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LETTER OF TRANSMITTAL
May 11, 2022
Mr. David Sorensen
Executive Director
Franklin Community Advocates, Inc.
SUBJECT:

Analysis of Existing Animal Operations (AO),
Including Slaughterhouse Uses Impact on
Proximate Residential Property Values

CohnReznick is pleased to submit the following property value impact analysis for a proposed
slaughterhouse/meat processing facility in Franklin, Wisconsin (Approximate address: 11907 West Loomis Rd /
PIN: 8911083000) referred to as Strauss Brands LLC Proposed Slaughterhouse.
The proposed facility is reported to be planned for two phases, including an original 152,035 square foot building
designed to process up to 500 head of cattle per day, which will include cattle pens, a harvest floor, carcass
coolers, fabrication areas, packaging areas, warehouse areas, and operations offices, situated on a 30.2-acre
site. The facility will have some form of operations on-going 24 hours per day, Monday through Saturday.
Reportedly plans call for future building expansion areas and truck maintenance facility that will potentially
increase the size of the building by nearly 80% (278,500+/- square feet)1. If animal density is increased at a
similar rate, the potential expansion could bring 900 head of cattle per day to the site.
Per the client’s request, CohnReznick researched property transactions proximate to existing AO 2 uses,
researched and analyzed academic and peer reviewed and published studies, to gain an understanding how
these uses may impact proximate property values.
The purpose of this consulting assignment is to determine whether proximity to an Animal Operation use,
including slaughterhouse/meat processing facilities, has an impact on nearby property values. The intended use
of our opinions and conclusions is to assist the client in addressing local concerns and to provide information
that local bodies are required to consider3 in their evaluation of proposed special use applications. We have not
been asked to value any specific property, and we have not done so.

Email from S.R., Mills, CEO of Bear Real Estate Group dated February 5, 2020, regarding the “Strauss Agreement”.
Animal Operations (AOs) may be broadly defined as facilities in which animals are raised or brought for slaughter. The common
denominator is a large perpetual inventory and density of animals. The Appraisal Journal, Winter 2015
3 The proposed Special Use will not have an undue adverse impact upon adjoining property; that it will not interfere with the
development of neighborhood property; and will not result in damage to property of significant importance to nature, history or the like;
typically, the burden of proof to address these issues falls upon the applicant.
1
2

Disclaimer: This report is limited to the intended use, intended users Franklin Community Advocates and others stated in
the report as it relates to the evaluation of a proposed Animal Operation including slaughterhouse or meat processing facility
in the City of Franklin, WI, and purpose stated within. No part of this report may otherwise be reproduced or modified in any
form, or by any means, without the prior written permission of CohnReznick LLP.
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The client and intended user for the assignment is David Sorensen and Franklin Community Advocates, Inc.
The report may be used only for the aforementioned purpose and may not be distributed without the written
consent of CohnReznick LLP (“CohnReznick”).
This consulting assignment is intended to conform to the Uniform Standards of Professional Appraisal Practice
(USPAP), the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute, as well as applicable state appraisal regulations.
Based on the analysis in the Strauss Brands LLC Proposed Slaughterhouse report, and subject to the
definitions, assumptions, and limiting conditions expressed in the report, our findings are:
FINDINGS
I.

Local Area: The proposed AO facility is located within one-mile of several built-up residential
subdivisions to the northwest (sale prices in the $400,000 to $600,000 range), rural homes to the
north ($250,000+), and a new subdivision in development (Ryan Meadows, $450,000+) within 1,000
feet to the east.

II.

Academic and Valuation Expert Studies: CohnReznick reviewed and analyzed published
academic and peer reviewed valuation expert studies that specifically analyzed the impact of animal
operations, AO (including slaughterhouses) on proximate (0-3 miles) property values. These studies
include multiple regression analyses of hundreds and thousands of sales transactions, and opinion
surveys, for both residential homes and farmland properties in both rural and suburban communities,
which concluded existing food animal operation facilities have had negative impacts on proximate
property values generally within one mile, which varied depending on distance from facility, animal
density, and wind direction.
a. Specifically, as a result of an appeal from local residents living proximity to an animal operation,
the Wisconsin Department of Revenue (WDR) performed their own impact study of 184 sales of
properties that took place over the three years near Kewaunee County’s six largest Confined
Animal Feeding Operations (CAFOs) and one other CAFO just over the county line in Brown
County. The residential homes near the DOs (dairy operations) were found to have been selling
for as much as 13% below their assessed value in Kewaunee County. The Department’s study
concluded that assessments (based on market value) of homes could be reduced by -8% to -13%
for homes within a mile of the county’s six largest CAFOs, and that reductions may also be
appropriate in nearby counties with similar conditions. The CAFOs studied are defined as having
at least 1,000 AUs or about 715 cows at an average weight of 1,400 pounds.

III.

CohnReznick Study: Further, CohnReznick performed a study of 168 sales of residential properties
as part of a paired sale analysis for the Abbyland Foods, Inc. operation located in Abbotsford, WI, in
which we have determined that the existing AO has caused a negative impact on property values.
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Based on the information we have reviewed to date, there is a reasonable and probable risk of negatively
impacting residential property values as a result of the development of the proposed AO facility.
CONCLUSION
Considering all of the preceding, the data indicates that slaughterhouse facilities do have a negative
impact on proximate property values.

If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of
service.
Very truly yours,
CohnReznick LLP

Patricia L. McGarr, MAI, CRE, FRICS
National Director - Valuation Advisory Services
Certified General Real Estate Appraiser
Wisconsin License No. #1704-10
Expires 12/14/2023
Illinois License No. #553.000621
Expires 9/30/2023

Sonia K. Singh, MAI
Director – Valuation Advisory Services
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SCOPE OF WORK
CLIENT AND INTENDED USERS
The client and intended user of this report is David Sorensen on behalf of the Franklin Community Advocates;
other intended users may include the client’s legal counsel. Additional intended users of our findings include all
relevant permitting authorities for the specific proposed special use slaughterhouse project in Franklin, WI.
INTENDED USE
The intended use of our findings and conclusions is to address certain criteria required for the granting of
approvals for a proposed slaughterhouse uses. We have not been asked to value any specific property, and we
have not done so. The report may be used only for the aforementioned purpose and may not be distributed
without the written consent of CohnReznick LLP (“CohnReznick”).
PURPOSE
The purpose of this consulting assignment is to determine whether proximity to the proposed slaughterhouse
facility will result in an impact on proximate property values.
DEFINITION OF VALUE
This report utilizes Market Value as the appropriate premise of value. Market value 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 are the consummation of a sale as of a specified date
and the passing of title from seller to buyer under conditions whereby:
1.
2.
3.
4.

Buyer and seller are typically motivated;
Both parties are well informed or well advised, and acting in what they consider their own best interests;
A reasonable time is allowed for exposure in the open market.
Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable
thereto; and
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.”4

4

Code of Federal Regulations, Title 12, Chapter I, Part 34.42[h]
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EFFECTIVE DATE & DATE OF REPORT
May 11, 2022
PRIOR SERVICES
USPAP requires appraisers to disclose to the client any services they have provided in connection with the
subject property in the prior three years, including valuation, consulting, property management, brokerage, or
any other services.
This report is a compilation of academic and peer reviewed impact studies, an analysis of an existing
slaughterhouse facility, and interviews with market participants that have experience with existing
slaughterhouse uses and the properties proximate to them and is not evaluating a specific subject site. In this
instance, there is no “subject property” to disclose.
INSPECTION
Patricia L. McGarr, MAI, CRE, FRICS and Sonia K. Singh, MAI have viewed the exterior of all comparable data
referenced in this report in person, via photographs, or aerial imagery.
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THE PROPOSED PROJECT
IDENTIFICATION AND DESCRIPTION
The Project (herein described) is a proposed slaughterhouse/meat processing facility in Franklin, Wisconsin
(Approximate address: 11907 West Loomis Rd / PIN: 8911083000) referred to as the Strauss Brands LLC
Proposed Slaughterhouse.

Note: The image above states a dated building size for the Project. The exhibit is included for identification of the Project site only.

