interest with respect to the parties involved.

•

I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

•

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

•

My 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 opinion, the attainment of a stipulated result or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

•

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

•

I have made a personal inspection of the property that is the subject of this report.

•

No one provided significant real property appraisal assistance.

Signed on April 25, 2019.
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Qualifications of the Appraiser
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KURT C. KIELISCH
Work Experience
As of January 2019, I have 35 years of experience in the appraisal field. During this tenure I have completed over
8,000 valuations totaling $13+ billion dollars.
As a practitioner, I entered the appraisal industry in 1984 employed by ValuPruf Valuation Service, Milwaukee,
Wisconsin. Appraisal assignments through the years have included the following: single-family residential, multifamily residential, dairy farms, crop farms, horse ranches, cattle ranches, commercial properties, special use
properties, tax assessment, ocean-front properties and islands, stigmatized properties, eminent domain, utility
easements, valuation consulting, litigation support work and impact studies. I have provided appraisal services for
properties located in Alaska, Colorado, Illinois, Indiana, Iowa, Kansas, Michigan, Minnesota, Mississippi, Missouri,
Nebraska, North Dakota, Ohio, Pennsylvania, South Dakota, South Carolina, Virginia, Wisconsin, and Wyoming.
As a communicator, I have authored the book: The Listing Appraisal Program (ATI press, 1996) and three magazine
articles: Dead Body Appraisers (The Appraisal Buzz, October 3, 2002), Expert Testimony and Reports: Is Change Good?
(Working R.E. Magazine, February 2002), and Rails to Trails Property Rights (Right of Way Magazine, Nov/Dec 2012).
I have been engaged in valuation related research projects on the impacts of high voltage transmission lines, natural
gas pipelines, oil pipelines, wind farms and solar farms on property value. Related to the impact on property value
of utility projects, wind and solar farms, I have given testimony before the Wisconsin Senate Committee, Wisconsin
Public Service Commission, Wisconsin Wind Farm Siting Council, Illinois Wind Farm Siting Councils, Missouri Public
Service Commission and the Wyoming Industrial Committee. Our research has been utilized by other appraisers,
experts and property owners when arguing before government committees, public service counsels, courts and in
reports.
As an expert witness, I have been an approved expert in Wisconsin, Kansas, North Dakota, South Dakota and Virginia
state courts, commissioner hearings in Wisconsin and Minnesota, mediation in Indiana and Illinois, and Federal
Courts in Wisconsin, Kansas and Ohio. In the Wisconsin Supreme Court case of Spiegelberg vs. State of Wisconsin
DOT (2004AP3384), I was the principle appraiser for Ms. Spiegelberg. This hearing resulted in a majority decision in
favor of my client making a landmark decision relating to the proper valuation methodology when appraising
property involved in eminent domain to obtain just compensation. In the Wisconsin Supreme Court decision of
Waller vs. American Transmission Corporation, LLC (2012AP805 & 2012AP840) the high court overwhelming found
in favor of my client and made a landmark decision involving relocation rights and an uneconomic remnant. I was
the principle appraiser and expert witness for the Wallers.
As an educator, I taught appraisal pre-licensing and continuing education courses throughout a multi-state area from
1994 to 2000. During this time, I authored course curriculum for seven pre-licensing courses and twelve continuing
education courses as well as the creation of a two-year professional appraiser training program. Since 2000, I have
given presentations for professional continuing education (IRWA – Badger Chapter, The American Law Institute and
CLE Annual Eminent Domain Conferences (2013, 2014, 2016), IRWA Annual Conference (2013) and for general
information at many public meetings.

Academics
M.A. Education. Regent University, Virginia Beach, Virginia. This degree concentrated on the adult learner and
state-of-the-art communication technology to enhance learning. The focus was on the adult learner.
B.A. Business Administration (Economics Minor). Lakeland College, Sheboygan, Wisconsin.
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B.A. Biology (Natural Sciences Minor). Silver Lake College, Manitowoc, Wisconsin.

