








be a negative impact (74% said negative to the front placement and 71% said negative to the rear 

placement). 

In conclusion, it was observed that: (a) In all cases with a 1-5 acre residential property, whether vacant or 

improved, there will be a negative impact on property value; (b) with 1-5 acre properties, the negative 

impact on property value in bordering proximity ranged from -39% to -43%; (c) with 1-5 acre properties, 

the negative impact on property value in close proximity ranged from -33% to -36%; (d) with 1-5 acre 

properties, the negative impact on property value in near proximity ranged from -24% to -29%; (e) in all 

cases the estimated loss of value between the vacant land and improved property was close. However, 

the vacant land estimates were always higher by a few percentage points; (f) it appears that hobby farm 

use on larger parcels would have lesser sensitivity to the proximity of wind turbines than single-family 

land use; and (g) placement either in front or at the rear of a residence has similar negative impacts. 

Literature Study 

This study looked at the recent articles and studies published related to the impact of wind turbines on 

residential property values. The review broke down the articles into several categories including health 

issues, health solutions, wind turbine hazards, conservation concerns, property values and land use, noise, 

quality of life, wind energy production, wind farms as tax havens, and economic impact. 

Below is a brief summary of the findings: 

> Articles and studies show wind turbines: 

o Intrude on the viewshed 

o Make noise 

o Cause flicker and strobe light irritants 

o Limit development 

o Affect highest & best use 

o Increase time on the market 

o Lower property values 

> Wind industry cites a 2004 study by the Renewable Energy Policy Project to support their position 

that there is no impact on property value. REPP is an organization dedicated to advancing 

renewable energy. 

> European countries report property losses from 10% to 30%. 

> Realtors overwhelmingly consider wind turbines to have a negative impact on property value. 

> Independent appraisers usually find a diminution of land value due to the presence of wind 

turbines. 

> Regarding rural properties, articles indicated that land values are affected by the turbines due to: 

o Incursion into peaceful countryside, 

o Turns farms and land into industrial zones, 

o Flicker, noise and nighttime strobes. 
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~ Adjacent properties are impacted the same as the host landowner but receive none of the 

compensation. 

~ Sometimes land values remain the same or increase for the host landowners. 

~ Value impact decreases with distance from the turbine. 

After reviewing the articles and studies on wind energy, the study concluded that wind turbines appear 

to have a negative impact on the property values, health, and quality of life of residents in close proximity. 

Of the studies that found no impact on property value, nearly all were funded by wind farm developers 

or renewable energy advocacy groups. Of the studies and reports showing property loss, the average 

negative effect is -20.7%. 

Additionally, the research shows it is equally reasonable to conclude that some residents in close 

proximity to wind turbines experience genuine negative health effects from Low-Frequency Noise, 

infrasound and blade flicker. Of the studies and reports cited, an average setback of little over a mile 

should significantly lessen detrimental health effects. In addition to noise and flicker issues, disrupted TV 

and cell phone receptions contribute to a negative impact on the quality of life for residents living in close 

proximity to wind turbines. 

Sales Study 

The purpose of the wind turbine impact sales studies was to compare the residential land sales of 

properties located within the wind turbine farm area to comparable land sales located outside of the 

influence area of the wind turbines. Being located outside of the influence area meant that the wind 

turbines could not be seen from the property. 

The areas of study include the WE Energies - Blue Sky Green Field wind farm located in the northeast 

section of Fond du Lac County and the Invenergy - Forward wind farm located in southwest Fond du Lac 

County and northeast Dodge County, all in the State of Wisconsin. The sales studies and their conclusions 

follow. 

WE Energies - Blue Sky Green Field Wind Farm Sales Study 

The area of study was the northeast section of Fond du Lac County bordered by Calumet County to the 

north, Lake Winnebago to the west and Sheboygan County to the east. The study included the townships 

of Calumet, Taycheedah, and Marshfield. A total of 68 vacant residential land sales were utilized for this 

study. From that total, 6 land sales were within the influence of the wind turbines (within the wind farm 

parameters), and 62 sales were located outside of that sphere of influence. The simple regression analysis 

graph is found below. 

6Ff.IO Clay & Montague Counties, Texas Wind Farm Impact Analysis- Page 42 

FORENSIC 
,APPRAISAL 'RO~ 



11\ 
III ... 
u 

"' ...... 
11). 