The proposed facility is reported to be planned for two phases, including an original 152,035 square foot building
designed to process up to 500 heads of cattle per day,5 which will include cattle pens, a harvest floor, carcass

5

This equates to up to 637,500 lbs. of cattle per day (based on the average weight for cattle of 1,275 lbs.) and approximately 637.5
Equivalent Animal Units.
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coolers, fabrication areas, packaging areas, warehouse areas, and operations offices, situated on a 30.21-acre
site. The facility will have some form of operations on-going 24 hours per day, Monday through Saturday.
Reportedly plans call for future building expansion areas and truck maintenance facility that will potentially
increase the size of the building by nearly 80% (278,500+/- square feet)6. If animal density is increased at a
similar rate, the potential expansion could bring 900 heads of cattle per day to the site. Renderings of the Project
are included below.

6

Email from S.R., Mills, CEO of Bear Real Estate Group dated February 5, 2020, regarding the “Strauss Agreement”
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SURROUNDING AREA OF THE PROJECT
The Project site is located in the City of Franklin, in the suburbs of Milwaukee, Wisconsin. A surrounding area
map indicating the location of the Project (red arrow) is presented below. As illustrated, the local area is
transitional in nature, with residential subdivisions and rural homesteads.
The Project is located off US-45 and WIS Highway 36 (Loomis Road) approximately 6 miles west of the
Interstate-94/41 interchange, which connects the local area to the City of Milwaukee to the northeast.

Aerial imagery of site area provided by Google Earth, dated April 2021.

Disclaimer: This report is limited to the intended use, intended users Franklin Community Advocates and others stated in
the report as it relates to the evaluation of a proposed Animal Operation including slaughterhouse or meat processing facility
in the City of Franklin, WI, and purpose stated within. No part of this report may otherwise be reproduced or modified in any
form, or by any means, without the prior written permission of CohnReznick LLP.

Prepared for Franklin Community Advocates

Page | 11

LOCAL DEVELOPMENT TRENDS
Land values can be driven by a site’s proximity to the path of development. The closer a property is to the path
of development, and without natural barriers to development, the more value a property may have in the future.

Aerial Imagery dated April 2000

Aerial Imagery dated April 2021

Over the past twenty years, several residential developments have been platted and built in the local area. The
proposed AO facility is located within one-mile of several built-up residential subdivisions to the northwest (sale
prices in the $400,000 to $600,000 range), rural homes to the north ($250,000+), and a new subdivision in
development (Ryan Meadows with 79 lots, $450,000+ homes on ±¼ acre) within 1,000 feet to the east. Harbor
Homes at Ryan Meadows is currently selling their portion of the development and out of the 22 lots available, 15
have been sold as of the date of writing this report as illustrated below.

Proposed
AO
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DEMOGRAPHIC FACTORS
Demographic data is presented below, as compiled by ESRI, which indicates a stable population in the area
surrounding the Project, the city, county, and the state, as well as a predominantly owner-occupied area. Median
household income is higher at the local and city levels than the county and state levels. These features indicate
a stable economic base.

DEMOGRAPHIC PROFILE
Population
2026 Projection
2021 Estimate
2010 Census
Growth 2021 - 2026
Growth 2010 - 2021
Total Land Area
Population Density
Households
2026 Projection
2021 Estimate
2010 Census
Growth 2021 - 2026
Growth 2010 - 2021
2021 Owner Occupied (%)
2021 Renter Occupied (%)
2021 Med. Household Income
2021 Avg. Household Income

Project - 1 Mi Radius

City of Franklin

Milwaukee County

Wisconsin

786
746
635
5.36%
17.48%
3 sq. miles
237.46/sq. mi,

37,526
36,726
35,451
2.18%
3.60%
35 sq. miles
1,058.69/sq. mi,

954,446
950,151
947,735
0.45%
0.25%
1,189 sq. miles
799.12/sq. mi,

6,045,275
5,922,426
5,686,986
2.07%
4.14%
65,498 sq. miles
90.42/sq. mi,

246
233
200
5.58%
16.50%

14,594
14,258
13,642
2.36%
4.52%

388,597
386,488
383,591
0.55%
0.76%

2,462,852
2,404,113
2,279,768
2.44%
5.45%

88.61%
11.39%

72.23%
27.77%

44.19%
55.81%

57.96%
42.04%

$125,807
$143,637

$88,280
$109,439

$53,006
$72,791

$63,001
$82,990

CONCLUSION
Land uses in the area surrounding the Project can be categorized as transitional with current land uses such as
farmland, rural homesteads, and residential developments. The factors presented previously indicate that the
proposed Project would possibly be incompatible with surrounding uses given the number of existing and new
residential developments nearby.
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APPRAISAL THEORY – PROXIMATE USE’S IMPACT ON VALUE
According to Randall Bell, PhD, MAI, author of text Real Estate Damages, published by the Appraisal Institute
in 2016, understanding the market’s perceptions on all factors that may have an influence on a property’s
desirability (and therefore its value) is essential in determining if a diminution or enhancement of value has
occurred.7 According to Dr. Bell:
“There is often a predisposition to believe that detrimental conditions automatically have a
negative impact on property values. However, it is important to keep in mind that if a property’s
value is to be affected by a negative condition, whether internal or external to the property, that
condition must be given enough weight in the decision-making process of buyers and sellers to
have a material effect on pricing relative to all the other positive and negative attributes that
influence the value of that particular property.”8
Market data and empirical research through the application of the three traditional approaches to value should
be utilized to estimate the market value to determine if there is a material effect on pricing due to the influence
of a particular characteristic of or on a property.
A credible impact analysis is one that is logical, innate, testable and repeatable, prepared in conformity with
approved valuation techniques. In order to produce credible assignment results, more than one valuation
technique should be utilized for support for the primary method, or a check of reasonableness, such as utilization
of more than one approach to value, conducting a literature review, or having discussions (testimony) with market
participants. 9 CohnReznick implemented the scientific method 10 to determine if a detrimental condition of
proximity to a slaughterhouse facility exists, further described in the next section.

7

Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Pages 1-2)
Page 314
9 Ibid, Pages 7-8
10 The scientific method is a process that involves observation, development of a theory, establishment of a hypothesis, and testing.
The valuation process applies principles of the scientific method as a model, based upon economic principles (primarily substitution) as
the hypothesis. The steps for the scientific method are outlined as follows:
1. Identify the problem.
2. Collect relevant data.
3. Propose a hypothesis.
4. Test the hypothesis.
5. Assess the validity of the hypothesis.
Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Pages 314-316)
8 Ibid,
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METHODOLOGY
The purpose of this report is to determine whether proximity to a slaughterhouse facility resulted in any
measurable and consistent impact on proximate property values. CohnReznick identified three relevant
techniques to test if a detrimental condition exists.
(1) A review of published studies;
(2) Paired sale analysis of properties proximate to existing slaughterhouse generating facilities; and,
(3) Interviews with real estate professionals and local real estate assessors.
The paired sales analysis is an effective method of determining if there is a detrimental impact on surrounding
properties.
“One of the most useful applications of the sales comparison approach is paired sale analysis.
This type of analysis may compare the subject property or similarly impacted properties called
Test Areas (at Points B, C, D, E, or F) with unimpaired properties called Control Areas (Point
A). A comparison may also be made between the unimpaired value of the subject property before
and after the discovery of a detrimental condition. If a legitimate detrimental condition exists, there
will likely be a measurable and consistent difference between the two sets of market data; if
not, there will likely be no significant difference between the two sets of data. This process
involves the study of a group of sales with a detrimental condition, which are then compared to a
group of otherwise similar sales without the detrimental condition.”11
As an approved method, paired sales analysis can be utilized to extract the effect of a single characteristic on
value. By definition, paired data analysis is “a quantitative technique used to identify and measure adjustments
to the sale prices or rents of comparable properties; to apply this technique, sales or rental data on nearly
identical properties is analyzed to isolate a single characteristic’s effect on value or rent.” 12 The text further
describes that this method is theoretically sound when an abundance of market data, or sale transactions, is
available for analysis.