Certifications/Designations/Organizations
Certified General Real Property Appraiser State of Illinois. License #553.002453 (Expires 9/30/2019)
Certified General Appraiser State of Minnesota. License #40285817 (Expires 8/31/2019).
Certified General Appraiser State Pennsylvania. License #GA004389 (Expires 6/30/2019).
Certified General Appraiser State of Virginia. License #016559 (Expires 3/31/2019).
Certified General Appraiser State of Wisconsin. License #1097-010 (Expires 12/14/2019).
Temporary Certified General Licenses. Colorado, Illinois, Indiana, Iowa, Kansas, Nebraska, Mississippi, Missouri
and Ohio.
Past Certified General Appraisal Licenses. Indiana, Iowa, Kansas, Michigan, North Dakota, Ohio, South Dakota and
Wyoming.
ASA (real property) Urban Designated Member. American Society of Appraisers (ASA).
SR/WA (Senior Member) Designated Member. International Right-of-Way Association.
R/W-AC (Appraisal Certified Member) Designated Member. International Right-of-Way Association.
IFAS (Senior Member) Designated Member (designation now retired). National Association of Independent Fee
Appraisers (now merged with the ASA).
Review Appraiser (past). Department of Regulation and Licensing, State of Wisconsin (contract position).
Associate Member. Appraisal Institute (AI).
Approved Contract Appraiser. Wisconsin Department of Natural Resources (DNR).
REALTOR member. Realtors Association of Northeast Wisconsin and National Association of Realtors.
Approved R.E. Appraisal Instructor (past). Virginia, Maryland, Indiana, Illinois, Minnesota, and Wisconsin.
Assistant Editor. ASA-Real Property quarterly newsletter (2012-2014).
Faculty. Eminent Domain and Land Valuation Litigation, The American Law Institute – CLE: Miami Beach, FL
(January 2013) and New Orleans, LA (January 2014). Eminent Domain Impact of Political & Economic Forces,
Eminent Domain Institute CLE International (September 2013), Cleveland, Ohio. Eminent Domain: Current &
Emerging Issues, Eminent Domain Institute-CLE International (September 2016), Las Vegas, NV.
Seminar Instructor. International Right-of-Way Annual Conference (2013), Charleston, West Virginia (topic
Valuation of Rails to Trails Corridors); International Right-of-Way Appraisal Day Seminar (May 13, 2014) Ohio IRWA
Chapter 13 (topic Valuation of Utility Corridors).

Appraisal/Real Estate Courses (29 courses, 572hrs)
Fundamentals of Real Property Appraisal (40hrs). IAAO, University of Virginia, Charlottesville, VA.
Income Approach to Valuation (40hrs). IAAO. University of Virginia, Charlottesville, VA.
Real Estate Appraisal (45hrs). Alpha College of Real Estate [Instructor].
Uniform Standards of Professional Appraisal Practice (15hrs). Alpha College of Real Estate [Instructor].
Appraising the Small Income Residential Property (15hrs). Alpha College of Real Estate [Instructor].
Advanced Income Appraisal I (30hrs). Alpha College of Real Estate [Instructor].
Advanced Income Appraisal II (30hrs). Alpha College of Real Estate [Instructor].
Residential Construction, Design & Systems (20hrs). Appraisal Training Institute [Instructor].
Residential Cost Approach & Depreciation Methods (20hrs). Appraisal Training Institute [Instructor].
Residential Market Approach & Extraction Methods (20hrs). Appraisal Training Institute [Instructor].
Computer Applications in Appraisal Report Writing (15hrs). Appraisal Training Institute [Instructor].
Completing the URAR in Compliance with FNMA Guidelines (15hrs). Appraisal Training Institute [Instructor].
The Residential Appraisal Process (20hrs). Appraisal Training Institute [Instructor].
Residential Appraisal Practicum (40hrs). Appraisal Training Institute [Instructor].
Pipeline ROW Agent’s Development Program: Course 215 (16hrs). International Right-of-Way Association.
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Eminent Domain Law Basics for Right-of-Way Professionals: Course 803 (16hrs). International Right-of-Way.
Financial Analysis of Income Properties (16hrs). National Association of Independent Fee Appraisers (NAIFA).
Appraisal of Partial Acquisition: Course 401 (40hrs). International Right-of-Way Association.
National Uniform Standards of Professional Appraisal Practice (USPAP): Course 2005 (15hrs). NAIFA.
Easement Valuation: Course 403 (8hrs). International Right-of-Way Association.
Principles of Real Estate Negotiation: Course 200 (16hrs). International Right-of-Way Association.
Bargaining Negotiations: Course 205 (16hrs). International Right-of-Way Association.
Principles of Real Estate Appraisal: Course 400 (exam). International Right-of-Way Association.
Principles of Real Estate Law: Course 800 (exam). International Right-of-Way Association.
Principles of Real Estate Engineering: Course 900 (exam). International Right-of-Way Association.
SR/WA Comprehensive Exam: International Right-of-Way Association.
Course 420: Business Practices & Ethics (8hrs). Appraisal Institute.
United States Land Titles (16hrs). International Right-of-Way Association.
Quantitative Analysis (40hrs). Appraisal Institute.