$100,000 ·T 

L~- : ·-------·--1 -.. _ ... -. t- J +-t- ... ~ ---.J--== I ~~=-=--==J 
J-- ~ .. .. -.. ~. ..1.. ..._ .. _.J__ .I 
! j 

c_... . .......... ____ .-1. .. . 

$ 90,000 

$ 80,000 

$ 70,000 

$ 40,000 

---J i $ 30,000 -l-----.:-..L-;--6I...--i-'----.:o: 

$ 20,000 

$10,000 
• 

i 
I 
1 
I 
i 

·::·0:8302·· .. j 

I 

• Non-Wind 

Turbine 

Residential Lot 
Value 

• Wind Turbine 

Area Residential 

Lot Sales 

Total residential lot 

sales = 68 sales 
Total wind turbine area 

$0 
0.000 2.000 4.000 

Acres 
6.000 8.000 

The sales study indicated three factors: (1) Sales within the wind turbine influence area sold for less than 

those outside of this area; (2) there were substantially fewer sales available within the turbine influence 

area as compared to those sales outside of the influence area; and (3) the impact of the wind turbines 

decreased the land values from -19% to -74%, with an average of -40%. Additionally, it can be said with a 

high rate of confidence that the impact of wind turbines on residential land sales is negative and creates 

a loss greater than -19%, averaging -40%. It is logical to conclude that the factors that created the negative 

influence on vacant land are the same factors that will impact the improved property values. Therefore, 

it is not a leap of logic to conclude that the impact of wind turbines on improved property value would 

also be negative, most likely following the same pattern as the vacant land sales, that being greater than 

-19%, averaging -40%. 

Invenergy - Forward Wind Farm Sales Study 

The area of study was the southwest section of Fond du Lac County and the northeast section of Dodge 

County being bordered by US Highway 41 to the east and Horicon Marsh to the west. The study included 

the townships of Oakfield and Byron in Fond du Lac County and Leroy and Lomira in Dodge County. A total 

of 34 vacant residential land sales was utilized for this study. From that total, 6 land sales were in the 
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influence of the wind turbines (within the wind farm parameters) and 28 sales were located outside of 

that sphere of influence. The simple regression analysis graph is found below. 
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The sales study indicated three factors: (1) Sales within the wind turbine influence area sold for less than 

those outside of this area; (2) there were substantially fewer sales available within the turbine influence 

area as compared to those sales outside of the influence area; and (3) the impact of the wind turbines 

decreased the land values from -12% to -47%, with the average being -30%. Additionally, it can be said 

with a high rate of confidence that the impact of wind turbines on residential land sales is negative and 

creates a loss greater than -12%, averaging -30%. It is logical to conclude that the factors that created the 

negative influence on vacant land are the same factors that will impact the improved property values. 

Therefore, it is not a leap of logic to conclude that the impact of wind turbines on improved property value 

would also be negative, most likely following the same pattern as the vacant land sales, that being greater 

than -12%, averaging -30%. 

Conclusion 

The sales study indicated that there was a loss in value of rural residential properties from a low of -12% 

to a high of -74%. The most typical range of loss could be concluded to be in the range of -19% to -40%. 

This study was for rural residential large acreage properties ranging from 1 to 10 acres. The properties 

impacted by the wind turbines all had a view of the turbines and were less than one-half mile from any 
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wind turbine. This study did not measure impacts to agricultural land or recreational; therefore, its direct 

application to such properties is cautioned. 
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Clarkson University Study (Heintzelman & Tuttle) 

On March 3,d, 2011, Assistant Professor Martin D. Heintzelman, Ph.D. and Carrie M. Tuttle, a Ph.D. 

candidate in Environmental Science and Engineering, Clarkson University, published their study entitled 

"Values in the Wind: A Hedonic Analysis of Wind Power Facilities./I This study used 11,369 arm's length 

transactions of residential and agricultural properties between 2000 and 2009 in Northern New York State 

to extract the impact of wind farms on property value. They found that the nearby wind facilities 

significantly reduced property values. Specifically, they found that "Decreasing the distance to the nearest 

turbine to i-mile results in a decline in price of between 7.73% and 14.87% on the average./l185 At the 

block-group level, the existence of a wind turbine between 1 and 3 miles away impacted property values 

between -15.6% and _31%.186 

Study area 

The study area included three counties in Northern New York State, Clinton, Franklin and Lewis Counties. 

This area is located in the northeast corner of New York bordering Vermont to the east, Canada to the 

north and has within the area, Adirondack Park, and Lake Champlain. The area of the study is primarily 

rural, lightly populated, with small towns and villages. The area of study includes six wind farms which are 

not within the borders of the Park but are in close proximity. The per capita income analysis for the area 

indicates that it is less affluent than the rest of New York State. The typical property value in the study 

was $106,864. 