11
12

Bell, Randall, PhD, MAI. Real Estate Damages. Third ed. Chicago, IL: Appraisal Institute, 2016. (Page 33)
The Appraisal of Real Estate 14th Edition. Chicago, IL: Appraisal Institute, 2013.
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SCOPE OF WORK
The scope of work utilized to test the hypothesis stated on the prior page is as follows:
1. Review published studies, assess credibility, and validity of conclusions;
2. Prepare paired sale analyses for existing slaughterhouse farms as follows:
2.1. Identify an existing slaughterhouse/meat processing facility comparable to the proposed project
to analyze;
2.2. Define Test Area Sales and Control Areas Sales;
2.3. Collect market data (sale transactions) for both Test Area and Control Area Sales;
2.4. Analyze and confirm sales, including omission of sales that are not reflective of market value;
2.5. Prepare comparative analysis of Test Area and Control Area sales, adjusting for market
conditions;
2.6. Interpret data and calculations; and
3. Conduct interviews with real estate professionals and local real estate assessors who have evaluated
real property proximate to existing slaughterhouse facilities.
The following bullet points summarize important elements to consider in our scope of work:
•

Generally, established food animal operations are located in outlying, rural areas. We have reviewed 69
AO’s across Wisconsin and selected the most appropriate to review based on similar characteristics.
CohnReznick studied the Abbyland Foods, Inc. animal operation located in Abbotsford, WI due to the
similarity of the use, non-rural location, and availability of sales data.

•

Test Area Sales consists of sales that are located within one mile of the AO. Ownership and sales history
for each property for the three year period between March 2019 to March 2021 is maintained within our
workfile. Proximate properties with no sales data or that sold prior to the development of the AO were
excluded from further analysis.

•

Control Area Sales are generally located in the same market area and exhibit similar physical
characteristics. The selected Control Area to the Abbyland Foods AO in Abbotsford, WI was the
community directly two miles to the south, Colby, WI. Additional information comparing the Test and
Control Areas follows in a later section.

•

Control Area Sales occurred over the same time frame between March 2019 and March 2021, and are
comparable in physical characteristics such as age, condition, style, and size.

•

Sales of properties that sold in a non-arm’s length transaction (such as a transaction between related
parties, bank-owned transaction, or between adjacent owners) were excluded from analysis as these are
not considered to be reflective of typical market conditions and values, as defined earlier in this report.
The sales that remained after exclusions were considered in the paired sale analysis.
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•

The methodology employed in this report for paired sale analysis does not rely on multiple subjective
adjustments that are typical in many appraisals and single-paired sales analyses. Rather, the
methodology remains objective, and the only adjustment required is for market conditions; 13 the analysis
relies upon market conditions trends tracked by credible agencies such as the Federal Housing Finance
Agency (“FHFA”), who maintains a House Price Index (“HPI”)14 for macro and micro regions in the United
States. A market conditions adjustment is a variable that affects all properties similarly and can be
adjusted for in an objective manner.

•

To make direct comparisons, the sale price of the Control Area Sales was adjusted for market conditions
to a common date. In this analysis, the common date is the median sale date of the Test Area Sales.
After adjustment, any measurable difference between the sale prices would be indicative of a possible
price impact by the slaughterhouse facility.

•

If there is more than one Test Area Sale to evaluate, the sales are grouped if they exhibit similar
transactional and physical characteristics; otherwise, they are evaluated separately with their own
respective Control Area Sale groups. In this analysis, the sales are categorized by size (finished living
area).

Regarding interviews conducted, we reached out to several local real estate assessors; however, those we were
able to speak to had not completed a study using empirical data of proximity impacts due to an AO and were not
able to comment on any property value impacts. However, the Wisconsin Department of Revenue completed
their own study of proximity impact on property values due to an AO in 2017 after local appeals to the real
property assessor in Kewaunee County. This is described further in the next section, the review of published
studies, as item viii.

for market conditions is necessary as described in The Appraisal of Real Estate 14th Edition as follows: “Comparable sales
that occurred under market conditions different from those applicable to the subject on the effective date of appraisal require adjustment
for any differences that affect their values. An adjustment for market conditions is made if general property values have increased or
decreased since the transaction dates.”
14 The FHFA HPI is a weighted, repeat-sales index, meaning that it measures average price changes in repeat sales or refinancings on
the same properties. This information is obtained by reviewing repeat mortgage transactions on single-family properties whose
mortgages have been purchased or securitized by Fannie Mae or Freddie Mac since January 1975. The FHFA HPI serves as a timely,
accurate indicator of house price trends at various geographic levels. Because of the breadth of the sample, it provides more
information than is available in other house price indexes.
13 Adjusting
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TECHNIQUE 1: REVIEW OF PUBLISHED STUDIES
The following is a discussion of various studies that consider the impact of animal operations (AO) on surrounding
property values. The studies range from quantitative analysis to survey-based formal research to less formal
analyses.
ACADEMIC STUDIES & VALUATION EXPERT REPORTS
There have been numerous academic reports that attempt to quantify the effect on property values due to
proximity to Animal Operations use, such as a slaughterhouse. In this instance we have attempted to include
as many studies as possible that address factors that might be a consideration for the proposed Slaughterhouse
facility locating in a suburban/incorporated area, similar to the City of Franklin.
i.

In 1995 and updated 1997, Raymond B. Palmquist, Fritz M. Roka and Tomislay Vikina, of North Carolina
State University, published their study entitled, Hog Operations, Environmental Effects, and Residential
Property Values. A hedonic study of rural residential house sales in southeast North Carolina was
conducted to determine the effect of large-scale hog operations on surrounding property values. An index
of manure production at different distances from the houses was developed. It was found that proximity
caused a statistically significant reduction in house prices of up to -9 percent depending on the
animal density and their distance from the house.

ii.

In June 2003, Richard Ready, Assistant Professor of Agriculture and Environmental Economics and
Charles Abdalla, Associate Professor of Agricultural and Environmental Economics, at Pennsylvania
State University, published their study titled: “The Impact of Open Space and Potential Local Disamenities
on Residential Property Values in Berks County, Pennsylvania”. This hedonic regression analysis study
includes poultry, swine, and beef and dairy animal operations, and a total of 8,090 residential property
sales that occurred between 1998 and 2002. The study revealed that Animal Operations negatively
impact home prices by -6.4% up to 0.31 miles from the facility, and -4.1% within 0.50 miles, and
1.6% at 0.75 miles. Similar to Palmquist’s study (1997), this study found that animal operations within
one mile of a residence had a statistically significant negative impact on house prices, but that operations
between one and two miles from the house did not. At this time, the researchers considered a large-scale
animal production facility to have over 200 animal equivalent units15 (AEU’s). When broken into three
groups by size, the medium group (200 to 300 AEU’s) had a significantly negative impact on nearby
house prices, while larger operations, while negative, were not as high.

15

AU or AEU – Animal Equivalency Unit – One Animal Unit is 1,000 pounds live weight of livestock or poultry animals, regardless of the actual
number of individual animals comprising the unit. When measuring “finish weight” (weight at slaughter), beef weight tends towards 1,200 to 1,350
lbs.; compared to swine weight that tends towards 275 – 285 lbs. Applying this data to a minimum of 500 AUs would calculate to 370 to 416 heads
of beef at finish, compared to 1,754 to 1,818 heads of swine.
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Finally, this study investigated whether the impact of an animal operation on nearby house prices
depended on the species of the animals housed at the facility. While the negative impact was found to
be highest for poultry, intermediate for hogs, and lowest for dairy and beef cattle, the differences among
species were not statistically significant. The study also notes of the 71 animal operation facilities
studied; the operations tend to be located in areas that have few houses. The number of houses located
within 0.25 miles and 0.5 miles of actual animal facilities is about one-quarter of that which would be
expected if these facilities were locating themselves randomly in the landscape. The authors state it is
not known whether this is the result of decisions made by animal producers to locate in areas with few
houses, by decisions made by developers not to build homes near animal facilities, or whether each
group is locating on land with different attributes, resulting in a natural separation.
iii.