Appraisal/Real Estate Seminars (44 courses, 281.9hrs)
Real Estate Taxation (7hrs). University of Wisconsin: Continuing Education Division.
Review Appraising as the Supervising Appraiser (3hrs). Appraisal Training Institute [Instructor].
Legal Ramifications of Environmental Laws (3hrs). International Association of Assessing Officers (IAAO).
Virginia State Mandatory Continuing Education (4hrs). Appraisal Training Institute [Instructor].
Appraising the Small Income Property (8hrs). Appraisal Training Institute [Instructor].
Listing Appraisals (7hrs). Appraisal Training Institute [Instructor].
Marshall & Swift Residential Cost Approach: Sq. Ft. Method, (7hrs). Western Illinois University [Instructor].
Marshall & Swift Residential Cost Approach: Segregated Method, (7hrs). Western Illinois University [instars].
Residential Construction, Design and Systems (7hrs). Appraisal Training Institute [Instructor].
EMF and Its Impact on Real Estate (4hrs). Appraisal Training Institute [Instructor].
Easements and Their Effect on Real Estate Value (7hrs). Appraisal Training Institute [Instructor].
Exploratory Data Analysis: A Practical Guide for Appraisers (3hrs). Appraisal Institute.
Residential Statistical Modeling (3hrs). Appraisal Institute.
Valuation Modeling: A Case Study (3hrs). Appraisal Institute.
Real Estate Valuation Cycles (3hrs). Appraisal Institute.
Subdivision Analysis (3hrs). Appraisal Institute.
Appraisal of Nursing Facilities (7hrs). Appraisal Institute.
National Standards of Professional Appraisal Practice: Course 400 (7hrs). Appraisal Institute.
Land Valuation Adjustment Procedures (7hrs). Appraisal Institute.
Valuation of Detrimental Conditions in Real Estate (7hrs). Appraisal Institute.
Appraising Conservation Easements (7hrs). Gathering Waters Conservancy.
ROW Acquisition in an Environment of Power Demand Growth & Legislative Mandates (12hrs). IRWA - Minnesota.
Analyzing Distressed Real Estate (4hrs). Appraisal Institute.
7 Hour National USPAP Course for 2008-2009 (7hrs). International Right-of-Way Association.
6th Annual Condemnation Appraisal Symposium (6hrs). Appraisal Institute.
Contemporary Issues in Condemnation Appraisal (4hrs). Appraisal Institute.
7-Hour National USPAP course for 2010 (7hrs). International Right-of-Way Association.
Real Estate Finance Statistics and Valuation Modeling (14hrs). Appraisal Institute.
Michigan Law Update (2hrs): McKissock.
Local Public Agency Real Estate Seminar 2010 (6hrs). Wisconsin Department of Transportation.
8th Annual Condemnation Appraisal Symposium (6hrs). Appraisal Institute.
Golf & Hotel Valuation (3.4hrs). International Right-of-Way Association.
7-Hour National USPAP course for 2012 (7hrs). International Right-of-Way Association.
Statistics, Modeling, and Finance (14hrs). McKissock.
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Eminent Domain Issues in the Pipeline Industry: IRWA 2013 Conference (1.5hrs).
Pipelines: Abandoned vs. Idle/Consequences of Not Maintaining Your Easements or ROW. IRWA 2013 Conference (1.5hrs).
The Right of Reversion, "Who's on First." IRWA 2013 Conference (1.5hrs).
Ad Valorem Tax Consultation (2hrs). McKissock.
Appraisal Applications of Regression Analysis (7hrs). McKissock.
Valuation of Avigation Easements (3hrs). ASA Wisconsin Chapter (Instructor)
11th Annual Condemnation Symposium. Appraisal Institute – Wisconsin Chapter. (6hrs)
7-Hour National USPAP course for 2014-2015 (7hrs). Appraisal Institute
Uniform Standards for Federal Land Acquisitions – Appraisal Institute – Florida Chapter (16hrs)
A Review of Disciplinary Cases: How to Avoid a Visit with the Licensing Board (3hrs), McKissock.
Eminent Domain Current & Emerging Issues- Eminent Domain Institute (2016), CLE International – Las Vegas (12hrs)
Marcellus Shale: Effects of Energy Resource Operations on Residential Property Value (3hrs). McKissock.