Conclusions from the Study 

The study indicated several factors. First, the impact of a wind farm on property values was significantly 

negative. Second, distance is a direct factor in the negative influence, and the further the distance the 

lesser the impact. Last, when measured with properties outside the influence area of the wind farms, the 

impact can be as great as -32.06% (being within 0.10 miles of a turbine) to -13.79% (being 3 miles away 

from a wind turbine) when measured as a block-group with fixed effects factored in. A more conservative 

conclusion, using the repeat sales method, results in an impact of -24.12% (being within 0.10 mile of a 

wind turbine) to -10.06% (when 3 miles away).187 Other results showed at the block-group level that the 

existence of a wind turbine between 1 and 3 miles away impacted property values between -15.6% and -
31%.188 

185 Values in the Wind, 2. 
186 Ibid, 21. 

187 Values in the Wind, 39, Table 12. 
188 Ibid, 21. 
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Coral Springs Development Study (Forensic Appraisal Group, Ltd) 

The Coral Springs development is located on Boulder 

Ridge Road across the road from Fish Creek, in 

Section 34, T13N, R73W, of Albany County, 

Wyoming. This development is comprised of 7 lots 

being 35.1 acres to 35.3 acres in size, having a mix of 

vegetation from spruce and fir trees to grassland and 

sagebrush. It is in the foothills, having a view of the 

grassland valley to the east and north. Currently, 

there are no residences in this development, 

however, there are some storage buildings built on 

Lot A. It is improved with private gravel/dirt roads 

and underground utilities. The development has 

protective covenants which require stick-built 

homes - no modular or mobile homes. It has direct 

access to Boulder Ridge Road which connects with 

Cherokee Park Road one mile to the east. It is being 

marketed by Duane Toro Real Estate, Laramie, 

Wyoming; Duane Toro and Bob Davis, agents. One 

parcel was marketed by Dean Smith a private 

property owner. The original development owners 

are Grant L. Lindstrom and Shane M. Cox. 

Sales and Listing History 
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Figure 2: The Coral Springs development is highlighted in 
yellow with the original and new listing prices noted per lot. 
The Hermosa West project is highlighted in light green. Fish 
Creek Is located just south of the development. 

Since the development began, there have been three lots sold: two lots before the Hermosa West Project 

was announced and one lot after. 

Lot A sold for $100,000 on July 13th
, 2007 to Stanley P. Hobbs as a custodian for Morganna E. & Alexandra 

L. Hobbs. Lot B sold for $100,000 on December 12th, 2007 to Dean P. Smith and Diane Smith-Conroy. The 

listing price on Lot A was $100,000 and on Lot B $135,000. These sales were completed before the 

Hermosa West project was announced. The remaining lots were listed between $125,000 to $150,000. 189 

Since the Hermosa West project was announced and is known in the area, the owner of Lot B has placed 

his lot up for sale, asking $79,000 and sold for $75,000, June 13,2010.190 This sale shows a $25,000 (25%) 

deduction from its original sold price in 2007. The remaining unsold lots have all been reduced to $87,000 

since November 15, 2010. This reduction ranges from -30% for the lowest lot listed at $125,000, and -42% 

189 Information confirmed with listing broker, Bob Davis. 
190 Information confirmed with Bob Davis, Michelle White, and court records. 
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for the ones listed at $150,000. It would appear that the Smith sale is an indicator of how the market is 

responding to the proposed wind farm and the remaining listed parcels will sell for much less than the 

new asking price. Investigating the reason for the decrease in unsold lot prices, two factors were 

uncovered that played a part: The sluggish economy and the Hermosa West project. According to the 

seller, the Smith property was put up for sale due entirely to the Hermosa West project which is proposed 

to abut the Coral Springs development to the east and north. l9l 

Observations and conclusions 

It is apparent that, though the sluggish economy in the Wyoming real estate market can be attributed to 

some of the declines in property value, the Hermosa West project appears to be the dominating factor, 

indicating a negative impact on value with a potential range of -25% to -44%, showing an average of -35%. 

191 Information confirmed with Dean Smith. 
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Big Sky Wind Farm (IL) Matched Pair Analysis (Paired Data Analysis) 

A matched pair analysis study using residential sales outside of the Big Sky Windfarm was completed in 

July 2015, by Kurt C. Kielisch (Forensic Appraisal Group, Ltd, Wisconsin). A matched pair analysis (a.k.a. 

paired data sales analysis) is defined as Ita procedure used in the direct sales comparison approach to 

estimate values of specific property characteristics in order to find a value of the subject property. 