The study “Living with Hogs in Iowa: The Impact of Livestock Facilities on Rural Residential Property
Values” was prepared by a team at the Center for Agricultural and Rural Development (CARD) at
Iowa State University and was published in August 2003. The team - Joseph A. Herriges, professor of
Economics; Silvia Secchi, assistant scientist with the Resource and Environmental Policy Division CARD,
and Bruce A. Babcock, professor of Economics and director of CARD, utilized a hedonic model to
investigate residential sales prices in proximity to AOs (livestock feeding operations) in five rural counties
throughout Iowa. Counties include Franklin, Hamilton, Hardin, Humboldt, and Webster yielding 1,145
actual home sales between 1992 and mid-2002 after removing those not considered arm-length or
which have greater than 10 acres of land. These sales were proximate to 550 livestock facilities with an
average live weight of 727,000 pounds, which were included in the analysis.
The authors presented three primary factors that affected property values in the region; AO size, distance
from AO, and whether the property is down or upwind of the AO. At all distances, properties down or
upwind of an AO for one season of the year had greater reductions in value than those that were not.
For example, locating the new facility 0.25 mile away from a home, with the facility located upwind of the
home, and being of moderate in size (i.e., 250,000 pounds live weight), the property value reductions are
statistically significant (at a 95 percent confidence level), on average of -26% if the facility is located
northwest of the home and -22% if located south (primary wind patterns). Those negative impacts in
values at 1-mile distance are reduced to -6%. For a larger sized facility of over 450,000 pounds live
weight, the percentage of reductions are cut by about half. 16 They conclude that there may be
approximately -10% drop in property value if a new (AO) livestock feeding operation is located
upwind and near a residence.17

iv.

In 2008 Dr. Jungik Kim and Dr. Peter Goldsmith, (University of Illinois Urbana-Champaign, College
of Agricultural and Consumer Economics), published their study entitled, A Spatial Hedonic Approach
to Assess the Impact of Swine Production on Residential Property Values. The study utilized a Spatial

16

https://www.card.iastate.edu/products/publications/pdf/03wp342.pdf
Land Economics, November 2005 – 81(4): 530-545 ISSN 0023-7639; E-ISSN 1543-8325 Copywrite 2005 by the Board of Regents of
the University of Wisconsin System.
17
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Hedonic model to investigate property values of 5,352 non-urban houses and the effects of 26 Animal
Operations (AOs) in Craven County North Carolina. The team collected data on property sales, assessed
values, neighborhood indicators/amenities, and AOs (hog operations) and locations. A major goal of their
study was to address spatial correlation within the testing. Spatial correlation is the concept that
neighborhood indicators and factors accounted for impacts in property values.
Drs. Kim and Goldsmith included several variables in their testing process such as home attributes like
the number of bedrooms and bathrooms and base square footage, as well as neighborhood indicators
including income, distance to school, distance to open space, and distance to the central business district.
Also included were directional variables to attempt to account for prevailing winds. The primary variable
of distance to an AO, alongside the above variables, were tested at 11 distance “bands” beginning at ½
mile and increasing in ¼ mile increments up to 3 miles.
The authors’ study concluded that AOs were found to negatively affect property values, and that the size
of the operation did not increase the negative impact. Kim and Goldsmith concluded that on average the
property value of a home within 1 mile of an AO would decrease -8.2%, solely based on its
proximity to the AO.18
v.

In September 2008 the Indiana Business Research Center published a study titled The Effect of
Regulated Livestock Operations on Property Values in Selected Indiana Counties. It was an extensive
study (7,849 sales) that includes both qualitative survey and interview methods alongside a quantitative
hedonic pricing model analysis. In its testing process, the team considered effects of AO’s also known
as RLO’s (regulated livestock operations) including distance, species, wind direction as well as how the
effects impacted each of the following property types, “non-town residential, town residential, and farm
properties.” Most relevant to the current discussion are town residential properties, which are those that
are located within incorporated areas. These properties were “more acutely affected by the attributes of
surrounding RLO’s than the other two property types”.
The results of the testing were mixed, but the overall effect was negative led by significant impacts
by dairy operations and wind direction. It is evident that mid-to-higher value properties were
significantly more impacted by the effects of AO’s.19

vi.

18
19

Robert Simons Director of Real Estate at Central Michigan University, Dr. Youngme Seo and Spencer
Robinson from Cleveland State University, published their study, The Effects of a Large Hog Barn
Operation on Residential Sales Prices in Marshall County, KY in the Journal of Sustainable Real Estate
in January 2014. The study utilized a hedonic regression analysis, to quantify the effect on property
values due to proximity to AOs by studying existing facilities in Marshall and neighboring Benton,
Kentucky. The study evaluated a tightly clustered grouping of AO facilities, and 271 residential sales

(PDF) A Spatial Hedonic Approach to Assess the Impact of Swine Production on Residential Property Values (researchgate.net)
https://www.ibrc.indiana.edu/studies/indiana_cafo_cfo_property_impact_2008.pdf
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within 1.25 miles of the cluster. Properties outside of the 1.25-mile radius and up to approximately 7
miles were part of the control (unaffected) group. The study considered sale pairs from 2002 through
2012, bracketing the opening of an AO (5,000-hog) facility in 2007. Further, the authors did illustrate that
the area is quite rural with home types ranging from mobile homes on 0.25-acre lots to mansions on over
10 acres, and the population of the nearest towns, Benton and Murray being approximately 22,400.
Their hedonic regressional analysis found a statistically significant average reduction in property value
averaging almost -23% across the subject area within 1.25 miles of the facility for the home sales from
2009 through 2012 when compared to the control group, a full year after operations began at the newly
developed Benton AO. Results from the regressional models indicate that the negative impact on affected
area property values was increasing, as the regressional analysis disclosed an average property value
diminution of -27% for sales from 2010 onward. Moreover, the authors found that properties in the
northeast quadrant of the subject radius had the most significant value reductions due to their location in
the path of the prevailing wind patterns for the area compounding odor nuisance.20
vii.

The peer-reviewed study, Animal Operations and Residential Property Values, was published by The
Appraisal Institute in The Appraisal Journal, Winter 2015. Written by Dr. John A. Kilpatrick, (PhD, MAI),
the report discusses the growing concentration of animal operations (AOs), yielding fewer and larger
facilities throughout the country. Dr. Kilpatrick has studied AOs for over 35 years, and reports that large
concentration of animals within an operation impacts the surrounding area’s air, water, health, and
economic conditions. These factors contribute to potential effects on nearby residential property values.
In my interview with Dr. Kilpatrick, he stated that he has performed 12 property value impact studies on
AOs use over his career. In the Appraisal Journal, Kilpatrick summarizes empirical evidence that
“indicates that residences near AOs are significantly affected, and data seems to suggest a valuation
impact of up to 26% for nearby properties, depending on distance, wind direction, and other factors”.
Further, Kuethe and Keeney21 find that higher-valued residences are more severely impacted by the
negative impacts of AOs. This finding is consistent with the 2008 Indiana Business Center study noted
above (v). Kilpatrick also cites a 1996 study by Padgett and Johnson stating, “that homes within 0.5 miles
of a confined animal feeding operation (CAFO) decrease in value by 40%, and homes within 1.0 miles
decrease in value by 30%, within 1.5 miles by 20%, and within 2.0 miles by 10%.”22
Kilpatrick discussed assessed values of land as evidence of diminished property values because of AOs.
His example, from an article written by Lee Beasley of Guardian Publishing in 2001, reported that 50
homes near an AO in Clark County, Illinois were given tax abatements. Beasley stated that homes “within

20

https://cherry-county-truth.org/wp-content/uploads/9830-93_112.pdf
Todd H. Kuethe and Roman Keeney, “Environmental Externalities and Residential Property Values: Externalized Costs Along the
House Price Distribution,” Land Economics 88, no 2 (2002): 241-250.
22 http://www.greenfieldadvisors.com/wp-content/uploads/2015/08/animaloperationsJKwinter2015.pdf
21
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0.5 miles were determined to have value diminished by 30%, ranging down to a 10% reduction for homes
at 1.5 miles.”
viii.