7-Hour National USPAP course for 2016-2017 (7hrs). McKissock.
IRWA Aviation Easements Seminar (2hrs). International Right-of-Way Association.
Review of Disciplinary Cases (3hrs). McKissock.
The Dirty Dozen (3hrs). McKissock
Attacking & Defending While Staying out of Trouble (2hrs). American Society of Appraisers.
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EXPLANATION OF DESIGNATIONS
ASA-Urban Real Property: The ASA designation is the senior designation granted by the American Society of
Appraisers, which is the only multi-discipline international appraisal association in America. The ASA-Urban
designation requires the passing of five advanced level commercial appraisal courses, the passing of a
comprehensive exam, a passing grade on a demonstration narrative report, 5 years full-time appraisal experience, a
Certified General appraisal license and the recommendation of the local and national membership committee. All
ASA designated members must adhere to the Code of Ethics of the Association and keep up-to-date with continuing
education (Source: www.appraisers.org).
IFAS (now retired): For this senior level designation from the International Fee Appraisal Association the appraiser
must meet the requirements for the Member [IFA], successfully pass the Senior Member Examination, score a
passing grade on a narrative demonstration report on an income-producing property conforming to prescribed
guidelines and meet educational and experience requirements as outlined by the Association. In addition, the
designation requires a minimum of 4 years appraisal experience in commercial type properties, a State Certified
General Appraisal license, successful completion of over 200-hours of appraisal course work, completion of the
current USPAP course, a college degree and the recommendation of the appraiser’s peers and local chapter (Source:
www.naifa.com). All IFAS members must adhere to the Code of Ethics of the Association and keep up-to-date with
continuing education.
Senior Right of Way (SR/WA): This is the most prestigious professional designation granted by the International
Right-of-Way Association to members who have achieved professional status through experience, education, and
examination. The SR/WA designation requires training and examination in seven major right-of-way disciplines.
The SR/WA designation says, "I have more than five years of right-of-way experience, plus I have had formal training
in a wide variety of right-of-way areas." The SR/WA professional may be a specialist in one area such as appraisal,
engineering, or law, but also must be familiar with the other seven disciplines associated with the right-of-way
profession. Additional requirements for the SR/WA designation include: a bachelor’s degree, 5 years right-of-way
experience, successful completion of four core courses and four elective courses, passing the all-day comprehensive
exam and recommendation from the designee’s peers and local chapter. The SR/WA designation is the only
designation reflecting evidence of professional attainment in the right-of-way field (Source: www.irwaonline.org).
All SR/WA members must adhere to the Code of Ethics of the Association and keep up-to-date with continuing
education.
Right of Way Appraisal Certified (R/W-AC): The Right of Way (R/W) Certification is an esteemed professional
designation granted to members who have achieved professional status through experience, education, and
examination in a specific discipline. Earning this certification demonstrates an unparalleled achievement in a single
discipline and reinforces a standard of excellence in services provided to the public (Source: www.irwaonline.org).
All R/W-AC members must adhere to the Code of Ethics of the Association and keep up-to-date with continuing
education.
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