Property sales are paired with similar property characteristics."192 The Appraisal Institute's text further 

defines paired data analysis as: itA quantitative technique used to identify and measure adjustments to 

the sales prices ... of comparable properties ... to isolate the single characteristic's effect on value .. 

. "193 The isolated variable, in this case, was the impact that wind farms, i.e. wind turbines, have on 

residential property value. 

This wind farm is located in Lee and Bureau Counties centered around Ohio, Illinois. Big Sky is a 22,400-

acre project area generating 240MW through one-hundred and fourteen 80-meter tall wind turbines of 

2.1MWeach. 

192 The Language of Real Estate (1991). Jeffrey D. Fisher, Robert S. Martin and Paige Mosbaugh. Real 
Estate Education Company. Chicago. Pg 137. 
193 The Appraisal of Real Estate 14th Edition (2013). Appraisal Institute. Chicago. Pg 399. 
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The scope of work (SoW) followed for this analysis was: 

1. Collect all topographical and aerial maps of Big Sky which show the placement of the wind 

turbines. 

2. From the Big Sky wind turbine placement map, create a study map indicating three zones: zero 

zone which is within the confines of the wind farm, 1-mile zone which is a band approximately 

one mile wide generating from the perimeter of the zero zone and 3-mile zone which is a band 

approximately 3-miles wide generating from the edge of the zero zone. 

3. Search for all residential sales found within the three zones from January 1st, 2011 to present to 

make certain all sales took place right before or after Big Sky was in operation. 

4. Utilize MRED (MLS), Zillow, and assessment records as our research tools for finding sales. 

5. Once sales were discovered confirm the sale was not a foreclosure, short sale or non-arms-Iength 

transaction. Remove all non-sales from the study. 

6. Using the remaining sales search for comparable sales within the non-impact zone (greater than 

5-miles from the edge of the zero zone, or sales less than this distance that cannot see the wind 

turbines). Keep the parameters narrow as to the dates of sale, gross living area (GLA), size of 

parcel, style of residence, number of outbuildings, and location. 

7. Confirm that the comparable sales discovered are all arms-length transactions. Remove the sales 

that did not fit this category. 

8. Pair up the "wind farm zone" sales with comparable non-wind farm sales. Remove all wind farm 

zone sales that did not have adequate comparable sales. 

9. Locate all sales on a study map. 

10. View all sales confirming the data description from our sources, take pictures and note location 

and view of wind turbines. Remove wind farm zone sales that do not have a view of wind turbines. 

11. Confirm all wind farm zone and comparable sales with either the buyer, seller or broker of the 

transaction, check assessors records and get a copy of the transaction deed. 

12. Create sales sheets of all sales. 

13. Create a sales map of all sales. 

14. Complete matched pair analysis of selected wind farm zone sales and their corresponding 

comparable sale. 

15. Utilize Marshall & Swift Cost services, extracted values from sales and other acceptable methods 

to support adjustments for known variables in the analysis. 

The following pages include five matched pair analyses, sales map locating the sales utilized and data 

sheets of each sale. 
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wind turbines 0.875 miles from comparable but 

distance to WT 1.72 miles (cluster) none visible (see note) 
cannot see them due to the wooded area and 

ravines, can see them as you exit and enter 

subdivision. 

address 408 LaMoilee Road 1939 Ole Hickory Rd 

city/county Sublette/Lee Amboy/Lee 

sales price $ 250,000.00 $ 272,000.00 

terms arms length arms length 

terms adj typical 0% typical 0% 

date of sale January 9, 2015 June 19, 2015 

difference in months base ·5 

timeadj none needed 0% 

adj sales price $ 250,000.00 $ 272,000.00 

GLA (above grade) 2,271 2,008 

$/GLA $ 110.08 $ 135.46 ·23% comparing GLAs only with no other adjustments 

" . '. . , .. '?"'- , 
'< ',' . , .:", 

" ", " 

neighborhood rural rural- subdivision $ subdivision has superior appeal is factored in land 

lot size in acres 3.01 2.2 $ 13,500.00 based on $15,OOO/ac 

lot description open with few trees 
good landscaping, 

$ (10,000.00) superior landscaping 
mature trees 

home style 1 sty- traditional 1 story- traditional $ 

exterior siding vinyl/brick vinyl $ 5,000.00 brick 3% adjustment based on cost 

home built/eff age 2004/10yrs 2000/14yrs $ 13,000.00 total economic life used = 55 yrs 

condition very good very good $ 

room count 7 total/4 br/3.5bth 6 total/3 br/2.S baths $ 6,000.00 bathroom contribution value = $6,000 