In November 2017, the Wisconsin Department of Revenue (WDR) performed their own impact study of
184 sales of properties that took place over the three years near Kewaunee County’s six largest CAFOs
and one other CAFO just over the county line in Brown County. The residential homes near the DOs
(dairy operations) were found to have been selling for as much as 13% below their assessed value in
Kewaunee County. The Department’s study concluded that assessments (based on market value) of
homes could be reduced by -8% to -13% for homes within a mile of the county’s six largest CAFOs,
and that reductions may also be appropriate in nearby counties with similar conditions. The CAFOs are
defined as having at least 1,000 AUs or about 715 cows at an average weight of 1,400 pounds. The
WDR’s study also determined that the size of the CAFO is relevant to market trends (influence). The data
also determined that proximity was also a factor in value loss, with those properties within 0.30 miles
demonstrating the largest negative impact on value of -13% and 0.30 to 0.95 miles reflecting value loss
of -8%. Properties over one-mile did not reflect impact. These impacts were for rural homes, as the study
excluded sales from the two villages and two cities in the County.23

23

2017 Appeal #2017-81-01, Findings of Fact section D-6: https://crawford.extension.wisc.edu/files/2020/08/2017-81-01-Findings-ofFact_Final.pdf
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SUMMARY OF FINDINGS
Case Study

Value Impacts

Remarks

Palmquist (1997)

Up to -9% Value Loss
within 1 mile

Statistically significant reduction in house prices depending on
animal density (AEU) 24 and distance

Ready & Abdalla (2003)

Up to -6.4% Value Loss
within 1 mile

Animal Densities of 200-300 AEU’s had largest negative impact
Differences among species was not statistically significant
AOs tend not to be located near homes

Herriges, Secchi & Babcock (2003)
Kim & Goldsmith (2008)

-22% to-26% Value Loss
within ¼ mile
-6% Value Loss at 1 mile
-8.2% Value Loss
within 1 mile

Wind directions factors into impacts
Proximity factors into impact
Animal Density (AO’s size) factors into impacts
Proximity had largest impact

Indiana Business Research Center (2008)

Negative impact for homes
with “town” locations
(Incorporated)

The results of the testing were mixed, but the overall effect was
negative for incorporate locations. Wind was also a factor.
It is evident that mid-to-higher value properties were significantly
more negatively impacted by the effects of AO’s

Simons, Seo, & Robinson (2014)

-23% within 1.25 miles

Most significant value reduction due to wind pattern

Kilpatrick (2015)

Up to -26% Value loss

Proximity and wind direction factor into value loss

Wisconsin Department of Natural
Resources (2017)

0.30 miles = -13%
0.3 – 1 mile = -8%

Proximity and animal density cause primary impacts
Study was of rural homes, and excluded incorporated areas

AU or AEU – Animal Equivalency Unit – One Animal Unit is 1,000 pounds live weight of livestock or poultry animals, regardless of the actual number of individual animals
comprising the unit.
24
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CONCLUSION
These published academic studies and other valuation expert opinions, conclude that there is some measure of
impact to property proximate to an established food animal operation (including slaughterhouse facilities). These
conclusions have been confirmed by academic studies utilizing large sales databases and regression analysis
investigating this use’s potential impact on property values.
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TECHNIQUE 2: PAIRED SALE ANALYSIS
TEST FACILITY: ABBYLAND FOODS, INC., CITY OF ABBOTSFORD, WISCONSIN
Address: 502 East Linden Street, Abbotsford, WI 54405
Coordinates: Latitude 44.943247, Longitude -90.311595
County: Clark and Marathon
PINs: 201-2802-062-0989, 201-2802-062-1124, 201-2802-062-9998, 201-2802-061-0975
Population Density (2021): 949 persons per square mile in Abbotsford, WI
Total Land Size: 17.463 Acres
Date Opened: October 4, 1977

Aerial Image of the Facility Retrieved from Marathon County, WI GIS Viewer; Imagery Dated 2020
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Facility View Retrieved from Google Street View; Imagery Dated October 2019

Facility Overview and Description of Area:
The Abbyland Foods, Inc. AO is located 35 miles west of the City of Wausau in the Northwest/North Central
region of Wisconsin. The facility is located in an outlying area; however, there are adequate municipal services
(police, fire/EMS, utilities) and schools at the junction of two major highways (WIS HWYs 13 and 29) and railway
freight service. The areas surrounding the small city are predominantly agricultural. The immediate area
surrounding the facility is commercial and residential. There are detached single family homes to the west, a
health care center to the northwest, commercial establishments to the north, and vacant land to the east.
The area located within a 1-mile radius of the Abbyland Foods, Inc. facility is identified as the Test Area.
The following is an excerpt of the history of the AO taken from the website:
“Harland Schraufnagel opened Abbyland Foods, Inc. Abbotsford, WI for business October 4, 1977
as a custom beef processing plant and retail store. A sales force was added to sell meat products
to other retailers in central Wisconsin. By the end of 1979 Abbyland had grown to 12 employees
and proudly displayed our logo on a refrigerated straight truck making deliveries across Wisconsin
into Minnesota.
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Today, Abbyland, Inc. has over 1000 employees working in 8 divisions. Abbyland Foods
manufactures a wide variety of cooked meat products in state-of-the-art continuous oven lines in
addition to our traditional fresh and smokehouse sausage products.”25
“Abbyland Foods, Inc. is a modern facility with three unique processing areas. The newest
contains our continuous ovens with three lines with the capacity to manufacture between
1,280,000 and 1,760,000 pounds per week depending on the product mix. The fresh and smoke
sausage kitchens have sixteen processing lines with a capacity of 2,000,000 pounds per week.
In addition to our sausage capacity at Abbyland Foods, we have a hot stuff line at Abbyland Pork
that can run 1,500,000 pounds of pork chubs or slicing logs per week.”26
The capacity can be further illustrated as follows:
Abbyland Foods, Inc. - Abbotsford, WI Capacity (Swine)
Pounds per Week
Processing Area
Min
Average
1 Newest Line - Continuous Ovens
1,280,000
1,520,000
2 Fresh and Smoke Sausage Line
2,000,000
3 Hot Stuff Line
1,500,000
Total
5,020,000

Processing Area
1 Newest Line - Continuous Ovens
2 Fresh and Smoke Sausage Line
3 Hot Stuff Line
Total

Processing Area
1 Newest Line - Continuous Ovens
2 Fresh and Smoke Sausage Line
3 Hot Stuff Line
Total

Min
183

Max
1,760,000

AEU per Day
Average
217
286
214
717

Max
251

Heads per Day (Based on 280 lbs. per Head)
Min
Average
Max
653
776
898
1,020
765
2,561

As computed earlier, the Proposed Project in Franklin will have a capacity of up to 500 head of cattle per day, or
637,500 lbs. or 637.5 EAUs. The Abbyland Foods, Inc. facility is similar in capacity size to the Project (before
considering the possible expansion).

25
26

http://www.abbyland.com/page/about-us
http://www.abbyland.com/page/foods-and-specialty-meats
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Selection of Control Area:
In order to determine if a detrimental condition exists, a Control Area must be selected in order to compare unit
sale prices. The Control Area selected was the City of Colby, WI, located directly to the south of Abbotsford, WI.
Both cities have similar locations, demographics, home prices, and availability of services. The relative locations
of the Test Area (orange outline) and Control Area (purple outline) are illustrated below. The blue pin represents
the location of the Abbyland Foods, Inc. facility.
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The Test and Control Areas are also similar in density to the Project Area. The following table (with data from
ERSI) illustrates the similarities between the Test and Control Areas, as well as the Project (Franklin, WI). We
note the Franklin’s Project Area does have a higher household income, but the ratio of household income to
home value is similar to the Test and Control Areas.
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Paired Sales Analysis
We analyzed single family home sales that occured in the Test Area that sold between March 2019 and March
2022, which are located within 1-mile of the Abbyland Foods, Inc. facility. This information was retrieved directly
from Clark and Marathon County Assessors. A total of 97 Test Area sales were identified.
We analyzed 71 Control Area sales that are single family homes with similar location, construction, square
footages, lot sizes, and ages that sold over the same period as the Test Area Sales, that were not located in
close proximity to the AO under analysis.
Throughout our analysis we have relied on square footage data from the Assessors’ offices for home sizes. We
have included above-grade and finished below-grade square footage in our calculations as the market in this
area considers finished square feet on every level to be livable. We excluded sales that were bank-owned, those
between related parties, or others under duress as non-arm’s length transactions. The characteristics of the Test
and Control Areas are illustrated as follows:
Comparison of Physical Characteristics
Median
Sale Count
Year Built Stories Bedrooms Bathrooms Lot Size Finished GLA Unadjusted Unit Price
Control Area
71
1952
1.00
3.00
2.00
0.34
1,680
$78.55
Test Area
97
1959
1.00
3.00
1.20
0.34
1,500
$77.24

Next, the sales are normalized for market conditions to a common date, which was selected as the median sale
date of the Test Area Sales (September 22, 2020). When adjusting sale prices for market conditions (time
between the date of sale to the common date) throughout this analysis we have used straight-line adjustment to
identify the appropriate monthly market conditions adjustment. We utilized the Federal Housing Finance Agency
House Price Index (FHFA HPI) for the three-digit zip code 544, the prefix to the zip code of both Colby and
Abbotsford, and of all Test Area and Control Area Sales, as the basis for the compounded monthly rate of
appreciation. The FHFA HPI is a broad measure of the movement of single-family house prices. The FHFA HPI
is a weighted, repeat-sales index, meaning that it measures average price changes in repeat sales or refinancings on the same properties. The FHFA HPI serves as a timely, accurate indicator of house price trends
at various geographic levels.27 The resulting compounded monthly rate of appreciation between the start of 2019
and the end of 2021 was determined to be 0.43% per month.
The result of our analysis is presented as follows.

27

https://www.fhfa.gov/DataTools/Downloads/Pages/House-Price-Index.aspx
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CohnReznick Paired Sale Analysis - Abbyland Foods, Inc.
Time Adjusted Median Sale Price per SF of Finished GLA
1,000 - 1,500 SF 1,500 - 2,000 SF 2,000 - 2,500 SF 2,500 - 3,000 SF

> 3,000 SF

All

Control Area Sales (All)

$96.61

$103.43

$67.20

$75.48

$70.29

$81.97

$77.66

Test Area Sales (All)
0.00-0.25 mile
0.26-0.50 mile
0.51-0.75 mile
0.76-1.00 mile

$112.37
$96.41
$95.61
$113.31
$92.05

$89.28
$62.03
$81.44
$86.63
$111.93

$71.84
$55.49
$59.70
$70.15
$112.10

$70.84
$68.76
$38.73
$64.20
$93.58

$74.30

$75.95

$67.58
$81.01

$75.95

$77.00
$66.62
$71.25
$74.64
$102.55

-17.4%
-11.1%
4.4%
66.8%

-8.9%
-48.7%
-14.9%
24.0%

-7.3%

-14.2%
-8.3%
-3.9%
32.1%

Difference in Adjusted Unit Prices of the Test Area to the Control Area:
0.00-0.25 mile
-0.2%
-40.0%
0.26-0.50 mile
-1.0%
-21.3%
0.51-0.75 mile
17.3%
-16.2%
0.76-1.00 mile
-4.7%
8.2%

-3.9%
15.3%

The sales were categorized by size; we note that the “< 1,000 SF,” the “2,500 – 3,000 SF,” and the “> 3,000 SF”
size strata have minimal sales data since the prevalent home sizes are closer to the 1,500 to 1,700 square foot
range in this area. Generally, home prices are most impacted within the 0.00-0.25 mile distance band from the
AO facility and the impact is reduced every 0.25 mile from there up to 1.00 mile. Thus, it appears that the
presence of the established food animal operation impacted proximity property values.
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SUMMARY AND FINAL CONCLUSIONS
The Project is located in a stable area that is transitional in nature with both fairly affluent residential subdivisions
and rural homesteads. Local development over the past twenty years includes several residential subdivisions
around the City of Franklin including homes over $500,000 in value. Prior studies indicate that negative proximity
impact on home values is greatest for higher priced homes in incorporated areas like the subject.
The purpose of this property value impact report is to determine whether the presence of an existing
slaughterhouse facility has caused a measurable and consistent impact on proximate property values. Under
the identified methodology and scope of work, CohnReznick reviewed published methodology for measuring
impact on property values as well as published reports that analyzed the impact of slaughterhouse facilities on
property values.
These published academic studies and other valuation expert opinions, conclude that there is some measure of
impact to property proximate to an established food animal operation (including slaughterhouse facilities). These
conclusions have been confirmed by academic studies utilizing large sales databases and regression analysis
investigating this use’s potential impact on property values. These studies identified several relevant factors to
consider in the locating of an AO, including:
•

•
•

Animal operation facilities tend to be located in areas that have few houses. For context, 9 of the counties
that were included in the Academic Studies had 2020 population densities ranging from 19 to142 people
per square mile, and averaged 49 people per square mile, compared to Milwaukee County’s population
density of 799/sq mi and the City of Franklin’s 1,059/sq mi;
That “town” residential properties, which are those that are located within incorporated areas were “more
acutely affected by the attributes of surrounding animal operations” than rural residential or farmland;
And that “It is evident that mid-to-higher value properties were significantly more impacted by the effects
of AO’s”.

Given the City of Franklin location, with a higher than typical population density in proximity to the proposed meat
processing plant, and affluent nearby home values, the impacts on the immediate subject area could reflect
negative impacts at the higher end of the range indicated by the studies and may extend beyond one-mile.
The existing slaughterhouse facility analyzed in this report reflected sales of property proximate to an existing
slaughterhouse facility (Test Area Sales) in which average overall unit sale prices were negatively impacted
based on proximity to the AO facility. Homes within a quarter mile of the AO facility demonstrated the largest
negative impact of -14% in average unit sale prices, when compared to the comparable Control Area Sales that
were not near a slaughterhouse facility. As the distance from the AO increased, the average negative impact on
unit prices decreased.
It can be concluded that there is enough published and empirical data identifying that residential home values
would be adversely affected by their proximity to a slaughterhouse use, of the size and scope identified in the
Strauss Brands LLC Proposed Slaughterhouse application for a special use permit.
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Based upon the examination, research, and analyses of the existing food animal operation uses, the surrounding
areas, and an extensive amount of research including empirical data, we have concluded that there is a
reasonable and probable risk that proximate residential property values would be negatively impacted
due to proximity to the proposed slaughterhouse use.

If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of
service.
Respectfully submitted,
CohnReznick LLP

Patricia L. McGarr, MAI, CRE, FRICS
National Director - Valuation Advisory Services
Certified General Real Estate Appraiser
Wisconsin License No. #1704-10
Expires 12/14/2023
Illinois License No. #553.000621
Expires 9/30/2023

Sonia K. Singh, MAI
Director – Valuation Advisory Services
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CERTIFICATION
We certify that, to the best of our knowledge and belief:
1. The statements of fact and data reported are true and correct.
2. The reported analyses, findings, and conclusions in this consulting report are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased professional analyses,
findings, and conclusions.
3. We have no present or prospective interest in the property that is the subject of this report and no personal
interest with respect to the parties involved.
4. We have performed no services, as an appraiser or in any other capacity, regarding the property that is
the subject of this report within the three-year period immediately preceding acceptance of this
assignment.
5. We have no bias with respect to the property that is the subject of this report or the parties involved with
this assignment.
6. Our engagement in this assignment was not contingent upon developing or reporting predetermined
results.
7. Our 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
finding, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to
the intended use of this report.
8. Our analyses, findings, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute, which includes the Uniform Standards of Professional
Appraisal Practice (USPAP).
9. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.
10. Patricia L. McGarr, MAI, CRE, FRICS and Sonia K. Singh, MAI have viewed the exterior of the data
referenced in the Abbyland study in person, via photographs, or aerial imagery.
11. We have not relied on unsupported conclusions relating to characteristics such as race, color, religion,
national origin, gender, marital status, familial status, age, and receipt of public assistance income,
handicap, or an unsupported conclusion that homogeneity of such characteristics is necessary to
maximize value.
12. Sean Twomey provided significant appraisal consulting assistance to the persons signing this
certification, including data verification, research, analysis and administrative work all under the
appropriate supervision.
13. We have experience in reviewing properties similar to the subject and are in compliance with the
Competency Rule of USPAP.
14. As of the date of this report, Patricia L. McGarr, MAI, CRE, FRICS and Sonia K. Singh, MAI have
completed the continuing education program for Designated Members of the Appraisal Institute.
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If you have any questions or comments, please contact the undersigned. Thank you for the opportunity to be of
service.
Respectfully submitted,
CohnReznick LLP

Patricia L. McGarr, MAI, CRE, FRICS
National Director - Valuation Advisory Services
Certified General Real Estate Appraiser
Wisconsin License No. #1704-10
Expires 12/14/2023
Illinois License No. #553.000621
Expires 9/30/2023

Sonia K. Singh, MAI
Director – Valuation Advisory Services
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ASSUMPTIONS AND LIMITING CONDITIONS
The fact witness services will be subject to the following assumptions and limiting conditions:
1.