GLA in sf 2,271 2,008 $ 21,000.00 contribution value = $80/sf 

finished 924±Sf, br, fam, 
finished bsmt at $20/sf contribution value includes 

basement partly finished 
kit, fair quality 

$ (4,000.00) extra br, family rm, bath less the partial finish of WT 

sale 

patio/deck/porch patio deck $ similar 

fireplace yes- 2 sided yes $ similar 

central air yes yes $ 

garage attached 3-car attached 3-car $ similar size 

outbuildings none 2 car garage w/loft $ (15,000.00) garage = $15,000 contribution value 

gravel drive, garden tub, 
paved driveway, paved vs gravel= $5,000, whirlpool= garden tub, 

other central vac, in ground 
whirlpool 

$ 7,000.00 
central vac = $2,000, pool= $10,000 

pool 

total adjusted $ $ 36,500.00 

total adjusted value (adj + adj sales price) $ 250,000,00 $ 308,500.00 

difference in value in $ $ (58,500,00) 

difference in value in % -23% overall impact due to presence of wind turbines/farm 
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neighborhood rural· near Ohio rural- near Wyanet $ 

lot size in acres 6.07 6.95 $ similar in size 

lot description 
mature landscaping, mature landscaping, young 

$ 5,000.00 stream typically adds +10% of land value 
trees & s trea m trees 

home style l.5 sty - traditional 1.5 sty· tradItional $ 

extenor siding vinyl vinyl $ 

home built/eff age 2001/eff 12yrs 1998/eff 12 yrs $ similar in condition and effective age 

condition good good $ 

room count 7 total/4 br/2.5bth 6 total/3 br/2.5 baths $ 

GLA in sf 2,316 1,936 $ 29,000.00 based on $ 78/sf contribution value 

basement full - unfinished full- partly finished $ (12,000.00) estimated @ $12,000 

patio/deck/porch deck, screened porch covered porch $ 2,500.00 deck = cov porch, screened porch = $2,500 

fireplace yes yes $ 

central air yes yes $ 

garage 2 car attached 2 car attached $ 

outbuildings 
refurbished barn - ave large steel pole barn with 

$ (20,000.00) 
refurbished barn = $10,000 contrib value, pole barn with 

condition truck & reg overhead doors concrete fioor, storage, ave qlty = $30,000 

other 
concrete drive, hot tub, 

concrete circular drive $ 
comparable concrete drive was larger $2,000, hot tub 

heated garage $1,000 and heated garage $1,000 

total adjusted $ $ 4,500.00 

total adjusted value (adj + adj sales price) $ 231,000.00 I $ 279,500.00 

difference in value in $ $(48,500.00) 

difference in value in % -21%loverall impact due to presence of wind turbines/farm 
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neighborhood rural- near Ohio rural- near Wyanet $ 

lot size in acres 6,07 1,08 $ 40,000,00 estimated 1 acre value at $20,000, 6 acre= $60,000 

lot description 
mature landscaping, mature landscaping, 

$ 
trees & stream trees 

homestyle 1,5 sty - traditional 1,5 sty- traditional $ 

exterior siding vinyl vinyl $ 

home built/eff age 2001/eff 12yrs :: 1999/eff 12 yrs $ similar in condition and effective age 

condition good /. ,. good $ 

room count 7 total/4 br/25bth 8 total/4 br/L5 baths $ 5,000,00 adj based on one bath 

GLAin sf 2,316 2,900 $ (45,500,00) based on $ 78/sf contribution value 

basement full - unfinished none (crawl space) $ 21,000,00 estimated @ $20/sf x 1,038sf due to no basement 

patio/deck/porch deck, screened porch Ig cov porch, Ig deck $ deck = deck, screened porch = Ig COY porch 

fireplace yes yes $ 

central air yes yes $ 

garage 2 car attached 2 car attached $ 

outbuildings 
refurbished barn - ave 

$ 10,000,00 refurbished barn = $10,000 contribution value 
condition 

none 

concrete drive, hot tub, 
concrete $5,000, hot tub $1,000, heated garage $1,000, 

other gravel drive, hot tub $ 6,000,00 comparable had an above ground pool treated as 
heated garage 