No responsibility is assumed for the legal description provided or for matter pertaining to legal or title
considerations. Title to the property is assumed to be good and marketable unless otherwise stated.
The legal description used in this report is assumed to be correct.

2.

The property is evaluated free and clear of any or all liens or encumbrances unless otherwise stated.

3.

Responsible ownership and competent management are assumed.

4.

Information furnished by others is believed to be true, correct and reliable, but no warranty is given
for its accuracy.

5.

All engineering studies are assumed to be correct. The plot plans and illustrative material in this
report are included only to help the reader visualize the property.

6.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures
that render it more or less valuable. No responsibility is assumed for such conditions or for obtaining
the engineering studies that may be required to discover them.

7.

It is assumed that the property is in full compliance with all applicable federal, state, and local and
environmental regulations and laws unless the lack of compliance is stated, described, and
considered in the evaluation report.

8.

It is assumed that the property conforms to all applicable zoning and use regulations and restrictions
unless nonconformity has been identified, described and considered in the evaluation report.

9.

It is assumed that all required licenses, certificates of occupancy, consents, and other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use on which the value estimate contained in this
report is based.

10.

It is assumed that the use of the land and improvements is confined within the boundaries or property
lines of the property described and that there is no encroachment or trespass unless noted in this
report.

11.

The date of value to which the findings are expressed in this report apply is set forth in the letter of
transmittal. The appraisers assume no responsibility for economic or physical factors occurring at
some later date which may affect the opinions herein stated.

12.

Unless otherwise stated in this report, the existence of hazardous materials, which may or may not
be present on the property, was not observed by the appraisers. The appraisers have no knowledge
of the existence of such substances on or in the property. The appraisers, however, are not qualified
to detect such substances. The presence of substances such as asbestos, urea-formaldehyde foam
insulation, radon gas, lead or lead-based products, toxic waste contaminants, and other potentially
hazardous materials may affect the value of the property. The value estimate is predicated on the
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assumption that there is no such material on or in the property that would cause a loss in value. No
responsibility is assumed for such conditions or for any expertise or engineering knowledge required
to discover them. The client is urged to retain an expert in this field, if desired.
13.

The forecasts, projections, or operating estimates included in this report were utilized to assist in the
evaluation process and are based on reasonable estimates of market conditions, anticipated supply
and demand, and the state of the economy. Therefore, the projections are subject to changes in
future conditions that cannot be accurately predicted by the appraisers, and which could affect the
future income or value projections.

14.

Fundamental to the appraisal analysis is the assumption that no change in zoning is either proposed
or imminent, unless otherwise stipulated. Should a change in zoning status occur from the property's
present classification, the appraisers reserve the right to alter or amend the value accordingly.

15.

It is assumed that the property does not contain within its confined any unmarked burial grounds
which would prevent or hamper the development process.

16.

The Americans with Disabilities Act (ADA) became effective on January 26, 1992. We have not made
a specific compliance survey and analysis of the property to determine if it is in conformance with the
various detailed requirements of the ADA. It is possible that a compliance survey of the property,
together with a detailed analysis of the requirements of the ADA, could reveal that the property is not
in compliance with one or more of the requirements of the Act. If so, this fact could have a negative
effect on the value of the property. Unless otherwise noted in this report, we have not been provided
with a compliance survey of the property. Any information regarding compliance surveys or estimates
of costs to conform to the requirements of the ADA are provided for information purposes. No
responsibility is assumed for the accuracy or completeness of the compliance survey cited in this
report, or for the eventual cost to comply with the requirements of the ADA.

17.

Any value estimates provided in this report apply to the entire property, and any proration or division
of the total into fractional interests will invalidate the value estimate, unless such proration or division
of interests has been set forth in this report.

18.

Any proposed improvements are assumed to have been completed unless otherwise stipulated; any
construction is assumed to conform with the building plans referenced in this report.

19.

Unless otherwise noted in the body of this report, this evaluation assumes that the subject does not
fall within the areas where mandatory flood insurance is effective.

20.

Unless otherwise noted in the body of this report, we have not completed nor are we contracted to
have completed an investigation to identify and/or quantify the presence of non-tidal wetland
conditions on the subject property.

21.

This report should not be used as a basis to determine the structural adequacy/inadequacy of the
property described herein, but for evaluation purposes only.

22.

It is assumed that the subject structure meets the applicable building codes for its respective
jurisdiction. We assume no responsibility/liability for the inclusion/exclusion of any structural
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component item which may have an impact on value. It is further assumed that the subject property
will meet code requirements as they relate to proper soil compaction, grading, and drainage.
23.

The appraisers are not engineers, and any references to physical property characteristics in terms of
quality, condition, cost, suitability, soil conditions, flood risk, obsolescence, etc., are strictly related to
their economic impact on the property. No liability is assumed for any engineering-related issues.

The evaluation services will be subject to the following limiting conditions:
1.

The findings reported herein are only applicable to the properties studied in conjunction with the
Purpose of the Evaluation and the Function of the Evaluation as herein set forth; the evaluation is not
to be used for any other purposes or functions.

2.

Any allocation of the total value estimated in this report between the land and the improvements
applies only to the stated program of utilization. The separate values allocated to the land and
buildings must not be used in conjunction with any other appraisal and are not valid if so used.

3.

No opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and we have
assumed that the property is not subject to surface entry for the exploration or removal of such
materials, unless otherwise noted in the evaluation.

4.

This report has been prepared by CohnReznick under the terms and conditions outlined by the
enclosed engagement letter. Therefore, the contents of this report and the use of this report are
governed by the client confidentiality rules of the Appraisal Institute. Specifically, this report is not for
use by a third party and CohnReznick is not responsible or liable, legally or otherwise, to other parties
using this report unless agreed to in writing, in advance, by both CohnReznick and/or the client or
third party.

5.

Disclosure of the contents of this evaluation report is governed by the by-laws and Regulations of the
Appraisal Institute has been prepared to conform with the reporting standards of any concerned
government agencies.

6.

The forecasts, projections, and/or operating estimates contained herein are based on current market
conditions, anticipated short-term supply and demand factors, and a continued stable economy.
These forecasts are, therefore, subject to changes with future conditions. This evaluation is based
on the condition of local and national economies, purchasing power of money, and financing rates
prevailing at the effective date of value.

7.

This evaluation shall be considered only in its entirety, and no part of this evaluation shall be utilized
separately or out of context. Any separation of the signature pages from the balance of the evaluation
report invalidates the conclusions established herein.

8.

Possession of this report, or a copy thereof, does not carry with it the right of publication, nor
may it be used for any purposes by anyone other than the client without the prior written
consent of the appraisers, and in any event, only with property qualification.
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9.

The appraisers, by reason of this study, are not required to give further consultation or testimony or
to be in attendance in court with reference to the property in question unless arrangements have been
previously made.

10.

Neither all nor any part of the contents of this report shall be conveyed to any person or entity, other
than the appraiser's client, through advertising, solicitation materials, public relations, news, sales or
other media, without the written consent and approval of the authors, particularly as to evaluation
conclusions, the identity of the appraisers or CohnReznick, LLC, or any reference to the Appraisal
Institute, or the MAI designation. Further, the appraisers and CohnReznick, LLC assume no
obligation, liability, or accountability to any third party. If this report is placed in the hands of anyone
but the client, client shall make such party aware of all the assumptions and limiting conditions of the
assignment.

11.

This evaluation is not intended to be used, and may not be used, on behalf of or in connection with a
real estate syndicate or syndicates. A real estate syndicate means a general or limited partnership,
joint venture, unincorporated association or similar organization formed for the purpose of, and
engaged in, an investment or gain from an interest in real property, including, but not limited to a sale
or exchange, trade or development of such real property, on behalf of others, or which is required to
be registered with the United States Securities and Exchange commissions or any state regulatory
agency which regulates investments made as a public offering. It is agreed that any user of this
evaluation who uses it contrary to the prohibitions in this section indemnifies the appraisers and the
appraisers' firm and holds them harmless from all claims, including attorney fees, arising from said
use.
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Patricia L. McGarr, MAI, CRE, FRICS, CRA
Principal and CohnReznick Group –
Valuation Advisory National Director

200 S. Wacker Drive, Suite 2600
Chicago, IL 60606
312-508-5802
patricia.mcgarr@cohnreznick.com

Patricia L. McGarr, MAI, CRE, FRICS, CRA, is a principal and National Director of CohnReznick Advisory Group’s
Valuation Advisory Services practice. Pat’s experience includes market value appraisals of varied property types
for acquisition, condemnation, mortgage, estate, ad valorem tax, litigation, zoning, and other purposes. Pat has
been involved in the real estate business since 1980. From June 1980 to January 1984, she was involved with the
sales and brokerage of residential and commercial properties. Her responsibilities during this time included the
formation, management, and training of sales staff in addition to her sales, marketing, and analytical functions. Of
special note was her development of a commercial division for a major Chicago-area brokerage firm.
Since January 1984, Pat has been exclusively involved in the valuation of real estate. Her experience includes the
valuation of a wide variety of property types including residential (SF/MF/LIHTC), commercial, industrial, and
special purpose properties including such diverse subjects as quarries, marinas, riverboat gaming sites, shopping
centers, manufacturing plants, and office buildings. She is also experienced in the valuation of leasehold and leased
fee interests. Pat has performed appraisal assignments throughout the country, including the Chicago Metropolitan
area as well as New York, New Jersey, California, Nevada, Florida, Utah, Texas, Wisconsin, Indiana, Michigan,
and Ohio. Pat has gained substantial experience in the study and analysis of the establishment and expansion of
sanitary landfills in various metropolitan areas including the preparation of real estate impact studies to address
criteria required by Senate Bill 172. She has also developed an accepted format for allocating value of a landfill
operation between real property, landfill improvements, and franchise (permits) value.
Over the past several years, Pat has developed a valuation group that specializes in the establishment of new utility
corridors for electric power transmission and pipelines. This includes determining acquisition budgets, easement
acquisitions, corridor valuations, and litigation support. Pat has considerable experience in performing valuation
impact studies on potential detrimental conditions and has studied properties adjoining solar farms, wind farms,
landfills, waste transfer stations, stone quarries, cellular towers, schools, electrical power transmission lines, “Big
Box” retail facilities, levies, properties with restrictive covenants, landmark districts, environmental contamination,
airports, material defects in construction, stigma, and loss of view amenity for residential high rises. Most recently,
the firm has studied property values proximate to Animal Operations to address criteria required for special use
permits across the Midwest.
Pat has qualified as an expert valuation witness in numerous local, state, and federal courts.
Pat has participated in specialized real estate appraisal education and has completed more than 50 courses and
seminars offered by the Appraisal Institute totaling more than 600 classroom hours, including real estate transaction
courses as a prerequisite to obtaining a State of Illinois Real Estate Salesman License.
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Pat has earned the professional designations of Counselors of Real Estate (CRE), Member of the Appraisal
Institute (MAI), Fellow of Royal Institution of Chartered Surveyors (FRICS) and Certified Review Appraiser
(CRA). She has also been a certified general real estate appraiser in 21 states (see below).
Education
• North Park University: Bachelor of Science, General Studies
Professional Affiliations
• National Association of Realtors
• CREW Commercial Real Estate Executive Women
• IRWA International Right Of Way Association
Licenses and Accreditations
•
•
•
•
•
•
•
•
•
•
•
•

Member of the Appraisal Institute (MAI)
Counselors of Real Estate, designated CRE
Fellow of Royal Institution of Chartered
Surveyors (FRICS)
Certified Review Appraiser (CRA)
Alabama State Certified General Real Estate
Appraiser
California State Certified General Real Estate
Appraiser
Connecticut State Certified General Real Estate
Appraiser
Colorado State Certified General Real Estate
Appraiser
District of Columbia Certified General Real Estate
Appraiser
Illinois State Certified General Real Estate
Appraiser
Indiana State Certified General Real Estate
Appraiser
Louisiana State Certified General Real Estate
Appraiser

•
•
•
•
•
•
•
•
•
•
•
•
•

Maryland State Certified General Real Estate
Appraiser
Massachusetts Certified General Real Estate
Appraiser
Michigan State Certified General Real Estate
Appraiser
North Carolina State Certified General Real
Estate Appraiser
New Jersey State Certified General Real Estate
Appraiser
Nevada State Certified General Real Estate
Appraiser
New York State Certified General Real Estate
Appraiser
Pennsylvania State Certified General Real Estate
Appraiser
South Carolina State Certified General Real
Estate Appraiser
Tennessee State Certified General Real Estate
Appraiser
Texas State Certified General Real Estate
Appraiser
Virginia State Certified General Real Estate
Appraiser
Wisconsin State Certified General Real Estate
Appraiser

Appointments
• Appointed by two Governors of Illinois to the State Real Estate Appraisal Board (2017 & 2021)
• Chairman of the State of Illinois Real Estate Appraisal Board (2021)
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Sonia K. Singh, MAI
Director, Valuation Advisory Services
7501 Wisconsin Avenue, Suite 400E
Bethesda, Maryland 20814
301-280-5193
sonia.singh@cohnreznick.com
www.cohnreznick.com

Sonia K. Singh, MAI is a director in CohnReznick Advisory Group’s Valuation Advisory practice and based in the
Bethesda office. For the past ten years, she has engaged in real estate valuation and other real estate consulting
services and valued over $5 billion in real property.
Sonia is adept at valuing a variety of commercial real estate across the United States, including the following
complex property types: athletic clubs; full-service hotels and beach resorts; marinas; historic redevelopment
projects; recycling facilities; single-family rental home portfolios; master planned communities; and for-sale
residential units or subdivisions. She has also performed real estate appraisals involving leasehold interests, air
rights ownership, and right-of-way fee simple and easement acquisitions for utility corridors. She has performed
these and other appraisals others for purposes including financial reporting, estate planning, gift and estate tax,
bond and conventional financing, litigation (eminent domain), and asset management, with the ability to handle
appraisals of large portfolios in expedited timeframes. With significant experience in the appraisal of senior living
facilities including continuing care retirement communities, skilled nursing facilities, assisted living and memory
care facilities, as well as age-restricted housing, Ms. Singh has elevated the firm’s modelling of complex
healthcare property ownership structures to help illuminate debt/income and lease coverage ratios for federal
courts, resulting in millions of dollars in recovered credits for clients.
Additionally, Sonia is experienced in purchase price allocations (GAAP, IFRS, and IRC 1060) for financial
reporting, including the early adoption of ASU 2017-01. She has also provided valuation services related to
highest and best use analysis, market feasibility studies, and useful life analysis. She has prepared impact
studies measuring the possible detrimental impact of economic and environmental influences on property values,
including those related to high-voltage transmission lines, distribution warehouses, wind farms, and solar farms.
She has provided expert witness testimony at local county zoning hearings for proposed solar energy uses and
their potential detrimental impacts on adjacent property values.
Education
•

University of Illinois: Bachelor of Science, Actuarial Science
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Professional Affiliations
•
•
•
•

MAI - Appraisal Institute, Designated Member
Urban Land Institute, Associate Member
Certified General Real Estate Appraiser with Active Licenses in DC and the States of MD, MO, and VA
Successful completion of the following actuarial exams: Probability (1/P), Financial Mathematics (2/FM),
and Models for Financial Economics (3/MFE)

Awards and Recognitions
•

2019 National Association of Certified Valuators and Analysts (NACVA) and the Consultants Training
Institute (CTI) 40 Under Forty Honoree
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