ersonal orooertv 

total adjusted $ $ 36,500,00 

total adjusted value (adj + adj sales price) $ 231,000,00 $ 261,500,00 

difference in value in $ $(30,500,00) 

difference in value in % -13% overall impact due to presence of wind turbines/farm I 
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dlSt nee toWT ton stone ev par 

address 31 Peoria Road 275311250 E. Street 

city/county Ohio/Lee Walnut/Bureau 

sales price $ 125,000.00 $ 139,700.00 

terms arms length arms length 

terms adj typical 0% typical 0% 

date of sale December 8, 2012 February 4,2014 

diffence'ln months base -14 

timeadj none needed 0% 

adj sales price $ 125,000,00 $ 139,700.00 

GLA (above grade) 1,420 1,864 

$/GLA $ 88_03 $ 74.95 15%lcomparing GLAs only with no other adjustments I 

',~" 
. , . ., . 

J if '" 

neighborhood rural- tlose to Ohio rural - tlose to Walnut $ 

lot size in acres 2.45 2.5 $ similar 

lot description 
mature landscaping some mature landscaping 

$ 
trees some trees 

home style ranch ranch $ 

exterior siding vinyl 
wood press board, brick 

$ 3,600.00 
5% of cost per sf contribution value of residence for press 

wainscoting in front board vs vinyl 

home built/eff age 1978/24 yrs 1977/24 yrs $ similar condition and effective age 

condition average average $ 

room count 7 total/3 br/2bth 7 total/4 br/3.5 baths $ (5,000.00) adj is for 1.5 baths @$3,000 per bath & $2,000 half 

GLA In sf 1,420 1,864 $ (22,200.00) based on $50/sf contribution value 

basement no basement- slab full- partly finished $ (14,000.00) estimated @ $10/sf x 1420sf due to no basement 

patio/deck/porch brick paver patio none $ 2,000.00 

fireplace yes yes $ 

central air yes yes $ 

garage 3 car detached 2 car attached $ 8,000.00 $8,000 per car bay beyond two 

outbuildings 32x40 pole shed- newer none $ 22,000_00 
pole shed estimated at $39,000 new, $22,000 

contribution value 

other 
concrete drive, new 

concrete drive, none $ 6,000,00 
greenhouse estimated at $5,000 contribution value, 

greenhouse/ fence fence=$l,OOO 

total adjusted $ $ 400.00 

total adjusted value (adj + adj sales price) $ 125,000.00 $ 140,100.00 

difference in value in $ $(15,100.00)1 

difference in value in % -12%loverall impact due to presence of wind turbines/farm 
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_ Item Sale 4-WF adj Comparable 4-A . adj difference notes" ~; "hl'" 

Sale 10 MaV-lR"()()l .~, "Bradord::IR"()()l ' " ": 't 
distance to WT 0.53 mi to dosest one 

address 341 Rockyford Road 

city/county Amboy/Lee 

sales price $ 132,000.00 

terms arms length/divorce 

termsadj typical 

date of sale February 6, 2015 

difference in months base 

timeadj 

adj sales price $ 145,200.00 

GLA (above grade) 2,000 

$/GLA $ 72.60 

neighborhood rural 

lot size in acres 5.00 

lot description mature lot, some trees 

home style 2 sty- farmhouse 

exterior siding vinyl 

home built/eff age 1901/30 yrs 

condition average 

room count 8 total/4 br/2bth 

GLA in sf 2,000 

basement full- unfinished 

patio/deck/porch coy porch 

fireplace none 

central air none 

garage none 

36x120 metal sided 

shed with heat and 

outbuildings 
bathroom, 36x140 

metal sided shed, 50x55 

metal sided barn, 28x33 

corn crib 

other gravel drive 

total adjusted $ 

total adjusted value (adj + adj sales price) 

difference in value in $ 
difference in value in % 

No Sales within the Zero Zone 

none 

2369 McGirr Road 

Ashton/Lee 

$ 183,000.00 

arms length 

10% typical 

October 6, 2014 

4 

none needed 

$ 183,000.00 

1,936 

$ 94.52 

* 
rural 

3.92 

mature lot, some trees 

2 sty- farmhouse 

vinyl 

1901/25 yrs 

average 

, 7 total/3 br/1 bath 

1,936 

partial- unfinished 

wood deck 

heatilator system 

none 

2 car detached w/game 

room 

'. 40x50 metal sided 
machine shed 

gravel drive 

$ 145,200.00 

0% 

0% 

$ 

$ 8,000.00 

$ 

$ 

$ 

$ (12,900.00) 

$ 

$ 3,000.00 

$ 

$ 

$ 

$ 12,000.00) 

$ 

$ 112,000.00) 

$ 14,000.00 

$ 

$ (1,900.00) 

$ 181,100.00 

.. 

no wind turbines in view, closest one is 7.89 miles 

Realtor stated thought sold under market due to 

divorce, 10% adjustment was made to represent this 

based on comments & appraiser's experience 

-30%/comparing GLAs only with no other adjustments 

;'':"!;;!X'' .. . ,~,' 
" 

at $8.000/ac 

used total economic life = 55 yrs 

$3,000 for full bath 

no adjustment needed, very similar in size 

no adjustment needed, similar in use, old basement 

wood deck = covered porch 

$12,000 contribution value for garage w/14x21 game 

room 

36x140 building old chicken coop= $3,000, 36x120 

building has work shop w/bathroom = $18,000, 50x55 

barn = $5,000, corn crib is Quonset hut for storage= 

$3,000, 40x50 machine shed= $15,000 

$135,900.00)1 

~25%loverall impact due to presence of wind turbines/farm 

It was interesting to note that there were no residential sales (outside of the Village of Ohio) from January 

1, 2011, to July 1, 2015, that was located in the Zero Zone (that zone within the perimeter of the wind 

farm). Traveling through this area indicated that there were plenty of residential homes, some on larger 

farm plots and some on smaller residential lots less than 10 acres. It appeared the density of these 

residential properties were similar to the outside zones (i-mile Zone, 3-mile Zone) yet there were no sales. 

There appears to be no explanation for this lack of sales activity in an area of 22,400 acres. The lack of 

sales is interesting and possibly instructive to the impact that wind turbines have on property value. It 

may suggest that when a property is inside the wind farm it is either not marketable or the property is 

receiving an income due to the wind turbines that the owner does not want to relinquish. It should be 
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noted that since we have no sales nor did not engage in an in-depth study as to the cause of the lack of 

sales, any statement on our part the reason is a theory. 

Summary of Findings 

This analysis through five match pairs indicated that the impact of wind turbines on residential property 

value is negative ranging from -12% to -25% of the whole property value. The average loss indicated was 

-19%. The distance ofthe wind turbines ranged from 0.32 miles to 1.72 miles with the average being 0.65 

miles. It was also indicated that often when the wind turbines are not clearly seen from the property that 

they have little impact on the property value. Now, this conclusion may run counter to the noise, vibration 

and health concerns, but it may also be true that those issues are only discovered after the sale and hence 

do not playa part of it. 

It was also discovered that there were no sales found within the perimeters of the Big Sky Wind Farm 

using MRED and Zillow sources, which may indicate that such properties have suffered substantial value 

loss that it is not viable to sell them (possibly hold and rent). 
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Conclusion of Impact that Wind Farms Will Have on Rural Residential Property 
Values in Clay and Montague Counties 

The quantitative analysis provided by the studies and qualitative analysis provided by the literature review 

submitted in this report show two different stories. 

One story is that there is no impact on property value due to the presence of wind turbines of any distance 

to a property. The authors of this position tend to be academicians using statistical analysis. This story is 

difficult to accept for if we were to take it at face value we would have to conclude that viewsheds do not 

matter (Hoen et al refutes that position in their discussion of view sheds) and no distance to a wind turbine 

is too close. Comments from Realtors through surveys, testimony, and letters refute that notion. Logic 

would also refute that position. A survey of experienced appraisers who attended the Appraisal Institute 

webinar Wind Turbine Effects on Value (March 2015, Hoen & Jackson)194 overwhelmingly stated that they 

believe wind turbines negatively impact property value. To add to the disbelief ofthe fino impact" position 

is that the wind farm developers conSistently refuse to "guarantee" no property loss, or purchase the 

properties from property owners who desire to leave the area due to the development. If they believed 

these studies, they would believe there would be no risk in taking such a position. (As a side note, 

electrical transmission line developers in Minnesota must buy any property that is encumbered with a 

new electric transmission if the property owner evokes the "buy the farm" provision. So, though rare, 

there is a precedent of energy developers buying properties that are impacted, or thought to be impacted, 

by their development.) 

The other story is that there is a measurable negative impact on property value due to the presence of 

wind turbines and that this impact is in direct relation to the distance and viewshed of the turbines. The 

authors ofthis position are dominated by real estate appraisers and realtors, often utilizing comparative 

sales analysis as their method of study. The results of these studies (and others completed by 

academicians) have cited losses from 10% to over 50% depending on the distance and viewshed factors. 

Additionally, they have concluded that these losses are found to begin at the wind farm announcement 

stage leading to the post-construction stage. 

It is concluded that the qualitative and quantitative evidence supports the position that the presence of 

wind turbines in close proximity to residential properties will have a negative impact on property value 

and this impact is permanent. It is also concluded that this impact is a common experience regardless of 

geographic location. 

Applying this conclusion to wind farms in Clay and Montague Counties, Texas, would estimate that, those 

non-participating in the wind farm income stream rural residential properties located within the 

perimeter of the wind farm and those in close proximity will experience severe financial consequences to 

their property value. It is estimated that the property value loss due is estimated to be from -10% to -50% 

194 Wind Turbine Effects on Value. Appraisal Institute, Chicago. March 5, 2015. Ben Hoen and Thomas Jackson, 

Ph.D., were the presenters. 
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having a direct correlation to the distance from the wind turbines, how prominent the turbines are in the 

property's viewshed, potential buyer profile and the market appeal of the residence. 
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Addendum 
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Curriculum Vitae of Kurt C. Kielisch 

Work Experience 

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, multi­

family residential, farms and ranches, commercial properties, special use properties, tax assessment, ocean-front 

properties, litigation support work, stigmatized properties, eminent domain, utility easements, valuation consulting, 

and impact studies. I have provided appraisal services for properties located in Alaska, Colorado, Illinois, Indiana, 

Iowa, Kansas, Michigan, Minnesota, Mississippi, Missouri, North Dakota, Ohio, South Dakota, 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 and wind farms on property value. Related to the impact on property value of utility 

projects and wind 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, and South Dakota state 

courts, commissioner hearings in Wisconsin and Minnesota, and Federal Courts in Wisconsin and Ohio. In the 

Wisconsin Supreme Court case of Spiegelberg vs. State of Wisconsin DOT (2004AP3384), I was the appraiser for Ms. 

Spiegelberg. This hearing resulted in 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 (2012AP80S & 2012AP840) the high court made a 

landmark decision involving relocation rights and an uneconomic remnant. I was the 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 public meetings. 

Academics 

MA 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. 

B.A. Biology (Natural Sciences Minor). Silver Lake College, Manitowoc, Wisconsin. 
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Certifications/Designations/Organizations 

Certified General Real Property Appraiser State of Indiana. License #CG41500059 (Expires 6/30/2018). 
Certified General Real Property Appraiser State of Illinois. License #553.002453 (Expires 9/30/2019) 
Certified General Real Property Appraiser State of Iowa. License #CG03477 (Expires 6/30/2018). 
Certified General Appraiser State of Michigan. License #1201073299 (Expires 7/31/2018). 
Certified General Appraiser State of Minnesota. License #40285817 (Expires 8/31/2019). 
Certified General Appraiser State of South Dakota. License #1443CG (Expires 9/30/2018). 
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. Illinois, Indiana, Iowa, Kansas, Mississippi, Missouri and Ohio. 
Past Certified General Appraisal Licenses. Kansas, North Dakota, Ohio and Wyoming. 
ASA (real property) Urban Designated Member. American Society of Appraisers (ASA). 
IFAS (Senior Member) Designated Member. National Association of Independent Fee Appraisers (NAIFA). 
SR/WA (Senior Member) Designated Member. International Right-of-Way Association. 
R/W-AC (Appraisal Certified Member) Designated Member. International Right-of-Way Association. 
Review Appraiser (past). Department of Regulation and Licensing, State of Wisconsin (contract position). 
Associate Member. Appraisal Institute (AI). 
Member. Real Estate Educator's Association (REEA). 
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 (4Shrs). 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 (1Shrs). 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 (1Shrs). 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. 
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. 
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National Uniform Standards of Professional Appraisal Practice (USPAP): Course 200S (1Shrs). 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 20S (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 ofTransportation. 
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. 

Eminent Domain Issues in the Pipeline Industry: IRWA 2013 Conference (1.Shrs). 

Pipelines: Abandoned vs. Idle/Consequences of Not Maintaining Your Easements or ROW. IRWA 2013 Conference (1.Shrs). 

The Right of Reversion, "Who's on First." IRWA 2013 Conference (1.Shrs). 
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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 ofTrouble (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: 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 2DD-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 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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